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Section OT

INTRODUCTION



1 INTRODUCTION

1.1 Project Overview

The City of Vaughan is growing and changing.

A new TTC subway station at the Vaughan
Metropolitan Centre (VMC) opened in 2018. The
Highway 7 bus rapid transitway, vivaNext, will

be fully operational by 2019. Tall buildings are
beginning to dot the landscape at locations
connected to new transit infrastructure. Aging,
low-density, single-use parcels of land are
beginning to evolve into higher density mixed
use developments across the city, particularly

in the City's planned Primary Centres where
growth and intensification are directed. Vaughan
is at the precipice of a long term transformation
into a place of greater development intensity,
connectivity, and urban place-making, focused
on its Primary Centres. Weston 7 is one of

these areas, and in the spring of 2018 the City

of Vaughan began a process to develop a
Secondary Plan for the Weston 7 Primary Centre.
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Phase 1 of the Secondary Plan process was
awarded in April 2018 and was undertaken by the
following consultant team:

« Urban Strategies Inc. as project lead,
providing planning and urban design
expertise;

« HDR providing traffic and active
transportation planning analysis and
guidance;

-« Hemson providing expertise in land
economics and growth management;

« The Municipal Infrastructure Group (TMIG)
providing analysis and guidance on servicing
and stormwater; and

« Urban Equation providing sustainability
analysis and a community energy plan.

« RTG Systems providing a
telecommunications memo

1.1.1 Purpose

To effectively plan for the long term future of
Weston 7 and implement the direction of the
Official Plan, the City of Vaughan has initiated a
Secondary Plan process for Weston 7. The City
has created three phase process to deliver the
Weston 7 Secondary Plan. Through this work

all of the requirements to support growth will
be defined for Weston 7, including: new roads
and active transportation routes, new open
spaces and parks, policies to establish height
and density of new development, and hard and
soft infrastructure requirements. Ultimately the
process will result in the creation of a Secondary
Plan to formally guide the evolution of Weston 7.

The purpose of Phase 1 of the Weston 7
Secondary Plan development process was to
develop a series of draft Land Use Scenarios that
will be used to inform the creation of an ultimate
preferred Land Use Scenario for Weston 7 and
Secondary Plan policies. Phase 1included a
background review and needs assessment of the
Weston 7 area, the development of a draft vision
and principles, and the creation of draft Land
Use Scenarios. A detailed Background Report
was issued October, 2018, addressing the existing
conditions, constraints and opportunities in the
area.

This report is the final deliverable for Phase 1 of
the Secondary Plan study and provides a high
level overview of the project process, background
findings, draft vision and principles, draft

Land Use Scenarios and stakeholder feedback
gathered through the process.



Figure 1. Weston 7 Secondary Plan Process (Source: City of Vaughan)
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1.2 Planning Context

1.2.1 Why is the City interested in
planning for Weston 7?

According to the 2010 City of Vaughan Official
Plan (VOP 2010), the City is expected to
accommodate approximately 167,300 new
residents and 103,900 new jobs by 2031, largely
in areas of the City that are already built up.
The City of Vaughan has already advanced

the thinking about how to accommodate this
anticipated growth, through the identification
of a number of strategic growth areas identified
in VOP 2010. One such location identified for
growth is the Weston Road and Highway 7
Secondary Plan area, identified on Schedule

1 of the VOP 2010 as an intensification area,

and identified on Schedule 14A as ‘required
Secondary Plan area’. The area is 126 hectares in
size, 22 hectares of which are Highway 400/407
right-of-way lands, leaving a gross land area of
104 hectares. The plan area is positioned across
Highway 400 from the centre of the City's
anticipated growth, and future downtown, the
Vaughan Metropolitan Centre (VMC), and is
approximately 1.5 km west of the VMC Subway
Station. The Weston 7 area is identified as a
Primary Centre in Schedule 1: Urban Structure
of VOP 2010 and intended to become a place
to realize a connected, sustainable, mixed use,
vibrant community that is transit oriented,
pedestrian friendly and a distinct place of major
activity.

The Province, York Region, and City of Vaughan's
planning policies direct growth to intensification
areas, such as the Weston 7 Secondary Plan Area
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(SPA). The following sections provide a high-
level overview of key policy directions and land
use designations for the SPA today. A complete
analysis of the planning context is provided in
the Planning Policy Review found in Appendix 5
of the Background Report.

At the time of this report (May 2019), there
were a number of pending policy framework
amendments, including Bill 108, which would
amend the Planning Act, among other pieces
of legislation, as well as a new Growth Plan

to take effect on May 16, 2019. In addition,
comprehensive reviews of the York Region
Official Plan and City of Vaughan Official Plan
are to be completed, which will be supported by
more detailed review and planning for MTSAs.
The ultimate Weston 7 Secondary Plan policies
will conform with all higher order planning
policies in force at the time of its approval,
including the Provincial Policy Statement, The
Growth Plan for the Greater Golden Horseshoe,
the York Region Official Plan, and the City of

Vaughan Official Plan.

1.2.2 Growth Plan for the Greater Golden
Horseshoe

The Growth Plan for the Greater Golden
Horseshoe 2017 (Growth Plan) is the Province’s
primary planning document to guide growth and
intensification in the Greater Golden Horseshoe
(GGH). Municipalities throughout the Region
must take direction from the Growth Plan when
planning for growth in their communities. The
overall objective of the Growth Plan is to create

complete, healthy communities that prioritize
intensification of specially identified areas close
to public transit infrastructure to make efficient
use of land and infrastructure and support transit
viability. Weston 7, located on vivaNext's Highway
7 rapidway and approximately 1.5 km (at the
intersection of Weston Road and Highway 7) from
the northern terminus of TTC's Subway Line 1, is a
strategic place for intensification along transit as
described in the Growth Plan. The Growth Plan
identifies Highway 7 as a ‘Priority Transit Corridor’,
and the SPA will need to be planned to support
intensification based on its role as a Primary
Centre in the City’'s urban structure. The area
should be developed as a complete community
providing the necessary infrastructure, facilities
and services to support development within this
strategic growth area.

The Growth Plan also identifies Major Transit
Station Areas (MTSAs) and Priority Transit
Corridors (PTCs), which must be planned to be
transit supportive, and incorporate a diverse mix
of uses including affordable housing, achieve
multi-modal access to stations, and provide
connections to nearby major trip generators.
Reflecting the two vivaNext rapid transit stops in
the SPA, the Weston 7 SPA includes two MTSAS,
which are targeted places for employment and
residential growth that include a requirement
to plan for 160 people and jobs per hectare at a
minimum. Matching transit infrastructure with
greater population and employment densities is
a key principle of the Growth Plan and MTSAs will
play an important role in supporting transit use
and improving livability of new communities.



1.2.3 York Region

The 2010 York Region Official Plan (YROP) is

the overall planning tool to guide growth and
development in York Region, and sets the stage
for detailed planning by local municipalities. The
YROP identifies the VMC as a ‘Regional Centre’
and Highway 7 as a Regional Corridor. Regional
Centres and Corridors form part of a larger
regional system of urban growth centres and
intensification corridors.

The YROP instructs lower-tier municipalities

to direct the most intensive and widest

range of uses within the Regional Corridors

to specific intensification areas, identified as
Key Development Areas. Weston 7 has been
identified as a Key Development Area, and will
be a focus area for growth and development
within the City of Vaughan. The York Region
Official Plan requires Secondary Plans to be
developed for Key Development Areas, a process
which the City of Vaughan has initiated through
the Weston 7 Secondary Plan Process. As
stipulated by the Region, Secondary Plan areas
within Key Development Areas shall include
minimum density requirements and targets,
and will also establish a fine-grained street grid,
a pedestrian-oriented built form and will seek to
concentrate development close to rapid transit
stations.

Additionally, the section of Highway 7 that runs
through Weston 7 is designated as a Corridor.
Regional Centres and Corridors form part of a
larger regional system of urban growth centres
and intensification corridors, which are vital

to the long term prosperity and identity of
communities within the Greater Toronto area.

The York Region Structure

@ Regional Centres
Markham Centre
Richmond Hill/Langstaff Gateway
Vaughan Metropolitan Centre
Newmarket Centre

® Regional Corridors
Highway 7 Corridor
Yonge Street Corridor
Davis Drive Corridor
Green Lane Corridor

Key Development Areas/
Local Centres - As defined by
local municipalities

® Green Lane
Regional Corridor

® Newmarket Centre

Urban Area
Greenbelt
® Regional Greenlands
System
Weston 7
/\ ]
N\
© Highway 7

Regional Corridor

® Vaughan
Metropolitan

Centre

® Davis Drive
Regional Corridor

Markham
Centre

Richmond Hill/
Langstaff
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9 Yonge Street
Regional Corridor

*All boundaries shown are conceptual.
Please refer to the Regional Official Plan
for detailed mapping and schedules.

Figure 2. Weston 7 in the York Region Structure (Source: York Region)
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1.2.4 The City of Vaughan Official Plan

The City of Vaughan Official Plan (VOP 2010)
reflects the Provincial and Regional direction for
Weston 7 to be a place for growth and transit-
supportive intensification. In Schedule 13 of VOP
2010, the subject lands are currently designated
as Mid-Rise Mixed-Use, High-Rise Mixed-Use and
Community Commmercial Mixed-Use to establish
the intention for future growth and change in
this area. Schedule 14A of VOP 2010 includes a
requirement for a comprehensive Secondary
Plan for this area to guide future development,
determine the appropriate hard and soft
services, amenities, urban form, sustainable
initiatives and housing options to develop a
complete community.

Vaughan Official Plan (2010) Urban Structure
and Land Use Designations

Weston 7 is designated as a Primary Centre

in VOP 2010 Schedule 1 (Urban Structure).
Primary Centres are locations for intensification,
accommodating a wide range of uses in the
form of mainly mixed-use mid rise and high-
rise buildings that provide for residents’ daily
needs for living and working in close proximity
to transit. They are to be developed as transit-
supportive, pedestrian friendly places that
support both current and future residents of
both the Primary Centre and neighbouring
community areas.
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Current Land Use Designations (VOP 2010
Schedule 13) permitted within the Weston 7 area
are:

1.  Mid-Rise Mixed-Use;
2. High-Rise Mixed-Use; and
3. Community Commercial Mixed-Use.

These uses reflect the high density mixed-
use nature of development that support
Primary Centres.

As a Primary Centre on Priority Transit Corridor,

a greater mix of uses and increased density

of people and jobs will support investments

in the Highway 7 vivaNext Bus Rapid Transit
(BRT) rapidway. At a minimum, Weston 7 will be
planned to accommodate the minimum density
requirement of 160 people and jobs per hectare
for Major Transit Station Areas (MTSAs), identified
in the Growth Plan For the Greater Golden
Horseshoe, 2017 (Growth Plan).

Figure 3. Vaughan Official Plan (2010) Land Use Designations



Weston 7 Study Area

Figure 4. Vaughan Official Plan (2010) Urban Structure
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1.3 The Study Area

Weston 7 is located on the west side of
Highway 400, north of Highway 407 on the
Highway 7 corridor a designated Priority Transit
Corridor, where York Region Transit is currently
constructing the vivaNext BRT system. Two
vivaNext BRT stations fall within Weston 7, one
at Weston and Highway 7 and to the west on
Highway 7 and Ansley Grove Road. Weston 7

is approximately 800 metres from the western
edge of the Vaughan Metropolitan Centre (VMC),
Vaughan's Urban Growth Centre and future
downtown.

Weston 7 is made up of 31 properties,
approximately 104 hectares (excluding Highway
400 and 407 lands, but including all other
rights-of-way within the SPA). The Weston

7 SPA is currently characterized by single

storey low density retail commmercial buildings
and associated surface parking lots, with the
exception of one recent high-density residential
development at the northeast corner of Weston
Road and Highway 7.

Today, 33 hectares of surface parking lots
dominate the SPA. The sizes of the structuring
blocks are large and the area is lacking a fine-
grained network of streets. The area also exhibits
limited pedestrian infrastructure and amenities.

The Weston 7 area today functions as a
commercial centre of regional significance. It is a
destination for shopping and entertainment uses
for people across Vaughan, and York Region,
North York and Toronto, different in its role and
character in the City from the neighbouring
Vaughan Metropolitan Centre (VMC). Day to
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day and specialized shopping needs are met in
the Weston 7 area, making it an active, healthy
commercial node, at the edge of the established
Woodbridge neighbourhood.

The Highway 7 corridor, planned as a 45 metre
right-of-way to accommodate the vivaNext BRT,
is a barrier between the north and south portions
of the SPA. Weston Road, forming part of the
Regional Transit Priority Network in VOP 2010,

is a 43 metre road running north-south, and is a
heavily used corridor in this area of the City. It is
difficult to cross and acts as a barrier for east to
west movements. The Provincial Highway 400
corridor, spanning approximately 300 metres

in width, creates a significant barrier between
the Weston 7 area to the west and the Vaughan
Metropolitan Centre (VMC) to the east.

Other significant constraints to the SPA include
existing long-term stable employment areas to
the south and west and a mix of landownership
patterns and irregular internal road networks.
Given the commmercial nature of many of the

land uses and stable tenants on many of the
lands, full growth potential may be realized
beyond a 20 year development horizon. However,
there is a significant amount of opportunity

and development interest as well as relatively
unencumbered land to redevelop and contribute
to a complete, mixed use community at Weston

The following is a summary of key elements of
the SPA today- more detail and analysis of the
SPA can be found in Section 3 of the Weston 7
Background Report.

Low Density Commercial

The SPA consists of predominately large format
retail destinations and large associated parking
lots. Most people are using automobiles to
access the area and few are walking. The
predominance of parking areas and street
connections results in few options for how
people and vehicles travel through the area,
and there is very little pedestrian activity and
significant traffic congestion along the major
routes of Highway 7 and Weston Road. Blocks
are very large and missing a fine grained street
network that would make walking easy and
desirable. While sidewalks and a wide boulevard
are present along Windflower Gate, there are not
many people choosing to walk in the area.

Recent Mixed Use Development

One high-density mixed use development at the
northeast corner of Weston Road and Highway
7 was approved by Vaughan City Council in
2014 and is now nearing complete occupancy.
The development, known as Centro Square,
includes two residential apartment towers of
30 and 33 storeys and approval for 800 units.
The development also includes a 10 storey
office component of 14,357 square meters and
commercial uses of up to 11,402 square meters.
Centro Square’s built form is reflective of the
pattern seen in the VMC, including a retail/
commercial and office podium with residential
towers above.



Recent Commercial Development

Some of the commercial development in the
southeast quadrant of the Weston 7 area is
relatively new, as opposed to older building
stock along the south side of the Highway

7 corridor. Consideration of phasing and
development timing for existing landowners
will be an important component of the land use
framework developed for Weston 7.

Highway 7

Highway 7 has a planned 45 metre right-of-way
and is currently under construction to realize the
centre-lane vivaNext BRT rapidway, a regional
BRT line. Weston 7 will be home to two rapidway
station stops, one at Weston Road and the other
at Ansley Grove Road at the western edge of the
SPA.

Highway 7 today is a commercial corridor built
to move traffic and is generally hostile to cyclists
pedestrians. Some pedestrian and cycling
infrastructure is being implemented as part of
the vivaNext rapidway construction including a
multi-use path and sidewalks.

Employment Uses and
Stormwater Management

Employment lands border the SPA to the south
and include a range of commercial enterprises
in buildings that are well tenanted and active.
Understanding how intensification in the
Weston 7 SPA effectively transitions and relates

to surrounding areas is explored in the draft Land

Use Scenarios in Section 3.

A large storm water facility is also part of the
south portion of the Weston 7 SPA. The VMC
provides a strong example of how an existing
natural feature, Black Creek, was used to frame
and anchor character areas and redevelopment
blocks, turning a stormwater feature into an
amenity.

Figure 5. Weston Hwy 7 Secondary Plan Study Area
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1.4 Study Area Issues and
Opportunities

The Weston 7 SPA has a number of issues

and opportunities that will frame how future
Secondary Plan development phases unfold.
The following is a summary of the primary
issues and opportunities facing the area. More
detail on SPA Issues and Opportunities can be
found in the Weston 7 Background Report.

1.4.1 Opportunities

Sustainable Communities

At this early stage of planning for future
development, there is a great opportunity to
build in progressive sustainable development
practices and policies to shape Weston 7's future
and add to Vaughan's objective to cultivate an
environmentally sustainable City. As outlined

in the Sustainability Analysis (Background
Report Appendix 3), key themes such as green
buildings, sustainable water management,
energy efficiency, climate change adaptation,
and sustainable waste management should be
put at the forefront of how the Secondary Plan
takes shape to ensure that sustainable thinking is
embedded into the process early on.

Green infrastructure refers to an approach to
water management that replicates, restores, and
protects natural site hydrology processes at the
scale of a community. Low Impact Development
(LID) measures are captured by the term green
infrastructure and are generally designed

at the site or building level. Policies guiding
development in Weston 7 should contemplate
promoting these types of sustainable practices.
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A Sustainability Analysis and Community
Energy Plan have been created to begin this
conversation and the recommendations from
these reports, summarized in Section 6 of the
Background Report and included in Appendices
3 and 4 of the Background Report, will inform
the Secondary Plan development process going
forward.

A Place for Growth

An important opportunity for the Weston 7 SPA
is that it is identified as an area for growth from
the Provincial policy direction through to the
City of Vaughan Official Plan. Primary Centres
are locations for intensification, places where
rapid transit services intersect with nodes of
retail and commercial development, and where
there is high redevelopment potential for mixed
use transit-oriented development. Change is
desirable at this location and there is strongly
supportive policy context for transformation

of the area into a more complete, connected
community, as detailed here and in the Planning
Policy Review technical report found in Appendix
3 of the Background Report.

Developable Land

In addition to the policy direction to support
future intensification and growth, the
available land base at Weston 7, including 33
hectares (82 acres) of surface parking lots and
the current low density uses, represents an
opportunity for redevelopment of the area.
Today, Weston 7 is largely defined by isolated
single use existing development including
low density commercial buildings, including

Costco, Cineplex, Home Depot, Fortinos and
others, as well as smaller employment uses

for warehousing and wholesaling and limited
residential development. The large impermeable
blocks have great potential for change and
transformation into more compact, mixed-use
transit-supportive development with parks and
open spaces.

Major Landowners

The Weston 7 SPA includes over 20 landowners.
Two primary land owners hold 43% of the land
in the area. Such a land ownership structure
presents opportunities for a comprehensive
approach to redevelopment, allowing for ‘big
moves' through the development approvals
process to help achieve the Secondary Plan’s
vision. Consultation with all of the private
landowners has been an important part of

the engagement strategy for Phase 1 of the
Secondary Plan process, which will ensure that
those ultimately responsible for implementing
change through redevelopment have a voice
at the table, along with the public and other
stakeholders.

Applying Urban Design Standards

The City of Vaughan's City Wide Urban Design
Guidelines (UDG) were adopted by Vaughan
City Council in January 2018. The UDG provide
performance-based directions for building and
site design. As an area with significant future
redevelopment potential, Weston 7 presents a
significant opportunity to implement a green
approach, enhancing the overall character and
walkability of the public realm.



1.4.2 Planning Issues
Streets and Blocks

The existing road network of the Weston 7 SPA
is auto-centric, and does not currently support
alternate modes of transportation. To transform
large, single-use blocks, improvements must be
made to the connectivity and movement system
within the SPA and beyond.

To develop a thriving commercial centre and
support the Highway 7 vivaNext rapidway,
improvements to circulation are needed to
enhance site access and improve movement
choices. The widths of the existing rights of

way present further challenges in this regard.
Weston Road (a 43 metre right-of-way) and
Highway 7 (a 45 metre right-of-way) transect the
site from north-south and east-west directions.
Road widths of these magnitudes tend to create
environments that are hostile to pedestrians and
cyclists, both in perception and reality, thereby
creating barriers. The barriers formed by Weston
Road, Highway 7, and to a lesser extent, Colossus
Drive lead to 5 precincts within Weston 7- these
precincts are explored in more detail in Section 3
(Draft Land Use Scenarios).

In addition to the experiential factors, the
distance between the two sides of these
major corridors present practical challenges
for crossing, often requiring pedestrians and
cyclists to cross in multiple stages. A fine-
grained pattern of streets and blocks will help
to establish Weston 7 as a thriving, pedestrian-
oriented mixed-use centre, by creating

porosity and enhanced urban realm to give
pedestrians convenient options and alternative
routes. Weston 7 streets would follow the new
service level standards for urban streetscapes
established through Vaughan's City-Wide
Streetscape Implementation Manual.

Distinguishing Weston 7 From the Vaughan
Metropolitan Centre

The Highway 400 corridor represents a
significant barrier between Weston 7 and the
VMC, and as such, they must be considered as
distinct, but inter-related centres. Along the
Highway 7 corridor, the ramps to and from
Highway 400 create a separation of existing and
future development that can not be reduced.
Weston 7 and the VMC are adjacent to one
another across this considerable gap created by
the Highway 400 corridor.

The VMC is the primary node for intensification
and mix of uses in the City of Vaughan's urban
structure. The VMC is planned to function as
Vaughan's downtown, with the widest mix of
uses, including office employment uses, as well
as the greatest densities of population and jobs
within Vaughan's urban structure.

Weston 7, as a Primary Centre located along

a primary transit corridor, will also form an
important area of intensification. However, the
levels of intensification should not be the same
as those of the VMC- this perspective was shared
by many stakeholders engaged in Phase 1 of

the Weston 7 Secondary Plan process, including
Councillors and members of the public.

Weston 7 currently functions as a successful
retail and entertainment centre, and this
function is very likely to continue into the future.
The Weston 7 Secondary plan will need to
recognize and support this function as the area
continues to intensify and redevelop.

Ongoing intensification and redevelopment
will need to maintain an awareness of the
relationship between these two centres and
balance the approved development. While both
Weston 7 and the VMC physically have the space
to accommodate a great deal of intensification,
market forces and development across the City
must be considered when thinking about the
future absorption of new residential units, office
and commercial space. Balancing growth to
allow for all of the City’s primary growth areas to
succeed in the long term will be an important
consideration for future phases of this study.

Parks and Open Spaces

Parks and open space in the Weston 7 SPA today
is limited. There are no public parks or natural
heritage areas within the SPA. A managed and
fenced stormwater management pond is located
in the southeast portion of the SPA. Two parks are
located to the north of the SPA- Giovanni Caboto
Park (6.72 hectares), and Blue Willow Square
(0.64 hectares). Within a two kilometre walkshed,
there are nine parks, totaling 28.5 hectares; all of
which are located in the northwest section of the
walkshed, a residential area. The Active Together
Master Plan recormmends all residential areas

be within 500m (walking distance) of a park. The
majority of the SPA is not within walking distance
of a park.
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The planned landscape improvements
associated with the development of the Highway
7 corridor present a limited opportunity to
contribute to a network of green spaces in the
SPA. In addition, many of the existing streets

in the area include tree-lined boulevards.

Future open space planning in the area should
take advantage of these existing assets and
planned improvements to create a green space
network through the plan area. While they may
contribute to an overall network of open spaces,
it should be noted that landscaped areas along
Highway 7 are not a replacement for public park
and open space. The VMC includes a number of
new parks and environmental open spaces such
as Edgeley Pond and the Black Creek Greenway
that frame new development blocks. Weston

7 will require its own strategy and direction to
create a meaningful open space network that
contributes to the areas quality of life. The future
phases of work will begin to define strategies

to achieve a parks and open space network to
support development.

Transition to Adjacent Uses

The Weston 7 area interfaces with both
employment areas (to the north, west, and
south), and established residential areas to the
north and west. The existing stable residential
area of the community of Woodbridge to

the northwest of the Weston 7 area consists
primarily of low density single family homes
and townhomes. The Weston 7 interface with
this neighbourhood to the north will require a
sensitive transition between higher densities and
heights in the centre of the plan area to edge
areas.
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Areas located to the north, south, and west of
the Weston 7 area are protected as provincially
significant employment zones, and may

only be redesignated through a municipal
comprehensive review (MCR). In addition, the
light industrial and auto-oriented character of
the employment lands to the south and west are
located directly adjacent to the plan SPA with
no natural ‘buffers’, and as such, the transition
between the two areas will be an important
consideration in minimizing potential land use
conflicts.

Active Transportation

Weston 7 has no existing bicycle infrastructure
in place, however there are a number of planned
routes that engage the SPA. While a planned
intention for active transportation is a first step
forward, making an built environment that is
conducive to cycling and streets that feel safe is
important part of making active transportation
a viable mobility choice. Through refinements
to the street network and changes to the
quality and character of the streets, active
transportation in Weston 7 could become a
preferred way to travel.



1.5 Overview of Phase 1
Background Study and
Process

Phase 1 of the Weston 7 Secondary Plan process
consisted of three Stages. Stage 1 consisted

of a Project Kick-Off, including site tour and
developing a consultation plan. Stage 2 focused
on understanding the existing context and
needs for Weston 7, and concluded with a
background report summarizing a policy context
and existing conditions review, best practices,
and initial consultation inputs. Stage 2 included
a public ideas workshop, stakeholder interviews,
and a Technical Advisory Committee (TAC)
summit. Stage 3 included the development of

a vision and guiding principles for Weston 7,
which then informed the development of three
draft Land Use Scenarios. Stage 3 consultation
included a public vision and guiding principles
Workshop, a public Land Use Scenarios
Workshop, a Landowners Workshop, and a TAC
workshop on the draft Land Use Scenarios. These
activities and reports are summarized below.
Feedback on the draft Land Use Scenarios is
included in Section 3 of this report. This Final
Report is the final product of the Weston 7
Secondary Plan Phase 1 process.

Figure 6. Weston 7 Secondary Plan Phase 1 Work Plan
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1.5.1 Stakeholder Interviews

From June-October 2018, the project team held
one-on-one interviews with a number of area
landowners and stakeholders including the

City of Vaughan VMC team, City of Vaughan
Economic Development, and York Region
Transit. The purpose of these interviews was to
inform stakeholders about the study process and
timelines, gather insight into their perspectives
on the role of Weston 7 in the City of Vaughan
and to discuss their short or long term intentions
for redevelopment.

Reflecting policy in VOP 2010 that requires a
Secondary Plan for the Weston 7 area (VOP 2010
Schedule 14A), most of the landowners are eager
to work with the City of Vaughan to achieve
their long term development goals for the area.
The City of Vaughan contacted landowners on

a number of occasions by direct mail and email,
as well as in some cases in-person site visits to
ensure that each landowner was informed of the

study and the ability to participate in the process.

Some general themes from the feedback
received these interviews include:

« Weston 7 should be a destination with
cultural institutions, entertainment,
shopping, parks and public space.

« Greater density is desirable, but not as high
as the VMC.

« Today there is a strong focus on the
automobile in the area.

« There is a mix of short and longer term
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development interests in the area today.

« There are some concerns regarding
transition policies to existing neighbourhood
areas.

« Some landowners expressed an interest in
re-thinking the big box format and moving
towards mixed use development.

1.5.2 Technical Advisory Committee (TAC)
Roundtable Summit

On June 13, 2018, a Roundtable Summit was
held with the project TAC, which included
representatives from:

- City of Vaughan departments:

- Policy Planning and Environmental
Sustainability;

- Development Planning;
- Parks Development;
- Economic and Cultural Development;

- Infrastructure Planning and Corporate
Asset Management;

- Urban Design and Cultural Heritage;
- Vaughan Public Libraries; and

- Development Engineering and
Infrastructure Planning.

- External agencies:
- York Region Engineering;
- York Region Community Planning;

- Toronto and Region Conservation
Authority;

- York Region Transit/vivaNext;
- York Region District School Board; and
- York Catholic District School Board.

The Ontario Ministry of Transportation was not
in attendance at the June 13 TAC summit. The
project team met with MTO on August 3, 2018.
MTO has also been circulated Weston 7 draft
materials for comment throughout the Phase 1
process.

The summit included presentations from
Urban Strategies' consultant team to establish
the context for the area and to share initial
observations about the site, its potential and
related challenges. Following the presentations,
each of the attendees shared their vision for
the future of Weston 7 as well as challenges to
achieve that vision with the group. Following
individual reflections, the attendees participated
in roundtable discussions around topic areas of
transportation and infrastructure, environment
and sustainability, parks and open space,
community infrastructure, and planning,
development and urban design. At each table,
participants were asked to discuss challenges
and opportunities related to their topic area as
well as general questions including:

« What is the role of this Primary Centre in the
City’s urban structure?

« How is Weston 7 distinguished from the
VMC and what makes it different?

« What do you see as the greatest challenge
for the centre to reach its potential as
described in policy?



« What advantages does Weston 7 have in
terms of fulfilling its potential?

Some feedback highlights and themes from the
Roundtable Summit include:

« Street Network- Create a finer grid and
support active transportation.

into the places in Weston 7 that are most used,
what qualities of the area were liked or disliked,
where there are major problems or issues in the
area and suggestions for making the place better
in the future. Following a brief presentation
including policy background and a virtual tour,
the attendees were divided into small groups to

« Land Use- Increase the mix of uses while
retaining commercial.

- Intensification- Focus on the Highway 7 and
Weston Road intersection.

- Capitalizing on BRT- Create a 7-day
destination at Weston 7.

Relationship with the VMC- Weston 7 can
be a companion area to the downtown.

« Parks and Open Space- Assembling land
will be a challenge.

« Community Infrastructure- Focus on co-
location.

« Environment/Sustainability- LID and
sustainability principles should be
foundational.

1.5.3 Ideas Workshop

On June 27,2018 a public Ideas Workshop was
held at the Chancellor Community Centre. The
workshop included members of the public and
local development commmunity and was the first
of three public engagement events designed

to inform people about the project process and
solicit their feedback. The workshop included
interactive mapping activities to gather insight

work on vision boards to illustrate what kind of
place Weston 7 could become.

Highlights and themes from the Ideas Workshop

include:

Weston 7 is an important destination for

shopping, entertainment and restaurants for

Vaughan residents today.

Many participants expressed frustration with

the level of congestion in the area.

There is a lack of social and community
amenities in the area today.

The area is not felt to be friendly for
pedestrians or cyclists today.

A desire for passive, tranquil open spaces
that could be an asset to balance the
potential intensity of development.

Encouraging mid-rise and mixed-use built
form, multi-purpose public open spaces
that could act as a destination for the new
community.

A common desire to retain the retail

in the area along with new residential
development to maintain the level of retail
service and convenience in the area.

Public Ideas Workshop

URBAN STRATEGIES
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1.5.4 Background Report and Supporting
Studies

The Background Report, completed in October,
2018 included a summary of a range of baseline
conditions and preliminary findings about the
Weston 7 area. The work from this stage of
research and analysis was used to inform the
development of a vision and principles as well as
the draft Land Use Scenarios.

As part of the Phase 1 Background Report, the
following supporting background studies were
prepared by the consultant team:

« Transportation Needs Assessment Report,
HDR, October 2018;

« Population and Employment Outlook and
Commercial Use Assessment, Hemson
Consulting, October 2018;

Sustainability Analysis, Urban Equation,
October 2018;

« Community Energy Plan, Urban Equation,
October 2018;

Planning Policy Analysis, Urban Strategies,
October 2018;

« Community Facilities and Services Study,
Urban Strategies, October 2018;

Preliminary Water, Wastewater and
Stormwater Servicing Analysis, TMIG, August
2018; and

« Telecommunications Memo, RTG Systems,
August 2018.
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These background studies are summarized
below, and are available as appendices to the
Weston 7 Background Report. A complete list
of recommendations for further study in Phase
2 of the Weston 7 Secondary Plan project are
discussed in Section 4 of this report.

Transportation Needs Assessment Report
(HDR), October 2018

HDR prepared a comprehensive review of the
transportation-related existing conditions of the
Weston 7 SPA as well as description of the key
transportation challenges and opportunities.
Based on the review of existing conditions, HDR
identified six major opportunities for the future
of the Weston 7 SPA, described below:

- Creation of a grid street network
The expected redevelopment of the SPA
offers an opportunity to break up the
existing “superblock” pattern, establishing a
finer-grained street network with a walkable
block structure. Increasing the grid network
density would increase the number of
options available to all modes, add road
capacity to the network, balance mobility
choices for walking and cycling trips within
the SPA due to improved connections across
the land uses, and increase the pedestrian
catchment area to vivaNext BRT stations.

- A transportation network for all mobility
users
A transportation network in the SPA will
have to balance the needs of pedestrians,
cyclists, transit users, drivers, and goods
movement. It will have to take into account

the area’'s ongoing role as a retail hub, the
needs of pedestrians and cyclists accessing
VIVA BRT and VMC subway station from
areas, future residential densification, and
truck traffic through and within the SPA,
particularly to light industrial sites to the
southwest of the SPA and to the north of
the SPA. Future phases of the study should
take these mobility needs and priorities into
account when making recommendations,
while recognizing streets’ roles in
placemaking and prosperity.

Improving Pedestrian and Cyclist safety at
the Highway 407 ETR Ramps

Safety challenges exist where cyclists and
pedestrians must traverse Highway 400 and
Highway 407 ETR interchanges. However,
with the Highway 7 West Viva project is
planning to implement a median multi-use
trail between Famous Avenue towards the
VMC, and this will eliminate pedestrian and
cyclist conflicts at the free-flow on-ramps.
The issue remains however at the Highway
407 ETR ramps however, and solutions to
allow pedestrians and cyclists to traverse
these ramps safely should be explored in
later phases of this study.

Improve safety for all modes of travel

The intersection at Highway 7 and Weston
Road has been consistently ranked as one
of the highest collision intersections in York
Region. It is recognized that safety may

be improved for this intersection after the
reconstruction of Highway 7. This should



be considered in late phases of the study.
With a complete street network and better
pedestrian connections at highways, the
safety will be improved for vulnerable users
such as pedestrians and cyclists.

New Innovative Smart Mobility Plan and
TDM Measures

This Secondary Plan presents the
opportunity to encourage or require the
program for developments in the SPA and
tailor it to the needs of local businesses

and residents. Existing smart mobility
technology (such as Uber / Lyft) and car
share programs for trips during the day
could also be used to shift travel behaviour
away from single-occupancy vehicles to
other modes. Emerging social megatrends
such as increased green and sustainability
awareness are pushing the population
towards more sustainable travel behaviours
via the rapidly developing pay-per-use
economy. Car-sharing, ride-sharing, and
bike-sharing in particular can be facilitated
by City policies, initiatives, and infrastructure
by creating designated, comfortable waiting
areas to find a bike-share rack, car-share
vehicle, or wait for a ride-share driver.

Increase Sustainable Modal Share
According to the pedestrian walkshed
analysis in Section 3.6.3 of HDR's
Transportation Needs Assessment Report
(Background Report Appendix 1), all
roads in the SPA are included as part of
the 500 metres that people are willing to
walk to a higher order transit stop. As a

result, pedestrian infrastructure should be

provided or improved on all roads in the SPA.

Pedestrian network improvements have the
dual role of increasing the attractiveness of
transit as a travel option through improved
pedestrian connections from transit stops to
local businesses.

Optimize the Existing Road Network

The existing road network should be
optimized including improved traffic
signal coordination along Weston Road
between Northview and Highway 7
intersection, as well as coordination at
adjacent intersections, review of turn lane
requirements, queue jump lanes.

Consider partial ramp access at Portage
Parkway

One of the keys to unlocking the growth
potential of the SPA not only for Weston and
7 but also for the VMC, is to provide alternate
access to Highway 400. Highway 7 is
extremely congested at Weston Road today,

and providing additional options to vehicular

traffic will significantly improve congestion
in the SPA. While it is recognized that MTO
has concerns about interchange spacing,
future phases of this study should explore
the potential opportunities to provide an
alternative Highway 400 access to Portage
Parkway.

Extend Portage Parkway / Chrislea Road
west of Weston Road

A more direct connection back to Highway
7 from Portage Parkway / Chrislea Road

should be considered west of Weston Road.
Right now, there is access via Fieldstone
Drive, Windflower Gate and Ansley Grove
Road, but the route is already congested
with multiple turns and does not provide a
feasible through-route. However, through
development as lands become available, the
possibility of reconstructing the roadway
along the northwestern boundary of the SPA
should be strongly considered. This through-
route will prioritize movements into the
nearby residential neighbourhoods, which
should be restructured as development
proceeds.
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Population and Employment Outlook and
Commercial Use Assessment (Hemson
Consulting), October 2018

Hemson Consulting Ltd. prepared a growth
outlook to assist in preparing land use and
infrastructure plans for the area. The analysis
involved preparing estimates of employment
and development trends in the SPA,
supplemented by development application

data from the neighbouring VMC. Development
potential was also assessed in relation to Major
Transit Station Area (MTSA) density requirements
for the vivaNext Highway 7 BRT corridor.
Background information for this outlook was
gathered from 2016 Federal Census population
and housing data, City of Vaughan planning and
development applications, and the 2017 York
Region Employment Survey.

Category Land Area (ha)

Total Land Area 126
- Highway 400/407 Lands (22)
Gross Land Area (for density 104
calculation)

(20)

- Current Local Roads and SWM

Developable Area 84

Net Developable Area (25% Gross- 63
to-Net)

Net Developable Area (30% Gross- 59
to-Net)

Table 1. Weston 7 SPA Land Area Estimates
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As of Census day in 2016, the Weston 7 SPA
hosted approximately 4,800 jobs and no
residents. A recently completed residential
development at 7777 Weston road has added
approximately 1,700 new residents to the
SPA and total employment has increased to
approximately 5,000 jobs, mostly in retail and
commercial activities.

Preliminary development assumptions for the
Weston 7 area are determined in conjunction
with the planning for the MTSAs to comply

with policy 2.2.4.3 of the Growth Plan for the
Greater Golden Horseshoe. The Weston 7 SPA
falls completely within the boundaries of two
MTSAs, and as a result, the development outlook
for Weston 7 takes into consideration density
requirements for conformity to the Growth Plan,
starting with planning to 160 persons-and-jobs
per gross hectare as the minimum density
target.

The total gross area of the Weston 7 SPA
is approximately 126 hectares, of which
approximately 22 hectares make up parts of the

Development Scenario

Highway 400/407 interchanges and another 20
hectares make up existing local roads and the
storm water management pond (SWM), leaving
84 hectares of parcel area on which future
development may occur.

The 84 hectares is reduced by 25-30% as a gross-
to-net factor to account for new local roads,
storm water infrastructure and park space,
resulting in a range of 59-63 hectares of net
developable land.

The preliminary development outlook assumes
that new development will occur at a ratio of 87%
residential space to 13% non-residential space,
comprised of supportive retail, commmercial and
service employment for the future residents of
the Weston 7 SPA, as well as additional office
space either in freestanding buildings or as part
of mixed-use developments.

The development scenarios start with 160

persons and jobs per gross hectare on the low
end (to reflect the minimum density target for
MTSA planning) and transition to 200 persons

(persons+jobs/ha)

Gross Land Area (ha) 104 104 104 104 104
Total Persons + jobs/ha (Gross) 16,600 20,700 25900 31,100 41,400
Persons + jobs to remain (1,900) (1,900) (1,900) (1,900) (1,900)
NEW PERSONS AND JOBS 14,700 18,800 24,000 29,200 39,500

Note: Numbers may not add due to rounding.
Table 2. Weston 7 SPA Population and Jobs Outlook



and jobs per gross hectare (reflecting the density
target for VMC and most urban growth centres
in the Greater Toronto Area and Hamilton).
Densities higher than 200 are provided for
illustrative purposes to 400 persons and jobs

per gross hectare, the density target for the
Downtown Toronto Urban Growth Centre (UGC).

« At 160 people and jobs per hectare,
estimated population and residential unit
demand is 5,790 housing units and 1,930
jobs.

« At 200 people and jobs per hectare,
estimated population and residential unit
demand is 7,430 housing units and 2,480
jobs.

« At 250 people and jobs per hectare,
estimated population and residential unit
demand is 9,470 housing units and 3,160
jobs.

« At 300 people and jobs per hectare,
estimated population and residential unit
demand is 11,510 housing units and 3,840
jobs.

Development Scenario

« At 400 people and jobs per hectare,
estimated population and residential unit
demand is 15,600 housing units and 5,200
jobs.

The population, housing and employment
potential provided were prepared on the basis of
a long-term ultimate development capacity and
not planning to a specific horizon year

According to Hemson's report, it is reasonable
for the City of Vaughan to plan to achieve
development densities up to 160 persons and
jobs per hectare by 2041, allowing it to meet
the density targets for the Highway 7 MTSAs
within the time frame of the Secondary Plan,
but achieving densities higher than that would
require a longer-term outlook.

In addition to planning to meet the minimum
density targets, finding the right balance of
density in Weston 7 and other growth areas

in the City, particularly in the VMC will be
important. This will be further analyzed in Phase
2 of the Weston 7 Secondary Plan process.
Development applications already submitted for
the VMC will account for 56% of the total forecast

(persons+jobs/ha)

Office Employment 470 610 770 940 1,270
Retail and Institutional 1,460 1,870 2,390 2,900 3,930
Employment

TOTAL EMPLOYMENT 1,930 2,480 3,160 3,840 5,200

Table 3. Weston 7 SPA Employment by Type

of apartments from 2016-2041 for the entire City
of Vaughan. In planning for 160 persons and jobs
per hectare to 2041, the Weston 7 SPA would
account for 40% of the remaining potential, a
significant figure considering the combined
total outlook for apartments in other City of
Vaughan area plans.

It is important that the Weston 7 SPA plays

a complementary role to the VMC and not
compete for similar uses and development.

As a result, the Secondary Plan may consider

a limit to the development outlook to 2041 at
200 persons and jobs per hectare to ensure the
Weston 7 SPA meets the guidelines for Regional
Corridors, the minimum density target for

the vivaNext Highway 7 Corridor and without
co-opting the VMC's role as an Urban Growth
Centre.

With regards to Commercial Uses, as a whole,
the area plays an important role in providing
retail and commercial services to a wide
catchment area including residential uses to

the northwest of the Weston 7 SPA as well as
the Highway 400 and Pine Valley employment
areas. Moving forward, it is important for the SPA
to maintain its role as a commercial centre for

a broader area than the immediate Secondary
Plan boundaries.

As an existing commercial area with a regional
catchment area, the employment outlook

also accounts for office, retail and institutional
employment as shown in Table 3 below. As the
City of Vaughan proceeds with the planning
for the Weston 7 SPA, the relationship between
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residential and nonresidential outlooks may
change as the plan for the area develops and
consideration is given to a broader role for
non-residential development in the area. A
complete accounting of the projected non-
residential space is provided in Appendix 2 of the
Background Report.

Sustainability Analysis (Urban Equation),
October 2018

The Sustainability Analysis prepared by Urban
Equation is a document that provides insight
and strategies for how to create a Secondary
Plan for Weston 7 that provides the background
information on sustainability directions to input
into future phases of the Secondary Plan’s
development including the vision and directions
as well as the ultimate policy language. The
report provides a robust analysis of provincial,
regional, and municipal policies, plans, and
strategies, which inform the sustainability vision,
guiding principles, and strategies. The report
also includes policies and tools to help the City
improve the delivery of green infrastructure,
green building design, and climate change
adaptation.

The report includes a detailed review of policy
including directions from:

« Provincial Policy Statement (2014)

« The Growth Plan for the Greater Golden
Horseshoe (2017)

« Ontario's Climate Change Strategy (2016)

« Ontario's Five-Year Climate Change Action
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Plan (2016-2020)
« Long-Term Energy Plan (2013)

Ontario Climate Change and Health Toolkit

« MOECC Low Impact Development Storm

« Water Management Guidance Manual (2017)
« York Region Official Plan (2010)

« York Region Sustainability Strategy: Towards
a Sustainable Region

« City of Vaughan Official Plan (2010)

« Green Directions Vaughan (2018 Draft
Update)

« The Vaughan Municipal Energy Plan (MEP)

« Vaughan Sustainability Performance Metrics

Key themes that emerged through reviewing
the relevant policy direction that informs how
sustainability should be incorporated into the
planning process include: sustainable water
management, energy efficiency, climate
change adaptation, sustainable transportation,
a strong local economy, and sustainable waste
management. In the body of the report, each
theme is defined by a guiding principle and

a number of strategies are recommended for
consideration in the long term redevelopment of
the Weston 7 SPA.

In addition, the report includes policy and tool
recommendations to consider for the policy
development stage of the Secondary Plan. As
noted in the report, the proper policies and
tools are required to ensure that development
can be moved towards more sustainable

outcomes. Recommended policies and

tools organized into three categories: green
infrastructure, green building, and climate
change adaptation. A selection of some of the
policy recommmendations in these theme areas
are provided below:

Green Infrastructure:

« Development in the SPA will have regard
for the guidelines advanced in both the
Toronto and Region Conservation Authority’s
Low Impact Development Stormwater
Management Planning and Design Guide
(2010) and the City of Vaughan's Stormwater
Management Master Plan, which is being
updated at the time of this report.

« Future development shall incorporate green
infrastructure elements into site plan design,
which may include:

« Low Impact Development measures;

« Atreatment train approach to stormwater
management;

« Maximizing the extent and function of
vegetative and pervious surfaces; and

« Consider a higher mandatory threshold
for green infrastructure by augmenting
the existing Vaughan Sustainability
Performance Metrics.

Green Buildings:

« Where possible, buildings should produce



their own energy (e.g. solar panels) and strive
to create a “net-zero” neighbourhood.

« Promote high-performance buildings that
are designed to minimize carbon impacts
throughout their lifecycle.

Achieve high standards of environmental
sustainability by encouraging green
buildings.

Climate Change Adaptation:

« Consider the installation of natural gas
backup generators to provide an on-
site demand response strategy, either
for individual buildings or linked on a
community level.

« Landscape design should incorporate a
variety of natural, drought tolerant species
that can withstand natural system changes
generated by extreme weather events and
pests.

« Consider the inclusion of mandatory climate
change adaptation requirements within the
Vaughan Sustainability Performance Metrics.

While the scope of the Phase 1 work for the
Weston 7 Secondary Plan will not include
policy development, the recommendations

of the Sustainability Analysis will be carried
forward into future stage of work. As the report
recommends, as the planning framework for
the SPA progresses, the Sustainability Analysis
report can inform decision-making regarding

the development vision and guiding principles,
which will ensure that sustainability permeates
the land use and development scenarios,
including elements of transportation, building
design and block orientation, and public realm
design.

Community Energy Plan (Urban Equation),
October 2018

The Community Energy Plan (CEP), available in
Appendix 4 of the Background Report, seeks
to inform the anticipated energy use of the
Weston Road and Highway 7 Secondary Plan
area, informing long term energy planning for
development. Focused on the importance of
climate change to Vaughan, as advanced in
the York Region Official Plan, Vaughan Official
Plan 2010, Green Directions Vaughan and the
Municipal Energy Plan, the Community Energy
Plan presents the high-level background
knowledge required to eventually plan for an
energy efficient, low-carbon community in
Vaughan.

The report includes information about planning
for energy at the community scale, a summary of
energy policy, trends in carbon emissions, energy
demand and efficiency projections, a discussion
of resiliency, community energy technologies
and community energy systems.

Energy demand and efficiency scenarios for
buildings planned in the Weston 7 area are
provided giving an estimate of energy use based
on three scenarios that escalate in projected
reductions in carbon emissions, to show how
progress could be made towards Vaughan's long

term foal of becoming a net zero carbon city. The
three scenarios are: 1- baseline compliance with
the Ontario Building Code (OBC); 2- incremental
improvement beyond the OBC; and 3- towards
net zero carbon. Scenarios 2 and 3 have 11%

and 59% reduction in projected energy use
respectively, and a 12% and 84% reduction in
GHG emissions over the baseline scenario 1,
respectively. Such progress towards limiting
energy use can be possible with advancements
in building technology, focusing primarily on
reducing heating and domestic hot water loads,
and included in policies or design guidelines for
Weston 7 in a future stage of work.

With regards to resilience, energy resilience

is an important factor in adapting to climate
change. Both technological and people driven,
organizational solutions are explored in this CEP.
Voluntary guidelines for increased backup power
capacity, particularly for multi-unit residential
buildings, are reviewed. This includes strategies
for expanding the use of emergency generators,
particularly in high rise residential buildings,

to provide power for longer and to additional
services.

The Community Energy plan also explores
several technologies, focused on renewable,
efficient and low carbon options, which can
serve community energy demands.

Technologies explored in detail include the
feasibility of geothermal systems for heating

and cooling and the use of Combined Heat

and Power (CHP) technology to provide both
electricity and thermal energy. Technologies may
also improve resilience by virtue of providing
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power independent of the electricity grid during
power outages, for example by using CHP to
provide emergency backup power.

Given that the Weston 7 planning process is
being done on a large, community scale, the
Community Energy Plan addresses community
scale and district energy systems allow the
community to provide local generation and
demand response, improving resilience and
creating more opportunities for integration of
renewable and low carbon strategies. High and
low temperature district thermal options, as well
as micro-grid electricity storage and delivery, are
explored. Community energy systems identified
open up possibilities related to fuel flexibility,
future-proofing energy supply options and
allowing for adaptability over time.

The Community Energy Plan provides important
insight into the energy performance of the
Weston 7 area and is an opportunity to engage
in a conversation at an early stage in the
Secondary Planning process about the right
strategies to introduce at the municipal level to
manage energy use and contribute to Vaughan's
long term goal of becoming a net zero carbon
city.
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Planning Policy Analysis (Urban Strategies),
October 2018

A planning policy analysis was completed by
Urban Strategies in support of the Background
Report (Background Report Appendix 5). This
policy analysis is summarized in Section 1.2 of
this report.

Community Facilities and Services Study
(Urban Strategies), October 2018

As part of understanding the impact of future
growth in the Weston 7 SPA on community
services such as parkland, schools, libraries,
indoor and outdoor recreation facilities, social
services, childcare and places of worship, a CFSS
was undertaken by Urban Strategies.

The purpose of the CFSS s to assess the

current provision of community services and
facilities within the SPA, and to understand how
provision levels may change over time in light of
anticipated population growth. The following are
significant findings from the analysis that may
be used to inform and support the Weston / Hwy
7 Secondary Plan planning process:

« The SPA is anticipated to experience
substantial population growth over the
long-term planning horizon. In the Vaughan
Metropolitan Centre (VMC) (which falls
within the SPA), more than 9,700 units
are proposed or approved, representing
a potential resident population of 19,224
residents. Development outlooks for the
Weston / Hwy 7 Secondary Plan show a
potential population of between 12,740
and 34,320. Altogether, over the long term,
the population of the SPA could grow to
between 54,842 and 76,422 people.

« Future population growth may significantly
reduce the rate of parkland provision, which
is currently above the city-wide provision
level of 1.86 hectares. However, to apply the
ATMP’s recommended target of 2.0 hectares



per 1,000 residents (new growth)to the SPA
would require significant new parkland

— between 22 and 65 hectares. This is not
realistic in the context of an intensification
area, considering the challenges of
assembling land and the economic realities
of development. A parkland provision target
specific for the SPA should be developed

to address this challenge, and parkland
acquisition should be front-ended.

In all development scenarios, provision levels
of public libraries will decrease to below
ATMP provision targets, despite the library
branch and self-serve library currently under
construction at VMC. Depending on the
development scenario, the deficit of library
space could range between 3,964 and 17,127
square feet.

There is limited capacity at the two YRDSB
elementary schools that serve the Secondary
Plan area. YRDSB staff have indicated that
an elementary school site would be required
for development scenarios 1and 2, and

that additional school sites may need to be
considered for the higher density scenarios.
School sites would be provided consistent
with the VMC standard of five acres, though
the ultimate size may be adjusted through
the planning and development process.

The requirement and preferred location of

a school site will be refined through Phase

2 of the Study. The YCDSB will continue to

be engaged throughout the Secondary Plan
process. The YCDSB reserves the opportunity

to provide school site designation
requirements as development scenarios are
refined, specifically relating to timing and
unit types.

Future population growth in the SPA will
reduce the provision level of community
centres to below ATMP provision targets

in development scenarios 3, 4 and 5 of
Hemson's analysis, despite the new YMCA
under construction in VMC. This service gap
(1:38,000 in scenario 5 against a provision
target of 1:30,000) may not be significant
enough relative to service gaps elsewhere in
the municipality to warrant a new facility.

The demand for community centres

is largely driven by the need for the
component parts - libraries, fitness centres,
gymnasiums, arenas and indoor pools. As
demonstrated above, the provision levels
of many of these facilities will fall below
ATMP provision targets in some, but not all,
development scenarios.

Preliminary Water, Wastewater and
Stormwater Servicing Analysis (TMIG), August
2018

TMIG conducted a preliminary water distribution,
wastewater, and storm servicing analysis to
understand the existing sanitary system in

the SPA and the capacity for the potential
development of the Weston 7 SPA. Background
information for the water distribution,
wastewater collection and stormwater
management systems were obtained from the
City, through the Vaughan City-Wide Water/
Wastewater and Stormwater Management
Master Plans dated June 2014. Several key
findings are outlined below:

Water Distribution

« Much of the planned intensification can
be accommodated within the existing
distribution system as the City's watermains
were generally constructed based on a
design criterion of 450 Litres per Capita
Per day (Lpcd), which does not reflect the
historical reductions in water demands over
the past several decades.

Wastewater Collection

« Much of the planned intensification can
be accommodated within the existing
collection system as the City's sewers were
generally constructed based on a design
criterion of 450 Lpcd, which does not reflect
the historical reductions in water demands
(and — by extension — wastewater generation)
over the past several decades.
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Stormwater Management Analysis

« Impervious coverage in the area is estimated
at 90% or higher. Redevelopment and
intensification of established urban areas
is generally expected to reduce impervious
cover through increased landscaped areas
and new parks.

« All new developments within the Weston 7
SPA will be required to adhere to most up-
to-date City of Vaughan, TRCA, and MECP
standards. The updated standards are more
stringent than the criteria in the past. Thus,
generally, the existing system will have a
slight improvement from new development
within the SPA.

Once development alternatives are further
defined, a more detailed analysis of the
servicing requirements of the alternatives will be
prepared. A functional servicing report will not
be prepared as part of the Weston 7 Secondary
Plan Process, as this will be undertaken at a later
date in conjunction with an update of the City's
Infrastructure Master Plans. See Appendix 7 of
the Background Report for the TMIG report.
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Telecommunications Memo (RTG Systems),
August 2018

RTG prepared a brief memo outlining
communications infrastructure availability in
the Weston 7 SPA. The Weston 7 SPA area is
currently serviced by both Bell Canada and
Rogers Cable Communications for telephone,
television, and internet servicing. Both Bell and
Rogers have existing fibre optic cables along
Weston Road and Highway 7 corridors. Bell and
Rogers would review service applications within
the SPA, confirm financial viability and then
provide service to developments as required
connecting to their existing infrastructure

grid. Additional capacity, if required, would be
brought in via the existing Highway 7 or Weston
Road corridors. As the planning for the SPA
evolves, Area Managers for both Bell and Rogers
should be kept apprised of developments on a
regular basis to ensure that they can provide the
most up to date services available to the area.
See Appendix 8 of the Background Report for
the RTG report.

Background Report Key Findings

Some of the key findings from the Background
Report that will be critical to the subsequent
stages of the Secondary Plan development
include:

- Defining the appropriate people and job
targets for the Weston 7 area in relationship
to its role in the urban structure and the
overall network of MTSAs in the City of
Vaughan will be essential. Weston 7 will
need to conform to higher order planning
policies, and will need to consider the York
Region and City of Vaughan Official Plan
updates currently underway.

« Principles of sustainability should be
reflected in urban design strategies and
policy recommendations for the Weston 7
area.

« It will be important to identify strategies
to accommodate growth and address the
high levels of traffic congestion including
the creation of a draft new street network
and transportation demand management
strategies to influence movement patterns
over time.

« An appropriate parks and open space
network to frame development must be
determined.

« Weston 7's role and character in the City and
in relationship to the VMC must be clearly
defined.



1.5.5 Vision and Principles Open House

On November 7, 2018 a vision and guiding
principles workshop was held at the Hilton
Garden Inn. The workshop included members
of the public and local development community
and was the second of three public engagement
events designed to inform people about the
project process and solicit their feedback. The
workshop included a summary of project work
to date and interactive panels on the vision and
each of the 8 guiding principles. Following a
brief presentation on the vision and principles,
attendees shared their input on the panels and
with City of Vaughan staff and consultant team
members.

Some of the feedback received at the vision and
guiding principles workshop included:

- “Weston 7 has a lot of potential”

« “Need senior independent living apartments
that could include care and meal plans”

« “How do we address the needs of people
in distress? Low income, illness, isolated,
mobility, etc.”

« "How do you plan to address the winter
months to encourage social connection and
cohesion?"

« “Would be nice to see parks breaking up
large blocks to make Weston more walkable”

« “Greater canopied trees on boulevards for
shade”

« “Desperately need more open space — too
much congestion!”

"Low carbon is hard when surrounded by
industrial park"

"Can we adopt a night life and live music?"
"Does this mean less room for parking?"

"These families have children who need to
get to school. School bus parking issues

is a big problem in this area. Needs to be
addressed at the planning level."

“Alleviate traffic at Weston”

“Recent approvals tend to be massive
condos. Where are the mid-rise buildings?”

"What does “high quality” or “design
excellence” mean? How is it carried through
to development?"

"European feel to socialize with outdoor
patio, walk thru among greenery."

Vision and Principles Open House
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2 DRAFT VISION, PRINCIPLES AND POLICY DIRECTIONS
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The vision and principles form a shared
understanding of what the Secondary
Plan for Weston 7 should achieve. They
were developed through input from a
range of sources including:

Public Feedback
Background Report Findings

Landowner and Stakeholder Inter-
views

Working sessions with the City of
Vaughan project team

Provincial, Regional and City of
Vaughan policy expectations for
growth

The principles are subject to interpretation
and could be achieved in a variety of ways,
but the words and guidance of this work
has formed a foundation for the Land Use
Scenarios and the future development of
Weston 7. The following section outlines
the vision, guiding principles and policy
considerations, and refer to relevant
higher-level policy direction where
applicable. A complete review of planning
policies relevant to Weston 7 can be found
in the Weston 7 Secondary Plan Phase 1
Background Report.

PHASE 1 FINAL REPORT - DRAFT LAND USE SCENARIOS

2.1 Vision

“Weston 7 will be a vibrant and inclusive place
for all people from Vaughan and surrounding
cities to gather, shop, live, work and enjoy. As one
of the city's primary growth centres, it will be a
distinct urban place with a variety of commercial,
cultural and entertainment destinations,
providing housing options and jobs within
walking distance to the Highway 7 rapidway. The
area will evolve into a place that is universally
accessible; providing convenient options for
everyone to comfortably and safely get around
by walking, biking, taking transit or driving.
Weston 7 will strive to be a low-carbon, healthy
community defined by a network of pedestrian-
oriented, well-connected streets, parks and
gathering places that becomes a distinguished,
landmark destination of choice in Vaughan.”

Weston 7 Vision and Principles Inputs



2.2 Draft Principles and Policy
Directions

2.2.1 Role

"Develop a significant commercial, cultural,
and entertainment destination that builds
upon current assets and strengthens the local
economy. "

An important consideration in developing the
Weston 7 Secondary Plan will be the area’s
relationship with the adjacent VMC. The VMC
is intended to evolve into the City of Vaughan's
downtown, with the greatest intensity and mix
of uses and highest density of people and jobs.
As a Primary Centre, Weston 7 is also planned
for transit supportive population densities

and a wider mix of uses, although it should
complement, and not compete with the VMC.

The role and character of Weston 7 will be
explored through the draft Land Use Scenarios
presented in this report and the development of
a preferred scenario in Phase 2 of the Secondary
Plan project. Potential policy considerations to

support this Principle include:

« Policies in the Weston 7 Secondary Plan will
need to consider the plan area’s relationship
with the VMC, as well as with other Primary
Centres within the city.

A clearly defined role for Weston 7 within

the City of Vaughan in order to ensure it
complements other Primary Centres and the
VMC, rather than competing with them.

« While most of Weston 7 will be planned to
be a mixed use community, policies should
build on the strengths of the area today, as
a commercial, cultural and entertainment
destination.

2.2.2 Multi-Modal

"Establish a connected, multi-modal
community that supports choice of movement
for cars, pedestrians, cyclists and transit
users."

Reducing traffic congestion and greenhouse
gas emissions in Weston 7 will be supported

by ensuring residents and visitors have viable
alternatives to the private automobile. Cycling
and walking are important elements of a multi-
modal community, supporting first and last
mile connections to the Highway 7 BRT corridor,
as well as allowing residents a greater range of
transportation choice within the community.

Weston 7 currently has no existing bicycle
infrastructure in place, and is dominated by
large surface parking lots that are not pedestrian
friendly. Creating a built environment that

is conducive to cycling and walking, and

streets that feel safe for all users is important
part of making active transportation a viable
mobility choice. Through refinements to the
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street network and changes to the quality and
character of the streets, active transportation

in Weston 7 could become a preferred way to
travel. Potential policy considerations to support
this Principle include:

« Prioritizing the safety and comfort of
pedestrians and cyclists in all streets within
Weston 7, including contextually appropriate
infrastructure.

Requiring adequate, safe, and sheltered
bicycle lock-up facilities at public
destinations and within new private
developments.

Establishing a network of bicycle lanes and
paths that is linked to the city-wide bicycle
network.

Requiring pedestrian and bicycle
circulation be considered in applications for
development in Weston 7.
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2.2.3 Public Realm

"Create a diverse and a high quality public
realm that supports urban vibrancy and civic
gathering."

An inviting, comfortable, and active public
realm will be a key component of the success
of Weston 7. Today, the plan area is automobile-
oriented, with large blocks and large parking
lots. While the Weston 7 area plays an important
role for Vaughan residents, the uses in the area
are largely utilitarian today; the availability

of retail and entertainment destinations is
attracting people to the area, not its quality of
place. In addition, there are no public parks or
open spaces within the plan SPA, and there are
limited locations for civic gathering. To support
this Principle, future development in Weston

7 should be people-oriented, with a focus on
creating civic gathering spaces.

A number of existing City of Vaughan policies
and guidelines support this Principle, including:

- City Of Vaughan Official Plan Policy 2.1.3.2
(k):

“Establishing a culture of design excellence
with an emphasis on providing for a high
quality public realm, appropriate built form
and beautiful architecture through all new
development”

- City of Vaughan City-Wide Urban Design
Guidelines Priority 6: Frame an Active
Public Realm and Pedestrian Environment:

“New buildings will be designed to integrate
with public spaces, amenity spaces and
streetscapes. The design of sites and the
ground floor of buildings will be particularly
important in creating a seamless transition
between private and public space and
supporting a vibrant public realm.”

« City of Vaughan City-Wide Streetscape
Implementation Manual:

The Streetscape Manual addresses the
public realm component of streets- from the
curb to building frontage. The intent of these
streetscape improvements is to support
active transportation, provide consistent
quality of design, and design streets that are
appropriate to their context.



- City of Vaughan City-Wide Public Art
Program:

Primary Centres are identified as a Key
Opportunity for where Public Art should be
located.

Potential policy considerations to support this
Principle include:

« Directing parking associated with
new development in the plan area to
underground or structured parking facilities
wrapped with active uses, prohibiting the
development of new surface parking lots.

Limiting blank exterior walls in new
development to support visual interest at a
pedestrian scale.

Ensuring adequate setbacks from rights-
of-way to ensure a comfortable pedestrian
realm.

Exploring opportunities for new public
gathering places such as public squares.

Requiring a high standard of landscaping
and streetscaping, aligned with the City-
Wide Streetscape Implementation Manual.

« Applying urban design guidelines aligned
with the Zoning By-law and City-wide Urban
Design guidelines to implement a green
approach to development and support a
comfortable, attractive public realm.

2.2.4 Housing

"Encourage variety in housing types and
tenures to meet the life cycle needs of people
of all ages."

Planning policies at the provincial, regional,
and municipal levels provide strong direction to
support diversity in housing types and tenures,
particularly in transit-accessible areas.

« Section 2.2.4 of the Growth Plan for the
Greater Golden Horseshoe (2017):

This Section includes specific direction in
how Major Transit Station Areas (MTSAS)
and Priority Transit Corridors (PTCs) are

to be planned, calling on these areas to
incorporate a diverse mix of uses including
affordable housing.

+ Section 3.5.6 of the York Region Official
Plan (2010):

This Section directs a minimum of 35% of
new housing units in Regional Centres and
Key Development Areas to be affordable.

Policy 2.1.3.2 (j) of the Vaughan Official
Plan (2010):

This Policy provides for a diversity of
housing opportunities in terms of tenure,
affordability, size and form.

Secondary plan policies for Weston 7 developed
in Phase 2 will be consistent with this higher-
level policy direction to encourage housing
diversity, including affordable housing.

Potential policy considerations to support this
Principle include:

« Directing a mix of unit sizes and numbers
of bedrooms in new development to
accommodate varied lifestyles and life
stages.

« A minimum of at least 35% of housing units
should satisfy York Region's affordable
housing threshold.

« Encouraging a range of residential building
types, including high-rise, mid-rise buildings
and townhouses.
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2.2.5 Well-Being

"Encourage an inclusive community with
a built environment that fosters social
connection and cohesion."

This Principle is closely linked with other
principles for Weston 7, particularly those related
to Multi-Modal transportation, Design Excellence,
and the Public Realm. Weston 7 should be a
place for people of all ages, abilities, and means;
a place with a pedestrian-friendly public realm,

a transportation network that supports active
transportation, active streetscapes and public
spaces can all support the goals of inclusivity,
social connection and cohesion.

In addition to the potential policy considerations
under related principles, well-being could

be supported through proposed policy
considerations such as:

« Ensuring streets are accessible for those
with disabilities, through curb ramps, surface
textures and clear passageways.

« Requiring all new public buildings, parks,
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and open spaces be universally accessible.

« Where privately owned, publicly accessible
public spaces are proposed, ensure that
access is not restricted.

2.2.6 Sustainable

"Create a place that is rooted in sustainability
and considers impacts to future generations."

The development of the Weston 7 Secondary
Plan presents a great opportunity to build in
progressive sustainable development practices
and policies to shape the area’s future and

add to the City-wide objective of cultivating

an environmentally sustainable City. Key
themes such as green buildings, sustainable
water management, energy efficiency, climate
change adaptation, and sustainable waste
management should be put at the forefront of
how the Secondary Plan takes shape to ensure
that sustainable thinking is embedded into the
process early on.

Potential policy considerations to support this
Principle include:

« Require applications for development to
provide submissions to implement the
Vaughan Sustainability Performance Metrics
(SPM).



« Require that all development in Weston 7
have regard for the goals and objectives
of Green Directions Vaughan, the Toronto
and Region Conservation Authority’'s Low
Impact Development (LID) Stormwater
Management Planning and Design Guide,
and the City of Vaughan's Stormwater
Management Master Plan.

« Require applications for development
include a Sustainable Development report,
consistent with Policy 9.1.3.3 of the Vaughan
Official Plan 2010.

« Encouraging future development to
incorporate on-site LID measures, and
maximizing the extent and function of
vegetative and pervious surfaces.

« Encouraging new private development
and public buildings to be constructed to
zero emission standards by 2030, and all
buildings to meet zero emission standards
by 2050 to minimize climate change impacts
associated with the built environment, as
recommended in the Intergovernmental
Panel On Climate Change Summary for
Policy Makers, directed at limiting global
warming to 1.5°C.

« Encourage building and block design to
maximize solar energy gains.

« Encourage future buildings to incorporate
renewable energy (e.g. solar panels) where
feasible.

« Require multi-unit residential buildings to
include areas of refuge for extreme weather
events.

2.2.7 Balanced Intensification

"Develop a balanced approach to growth and
density that capitalizes on transit investment
while respecting the ability of other Vaughan
centres to also grow and evolve."

As a Primary Centre, Weston 7 is an important
location for growth in the City of Vaughan.
However, Weston 7’s location adjacent to the
Vaughan Metropolitan Centre (VMC) introduces
some important considerations for planning
growth in this Primary Centre. The Highway 400
corridor represents a significant barrier between
Weston 7 and the VMC, and as such, they must
be considered as distinct, but inter-related
Centres.

Potential policy considerations to support this
Principle include:

« Implement a people and jobs target and
related development heights and densities
that reflect an awareness of the urban
structure relationship between Weston 7,
as a Primary Centre, and the VMC, as the

Regional Centre. In addition, the relationship
between Weston 7 and the other Primary
Centres in the City should be reviewed to
ensure balanced development City-wide.

While both Weston 7 and the VMC physically
have the space to accommodate a great
deal of intensification, market forces and
development across the City must be
considered when thinking about the future
absorption of new residential units, office
and commercial space. Balancing growth

to allow for all of the City's primary growth
areas to succeed in the long term will be an
important consideration for future phases of
this study.
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2.2.8 Design Excellence

"Focus on high quality place making and
design excellence to distinguish Weston 7
within the region and Greater Toronto Area."

This Principle is closely linked with the Public
Realm Principle for Weston 7. As a Primary
Centre, Weston 7 is an important area for

growth within the City's urban structure, and

will continue to be a destination for residents
throughout the city. As such, encouraging
high-quality architecture that respects the
existing and planned built form, with appropriate
transitions to surrounding established
communities will be important.

Potential policy considerations to support this
Principle include:

« Requiring new development be aligned
with the City of Vaughan's City-Wide Urban
Design Guidelines.
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Consider developing site-specific urban
design guidelines for Weston 7.

Requiring new buildings to have detailed
facades using high quality materials, and
substantial glazing.

Visually breaking up larger buildings to
reduce perceived mass.

Requiring a podium and tower form for
high-rise buildings to minimize shadowing
and wind impacts.

Respecting existing stable neighbourhoods
by including provisions for transitioning
heights.
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With the VOP 2010 policies as a
foundation, the draft Land Use Scenarios
primarily explore the potential role and
character of Weston 7 in Vaughan. They
take the core elements of the vision and
look at different ways those ideas can be
expressed on the ground.

Each of the draft Land Use Scenarios
described in this report address the vision
and principles developed in the Phase

1 process as well as the City of Vaughan
Official Plan (VOP 2010) direction for a
Primary Centre. Establishing a clearly
defined role is one of the 8 guiding
principles for Weston 7. The three draft
Land Use Scenarios developed in Phase
1 express variations of the role and
character of Weston 7 by taking the
core elements of the vision and applying
these ideas on the ground. While other
principles are considered in the three
draft Land Use Scenarios to a limited
extent, they will need to be applied and
tested through further study in Phase

2 of the project, as well as in the policy
development stage of Phase 2.

PHASE 1 FINAL REPORT - DRAFT LAND USE SCENARIOS

3.1 What the Scenarios Examine

In exploring the "role" principle of Weston 7, the draft Scenarios focus on where different character

elements of a mixed-use community might be located such as:
. Entertainment Precincts;
« Office Uses within High-Rise Mixed Use Areas;
« Low-Rise Transition Areas;
« Retail Nodes and Corridors;
« Mid-Rise Mixed Use Areas;
« Public Parks and Open Spaces; and
« Schools or Community Facilities.

Entertainment Precinct: One Light District, Office Uses with High-Rise Mixed Use Areas:
Kansas City, Missouri City Centre 2, Surrey, British Columbia
Retail Nodes and Corridors: Bloor Street, Mid-Rise Mixed Use Areas: Wesbrook Mall,
Toronto, Ontario Vancouver, British Columbia

Low-Rise Transitional Areas: Townhomes,
Calgary, Alberta

Schools or Community Facilities: Langford,
British Columbia



The other principles developed for Weston 7 described in Section 2 will be used in the refinement of the preferred land use scenario and will be used to
guide the Secondary Plan policy development stage of Phase 2.

Table 4 below describes how each of the other principles relates to the three draft Land Use Scenarios, and how they could be assessed Phase 2 of the

project.

Table 4. How the Draft Principles Relate to the Three Draft Land Use Scenarios

PRINCIPLES APPLICATION

Connected and Multi-Modal:

Establish a connected multi-modal commmunity that supports
choice of movement for cars, pedestrians, cyclists and transit
users.

The draft Land Use Scenarios include the same basic network of additional streets that will frame the
redevelopment of the area. Phase 2 will evaluate the future population density and test the capacity of the
primary street network and what additional streets, pedestrian mews and other connections are necessary
to support the planned growth.

Public Realm:
Create a diverse and a high quality public realm that supports
urban vibrancy and civic gathering.

The draft Land Use Scenarios include general locations for parks and open spaces, based on logical locations
associated with the role and precinct character in each scenario. Specific locations, types and sizes of parks
and open space will need to be determined through further study and refinement in Phase 2 of the project,
based on the ultimate target population for the Weston 7 area.

Housing Diversity:
Encourage variety in housing types and tenures to meet the
life cycle needs of people of all ages.

The draft Land Use Scenarios do not identify specific building heights, but use the existing VOP urban
structure and land use designations as a starting point. The achievement of this Principle will stem from
further work during policy development that refines the direction for housing types and heights, including
provisions for affordable housing, consistent with City and Regional Official Plans.

Enhanced Well-being:
Encourage an inclusive community with a built environment
that fosters social connection and cohesion.

The achievement of this Principle will stem from further work during the policy and design guidelines stage
where further direction on how to achieve well being through planning policy will be explored.

Sustainable:
Create a place that is rooted in sustainability and considers
impacts to future generations.

While certain elements of sustainable community, including a transportation network that will support
reduced reliance on private automobiles, can be explored at a high level through the draft Land Use Scenarios,
the achievement of this Principle will stem from further work during the policy and design guidelines stage.

Balanced Intensification:

Develop a balanced approach to growth and density that
capitalizes on transit investment while respecting the ability
of other Vaughan centres to also grow and evolve.

The draft Land Use Scenarios each assume 160 people and jobs per hectare as a base. Further work will be
required to determine the ultimate appropriate density for Weston 7, reflective of its role in the city.

Design Excellence:

Focus on high quality place making and design excellence to
distinguish Weston 7 within the region and Greater Toronto
Area.

The draft Land Use Scenarios create a framework of streets, blocks and open spaces that create
opportunities for design excellence. The achievement of this Principle will stem from further work on
site specific urban design guidelines in all cases. Placemaking opportunities are also tied to role. Further
refinement of design excellence directions will be tied to the ultimate role of Weston 7.
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3.1.1 Underlying Assumptions

The draft Land Use Scenarios begin with the existing in-force Vaughan Official Plan (VOP) 2010 Land Use designations as a base assumption. The in-
force Official Plan Land Use shapes where the draft Scenarios show High-Rise Mixed Use, Mid-Rise Mixed Use, Community Commercial Mixed-Use,
and Transitional Areas. The Secondary Plan land use designations may also include Parks (VOP 2010 Section 9.2.2.15), the specific locations of which will

determined through future phases of the Weston 7 Secondary Plan development and implementation.

Ranges in height and appropriate mix of uses will be further refined in Phase 2 of the Weston 7 Secondary Plan process to examine focal points and forms

of intensification.

The applicable VOP 2010 land use designations at Weston 7 are shown in Table 5:

Table 5. VOP 2010 Land Use Designations

LAND USE VOP 2010 SECTION PERMITTED USES PERMITTED BUILDING TYPES
Mid-Rise Mixed Use 9224 Residential units; Mid-rise Buildings (5-12 storeys);
Home occupations; Public and Private Institutional Buildings; and
Community facilities; Gas Stations
Cultural uses;
High-Rise Mixed Use 9226 Retail uses (subject to policies of subsection High-rise Buildings (12+ storeys);
5'2';’)); Mid-rise Buildings (5-12 storeys);
Ofﬁc.e Uses; Public and Private Institutional Buildings; and
Parking Garage; Gas Stations
Hotel; and
Existing Gas Stations (subject to Policy
5.23712).
Community Commercial Mixed-Use 9228 In intensification areas: In Regional Intensification Corridors:
Office Uses; Mid-rise Buildings (5-12 storeys);
Hotel, Public and Private Institutional Buildings; and
Cultural and Entertainment Uses; Gas Stations
Retail Uses; and
Existing Gas Stations (subject to Policy
52312).
Transitional Areas (within 70 metres of an area 9.2.2.4 (f) Townhouses (up to three storeys);
designated as Low-Rise Residential, or on streets 9.2.2.6 (9) Stacked Townhouses (up to four storeys); and
that are not arterial streets or Major collector streets) Low-rise Buildings (up to five storeys)
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Figure 7. Weston 7 VOP 2010 Land Use Designations
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3.2 Draft Land Use Scenarios

The three draft Land Use Scenarios for Weston 7 are illustrated on the
following pages. Each Scenario contains common elements, such as high-
rise mixed use areas, mid-rise mixed use areas, community commercial
mixed-use areas, retail focus areas, and general park locations, presented
in different configurations to achieve different character areas. Precedent
images are also included to indicate the general intent of different scenario
components.

3.2.1 Scenario 1- Four Corners Central Node

A single four-corner node is located at the intersection of Weston Road and
Highway 7, surrounded by high-rise mixed use, and transitioning to mixed-
use neighbourhood precincts further from the intersection. Office uses in
podium levels of high rise mixed use buildings are encouraged at the four
corners. Retail is focused in two locations on the primary transportation
network- two corners in the northwest quadrant, and a ‘high street’ in the
southeast quadrant. An entertainment precinct is located in the lower
southeast quadrant, and includes commercial mixed use and mid-rise
mixed use.

Entertainment Precinct: Memphis, Tennessee

High-Rise Office Node: Bloor Street, Toronto, Ontario Retail Node: Pitt Street Mall, Sydney, Australia
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3.2.2 Scenario 2- Two Nodes Retail Focus

Two retail nodes, located at the intersection of Weston Road and Highway
7, as well as Ansley Grove and Highway 7, are linked by a corridor with retail
at-grade. An entertainment precinct is located in the upper southeast
quadrant, and includes a retail high street and public plaza, with high-rise
and mid-rise mixed use. The retail nodes are surrounded by high-rise mixed
use, transitioning to mixed-use neighbourhood precincts further from the
nodes. A three-corners retail area is included in the northwest quadrant.

Retail Corridor: Rue Sainte Catherine, Montreal, Quebec

Entertainment-Retail Precinct: Lincoln Road Mall, Miami, Florida Retail Node: Gastown, Vancouver, British Columbia
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3.2.3 Scenario 3- Southeast Mixed Use Entertainment Precinct

The upper southeast precinct is the focus for the most complex mix of
uses, and includes office areas, entertainment uses, and at-grade retail
high streets along the primary transportation network. Other precincts in
scenario three are mixed-use neighbourhood precincts, with both high-
and mid-rise mixed use areas. A retail high street is also included on the
northwest quadrant.

Retail High Street: St. Christopher's Place, London, UK

Entertainment District: Lincoln Road, Miami, Florida

Commercial/Office Mixed-Use Node: New Westminster, British Columbia
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3.3 Summary of Land Use
Scenarios Feedback

3.3.1 Technical Advisory Committee (TAC)
Feedback

On March 12, 2019, the three draft Land Use
Scenarios were presented to the project TAC for
feedback. Attendees included the following City
of Vaughan Departments: Policy Planning and
Environmental Sustainability, Economic and
Cultural Development, Infrastructure Planning
and Corporate Asset Management, Parks
Development, Vaughan Public Libraries, and
Development Engineering, as well as external
agencies. Some of the agencies included York
Region, Toronto Region and Conservation
Authority, vivaNext, York Region Transit, York
Catholic School Board, York Region District
School Board and the Ontario Ministry of
Transportation.

The TAC meeting included a presentation from
the consultant team on the three draft Land
Use Scenarios, followed by table discussions
and reporting back. The following are high level
themes and comments raised by the TAC about
the quality and character of the scenarios:
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Comparison and General Comments

Scenario three is the one to work towards
from a transportation perspective: finer
grained street networks are better, but we
will need to articulate block size and explain
why.

It is paramount that residents have access to
community centres and schools- school and
community centre needs will be dependent
on population/unit counts.

A right-in/right-out intersection on Highway
7, west of Highway 400 will require a Ontario
Ministry of Transportation (MTO) permit.

Love the idea of enhanced streetscapes-
think of Highway 7 as a green avenue, or a
special streets plan that can compliment the
parks network.

Quadrants each as a complete community
is a good idea- it decreases the need to cross
Highway 7 to reach services.

Considerations for Future Phases

Define an active transportation network.

Next phase of work needs demonstration
plans and massing models.

Showing the grid network relative to
property networks as an analysis piece to
avoid expropriation.

Refine high streets rationale and strategy- if
we have targets for square metres for retail
and office, why that amount? How long does
a high street need to be to be successful?

Consider district energy and geothermal use,
balancing uses to balance energy needs.

Servicing- need for a pumping station
location, supported by a preliminary review
of land and topography.

MTO would like a very detailed analysis of
the preferred scenario.



SCENARIO 1

Table 6. Technical Advisory Committee (TAC) Feedback Summary

SCENARIO 2

SCENARIO 3

Office focus might compete with the VMC.

Southwest and southeast park spaces might
be too close to highways.

Community hub and school need to be closer
to residential population.

Shift retail further to the west to leverage
existing population.

Adjacent to Highway 7 may not be an
appropriate location for park space.

Does not have office focus- should be included.

High-rise needs to be located near transit.

Community centre should be near residents
and schools/parks.

The school location may be too close to
existing schools.

Look at the potential for second floor
pedestrian overpass connections over Weston
Road.

Like the location of the mixed use precinct and
uses.

Is the retail focus achievable where proposed?

Intersection spacing may be an issue on
Highway 7 for signalization.

Southwest park space too close to Highway
400.

URBAN STRATEGIES
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3.3.2 Landowners Feedback

On March 18, 2019, the three draft Land Use
Scenarios were presented to Weston 7 area
landowners and their representatives for
feedback. The meeting included a presentation
from the consultant team on the three draft
Scenarios, followed by a question and answer
period. Landowners and their representatives
were invited to answer a series of questions

on the three draft Scenarios using a workbook
provided at the meeting, or electronically
following the meeting. The following are high
level themes and comments raised by area
landowners about the quality and character of
the scenarios:
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Comparison and General Comments

Consider revitalizing the stormwater
management pond in the southeast to
integrate into a park or open space.

Logical phasing of development will be a
challenge for all scenarios- there will be a
range of development timeframes across
the sites, with many of the retail commercial
uses not planning on moving in the short
term.

Attracting office uses to Weston 7 may be a
challenge, and must be managed to ensure
the area does not compete with the VMC.

Each of the 4 quadrants needs to work
independently, but also physically work
together as a Primary Centre and be
walkable.

Position of park spaces needs to consider
proximity of residents, and should be in
locations that will serve a high number of
residents.

Considerations for Future Phases

« Maintaining existing uses- access

and operations- is important to many
landowners. Existing noise sources need to
be factored in to planning- introduction of
residential uses need to be compatible with
existing uses.

« Transition policies are needed, and we need

to examine appropriateness of new land
uses adjacent to existing development
surrounding outskirts of the Primary Centre.
New residential is being proposed adjacent
to existing employment and major highways
in the Scenarios.

School sites need to be reviewed with school
boards- consideration should be given to
urban schools within a multi-level building
or high-rise residential building.

« The secondary transportation network

should consider existing property
boundaries.



Table 7. Landowners Feedback Summary

SCENARIO 1

SCENARIO 2

SCENARIO 3

Too much office space proposed here- it
might compete with the VMC, and may not be
feasible from a market perspective.

Distribution- why is there two park blocks on
some small blocks?

Higher density housing could make it easier
to transition to existing uses (compared to
ground-related housing).

School/community hub should be located
closer to existing residential in the northwest.

Retail nodes may not transform without
economic incentives.

Squares and retail focus streets will draw
people to the area.

Promote a place where people can live, work,
or visit by walking by creating multiple focus
spots for the area.

Some blocks are too shallow/irregular in
configuration for high-rise mixed use or mid-
rise mixed use.

Retail use and squares are a draw.

« The most balanced approach, with highest

concentration and mix of uses, located close to
Weston and 7, which is transit supportive and
walkable.

Office uses should be permitted, but not be
the focus- proposed office may not materialize.

Why are parks in close proximity to each other,
and in precincts without existing residents in
proximity?

URBAN STRATEGIES 52




3.3.3 Public Feedback

On March 25, 2019 a public Open House was
held at the Vellore Village Commmunity Centre.
Participants included members of the public
and local development community (a separate
landowners workshop was also held- see Section
3.3.2). The purpose of the open house was to
inform people about the project process, update
them on progress, and solicit their feedback on
the three draft Land Use Scenarios.

The workshop included a brief presentation on
the three draft Scenarios, and participants were
invited to share input using workbooks, as well as
through one-on-one conversations with project
team members. Information panels provided
additional information on the scenarios for
participants. The following are high level themes
and comments raised by area by the public
about the quality and character of the scenarios:
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Table 8. Public Feedback Summary

SCENARIO 1

SCENARIO 2

SCENARIO 3

Entertainment district is too far from Highway
7 (and transit). It should be moved north.

Lacks a common space or courtyard for
community engagement.

Traffic flow does not work.
Good layout/distribution of green spaces.

Office component should be contained, and
not too high.

Office buildings seem to take over the
intersection, losing the community feel.

The community hub should be moved closer
to Weston Road.

Need more spaces for civic engagement.
Neighbourhood transition areas are good.
Good location for an entertainment district.

A retail node at Ansley Grove stretches the
business centre too far. Should be contained to
Weston and Highway 7.

The 2 areas may disperse congestion- address
traffic flow.

Entertainment precinct is in a great location.

Multiple retail streets is fantastic.

Needs more green/park space.

Including a square is really important.

High rises should be closer to Weston Road.
Traffic flow looks better here.

The 5 precincts are well defined.
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3.3.4 Additional Perspectives from Urban

Strategies

In addition to the feedback gathered from the
TAC, landowners, and the public, the following
are some additional observations on the three
draft Land Use Scenarios. Each of the three
scenarios help to demonstrate challenges and
opportunities associated with varied approaches
to distribution and types of character areas.
These tradeoffs are described in more detail in
Table 9.

The ultimate land use scenario developed in
Phase 2 may be a hybrid of the three scenarios,
developed with consideration of these tradeoffs.
Some of the composite elements the ultimate
land use scenario should consider include:
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« The entertainment precinct is likely to be

most successful if located in the upper
southeast quadrant. This location is closer to
rapid transit, and comprised of the greatest
mix of land uses, including commercial retail,
entertainment/cultural, office components,
and a signature civic space surrounded by
retail uses at grade.

While retail uses should be permitted

on Highway 7, an interior retail high

street system is likely to create the most
compelling retail environment in the
northwest quadrant and entertainment
precincts, and supports a finer-grained
street network, promoting greater choice of
movement.

Existing Entertainment and Restaurant Area at Weston 7

« The park land distribution shown in Scenario

2 is most evenly distributed, with the
exception of the northeast quadrant, which
should pursue a similar distribution to what
is shown in Scenario three.

Road Work along the Highway 7 rapidway



SCENARIO 1

Table 9. Additional Perspectives from Urban Strategies

SCENARIO 2

SCENARIO 3

While it provides a focus area, the split four-
node office area may not be as attractive as an
office area located entirely in one precinct.

A entertainment precinct in the lower
southeast quadrant may be too isolated, as it is
not as close to transit as in other scenarios.

Retail nodes may not be significant enough,
and could be expanded.

The southwest quadrant park has challenging
frontage on Highway 7- the land will be
expensive, not attractive for users, not safe, and
not connected to a network.

Community hub is well located.
Improved parkland distribution.

Retail along Highway 7 may not be a desirable
location for many retail tenants or pedestrians,
and may be a challenging environment in
which to create an inviting, walkable public
realm.

There are improved synergies in this scenario
between retail focus and entertainment
district, and both are closer to transit.

Best chance to allow entertainment district to
succeed due to the complex range of uses, and
proximity to transit.

Interior retail focus away from Highway 7
creates a more comfortable pedestrian realm.

High streets and resulting secondary road
system will support increased choice of
movement.

Trying to secure parkland in high density areas
may be challenging.
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4 CONCLUSION AND RECOMMENDATIONS
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FOR PHASE 2 WORK

Phase 1 of the Weston 7 Secondary Plan
development process was focused on
understanding background conditions
and needs in the Weston 7 area,
developing a draft vision and principles for
the area, and creating land use scenarios
that describe how the area may achieve
its policy direction in the future. The role
of Phase 1 of the Secondary Plan process
was not to identify a preferred Scenario,
rather, to present the scenarios and a
series of questions for further study which
are required to assess and evaluate the
scenarios.

The following is a summary of topics for
further study in future project phases.

PHASE 1 FINAL REPORT - DRAFT LAND USE SCENARIOS

4.1 Character and Role

« Further evaluation is required to determine
the character that best suits the role
of Weston 7. This can be informed by
additional internal and external stakeholder
engagement to test the scenarios in
relationship to market demand and uptake,
City economic development objectives and
landowner plans.

« Consideration needs to be given to how
policy will be used to assist in the realization
of the area character — for example,
office requirements, retail replacement
requirements, and other policy directions to
achieve the desired character.

4.2 Transportation Network

« The Weston 7 transportation network will
be structured around a Primary and a
Secondary street network. Phase 1 work has
identified a Primary Network. The Primary
Network is the basic network of additional
streets that will frame the redevelopment
of the area. These streets were determined
in consultation with City staff, and also
informed by the transportation study
prepared as part of the 7777 Weston Road
development approval process. The primary
network is the same in all Scenarios.

« Phase 2 will require a more detailed analysis
of the Secondary Network. Local streets and
minor collectors will form the Secondary
Network. Walkways, mews and promenades

also provide connections on a pedestrian
scale. Phase 2 will evaluate the future
population density and test the capacity

of the primary street network and what
additional streets, pedestrian mews and
other connections are necessary to support
the planned growth.

« An assessment of the transportation

network in relationship to any density
scenarios will be required to understand
what streets are required to adequately
service the targeted population.

4.3 Servicing

- An assessment of servicing capacity and

storm water management infrastructure
requirements in relationship to the
targeted population and final land use
scenario is required to understand impacts
to infrastructure. In any case, both hard
and soft services need to be considered.
Outcomes of this work may feed into an
infrastructure phasing strategy where
development is tied to the provisions of new
hard and soft services required to meet the
needs of the population.

4.4 Parks and Open Space

« Phase 1draft Land Use Scenarios identified

conceptual locations for parks, whereas
Phase 2 will confirm the target population
density and associated parks and open
space.

« In Phase 2, park and open space sizing



and role will need to be confirmed and
the appropriate long term parkland
provision target for the intensification
area determined. Open space network
connections to support pedestrian and
cyclist movement will also need to be
confirmed.

4.5 Community Services

« A preliminary assessment of impacts to
Community Services was performed as part
of the Phase 1 Background Study. Impacts
of densities on community service provision
should be part of Phase 2 work.

4.6 Building Height and Density

« Phase 1 has relied on the Official Plan and
the Growth Plan for height and density
minimums. The Growth Plan requires a
minimum density of 160 persons and jobs
per hectare for MTSAs, and the Project Area
has 2 identified MTSAs.

« Phase 2 will determine the ultimate density
with input from City-wide Major Transit
Station Area study and the Official Plan
Review. Building heights and forms should
be tested in correlation with the ultimate
target density.

4.7 Land Use

« Modifications to the existing mid-rise mixed
use or commercial mixed-use land use
designations could be considered if there is
a demonstrated need, achieved through a
land use needs assessment study.

« If changes were to be considered to
the community commercial mixed use
designation to increase the permitted uses
in those areas, a minimum non-residential
depth should be established to buffer
residential uses from 400 series highway
corridors.

4.8 Density

« A key to determining the ultimate maximum
density for Weston 7 will be understanding
the capacity of the transportation network
and the role of the two Weston 7 MTSAs
in relationship to other MTSAs within the
City and Region. In this regard, additional
information is required such as:

- Outcomes of MTSA Study

- City of Vaughan and York Region Official
Plan Review Process

« Development yields should be evaluated
in relationship to the land use mix
recommendations developed by Hemson
as part of the Phase 1 Background Report,
policy-based people and job targets and
landowner expectations and plans.

4.9 Height

« Various built form typologies should be
explored that align with prescribed density
and height ranges and used to refine a
desirable height range for Weston 7.

« Transition heights and related policies

to existing residential communities and
other sensitive land uses will need to be
determined.

« Further height and density analysis will
be an iterative process, incorporating
an understanding of related impacts to
Transportation, Servicing Networks, Parks
and Open Space provision and Community
Services.

4.10 Conclusion

The Weston 7 Secondary Plan Phase 1 project
has focused on creating a draft vision and
guiding principles for growth in this Primary
Centre, as well as three draft Land Use Scenarios
illustrating the potential role and character of
the area. This work will help to define the Weston
7 area in relation to other Primary Centres in
Vaughan, including the neighbouring Vaughan
Metropolitan Centre.

Future project phases will further evaluate and
test these three draft Scenarios to develop a
preferred Land Use Scenario and Secondary
Plan policies for Weston 7. The development of
a preferred Scenario will require further study
of a range of considerations, including the
target population for the area, building heights
and density, location and size of parks and
open space, and the ultimate transportation
network for the area. The land use concept and
policies for the Weston 7 Secondary Plan will be
grounded in the vision and guiding principles
developed in Phase 1, to create a mixed-use
urban community that is inclusive, connected,
and future-friendly.
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Introduction

The City of Vaughan has initiated the Weston and Highway 7 Secondary Plan Phase 1
study. The study builds on a variety of provincial, regional and City plans and policies,
including the York Region Transportation Master Plan, York Region Official Plan,
Vaughan Official Plan, the Growth Plan for the Greater Golden Horseshoe (GGH), and
Metrolinx’s 2041 Regional Transportation Plan (RTP). The first task of this Phase 1 study
included the Transportation Needs Assessment Report which included a comprehensive
review of the planning context, assessment of existing conditions for all modes of travel,
and creation of a draft problem and opportunity statement.

This report will document the feedback from key stakeholders on the constraints and
opportunities that were identified. The stakeholders consulted include York Region
Transit (YRT), York Region (YR) / York Region Rapid Transit Corporation (YRRTC), and
the Ministry of Transportation Ontario (MTO).

Building on the feedback from stakeholder meetings and from the public, the
transportation constraints and opportunities have been refined.

Lastly, this report will identify the requirements for the next phase of the study, including
the framework to conduct what-if scenario testing, refinements to the Phase 1
transportation work, and the data needs, tasks, and timeline for future phases of the
transportation study.

The transportation preliminary assessment work was conducted in conjunction with the
rest of the Phase 1 work, which included the development of land use scenarios as
documented in the Weston 7 Secondary Plan Phase 1 Final Report.

Stakeholder Consultation

Throughout Phase 1 of the study, consultation meetings were held with agency
stakeholders to guide and shape the Weston-7 Secondary Plan and to inform future
phases of the study.

Consultation with York Region Transit

Key findings from the consultation with YRT are summarized as follows:

On-Demand Transit Pilot: YRT is implementing a pilot program for on-demand transit
service in this area, which will replace Route 561. This transit line will connect the Blue
Willow Terrace (senior apartments), Chancellor community centre, Fortinos, Walmart,
and the Vaughan Metropolitan Centre (VMC) Subway Station.

e There will be one vehicle available to provide the service. Once the service has
been requested, it is expected to take 5 to 10 minute to arrive depending on the
availability of the vehicle. The trip origin-destination data will be make available
as the service provider will collect it monthly.
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2.2

e This program may be supported by planning for lay-by parking spaces in the
vicinity of the VIVA stations.

Origin-Destination Data: The project team requested origin-destination or transit modal
split information in Vaughan, specifically after the Yonge Subway Extension opened.
YRT mentioned that the data is not available and suggested the project team to rely on
Transportation Tomorrow Survey (TTS) data.

Grid Network to support Transit Service: YRT’s preference for development in the
Study Area is that a grid network be provided which will allow for multiple routing options.

Consultation with York Region and York Region Rapid
Transit Corporation

During the consultation with York Region and York Region Rapid Transit Corporation
(YRRTC), the following topics were discussed.

Public vs Private Design Standards: It was recognized there are challenges when
private roads are intended to serve the public and therefore should be designed to public
standards (for example, design standards for the City of Vaughan);

Secondary Plan Precedents in York Region: The project team asked for good
examples of a successful area surrounding the existing VIVA stations. YRRTC indicated
the Region is in a transition period, and therefore there may not be any best examples to
look at. It was suggested that the project team could reference examples from other
jurisdictions. The Region is aiming to bring pedestrians to rapid transit lines and bring
cars away from rapid transit lines. YR and YRRTC stressed that it is important to
implement a fine grid road network.

Secondary Plan Study Improvements: YR and YRRTC suggested that the public
space element has been missing from many secondary plans. The Weston 7 study area
should be planned as a destination for people to go and gather, and public space will be
a crucial element for it. It was also suggested the project team to define objectives for
this Secondary Plan, such as prioritizing pedestrians and transit. The study area should
be designed to a pedestrian scale, and destinations should be within walking distance.

Implementation of the Secondary Plan: It was recognized that some landowners may
have short term visions, which could potentially be in conflict with the long term plan.
Developers may also have aggressive short term ambitions, and the project team should
consider how to achieve the long-term goal while providing a smooth and appropriate
transition period.

vivaNext Construction Timing: Expected to be complete by the end of 2019, with
landscaping completion by 2020. YRRTC indicated ideally there will be no changes to
the design at this time, and any recommended changes to the design of Highway 7 will
have to be approved by York Region.

Potential improvements: The project team consulted YR for any improvements that the
study team should not consider, for example eliminating double left turns (e.g., the
double left turns on from Highway 7 to Famous Avenue) and extending Windflower Gate
to Weston Road which will likely impact the future of Weston Road Environmental
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Assessment (EA). YR and YRRTC were not opposed to these potential
recommendations.

Weston Road EA: The widening of this road from four to six lanes is not in the Region’s
10-year Capital plan, therefore the EA has not been initiated.

Safety Review: YR indicated a safety review is needed for the study area, specifically for
the intersection at Weston Road and Highway 7. YR also indicated that there is a lack of
a fine grid network in the study area. Double left turns might not be needed in the future,
and eliminating double left turns could resolve some of the challenges for pedestrian
crossings as the space could be allocated to provide a pedestrian refuge in the median,
or the pedestrian crossing distance could be reduced.

Consultation with MTO

The consultant team and MTO discussed the following topics.

Vaughan Metropolitan Centre Secondary Plan: The City indicated that they are
continuing to monitor and study conditions for the build-out of the VMC, and are
considering reviewing the Secondary Plan.

VMC Surrounding Areas Study: it was noted that this study did not meet MTO’s
expectations and requirements. The trip generation rates for the next phase of this study
should be reviewed and discussed with MTO. It was also noted that the Langstaff
interchange may be upgraded to a full interchange and could potentially cause an issue
due to its proximity to Bass Pro Mills and Rutherford intersection.

Colossus Overpass: MTO staff raised significant concerns about the Colossus
Overpass. It was noted that initial preliminary design work indicated that the connection
could not be tunneled due to the water table, and that proposed overpass structures
would require grades that did not meet MTO design criteria. Subsequent to the meeting
with MTO, it was confirmed that further preliminary design work was completed in 2015,
which modified the proposed overpass structure appropriately to meet MTO design
criteria.

Highway 400 HOV lanes: it was noted that the HOV lane network on Highway 400 is not
planned to be extended to Highway 7 due to physical constraints. MTO also prefers to
not convert existing lanes to HOV lanes, requiring HOV lanes to be assigned from newly
constructed lanes.

Famous Avenue and Highway 7 intersection and the traffic conditions at 7777
Weston Road: MTO does not support modifying Highway 7 and Famous Avenue/7777
Weston Road access to a full moves intersection, due to the close proximity to the
Highway 400 off-ramps and the Highway 7 and Weston intersection. The southbound
right movement from 7777 Weston Road was not allowed due to an unsafe weave with
traffic looking to access Weston Road southbound. It was noted that there are currently
issues of traffic from 7777 Weston Road looking to access southbound on Weston Road.
Due to the existing road network and westbound left queue on Northview Blvd, MTO
noted that some traffic may need to travel in the opposite direction, across Portage
Parkway to Edgeley Boulevard onto Highway 7, in order to access Weston Road
southbound.
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Signal timing on Weston Road: MTO indicated signal timing is a major issue. There is
poor coordination between the Weston and Northview Blvd and the Weston and Highway
7 intersections. Furthermore, the limited southbound green, results in westbound left
traffic from Northview Blvd queuing.

Suggestion to consider partial ramps at Portage Parkway: MTO expressed concerns
with decision point distances, weaving, and safety. These potential partial ramps will be
located too close to the Langstaff interchange. Spacing of at least 2km is preferred.
Ramps should also terminate to a municipal road, and MTO will not accept ramps
terminating to private roads. MTO did not indicate that they are opposed to this idea, but
the project team would need to make a strong case and demonstrate to MTO that
operations are acceptable.

Future VISSIM modelling: MTO has a VISSIM model specific to the southbound off-
ramp on Highway 7 leading to 7777 Weston Road. York Region has a VISSIM model for
the Vaughan Metropolitan Centre and Surrounding Areas Study. MTO suggested the
project team to use either York Region’s model or build our own model, although MTO
expressed that they disagreed with York Region’s model’s parameters and assumptions,
and updated modelling will have to consider new trip generation assumptions from
increased density at the VMC. MTO should be consulted on the new model development
to ensure assumptions meet their expectations.

14m setbacks: The project team consulted MTO on the 14m setback requirements from
MTO infrastructure. MTO indicated elements that are not critical to the functioning of a
site can be placed within the 14m setback. As long as the land owner is not opposed to
MTO coming in and removing elements within the setback when it is required. Another
example of this is that parking in excess of zoning requirements could be removed.

Other key improvements: MTO is supportive of the following potential improvements for
the study area

e A more direct connection / alternative route back to Highway 7 from Portage Parkway
(i.e. extend Fieldstone Drive towards Ansley Grove Road);

¢ “Ring Road” type system around the VMC and Weston/7, flanked by Ansley Grove,
Colossus, and Portage Parkway; and

e More connections across Highway 407 to the south.

In addition, the transportation will need to be reviewed and approved by MTO and 407
ETR. The study should:

¢ Include all provincial highways, intersections, and interchanges that will be impacted
by the proposed development and all nearby proposed developments, as all
developments will impact the provincial facilities including the existing and proposed
access points.

o Demonstrate the transportation impacts of the proposed developments can be
mitigated with the proposed traffic network, and the impacts can be addressed in a
manner that is consistent with the study objectives, in compliance with the MTO
Traffic Guidelines and 407 ETR Requirements.

e Base on a full development of the site and clearly address the phasing of the
development.
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e The study should include detailed maps and diagram showing the existing and
proposed transportation facilities, including roads (with number of lanes, posted
speeds, and traffic controls), intersections indicating signalization, restrictions on
movements, transit routes, and transit stations.

e |tis the proponent responsibility to retain a qualified (RAQS approved) transportation
consultant experienced in transportation planning and traffic engineering, familiar
with Ministry requirements and standards.

It is also noted that the MTO also requires that any new buildings/structures (including
internal roads and detention ponds etc.) above and below ground be setback a minimum
distance of 14 m from the Highway 400 and 407 ETR property line. Ministry permits are
required for all buildings located within 46m from Highway 400 and 407 ETR property
line and within a radius of 800m from the centrepoint of Highway and 407 ETR and any
municipal roads intersections, prior to any construction being undertaken. The
application is available through the Highway Corridor Management permits on MTO’s
website, and permits can be obtained after MTO and 407 ETR approvals are received.
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3 Constraints and Opportunities

The Phase 1 Transportation Needs Assessment Report conducted a detailed analysis of
the existing conditions and constraints for the Weston 7 study area. Based on the
stakeholder consultation and existing conditions, the following constraints were identified:

e The existing built form is characterized by very large blocks bounded by arterial and
collector roads with extensive surface parking lots. The built form is auto-centric and
discourages walking and cycling in the study area;

e The existing transportation network is primary designed to accommodate vehicles
and improved facilities are needed to accommodate pedestrians and cyclists of all
ages and abilities;

e Major arterials (Highway 7 and Weston Road) and highways (Highway 400 and
Highway 407 ETR) create major barriers for pedestrians and cyclists to cross safely;

e As aresult of the existing built form and transportation network, 96% of people travel
to/from the study area as an auto driver or auto passenger;

e Safety can be improved for all modes of transportation in study area — in addition to
pedestrian and cyclist concerns, the intersection at Highway 7 and Weston Road has
been consistently ranked as one of the highest collision intersections in York Region;
and

e The existing traffic operations need improvement. There is a lack of network
connectivity, which results in significant congestion across the study area, particularly
at the Highway 7 and Weston Road intersection.

Eight major opportunities were identified:

1. Creation of a grid street network;

A transportation network for all mobility users;
Improving safety for all modes of travel,

New innovative smart mobility plan and TDM measures;
Increase sustainable modal share;

Optimize the existing road network;

Consider additional access to Highway 400; and

© N o o ~ w0 DN

Extend Portage Parkway / Chrislea Road west of Weston Road.

The constraints and opportunities are discussed in the following sections.

3.1 Creation of a Grid Street Network

At present, the Weston 7 Secondary Plan study area street network is characterized by
very large blocks bounded by arterial and collector roads with extensive surface parking
lots. This auto-centric built form encourages driving by requiring pedestrians to walk
longer distances to reach their destinations, often across unfriendly environments or
along informal paths such as surface parking lots. It also reduces choices for all modes,
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funneling traffic into a discontinuous hierarchy of a few roads, rather than a continuous
network.

The planned intensification of the study area offers an opportunity to break up the
existing “superblock” pattern, establishing a finer-grained street network with a walkable
block structure. Increasing the grid network density would increase the number of options
available to all modes, add road capacity to the network, balance mobility choices for
walking and cycling trips within the study area due to improved connections across the
land uses, and increase the pedestrian catchment area for vivaNext BRT stations.

A stakeholder workshop was held at the outset of this study where attendees
brainstormed a preliminary street network for consideration in future phases of this study.
The map is shown in Figure 3-1.

Figure 3-1: Preliminary Street Network from the Stakeholder Workshop

3.2

A Transportation Network for All Mobility Users

The existing transportation network is designed to accommodate vehicles. As a result,
streets within the study area have been largely designed to accommodate private
vehicles, and generally lack facilities to accommodate other modes of transportation,
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such as walking and biking. A large portion of the land use is parking, again for the
purpose of accommodating access to retail stores through driving. Streets in the study
area do not fulfill their vital role as public spaces to enhance the environment and
community. This auto-oriented focus results in the high auto mode share (97%) of the
area even though more than half (51%) of visitors to the site are from Vaughan, and 24%
of the trips are under 3km, which can be made by transit, walking, or cycling.

There is a need to create a Complete Street network in the study area to balance the
needs of pedestrians, cyclists, transit users, drivers, and goods movement. Many
guidelines provide recommendations on how to build a complete street, such as the
National Association of City Transportation Officials (NACTO) Guidelines and the Ontario
Traffic Manual (OTM) Book 15—Pedestrian Crossing Facilities and Book 18—Cycling
Facilities. They can provide guidance in the redesign of the existing street network to
improve the comfort and safety of the road system and to provide high-quality
infrastructure for all modes of travel.

In addition, pedestrian and cycling only connections can be created to improve the
accessibility and connectivity of the study area and reduce automobile dependency.
Pedestrian crossings should be improved, especially across Weston Road and Highway
7, as they are the major barriers for pedestrians to access and travel within the study
area. This can be accomplished by redesigning the existing pedestrian crossings or
adding new dedicated pedestrian crossings at necessary locations. It is noted that the
vivaNext plans will provide an improved crossing across Highway 7 with the
implementation of median bus platforms. The Weston-7 Secondary Plan should
supplement the vivaNext plans. In addition, connections into public parkland spaces and
community facilities should be considered.

There is also a need to improve roadway connections at specific areas, such as
connections to provincial highways. The use of land within the study area should be
reviewed to determine options to provide better accessibility and connectivity for all
modes of travel.

The transportation network will have to consider the area’s ongoing role as a retail hub,
the needs of pedestrians and cyclists accessing vivaNext BRT and VMC subway station
from areas, future intensification, and truck traffic through and within the study area,
particularly to light industrial sites to the southwest of the study area and to the north of
the study area. Future phases of the study should take these mobility needs and
priorities into account when making recommendations, while recognizing streets’ roles in
placemaking and prosperity.

3.3 Improve Safety for All Modes of Travel

Safety can be improved for all modes of travel in the study area. Providing a complete
street network and better pedestrian connections throughout the study area, and at
highways, safety will be improved for vulnerable users such as pedestrians and cyclists.

The intersection at Highway 7 and Weston Road has been consistently ranked as one of
the highest collision intersections in York Region. It is recognized that safety may be
improved for this intersection after the reconstruction of Highway 7. This should be
considered in future phases of the study.

8 | May 13, 2019



3.4

Preliminary Transportation Assessment Report FINAL I_)?
Weston Road and Highway 7 Secondary Plan Phase 1

More specifically, safety challenges exist where cyclists and pedestrians must traverse
Highway 400 and Highway 407 ETR interchanges. However, with the Highway 7 West
vivaNext project is planning to implement a median multi-use trail between Famous
Avenue towards the VMC, and this will eliminate pedestrian and cyclist conflicts at the
free-flow on-ramps. The issue remains at the Highway 407 ETR ramps however, and
solutions to allow pedestrians and cyclists to traverse these ramps safely should be
explored in later phases of this study.

Finally, it is recognized through studies such as the City’s Pedestrian and Bicycling
Master Plan that Vaughan residents feel safer when cycling in a separated cycling
facility. Literature also supports the use of separated cycling facilities to improve the
safety of cycling. Introducing separated cycling infrastructure has the immediate benefit
of improving the safety of this mode of transportation, with the long-term benefit of
increasing the use of sustainable modes.

New Innovative Smart Mobility Plan and TDM
Measures

The Smart Commute program has demonstrated successful shifts in mobility behaviour
away from the single occupant vehicle. This Secondary Plan has the opportunity to
encourage or require the program for developments in the study area and provide
tailored Transportation Demand Management to match the needs of local businesses
and residents. Existing smart mobility technology (such as Transportation Network
Companies) and car share programs for trips during the day could also be used to shift
travel behaviour away from single-occupancy vehicles to other modes.

Emerging technologies and increased sustainability awareness are beginning to lead the
population towards utilizing non-traditional travel options such as car-sharing, ride-
sharing, and bike-sharing. These non-traditional options have the potential to reduce
reliance on single-occupant vehicles. Support for these options can be facilitated by
creating designated, comfortable waiting areas to find a bike-share rack, car-share
vehicle, or wait for a ride-share driver. One concept for providing this “one-stop service
point” for multimodal systems is called “EcoMobility hubs™* 2. An illustration of an
EcoMobility hub is provided in Figure 3-2, which shows a large scale hub incorporating
multiple systems. These hubs may also be smaller scale, such as an on-street car-share
station or an integrated bike share and bus stop. These measures can improve the
transit mode share in the study area and help achieve the targets indicated in York
Region and City of Vaughan OP.

' Karim D. M., Innovative Mobility Master Plan: Connecting Multimodal Systems with Smart Technologies, Disrupting
Mobility Conference, MIT Media Lab, Cambridge, USA, November 11~13, 2015.

2 Karim D. M., Creating an Innovative Mobility Ecosystem for Urban Planning Areas, Disrupting Mobility - Impacts of
Sharing Economy and Innovative Transportation on Cities, Springer Book, Lectures in Mobility, ISBN: 978-3-319-
51601-1, pages 21-47, 2017.
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Figure 3-2: EcoMobility Hub Concept

Source: multi mobility, Sophia von Berg, 2014

3.5 Increase Sustainable Modal Share

The VMC subway station was opened in December 2017, and the vivaNext transitway
along Highway 7 is scheduled to open in 2019 and includes two stops in the study area:
Weston Road and Ansley Grove Road. These critical higher order transit investments
provide the spine of a sustainable transportation system. Further to the policy direction of
the Vaughan Official Plan 2010, which targets a transit mode share of 40% in the study
area, the key opportunity in the Weston-7 Secondary Plan is to maximize connectivity to
the transit stations within and adjacent to the study area.

Multi-use paths and bike lanes are planned on Highway 7 as part of the VivaNext Plan,

and bike lanes are planned on Weston Road and collector roads such as Chrislea Road
and Colossus Drive. This will provide sustainable travel options for people to connect to
transit stations in the area.

A large portion of the study area is within a 500 metre walk to the vivaNext transit
stations. To maximize the convenience of walking to the transit stations, pedestrian
infrastructure should be provided or improved on all roads in the study area, especially
those with lower pedestrian level-of-service scores as noted in the Transportation
Needs Assessment Report. Pedestrian network improvements serve a dual role of
increasing the attractiveness of transit as a travel option, and improving pedestrian
connections from transit stops to destinations within the study area.

With these opportunities in mind, the land use and built form alternatives to be explored
in later phases of this study will need to consider significant shifts in transit and non-auto
modal share in line with the established policy goals.
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Optimize the Existing Road Network

The existing road network should be reviewed and optimized in concert with
development as part of the future phases of the Secondary Plan, and during
implementation of the Secondary Plan. Some measures include improved traffic signal
coordination along Weston Road between the Northview and Highway 7 intersection, as
well as coordination of adjacent intersections and corridors, review of turn lane
requirements, and queue jump lanes.

Furthermore, all options to improve access to the Secondary Plan area should be
investigated, including modification/relocation of existing intersections.

Consider Additional Access to Highway 400

One of the keys to unlocking the growth potential of the study area not only for Weston 7
but also for the VMC, is to provide alternate access to Highway 400. Highway 7 is
extremely congested at Weston Road today, and providing additional options to vehicular
traffic will significantly improve congestion in the study area. While it is recognized that
MTO has concerns about interchange spacing, future phases of this study should
explore the potential opportunities to provide an alternative Highway 400 access to
Weston 7.

Extend Portage Parkway / Chrislea Road west of
Weston Road

A more direct connection to Highway 7 from Portage Parkway / Chrislea Road should be
considered west of Weston Road. Right now, there is access via Fieldstone Drive,
Windflower Gate and Ansley Grove Road, but the route is already congested with
multiple turns and does not provide a feasible through-route. Through development
however as lands become available, the possibility of reconstructing the roadway along
the north-western boundary of the study area should be strongly considered. This
through-route would also be designed to discourage movements into the nearby
residential neighbourhoods.

Transportation Study Framework

This section outlines a framework for the comprehensive Transportation Study to be
completed alongside future phases of the Secondary Plan study. The Transportation
Study should be completed under the Master Planning process, following Phase 1 and 2
of the Municipal Class Environmental Assessment (EA) process. This process is required
as new roads and road extensions may need to be completed as a Schedule C Municipal
Class EA, and this approach will provide a holistic review of the proposed transportation
network and support streamlined approvals from Council and agencies.

The framework involves the identification and assessment of alternative land use
scenarios, analysis and identification of a preferred alternative and supporting policies for
implementation. The framework will incorporate and evaluate, at minimum, the following
components:
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4.1
411

4.1.2

o Testing of grid street network options based upon the work of the “Weston 7
Secondary Plan Phase 1 Final Report”, and in concert with land use / growth to
maximize connectivity and efficiency;

e Evaluating an active transportation network that is comfortable and safe;

e A Multimodal Level of Service approach to evaluate network connections and
infrastructure;

¢ The effects of new mobility options; and
¢ A travel demand management and parking strategy.

In addition, the transportation will need to be reviewed and approved by MTO and 407
ETR, as discussed in Section 2.3.

A transportation analysis framework, data needs, and an actionable work plan with
estimated timelines are detailed further in the following sections.

Transportation Analysis Framework

Objective

The objective of the transportation network in the Weston 7 Secondary Plan is to create
a multi-modal and connected network for people who walk, cycle, take transit, and drive,
maximize safety for all users including vulnerable users such as children and elderly,
integrate with, support and improve proposed developments, and position streets as
locations for placemaking and extended public realm.

Recommended Analysis Process

The following flow chart (Figure 4-1) illustrates the overall process, while the following
sections provide additional detail with respect to each of the four stages of the
transportation modeling process.

Figure 4-1: Model Development

Model Development

ITE Trip Generation Manual Legend

Existing land use Data Inputs

TTS mode share —  Develop Multimodal TrlpIGeneratlon Spreadsheet

A4 v Outputs

Proxy survey Auto Trips Pedestrian, Cycling,
Transit Trips Transportation Analysis

York Region EMME model Calibrated Weston 7
Traffic counts EMME Model

—  Traversal Matrices Deliverable

Calibrated Weston 7 Calibrated Weston 7 _

o Travel time,
Synchro Model Vissim Model LN e

Signal timings
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The analysis process will conduct multimodal trip analysis to test various scenarios
against an improved transportation network/new mobility options, and land use
alternatives. This requires a multimodal trip generation spreadsheet/tool and a sub-area
model to distribute and assign trips in different modes. This tool should include:

e A multimodal trip generation spreadsheet which:

0 incorporates ITE trip generation to account for varying trip making characteristics
by specific land use types and time period

0 incorporates mode share estimation based on proximity to higher order transit
and which may account for “what-if” scenario testing of new mobility options

0 generates trip productions and attractions for all travel modes

o utilizes, to the extent possible, local trip generation information including site
surveys

e An EMME model with a disaggregated zone system (e.g., parcel or block level) and
detailed network to allow for refined analysis for scenario testing and assignment of
multimodal trip generation

e A Synchro model to assess intersection capacity and to optimize signal timings
based on future turning movements estimated by the EMME assignment and
distribution

o VISSIM traffic microsimulation modelling will be used to assess the land use options
to understand impacts to higher-order transit service and queuing and delay issues
throughout the Secondary Plan Area plus a segment of Highway 7 east of the SP
area including the Highway 400 ramp terminals. Depending on the City’s budget for
the study, we see three potential options for the modelling effort::

0 OPTION 1: Static assignment model for the Highway 7 corridor only, Ansley
Grove to Highway 400 NB off-ramp.

0 OPTION 2: Dynamic assignment model for the Secondary Plan area plus
Highway 7 easterly to Highway 400 NB off-ramp.

0 OPTION 3: Dynamic assignment model for a broader study area to capture the
impacts of improvements to the Langstaff Road interchange and potential ramps
at Portage Parkway. The study area for the VISSIM model would include
Langstaff Road to the north, Weston Road and the SP area to the west, the SP
area boundary to the south, and Highway 400 NB off-ramp at Highway 7 and
Highway 400 to the east.

The analysis process is illustrated in the following flow chart in Figure 4-2.
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Figure 4-2: Recommended Analysis Process

The baseline land use assumptions developed from the findings of the Weston 7
Secondary Plan Phase 1 Final Report will be used to evaluate and determine a
preliminary preferred street network. Using the modelling tools developed and the
findings of the Weston 7 Secondary Plan Phase 1 study, an analysis of emerging land
use options will be carried out. A preliminary assessment should be carried out to
determine a preferred primary street network, which are intended to be roads that meet
the traffic capacity requirements of the study area. This should be a high-level
assessment based on EMME outputs, connectivity measurements and other measures
as appropriate. Further, it is noted that specific VISSIM analysis may be required to
inform the feasibility of street options. Following the preliminary preferred street network,
a refined set of land use options should be developed based on the primary street
network which will be tested to the intersection level to understand development capacity
impacts. This will inform the selection of the preferred land use option.
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Further testing and analysis of the preferred land use option should then be carried out to
rationalize and refine the primary street network, identify additional streets and determine
an appropriate street hierarchy. As noted, we recommend that a Transportation Master
Plan following phases 1 and 2 of the Municipal Class EA process be carried out in
parallel to the Secondary Plan process. TMP alternatives will be developed to address
the problem and opportunity statement arising out of the Phase 1 analysis plus baseline
future conditions with the preferred alternative. Ultimately, the preferred alternative will
result in a suite of transportation infrastructure recommendations and policies to be
carried forward for implementation or further study as per EA guidelines and
requirements.

Data Needs

Available Data and Documents from Phase 1 Transportation Study

Table 4-1 and Table 4-2 summarizes the available documents and turning movement
counts (TMCs) from Phase 1 Transportation Study. In addition, the 2012 Commercial
Vehicle Survey (CVS) was provided by the Ministry of Transportation Ontario (MTO),
which includes daily truck origin-destination trips to or from York Region. The City of
Vaughan provided Strava Metro information, which includes bike counts based on
activities from people who choose to log and upload their trips. Lastly, York Region
Transit (YRT) provided weekday, Saturday, and Sunday transit boardings and alightings
by time periods for transit routes in the study area:

* Route 10 Woodbridge, which operates as a DAR service during the weekend;
* Route 165 Weston;

* Route 77/77A Highway 7;

* VIVA Orange; and

« Brampton 501 Zim as daily total only, as ridership by time period is not available.
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Table 4-1: Available Documents from Phase 1 Transportation Study
CMeniopalty |
Provincial Planning Context 407 Transitway
York Region Transportation Master Plan (TMP) 2016
York Region Official Plan
Regional Planning Context York Region vivaNext Plan (2017)

York Region Transportation Mobility Plan Guidelines for Development Applications
(2016)

Vaughan 2013 Transportation Master Plan
City of Vaughan Official Plan

City of Vaughan Pedestrian and Bicycle Master Plan (2007 and 2019)

Vaughan Metropolitan Centre Secondary Plan

ggg&/aughan Planning VMC Secondary Plan - Corridor Protection: Colossus Drive Overpass Area (2015)
VMC and Surrounding Areas Transportation Study (2013)
7777 Weston Road Area Wide Transportation Study (2012)
Green Direction Vaughan (2009)

Other Planning Documents Transportation Demand Management for Toronto-York Spadina Subway Extension
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Table 4-2: Available Turning Movement Counts, Availability of Signal Timing
Cards and Assumptions

Weekend

\é’vﬁelsgzz Peak TS|Ir%?:I Assumption(s) on Estimation of
Intersection Hour Hour Car dg Missing Signal Timings and
Count Date Count Available Intersection Turning Volumes
Date
Chrislea Rd @ Portage Pkwy / May 17, June 23, No 120 sec Cycle Length Assumed, May
Commercial Access 2011 2018 2011 traffic count was adjusted with an

annual growth rate of 1.5%
compounded up to 2018 for Weekday
PM Peak Hour

Weston Rd @ Chrislea Rd / June 26, June 23, Yes -
Fieldstone Drive 2018 2018
Ansley Grove Rd @ Windflower Gate/ ~ June 26, June 23, Yes -
Pinedale Gate 2018 2018
Highway 7 @ Ansley Grove Rd / June 26, June 23, Yes -
Whitmore Rd 2018 2018
Highway 7 @ Nova Star Dr/ June 26, June 23, Yes =
Commercial Access 2018 2018
Highway 7 @ Weston Rd Dec. 20, June 23, Yes =
2016 2018
Highway 7 @ Famous Rd June 26, June 23, Yes =
2018 2018
Highway 7 @ Colossus Dr / Highway March 21, N/A Yes -
400 SB Off Ramp 2017
Highway 7 @ Highway 400 NB Off May 31, N/A No 140 sec Cycle Length Assumed
Ramp 2016
Weston Road @ Rowntree Dairy June 26, June 23, Yes =
Rd./Colossus Drive 2018 2018
Rowntree Dairy Rd @ Winges Rd / June 26, June 23, No 120 sec Cycle Length Assumed
Auto Park Cir 2018 2018
Ansley Grove Rd / Whitmore Rd @ June 26, June 23, No 120 sec Cycle Length Assumed
Winges Rd / Trowers Rd 2018 2018
Weston Road @ 407ETR WB On June 26, June 23, Yes -
Ramp / Famous Avenue 2018 2018
Weston Road @ Northview Blvd June 26, June 23, No 140 sec Cycle Length Assumed
2018 2018
Fieldstone Drive @ Windflower March 4, June 23, - =
Gate/Pottery Pl [Unsignalized] 2015 2018
Northview Blvd. @ 7777 Weston Road N/A June 23, - Assumed from current PM peak
Access [Unsignalized] 2018 volumes of the neighboring

intersections, and an older count of
July 31, 2012 of another neighboring
intersection
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4.3

Outstanding Data
The following data is required for the next phases of the transportation study:

e Detailed historic collision data over a period of at least 5 years from the City of
Vaughan should be collected and reviewed to identify any potential for safety
improvement which can be implemented through the Secondary Plan.

o Weekday and weekend peak turning movement counts on intersections along
Highway 7 after vivaNext construction is complete. Ideally, over one to two months
should pass before data is collected in order to allow enough time for travel patterns
to adjust to the new infrastructure. The minimum data to be collected should include
7:00am-9:00am and 12:00pm-6:00pm during weekday, and 3:00pm-7:00pm on
Saturday.

e Updated signal timing information, including at intersections where signal timing was
not available for this study, and along Highway 7 post-vivaNext construction.

Proposed Work Plan Input

The following tasks are representative of those that should be carried out in support of
the proposed transportation analysis.

Task 1 Data Collection and Review

Task 1.1 Review of the Phase 1 existing conditions assessment.

e Review of existing City, Regional, and Provincial policies as listed in

e Table 4-1; and

o Review of available data and the existing condition analysis;

Task 1.2 Collecting additional data, refine Phase 1 Transportation Study
Review available data and collect outstanding data (as discussed in Section 4.2).

Due to the limitation of data and the construction on Highway 7, the following analysis is
needed to refine the Phase 1 transportation study and to assess the impact of the
vivaNext construction on Highway 7:

o Detailed collision analysis of study area intersections

e Conduct new traffic counts post-vivaNext construction and obtain updated signal
timing information. Counts should occur at least one to two months following
vivaNext construction.

¢ Conduct updated weekday and weekend intersection capacity analysis using
Synchro software based on the TMCs after the construction on Highway 7, and
comparison to the traffic conditions prior / during the construction.

e Review and draw comparisons to Phase 1 Transportation Study analysis and confirm
or update if necessary Phase 1 study findings.

e Revise or refine Problem Statement if necessary.

Task 2 Identify a preferred primary street network.
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o Identify street network options to be assessed / considered.

e Using the baseline land use scenario, conduct a comparative multi-modal
transportation analysis of the street network options. The analysis will consist of high-
level traffic analysis using EMME link volumes, connectivity index and intersection-
density.

o Identify evaluation criteria for the purposes of assessing the street network options to
arrive at a preliminary preferred alternative to inform land use options. It is noted that
the land use options identified in the Weston 7 Secondary Plan Phase 1 Final Report
will be further refined based upon the findings of this analysis.

o Determine the appropriate land use scenarios to be tested in discussion with City
staff.

¢ Identify and include any streets that can be implemented without a class EA, i.e.,
through the planning act.

o Develop a baseline preferred street network, including streets identified above and
currently planned and/or identified improvements, such as vivaNext, Colossus Drive
Overpass.

Task 3 Transportation Modelling

The transportation modeling for the transportation analysis will assess the traffic and
transit capacity impacts of development alternatives and provide input to the assessment
of transportation alternatives to satisfy the requirements of Phase 2 of the TMP process.
Upon selection of the preferred alternative, the transportation model will assess mode
share scenarios associated with infrastructure recommendations, which will result in the
selection of a preferred scenario.

The transportation modelling approach should follow the traditional four-stage process of
trip generation, mode share, distribution and assignment. The York Region
Transportation Model is an AM Peak Period macro travel demand forecasting model
utilizing the EMME platform and will be made available for application to this study. While
York Region’s EMME model provides critical inputs with respect to regional future
changes to distribution and mode shares, this focused planning study should develop a
more detailed look at travel demand estimation and analysis as follows:

e Conduct multi-modal trip generation utilizing the ITE Trip Generation Manual (9%
Edition) at the block level based on input from the future Weston 7 Secondary Plan
Phase 2 study, and future land use forecasts, including 2031 and 2041 AM and PM
peak period during weekdays and peak period for Saturdays.

o Estimate mode share based upon existing surveys (if available), Regional mode
share shifts from the York Region Transportation model, academic research, and
proxy site analysis. The mode share estimation should consider any potential
mode shifts based on existing research for different mobility options to provide an
indication of the impacts to the transportation system. This includes the impacts
of autonomous vehicles, shared mobility (bike share and ride share), on-demand
transit, travel demand management (TDM) measures, and parking strategies. For
example, research shows for every car2go vehicle, between seven and 11
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private vehicles were removed from circulation and reduced household vehicle
kilometres travelled (VKT). 3

e Develop an EMME based subarea model to distribute and assign vehicle trips to the
network. This model should include:

o Disaggregated zone level (e.g., block or parcel-based) and detailed network
to allow for refined analysis for scenario testing.

o0 Inputs based on different land use and network scenarios.

e Conduct vehicular traffic analysis to assess the traffic conditions in the 2031 and
2041 AM, PM Peak Period during the weekday and Peak Period on Saturdays.

e Forecast transit ridership in the 2031 and 2041 AM, PM Peak Period during the
weekday and Peak Period on Saturdays, conduct transit capacity analysis. If
necessary, confirm findings with YRT.

o Develop VISSIM models for the study area and calibrate the models to existing
conditions. The assumptions and parameters should be reviewed and approved by
the MTO.

e Traffic volumes from the subarea macro model will provide inputs to the VISSIM
model, which should be used to examine potential options such as additional access
to Highway 400.

Task 4 TMP alternatives
Task 4.1 Do Nothing Scenario

Based on the preferred development alternatives and the baseline preferred street
network, identify a Do Nothing scenario upon which to identify potential improvements.

Task 4.2 With-improvement Scenarios
Task 4.2.1 Identify with-improvement scenarios

Identify with-improvement scenarios, including but not limited to Chrislea Road /
Fieldstone Drive extension to Ansley Grove Road, additional accesses or ramp
modifications to and from Highway 400, and reconfigure Highway 7 and Famous
Avenue.

Task 4.2.2 Conduct detailed multi-modal transportation analysis

Conduct multi-modal transportation analysis to confirm the needs to the with-
improvement scenarios, this includes:

o Develop traffic forecast (trip generation, distribution, and assignment) based on the
preliminary land use and density forecast;

e Model 2031 and 2041 conditions for roads in the study area;

3 Martin E, Shaheen S. Impacts of Car2Go on vehicle ownership, modal shift, vehicle miles traveled, and
greenhouse gas emissions: an analysis of five North American Cities. Transportation Sustainability
Research Center, UC Berkeley. 2016.
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e Vehicular screenline analysis with volume to capacity (V/C) ratios;
e Transit screenline and V/C analysis along selected transit routes;

¢ Intersection capacity analysis for the 2041 condition for critical boundary and key
internal intersections (AM peak, PM peak, and Saturday peak) utilizing Synchro
micro simulation software;

o Level of service (LOS) and delay calculations for vehicle and transit mode (AM peak,
PM peak, and Saturday Peak);

e The impact for options such as partial ramp access Portage Parkway utilizing the
VISSIM model developed for the study area;

e Assessment of the pedestrian and bicycle network, including pedestrian level of
service (PLOS) and bicycle level of service (BLOS) evaluation and walkshed
analysis. The methodology used in the Phase 1 transportation study is documented
in the Needs Assessment Report; and

e Other metrics as identified.
Task 4.3 Identify preferred alternative

¢ Based on the multi-modal transportation analysis, identify the preferred
transportation scenario.

Task 4.4 Consultation

e Consultation with relevant stakeholders, including York Region, YRT, YRTCC, and
MTO on the analysis; and

e Public consultation, following the requirements of the Phase 1 and 2 of the EA
process.

Task 5 Implementation and Phasing
Task 5.1 Identify future actions or studies for implementation

o Identify future actions or studies to implement the preferred alternative (i.e., Phase 3
and 4 in the EA process)

Task 5.2 Recommend updates to Official Plans

e Based on the preferred alternative, recommend updates to the City of Vaughan
Official Plan and the City and Region’s Cycling Master Plan

Task 5.3 Recommend TDM measures, parking strategies, additional policies and
programming for the study area.

o Transportation Demand Management (TDM) and Parking Strategy: TDM
measures and Parking Management work together to encourage non-vehicular mode
choices, reduce the number of single occupancy vehicles, and release the peak
period pressure on the transportation network. Recognizing the study area’s close
proximity to transit, especially to VIVA service on Highway 7 and the Vaughan
Metropolitan Centre Subway station, and building on the review of TDM measures in
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the Phase 1 transportation study, suitable TDM measures and parking strategies
should be recommended to:

0 Encourage the use of sustainable modes, including transit, walk, and cycle;

0 Reduce the use of SOV and parking lots for SOV, and encourage parking
facilities for carpool trips; and

o0 Identify potential locations for public and private shared parking facilities (e.g.,
on-street, parking lots, parking structures) and required supply.

o Mobility as a Service (MaaS): MaaS recognizes the need towards mobility solutions
that are provided as a service in order to reduce the dependency on private vehicle
ownership. The Phase 2 and 3 transportation study should explore policies and
programming in order to incorporate the following topics:

0 Autonomous vehicles, ride-sharing, and bike-sharing services into the urban
landscape and infrastructure requirements;

0 Autonomous shuttles / micro transit to or from the study area and connecting
destinations such as the VMC subway station, senior homes, shopping
destinations; and

0 Using MaaS as a solution to address first and last mile challenges.
Task 5.4 Funding sources

o |dentify any funding sources to implement the recommended transportation network,
TDM measures, and parking strategies.
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EXECUTIVE SUMMARY

The City of Vaughan is growing and changing. A new subway station at the
Vaughan Metropolitan Centre (VMC) opened in 2018; the Highway 7 bus
rapid transitway, VivaNext, will be fully operational by 2019; tall buildings

are beginning to dot the landscape at locations connected to new transit
infrastructure; aging, low-density, single-use parcels of land are beginning

to evolve into higher density mixed use developments across the City,
particularly in the City's planned centres where growth and intensification

are directed. Vaughan is at the precipice of a long term transformation into a
place of greater development intensity, connectivity, and urban place-making.




By 2031, the City is expected to accommodate
approximately 167,300 new residents and

103,900 new jobs, largely in areas of the City that
are already built up. The City of Vaughan has
already advanced the thinking about how to
accommodate this anticipated growth, through
the identification of a number of strategic growth
areas. One such location identified for growth is
the Weston Road and Highway 7 Secondary Plan
area, identified on Schedule 14 of the VOP 2010 as
a ‘required Secondary Plan area’. The area is 129
hectares in size and is positioned across Highway
400 from the centre of the City's anticipated
growth, the Vaughan Metropolitan Centre (VMC).
The Weston 7 area is identified as a Primary
Centre in the VOP 2010 and intended to become

Study Area

a place to realize a connected, sustainable, mixed
use, vibrant community that is transit oriented,
pedestrian friendly and a distinct place of major
activity.

To effectively plan for the long term future of
Weston 7, the City of Vaughan has initiated a
Secondary Plan Process. The first step in this
process is a three stage study that will create

a strategy to define all the elements needed

for successful growth: new roads and active
transportation routes, new open spaces and parks,
policies to establish height and density of new
development, and hard and soft infrastructure
requirements. Ultimately the process will result in
the creation of a Secondary Plan to formally guide

— Weston Highway 7 Boundary
777 Vaughan Metropolitan Center Boundary

URBAN STRATEGIES 1



the evolution of Weston 7.

Phase 1 of the Secondary Plan process was
awarded in April 2018 and is being undertaken by
the following consultant team:

- Urban Strategies Inc. as project lead planning
and urban design expertise;

« HDR providing traffic and active transportation
planning analysis and guidance;

« Hemson providing expertise in land
economics and growth management;

« The Municipal Infrastructure Group (TMIG)
providing analysis and guidance on servicing
and stormwater; and

- Urban Equation providing sustainability
analysis and a community energy plan.

Phase 1 of the Secondary Plan development
process is focused on a background review and
needs assessment of the Weston 7 area, the
development of a vision, and the creation of
land use alternatives that describe how the area
may achieve its policy direction in the future.
This Background Report represents the first
formal document developed as part of Phase 1
of the Secondary Plan development process and
summarizes the key findings of the consultant
team’s background work.

The following are highlights of the detailed
technical analysis and site evaluation that is
contained in the background report:

2 \ WESTON 7 SECONDARY PLAN BACKGROUND REPORT

Three-stage, 12-month work plan

Stage 1
Project Kick Off
Project Kick Off
Team Site Tour

Consultation Plan

Review

Stage 2
Background Review and
Needs Assessment
Policy Review
Initial Base Mappings

Needs Assessment

Case Studies and Best Practice

Background Report

Stage 3
Visioning and
Development of Planning Framework
Vision and Guiding Principles
Land Use and Scenarios

Engagement Summary Report

Final Report

Stage 1 Stage 2 Stage 3
May 2018 e Ny e, | Sep. 2015 - Apr. 2019
May 11,2018 July 3,2018 July 18,2018 Oct. 2018 Jan.2018  Feb. 2019
Internal — - . —
Meetings
July 13,2018 Sep. 2018 Nov. 2018 Apr. 2019
Internal - —
Consultations . . . .
June 27,2018 June/July 2018 Nov. 2018 Jan. 2018
Comai o—©O o o

Consultations

Study Area Analysis

Weston 7 is intended to become a location
for compact, mixed use growth, however,

its current conditions still reflect the area's
suburban commercial character. The Weston
7 Secondary Plan Area (SPA) is currently
characterized by single storey low density
retail commercial buildings and associated
surface parking lots, with the exception of one
recent high-density residential development
at Weston Road and Highway 7. Thirty-three

hectares of surface parking dominate the site.
The sizes of the structuring blocks are large and
the area is lacking a fine-grained network of
streets. The area also exhibits limited pedestrian
infrastructure and amenities. With regards

to barriers, Highway 7, planned as a 60 metre
right-of-way, is a barrier between the north

and south portions of the Study Area; Weston
Road, forming part of the Regional Transit
Priority Netowork in the VOP 2010, isa 40 m



Highway 400

road and heavily used corridor in this area of

the City, is difficult to cross and acts as a barrier
for east to west movements; Highway 400,
spanning approximately 300 meters in width,
creates a large barrier between the Weston 7
area and the VMC. Opportunities for the future
of Weston 7 arising from the existing context
include providing greater connectivity to the
existing neighbourhoods to the north and west,
providing ridership for planned rapid transit
improvements. In addition, an open space
network exists to the northwest of the site, which
could provide an opportunity for connection and
enhancement of open space, of which there is
currently none, in the Weston 7 area.

While there are significant constraints to the site
and, given the commercial nature of many of the
land uses, full growth potential may be realized
beyond 2041 (Growth Plan planning horizon).

There is a significant amount of opportunity
and relativity unencumbered land to redevelop
and contribute to a complete, mixed used
community. Additionally, there are landowners
with significant interest in the redevelopment
and intensification of properties in the Weston 7
area. Greater mobility choices could potentially
alleviate the area's significant traffic congestion
issues. A complete Study Area analysis is
provided in the body of the report in Section 4.

Engagement Summary

The Weston 7 Secondary Plan Phase 1 process
features an engagement process for internal
stakeholders, external key stakeholders and the
general public. Although no formal decisions
regarding land use policy are being made as part
of the Phase 1 work, inputs from the public and

Roundtable Summit: discussing opportunities

Roundtable Summit, a cross section of stakeholders

URBAN STRATEGIES



Members of the public report back on their vision boards Participants working collaboratively on vision boards

key stakeholders are being used to help inform industry representatives.
the development of land use alternatives, based
on identified constraints and opportunities,
future development plans of landowners, and
community ideas and visions for the area.

. Eleven Key Stakeholder interviews with area
landowners and their representatives held in
June, July, and August 2018.

« Four interviews with area and Regional

Engagement for the project to date includes: Councillors.

« Several project website updates providing

« Roundtable Summit Meeting on June 13,2018 - ) )
information about the project.

with representatives from City of Vaughan
departments including Policy Planning,

Environmental Sustainability, Cultural Future engagement planned for the project

Heritage, Development Planning, Economic includes:

Development, Infrastructure Delivery, Parks « Community vision workshops- November 2018
Devglopment, Public Lllbrarles, Pevelopment « Land Use Alternatives workshops- January
Engineering. The meeting also included 2019

representatives from York Region, Toronto
and Region Conservation Authority, VivaNext,
York Region Transit, as well as the Public and
Catholic School Boards.

Each of the stakeholder groups provided unique

insights and perspectives on the current status

of the Weston 7 area and what the future

« ldeas Workshop on June 27, 2018, attended could hold with regards to change. While each
by members of the public and development stakeholder group brings a different lens to the

Participants discuss the areas they visit in Weston 7
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process, in general there is a common desire
for a comprehensive plan that addresses issues
such as: development density, appropriate
building heights, increased community amenity
and character, natural heritage and open
space connectivity, traffic congestion and
improved transportation for a variety of modes
and a transparent and collaborative process

to determine the Plan. A complete review of
the process and feedback themes from the
engagement are detailed in the body of the
report in Section 4.

Intensification Trends for
Commercial Centres

In many cities and towns in the Greater
Golden Horseshoe, commercial centres are
becoming prominent sites of intensification
and redevelopment, as directed by Provincial,

Regional, and Local policy planning frameworks.

Where paired with rapid transit infrastructure,
the re-imagining of commercial centres has
begun to structure a new pattern in suburban
redevelopment. In Section 5 of the report,
opportunities and challenges of suburban
transformation are explored and four case
studies are presented to explore various
lessons learned and approaches to similar
redevelopment in other contexts including:
Brentwood Station in Calgary, Golden Mile in
Scarborough, Surrey City Centre in the Greater
Vancouver area and ConsumersNext in the City
of Toronto.

Technical Reports

As part of the Phase 1study, background reports

were prepared by the consultant team including:

« Transportation Needs Assessment Report,
HDR;

« Population and Employment Outlook and
Commercial Use Assessment, Hemson
Consulting;

« Sustainability Analysis, Urban Equation;
« Community Energy Plan, Urban Equation;
« Planning Policy Analysis, Urban Strategies;

« Community Facilities and Services Study,
Urban Strategies;

« Preliminary Water, Wastewater and
Stormwater Servicing Analysis; and

« Telecommunications Memo, RTG Systems.

Each of the consultant reports is summarized in
greater detail in Section 6 and available in full in
the Background Report Appendices.

Next Steps

The Background Report includes a summary of
a range of baseline conditions and preliminary
findings about the Weston 7 area. Some of

the key findings that will be critical to the
subsequent stages of work include:

« Define the appropriate people and job targets
for the Weston 7 area in relationship to its role
in the urban structure and the overall network
of Major Transit Station Areas (MTSAS) in the
City of Vaughan.

« Reflect principles of sustainability in urban
design strategies and policy recommendations
for the Weston 7 area.

- |dentify strategies to accommodate growth
and address the high levels of traffic
congestion including the creation of a draft
new street network and transportation
demand management strategies to influence
movement patterns over time.

« Determine the appropriate open space
network to frame development.

« Clearly define Weston 7's role and character in
the City and in relationship to the VMC.

The work from this stage of research and

analysis will inform the next stage of work in the
Secondary Plan development process, where

a vision for the area is established, along with
development principles. From there, a number of
land use alternatives will be created to illustrate
various ways that development can take shape

in the future. The Final Report will provide an
analysis of the alternatives and policy directions.

URBAN STRATEGIES 5
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SECTION 01

INTRODUCTION

The City of Vaughan has initiated a
process to develop a Secondary Plan for
the area surrounding Weston Road and
Highway 7. The Secondary Plan process
has been divided into three phases; this
Background Report has been prepared
as a part of Phase 1, which is focused on
defining the role of the Weston Road
Highway 7 area as a Primary Centre
and establishing a vision and land use
alternatives that will guide change and
the scope of subsequent work needed
to complete the Secondary Plan.

The selection of a preferred land use
concept and Secondary Plan policies
will be addressed in Phases 2 and 3 of
the Secondary Plan process, which will
be awarded by the City of Vaughan
through a competitive process under a
separate contract.

\ WESTON 7 SECONDARY PLAN BACKGROUND REPORT

Introduction to the
Weston 7 Secondary Plan
Study

1.1.

The Weston 7 Secondary Plan Area (Weston

7 SPA) is defined as a Primary Centre in the

City of Vaughan's 2010 Official Plan (VOP 2010).
Primary Centres are locations within Vaughan's
urban structure that have been identified for
intensification and a greater mix of land uses. A
Secondary Plan allows for the effective direction
of land use, built form and urban design, and will
ensure this growth, intensification, and greater
mix of uses is planned logically to support the
investments in higher order transit along the
Highway 7 corridor and the area’s role as a
Primary Centre.

The 129 ha plan area is located at the intersection
of Weston Road and Highway 7 in southern
Vaughan, and includes all 4 quadrants of this
intersection. It is bounded by Fieldstone Drive,
Chrislea Road, and Portage Parkway to the
north, the Highway 400 corridor to the east, the
Highway 407 corridor and Winges road to the
south, and Ansley Grove road, Whitmore Road,
and Winges Road to the west.

The plan area is located immediately to the west
of the Vaughan Metropolitan Centre (VMC). The
VMC is identified as an Urban Growth Centre in
the Growth Plan (2017).

Today, Weston 7 functions as a regional
commercial centre, characterized by low-
density, auto-oriented uses situated on relatively
large blocks and land parcels. Businesses in

the area are primarily large format retail and
entertainment uses with extensive surface
parking areas.



Density Targets Used in the Weston 7
Secondary Plan

The purpose of the Background Report is to
explore a range of factors that will influence
future growth in the Weston 7 study area. Part
of the information conveyed in the Background
Report are density targets, numbers that
estimate the potential people and job growth
that could occur at this location.

The density targets included in this study reflect
direction for growth found in the existing policy
framework as well as evaluate densities beyond
what is currently anticipated.

The in-force policy framework informing the
density targets includes:
Minimum density target of 160 people and
jobs per hectare for Major transit Station
Areas served by light rail transit or bus rapid
transit (Growth Plan 2017.2.2.4.3.b) ;

FIGURE 1. Estimated Policy Review Timeline

A long term density target of 2.5 FSI for Key
development areas (Intensification Areas

on Regional Corridors) (Official Plan Policy
2.257.); and

Contribution the Local Municipal
Intensification Targets set by the Region of
York (York Region Official Plan 5.1.2, and 5.3.3)

Densities explored in the Background Report
that go beyond those identified in the current
planning framework are included in this study
as a proactive measure in light of the upcoming
York Region Official Plan review and City of
Vaughan Official Plan review., and are not
intended to preclude any findings of these
reviews or the City’s or Region’s ongoing study
of the Major Transit Station Areas, nor any future
Official Plan Review process

These processes are outlined in the timeline
found in Figure 1 below, which illustrates an
estimated planning policy review timeline based
on information available at the time of this
background report.

The ultimate Weston 7 Secondary Plan policies
will conform with all higher order planning
policies in force at the time of its approval,
including the Provincial Policy Statement, The
Growth Plan for the Greater Golden Horseshoe,
the York Region Official Plan, and the City of
Vaughan Official Plan.

URBAN STRATEGIES



FIGURE 2. Weston Highway 7 Secondary Plan Study Area
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Weston 7 Secondary Plan Process Source: City of Vaughan
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Three-stage, 12-month work plan

Stage 1 Stage 2 Stage 3
Project Kick Off Background Review and Visioning and
Needs Assessment Development of Planning Framework

Project Kick Off Policy Review Vision and Guiding Principles

Land Use and Scenarios

Team Site Tour Initial Base Mappings

Consultation Plan Needs Assessment Engagement Summary Report

Case Studies and Best Practice Final Report

Review

Background Report

Stage 1 Stage 2 Stage 3
May 2018 May - Sep. Sep. 2018 - Apr. 2019
May 11, 2018 July 3, 2018 July 18, 2018 Oct. 2018 Jan.2018 Feb. 2019
Internal o _ . _—
Meetings
July 13,2018 Sep. 2018 Nov. 2018 Apr. 2019
Internal
Consultations ‘ ‘ ‘ ‘
June 27,2018 June/July 2018 Nov. 2018 Jan. 2018
External
Consultations . . . .
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1.2. The Consultant Team and
Project Timeline

The City of Vaughan has engaged a team of
consultants, led by Urban Strategies Inc., for
Phase 1 of the Weston 7 Secondary Plan process.
This Background Report has been developed by
the following consultant team:

« Urban Strategies Inc. as project lead and
providing planning and urban design
expertise;

« HDR providing traffic and active transportation
planning analysis and guidance;

« Hemson providing expertise in land economics
and growth management;

« The Municipal Infrastructure Group (TMIG)
providing analysis and guidance on servicing
and stormwater; and

« Urban Equation providing sustainability
analysis and a community energy plan.

The consultant team is working together with
the City of Vaughan through the Policy Planning
Division to deliver this project. The project
timeline shown on the opposite page provides a
snapshot of the key stages of work, deliverables
and consultation events.

1.3. Report Purpose and Contents

This Background Report provides a
comprehensive overview of baseline conditions
in the Weston 7 SPA gathered through an
initial needs assessment, document review, file
analysis, and early stakeholder consultation.
Building on this information, this report also
includes high level directions that will inform
the development of land use alternatives in
subsequent stages of the project.

This Background Report provides a summary of:
« The site context, opportunities and constraints;

« Asummary of the engagement process to
date and key emerging themes;

« Precedent research on the redevelopment
of low density suburban development where
rapid transit has been introduced,;

« Asummary of the key findings of the
supporting background studies prepared by
Urban Strategies, HDR, Hemson, TMIG, Urban
Equation and RTG; and

« A summary of key conclusions, questions and
directions for the next stages of work prepared
as part of the Background work.

Full technical reports are included as appendices
to this document.

URBAN STRATEGIES
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2.1 Land Use Planning Context

The Province, York Region, and City of

Vaughan's planning policies direct growth and
intensification to the Weston 7 SPA. Table 1
Provides a summary overview of relevant policies,
guidelines and resources related to Weston

7. The following section provides a high-level
review of key land use designations and policy
direction. A complete analysis of the planning
context is provided in the Planning Policy Review
found in Appendix 5.

Table 1. Relevant Provincial and Municipal Policies, Guidelines, and Resources

Planning Policy Directions
or Guideline

Document

Policies

Provincial Policy | Description: The Provincial Policy Statement (PPS), enacted in April 2014, provides policy direction on matters of provincial interest
Statement, related to land use planning and development.

Ontario (2014) Directions: The most relevant policy directions in the PPS include:

Policy 1.1.2 encourages intensification and redevelopment to accommodate an appropriate range and mix of employment
opportunities, housing and other land uses.

Policy 1.1.3.2a states that land use patterns within settlement areas are to be based on densities and a mix of land uses which
efficiently use land and resources and are transit-supportive, where transit is planned, exists or may be developed.

Policy 1.6.7.4 encourages densities and land use patterns that minimize the length and number of vehicle trips and supports the
use of public transit and active transportation.

Section 1.1.3.4 states appropriate development standards should be promoted which facilitate intensification, redevelopment
and compact form, while avoiding or mitigating risks to public health and safety.

Section 1.8.1 directs planning authorities to support energy conservation and efficiency through land use and development
patterns which promote compact form and a structure of nodes and corridors, and the use of active transportation and transit
in and between residential, and employment (including commercial and industrial) areas.
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Planning Policy

or Guideline
Document

Directions

Growth

Plan for the
Greater Golden
Horseshoe,
Ontario Ministry
of Municipal
Affairs (2017)

Description: The Growth Plan for the Golden Horseshoe (“Growth Plan”), which took effect in July 2017, is a Provincial plan that
directs how regional growth in the Greater Golden Horseshoe should be managed until 2041. The Growth Plan provides people and
jobs growth targets for municipalities to meet, as well as policy direction for what qualities growth areas should meet.

Directions: The most relevant policy directions in the Growth Plan include:
Section 2.2.1 directs new growth to built-up areas, and to strategic growth areas in particular.

Section 2.2.4 includes specific direction in how Major Transit Station Areas (MTSAs) and Priority Transit Corridors (PTCs) are to
be planned, calling on these areas to be transit supportive, incorporate a diverse mix of uses including affordable housing, and
enable multi-modal transportation options to transit stations.

Policy 2.2.4.3a directs that MTSAs and PTCs will be planned for a minimum density target of 160 residents and jobs combined
per hectare for those that are served by light rail transit or bus rapid transit

Policy 2.2.4.4 indicates that, for upper and single-tier municipalities council may request an alternative to the applicable target
established in policy 2.2.4.3 through a municipal comprehensive review under some circumstances

York Region
Official Plan
(2010)

Description: The 2010 York Region Official Plan is the overall planning tool to guide growth and development in York Region, and
sets the stage for detailed planning by local municipalities.

Directions: The most relevant policy directions in the YROP include:

Section 5.4.31 of the YROP instructs lower-tier municipalities to direct the most intensive and widest range of uses within the
REgional Corridors to specific intensification areas, idenfitied as Key Development Areas, which include MTSAs

Section 5.4.6 instructs local municipalities to prepare comprehensive secondary plans for REgional Centres and Key
Development Areas.

Section 5.4.34 indicates that Key Development Areas will support an overall long term density target of 2.5 floor space index for
developable areas.

Section 3.5.6 directs a minimum of 35% of new housing units in REgional Centres and Key Development Areas to be affordable
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Planning Policy

or Guideline
Document

Directions

City of Vaughan
Official Plan
(2010)

Description: The City of Vaughan Official Plan 2010 (VOP 2010) forms a part of the City's overall Growth Management Strategy. The
Official Plan is the primary planning tool used to guide development in Vaughan to 2031.

Directions: Weston 7 is designated as a Primary Centre within Vaughan's Urban Structure. Land Use Designations within this
Weston 7 are Mid-Rise Mixed-Use, High-Rise Mixed-Use and Community Commercial Mixed-Use. Overarching policies to implement
the City of Vaughan's new direction include a range of policies directly relevant to the Weston 7 Secondary Plan. These include:

« 21.3.2 (b): directing a minimum of 29,300 residential units through intensification within the built boundary;

. 21.3.2 (c): identifying Intensification Areas, consistent with the intensification objectives of this Plan and the Regional Official Plan,
as the primary locations for accommodating intensification;

« 21.3.2 (h): identifying a hierarchy of mixed-use centres to be developed in a compact form and at appropriate densities to support
transit service and promote walking and cycling;

« 21.3.2 (i): promoting public transit use by encouraging transit-supportive densities and an appropriate mix of uses along transit
routes, and particularly at Viva stations, GO stations and future rapid transit stations;

« 21.3.2 (j): providing for a diversity of housing opportunities in terms of tenure, affordability, size and form;

« 21.3.2 (k): establishing a culture of design excellence with an emphasis on providing for a high quality public realm, appropriate
built form and beautiful architecture through all new development;

« 21.3.2 (l): ensuring environmental sustainability through the protection of natural features and ecological functions and through
the establishment of green development standards to be achieved by all new development;

« 2132 (m): developing a linked system of active and passive parks, greenways and Natural Areas throughout the City;

« 21.3.2 (0): ensuring development is phased in an appropriate manner to allow for the creation of complete communities and that
such phasing is coordinated with infrastructure investments made by the City and York Region; and

« 2132 (p): planning and designing communities in a manner that facilitates inclusivity and accessibility for residents, workers and
visitors.

City of Vaughan
Zoning By-Law
1-88

Description: The City of Vaughan Zoning By-Law 1-88 identifies the as-of-right land use, density and height permissions as well as
a variety of built form standards for new development.

Directions: While current zoning in place for properties located in the Weston 7 area is not reflecrtive of the intent of currently
in-force higher level policy, existing zoning allows for primarily low-intensity commmerical, in addition to some employment and
open space parcels. Commercial Zones in the area include C1, C2, C5, C6 and C7, which all limit heights to 11m, and lot coverage to
between 30% and 50%. Some parcels are zoned C9 and CI10, allowing for heights up to 25m.
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Planning Policy
or Guideline
Document

Directions

Guidelines and Resources

York Region Best
Practices for
Planning Centres
and Corridors

Description: The York Region Best Practices for Planning Centres and Corridors document does not provide policy direction or
guidelines, but is intended as a resource to assist with planning and developing centres and corridors, through an overview of the
context, key challenges and approaches to address these challenges, and case study examples.

City of Vaughan
Active Together
Master Plan
(2018)

Description: The City of Vaughan's 2018 Active Together Master Plan (ATMP) is used to guide City departments in the provision of
parks and open space areas, recreation programs and facilities, libraries, and other commmunity services and facilities. In addition to
documenting the existing inventory of community assets, the ATMP also establishes provision targets to maintain the high quality
of life in the City of Vaughan as the City continues to grow.

City of
Vaughan Parks
Redevelopment
Strategy

Description: The City of Vaughan Parks Redevelopment Strategy (Parks Strategy) provides a decision-making framework to
establish priorities for park redevelopment in the City in order to ensure resources are targeted where they are needed most.
The Parks Strategy recognizes that parks are a shared resource, and are an important element in creating healthy, complete
communities. The goals of the Parks Strategy are:

« “To ensure that the City’s parks and open space facilities continue to be responsive to the current and future needs of Vaughan
communities in a responsible and cost effective manner.”; and

- “To provide a comprehensive strategy for making investments into the renewal of parks and open space facilities that support an
appropriate level of service provision and the City’s commitment to Service Excellence.”

Ontario Transit
Supportive
Guidelines (2012)

Description: The Transit-Supportive Guidelines produced by the Ontario Ministry of Transportation (2012) are not a statement

of provincial policy, but identify tools to meet the objective of building transit-supportive communities, a key goal outlined in the
Provincial Policy Statement and Growth Plan. The Transit Supportive Guidelines contain strategies, case studies and resources to
promote development patterns that make transit less expensive, less circuitous and more convenient, with an overarching goal to
enhance service and make transit more appealing to potential users.

York Region
Transit Oriented
Development
Guidelines (2006)

Description: The purpose of the Regional Transit-Oriented Development Guidelines (2006) is to advance the implementation of
York Region’s planned urban structure of Regional Centres, linked by Regional Corridors, served by public transit. These guidelines
reflect the vision articulated in the Regional Official Plan to develop in a way that is compact, well-designed, mixed-use, pedestrian-
friendly and transit-supportive.
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Planning Policy

or Guideline
Document

Directions

City of Vaughan
Community
Improvement
Plan By-law 177-
2015

Description: The City of Vaughan Council enacted the Community Improvement Plan (CIP) bylaw 177-2015 in November 2015. The
bylaw was developed in response to the fact that primary centres and intensification corridors are “fundamental building blocks

of the city's growth management strategy, and essential to the long-term economic vibrancy of the City as an office employment
centre”. The CIP aims to incentivize office development in the VMC and Weston 7 areas.

Implementation
Manual

Vaughan Description: The City of Vaughan's City Wide Urban Design Guidelines (UDG) were adopted by Vaughan Council in January 2018.
City-Wide The UDG provide performance-based directions for building and site design.
Urban Design
Guidelines Directions: As stated by the UDG, development in Vaughan is guided by the following principles:
1.  Reflect Vaughan's unigue context by promoting a green City development approach and contextual analysis that responds to
sense of place
2. Promote Mid-Rise development as the ‘missing middle’ to connect nodes including historic settlement areas and employment
areas
3. Encourage creativity and variety through context specific guidelines that respond to adjacent land uses, built form conditions
and natural and cultural heritage
4. Frame and activate the public realm
5. Create a balance between built form and open space
6. Address interim development and changing conditions
7. Promote active transportation and healthy environments.
Vaughan Description: The Vaughan City Wide Streetscape Implementation Manual (Streetscape Manual) is an integrated design and
City-Wide financial framework intended to manage the design and costing of streetscapes in intensification areas. The Streetscape Manual
Streetscape does not address roadways or street cross-sections, but rather the public realm component- from the curb to building frontage.

The intent of these streetscape improvements is to support active transportation, provide consistent quality of design, and design
streets that are appropriate to their context.
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Planning Policy

or Guideline
Document

Directions

Green Directions
Vaughan

Description: Green Directions is Vaughan's city-wide sustainability plan, intended to help shape future development in Vaughan
in a way that achieves a healthy natural environment, vibrant communities and a strong economy. Six goals structure the Green
Directions document including:

1.  Tosignificantly reduce the use of natural resources and the amount of waste generated;
To ensure sustainable development and redevelopment;
To ensure that Vaughan is a City that is easy to get around with a low environmental impact;

2

3

4. To create a vibrant community where citizens, businesses and visitors thrive;

5. To demonstrate leadership in advocacy and education on sustainability issues; and
6

To ensure a supportive system for the implementation of Green Directions
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2.1.1 The Growth Plan

The Growth Plan for the Greater Golden
Horseshoe 2017 is the Province's primary
planning document to guide growth and
intensification in the Greater Golden Horseshoe
(GGH). Municipalities all over the Region must
take direction from the Growth Plan for how

to plan for growth in their communities. The
overall objective of the Growth Plan is to create
complete, healthy communities that prioritize
intensification of specially identified areas close
to public transit infrastructure make efficient
use of land and infrastructure and support
transit viability. Weston 7, located on VivaNext's
Highway 7 Rapidway and only 800 meters from
the northern terminus of TTC's Subway Line

1, is a strategic place for intensification along
transit as described in the Growth Plan. The
Growth Plan identifies Highway 7 as a ‘Priority
Transit Corridor’, and the Plan Area will need to
be planned to support intensification based on
its role as a Primary Centre in the city's urban
structure. The area should be developed as a
complete community providing the necessary
infrastructure, facilities and services to support
development within this strategic growth area.
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Weston 7's location in the context of the Growth Plan for the Greater Golden Horseshoe



FIGURE 3. MTSAs are generally defined as the area within an approximate 500
metre radius of a transit station, representing about a 10-minute walk

The Growth Plan also identifies Major Transit
Station Areas (MTSAs) and Priority Transit
Corridors (PTCs), which must be planned to be
transit supportive, and incorporate a diverse mix
of uses including affordable housing, achieve
multi-modal access to stations, and provide
connections to nearby major trip generators.
Reflecting the two VivaNext rapid transit stops in
the Study Area, the Weston 7 SPA includes two
Major Transit Station Areas, which are targeted
places for employment and residential growth
that include a requirement to plan for 160
people and jobs per hectare. Matching transit
infrastructure with greater population and
employment densities is a key principle of the
Growth Plan and Major Transit Station areas will
play a large role in supporting transit use and
improving livability of new communities.
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2.1.2 York Region

The 2010 York Region Official Plan (YROP) is

the overall planning tool to guide growth and
development in York Region, and sets the stage
for detailed planning by local municipalities.
The YROP identifies the VMC as a ‘Regional
Centre’ and Highway 7 as a Regional Corridor,
seen in the York Regional Structure diagram
(right) Regional Centres and Corridors form
part of a larger regional system of urban growth
centres and intensification corridors, which are
vital to the long-term prosperity and identity

of communities within the Region. As a Key
Development Area, Weston 7 will be a focus area
for growth and development within the City of
Vaughan.

The section of Highway 7 that runs through
Weston 7 is designated as a corridor, seen in
the York Regional Structure diagram (right).
Regional Centres and Corridors form part of a
larger regional system of urban growth centres
and intensification corridors, which are vital

to the long term prosperity and identity of
communities within the Greater Toronto area.
The YROP 2016 instructs lower-tier municipalities
to direct the most intensive and widest range
of uses within the Regional Corridors to

specific intensification areas, identified as Key
Development Areas, including Weston 7. The
York Region requires Secondary Plans to be
developed for Key Development Areas, a process
which the City of Vaughan has initiated through
this three Phase Secondary Plan development
profess. As stipulated by the Region, Secondary
Plan areas within Key Development Areas shall
include minimum density requirements and
targets, and will also establish a fine-grained
street grid, a pedestrian-oriented built form and
will seek to concentrate development close to
rapid transit stations.
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The York Region Structure

@ Regional Centres
Markham Centre
Richmond Hill/Langstaff Gateway
Vaughan Metropolitan Centre
Newmarket Centre

©® Regional Corridors
Highway 7 Corridor
Yonge Street Corridor
Davis Drive Corridor
Green Lane Corridor

Key Development Areas/
Local Centres - As defined by
local municipalities

Urban Area
Greenbelt

©® Regional Greenlands
System

Weston 7

® Green Lane
Regional Corridor

® Newmarket Centre

Weston 7 in the York Regional Structure

Highway 7
Regional Corridor

® Davis Drive
Regional Corridor

Markham
Centre

Richmond Hill/
Langstaff
Gateway

© Yonge Street
Regional Corridor

*All boundaries shown are conceptual.
Please refer to the Regional Official Plan
for detailed mapping and schedules.



2.1.3 The City of Vaughan Official Plan

The City of Vaughan Official Plan (VOP 2010)
reflects the Provincial and Regional direction

for Weston 7 to be a place for growth and
transit-supportive intensification. In VOP 2010,
the City planned for growth in the Weston 7
Secondary Plan area by identifying land uses for
intensification that included Mid-Rise Mixed-
Use, High-Rise Mixed-Use and Community
Commercial Mixed-Use to establish the intention
for future growth and change in this area. VOP
2010 includes a requirement for a comprehensive
Secondary Plan for this area to guide future
development, determine the appropriate

hard and soft services, amenities, urban form,
sustainable initiatives and housing options to
develop a complete commmunity. The outcome

of this study will result in recommendations for
the policy development phase of the Weston

7 Secondary Plan. This will be based on three
land use scenarios tested against land use,
height and density, sustainability, multi-modal
transportation, parks and open spaces, economic
needs, and smart intensification principles. The
VOP includes a requirement for a comprehensive
Secondary Plan to guide future growth and
development. The outcome of this study may be
recommendations to modify or update the land
use designations to better plan for Weston 7's
future growth.

Primary Centres are locations for intensification,
accommodating a wide range of uses in the
form of mainly mixed-use mid rise and high-

rise buildings that provide for residents’ daily FIGURE 4.

needs for living and working in close proximity
to transit. They are to be developed as transit-
supportive, pedestrian friendly places that
support the current and future residents of
Weston 7 while supporting residents of both the
VMC and neighbouring community areas.

Land Use Designations

URBAN STRATEGIES
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2.1.4 Vaughan Metropolitan Centre

To the east of Weston 7 is the City of Vaughan's
primary growth node, the VMC. Growth in the
VMC is strong. As reported in a staff report to
Council in April of 2018, if all currently approved
and proposed development is realized, it will
represent more than 19,224 residents and 9,700
units in the VMC, achieving 81% of residential
units and 77% of population targets identified
for the 2031 planning horizon far earlier than
expected. This is primarily due to the fact that
recent approvals far exceed densities and
building height recommended for the VMC
established through its Secondary Plan process
(Figure 13). Increased density will have impacts
on the transportation and servicing capacity of
the area, which has not yet been studied. With
regards to office, 53,000 m? of new commercial
office space has been approved in the VMC,
representing 2,000 job or 36% of the 2031

office space target. A key consideration for the
planning of Weston 7 will be to encourage the
appropriate amount of growth while not taking
market share away from the VMC, which is at the
top of the growth area hierarchy in Vaughan.

1 VMC Development Activity Update. VMC Sub-Committee
Report. April 2018
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Selection of built or planned new development in the VMC'

The mobility hub at the VMC takes shape'



2.1.5 Age of Development

As illustrated in Figure 5, the majority of
development in the SPA is relatively new with
most occurring since the 1990s. The oldest
buildings include the gas station and auto
dealership properties located at the intersection
of Weston Road and Highway 7, which were
built between 1970 and 1980. The smaller
employment and commercial units in the
southwest of the SPA were built in the 1980s.
The newest development in the area includes

a high-density mixed use complex located

at the northeast corner of the intersection of
Highway 7 and Weston Road. While preliminary
discussions with landowners in the area
indicates a general interest in redevelopment
and intensification, most locations are not likely
to redevelop in the short term. Proposed phasing
of development in the Weston 7 Secondary
Plan will need to take advantage of short-term
opportunities for transformation, while focusing
on the comprehensive long-term vision for
intensification of the area.

FIGURE 5. Age of Development
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2.1.6 Relevant Weston 7 and Vaughan
Metropolitan Centre Approved and
Proposed Development

Weston 7

1. 222 Rowntree Dairy Road
(Active Development Application)

Site plan application for a two-storey office
addition of 120 m2 to an existing two-storey
training centre, and a proposed two-storey
second floor office expansion.

2. Centro Square
(Completed/Under Construction/Approved)

Two residential apartment towers of 30 and
33 storeys and approval for 800 units. The
development also includes a 10 storey office
component of 14,357 square meters and

commercial uses of up to 11,402 square meters.

3. 3940 Highway 7
(Proposed- In Progress)

Site plan application to permit a single-storey,

850 m2 commercial building with four retail
units.

4. 15 Jevlan Drive and 156 Chrislea Road
(Proposed- In Progress)

Rezoning application from General Employment

to Employment Commercial Mixed-Use to

permit service and retail uses along with existing

employment uses.
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Vaughan Metropolitan Centre
5. The Met
(Completed/Under Construction/Approved)

6. N/E Block
(Active Development Application)

7. Transit City
(Completed/Under Construction/Approved)

8. YMCA/Library/Office
(Completed/Under Construction/Approved)

9. Temporary Parking Lot
(Completed/Under Construction/Approved)

10. Transit Square
(Completed/Under Construction/Approved)

1. KPMG
(Completed/Under Construction/Approved)

12. Icona Condos
(Completed/Under Construction/Approved)

13. Quadreal Block 3
(Active Development Application)

14. Quadreal Block 2
(Active Development Application)

15. Vaughan City Square
(Active Development Application)

16. (Unlabeled)
(Completed/Under Construction/Approved)

17. 2901 Highway 7
(Active Development Application)

18. ZZEN Developments
(Active Development Application)

19. Midvale Estates
(Active Development Application)

20. Expo City
(Completed/Under Construction/Approved)



FIGURE 6. Recent Approved and Proposed Development in Weston 7 and VMC
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‘Weston Highway 7 Boundary
Vaughan Metropolitan Center Boundary
222 Rowntree Dairy Road

Centro Square

2592 Highway 7

15 Jevlan Drive

The Met

N/E Block (Penguin-Calloway Inc.)
Transit City

YMCA/Library/Office

Temporary Parking Lot

Transit Square

KPMG (Calloway REIT)

Icona Condos

QuadReal Block 3

QuadReal Block 2

Vaughan City Square

Liberty Development Corporation
2901 Highway 7

ZZEN Developments

Midvale Estates

Expo City (Royal 7 Developmet Inc.)
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2.1.7 Public Transportation

The Weston 7 SPA is currently served by public
transit including the following:

VIVA Orange: VIVA is York Region’s bus rapid
transit service, launched in 2005 and designed
to provide high-frequency, limited stop transit
service on five major corridors in York Region,
operating with transit priority in mixed traffic, as
well as dedicated bus lanes in some locations.
VIVA buses operate daily, running approximately
every 15 minutes during peak hours and
approximately every 20 minutes during the

off peak. VIVA Orange runs along Highway 7,
terminating at Martin Grove in the west and
Richmond Hill Centre in the east. The BRT service
also connects with the TTC Subway system,
Brampton's ZUM transit, and local York Region
Transit buses.

ZUM 501, 501A and 501C: ZUM is the City of
Brampton'’s bus rapid transit system, and the
501 route provides connections to Downtown
Brampton, York University, and the VMC.

YRT Route 10: Provides local, conventional transit
service between the VMC and Woodbridge.

The service operates on a regular schedule
approximately every 37 minutes on weekdays,
and as a ‘dial-a-ride’ service on weekends.

YRT Route 77: Provides local, conventional
transit service along Highway 7 between
Vaughan Valley Boulevard and Finch GO bus
terminal.
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VivaNEXT Sample BRT Cross-sections (Millway Avenue), Vaughan Metropolitan Centre Secondary Plan



YRT Route 165: Provides local, conventional
transit service connecting Pioneer Village Bus
Terminal in the south with Major Mackenzie
Drive in the north.

In addition to those routes listed above, the
neighbouring VMC is served by the following
routes:

TTC Subway Line 1: The VMC is the northern
terminus of the west leg of the TTC Line 1
Subway, which connects to the TTC network and
Union Station.

YRT Route 20: Provides local, conventional
transit service along Jane St. between Mosque
Gate and Teston Road in the north, and Pioneer
Village Bus Terminal in the south.

YRT Route 26: Provides local, conventional
transit service between the community of Maple
and Vaughan Mills Shopping Centre, connecting
to the VMC during peak hours

On-demand Blue Willow Community:
Provides on-demand bus service operating on
Wednesdays from 10:00 am - 2:00 pm, offering
connections to VMC and a variety of local travel
destinations.

VivaNEXT Highway 7 West Woodbridge/
Vaughan: A section of rapidway along Highway
7 is under construction and scheduled to open
for service by the end of 2019, including a stretch
from Bruce Street to Edgely Boulevard.

FIGURE 7. Major Transit Routes
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2.2. Planning Issues and
Opportunities

The Weston 7 SPA has a number of issues
and opportunities that will frame how the
next stages of work will unfold. The following
is a summary of the primary issues and
opportunities facing the area.

2.2.1 Opportunities
Sustainable Communities

At this early stage of planning for future
development, there is a great opportunity to
build in progressive sustainable development
practices and policies to shape Weston 7's future
and add to the City's objective to cultivate an
environmentally sustainable City. As outlined

in the Sustainability Analysis (Appendix 3), key
themes such as green buildings, sustainable
water management, energy efficiency, climate
change adaptation, and sustainable waste
management should be put at the forefront of
how the Secondary Plan takes shape to ensure
that sustainable thinking is embedded into the
process early on. Green infrastructure refers

to an approach to water management that
replicates, restores, and protects natural site
hydrology processes at the scale of a community.
Low Impact Development measures are
captured by the term green infrastructure and
are generally designed at the site or building
level. Policies guiding development in Weston 7
should contemplate promoting these types of
sustainable practices.

The Sustainability Analysis and Community
Energy Plan have been created to begin this
conversation and the recommendations from
their work, summarized in Section 6 and included
in Appendices 3 and 4, will inform the Secondary
Plan development process going forward.
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Green roofs promote building efficiency, reduce heat
island effect, and add insulation value to buildings. They
also help regulate stormwater runoff and remove total
suspended solids.

Permeable pavers can receive runoff from parking lot
areas, driveways, rooftops, and other impervious surfaces,
which then infiltrate into underlying native soil.

Bioswales, which help to reduce stormwater runoff,
peak flows, and remove pollutants, can be incorporated
into landscaping or alongside roads in the form of grass
channels.

Harvesting rainwater, using rain barrels and underground
cisterns, allows for reuse, particularly for irrigation and toilet
flushing, thereby decreasing the use of potable water.

Rain Gardens can be utilized to store, treat, and infiltrate
stormwater runoff on a temporary basis. Bio-retention cells
are typically incorporated into landscaping.

Filter, or buffer, strips are land areas of planted
vegetation are best suited for treating stormwater
runoff from parking lots, roads, and roof downspouts.

Credit: Urban Equation, Sustainability Analysis



A Place for Growth ARl

The greatest opportunity for the Weston 7 SPA
is that it is identified as an area for growth from
the Provincial policy direction through to the
City of Vaughan Official Plan. Primary Centres
are locations for intensification, places where
rapid transit services intersect with nodes of Growth Plan for the Greater
retail and commercial development, and where (AT (AR (PR T)
there is high redevelopment potential for mixed
use transit-oriented development. Change is
desirable at this location and there is strongly
supportive policy context for transformation

of the area into a more complete, connected T
community, as detailed here and in the Planning Ocober 017 Offce Consoation
Policy Review technical report found in Appendix

A Plan for Transformation

i\;} Ontario

The Regional Municipality of York

i Official Plan

2016 Office Consolidation

April 2016 Y(I%gﬁﬂl

| B Jin] Modifed York Region Offcal Plan - 2010
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Developable Land

In addition to the policy direction to support
future intensification and growth, the

available land base at Weston 7, including 33
hectares (82 acres) of surface parking lots and
the current low density uses, represents an
opportunity for redevelopment of the area.
Today, Weston 7 is largely defined by isolated
single use existing development including

low density commmercial buildings, including
Costco, Cineplex, Home Depot, Fortinos and
others, as well as smaller employment uses

for warehousing and wholesaling and limited
residential development. The large impermeable
blocks have great potential for change and
transformation into more compact, mixed-use
transit-supportive development which includes
open space.

FIGURE 8. Surface Parking Areas in Weston 7
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FIGURE 9. Landowners

Major Landowners

The Weston 7 SPA includes over 20 landowners.
Two primary land owners hold 43% of the land
in the area. Such a land ownership structure
presents opportunities for a comprehensive
approach to redevelopment, allowing for ‘big
moves' through the development approvals
process to help achieve the Secondary Plan’s
vision. Consultation with all of the private
landowners is an important part of the
engagement strategy for the Secondary Plan
process, which will ensure that those ultimately
responsible for implementing change through
redevelopment have a voice at the table, along
with the public and other stakeholders.

URBAN STRATEGIES
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2.2.2 Planning Issues
Streets and Blocks

The existing road network of the Weston 7 SPA
is auto-centric, and does not currently support
alternate modes of transportation. To transform
large, single-use blocks, improvements must
be made to the connectivity and movement
system within the Site Plan Area (SPA) and
beyond. To develop a thriving commercial centre
and support the Highway 7 VivaNext Rapidway,
improvements to circulation are needed to
enhance site access and improve movement
choices. The widths of the existing rights of way
present further challenges in this regard. Weston
Road (a 40m right-of-way) and Highway 7 (a 60
m right-of-way) transect the site from north-
south and east-west directions. Road widths of
these magnitudes tend to create environments
that are hostile to pedestrians and cyclists,

both in perception and reality, thereby creating
barriers. In addition to the experiential factors,
the distance between the two sides of these
major corridors present practical challenges
for crossing, often requiring pedestrians and
cyclists to cross in multiple stages. A fine-
grained pattern of streets and blocks will help
to establish Weston 7 as a thriving, pedestrian-
oriented mixed-use centre, by creating

porosity and enhanced urban realm to give
pedestrians convenient options and alternative
routes. Weston 7 streets would follow the new
service level standards for urban streetscapes
established through Vaughan's City-Wide
Streetscape Implementation Manual.
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Distinguishing Weston 7 From the
Vaughan Metropolitan Centre

The Highway 400 corridor represents a
significant barrier between Weston 7 and the
VMC, and as such, they must be considered as
distinct, but inter-related centres. Along the
Highway 7 corridor, the ramps to and from
Highway 400 create an 800 metre separation of
existing and future development that can not be
reduced. Weston 7 and the VMC are adjacent to
another across this considerable gap created by
the Highway 400 corridor.

The VMC is the primary node for intensification
and mix of uses in the City of Vaughan's urban
structure. The VMC Implementation plan was
identified as a priority project for the 2014-2018
Term of Council. The VMC is planned to function
as Vaughan's downtown, including the widest
mix of uses, including office employment uses,
as well as the greatest densities of population
and jobs within Vaughan's urban structure.
Weston 7 is currently a Primary Centre located
along a primary transit corridor, will also

form an important area of intensification.
However, the levels of intensification should
not be the same as those of the VMC. Weston
7 currently functions as a successful retail and
entertainment centre, and this function is very
likely to continue into the future. The Weston

7 Secondary plan will need to recongize and
support this function as the area continues to
intensify and redevelop.

Ongoing intensification and redevelopment
will need to maintain an awareness of the

relationship between these two centres and
balance the approved development. While both
Weston 7 and the VMC physically have the space
to accommodate a great deal of intensification,
market forces and development across the

City must be considered when thinking about
the future absorption of new residential units,
office and commercial space. As highlighted

in Hemson's Population and Employment
Outlook and Commercial Use Assessment
memo (Appendix 2), if Weston 7 is planned to
achieve 160 persons and jobs per ha by 2041, as
directed in the Growth Plan, and the current
applications submitted for the VMC are approved
and constructed during the next 20 years,
Weston 7 and the VMC will account for 70%

of the forecast for all of the apartments in the
entire City of Vaughan to 2041. Balancing growth
to allow for all of the City's primary growth areas
to succeed in the long term will be an important
consideration for future phases of this study.



FIGURE 10. Planning Issues
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Open Spaces

Open space in the Weston 7 SPA today is limited.
There are no public parks or natural heritage
areas within the Study Area. A managed and
fenced stormwater management pond is
located in the south east portion of the Study
Area. Two parks are located to the north of

the SPA- Giovanni Caboto Park (6.72 ha), and
Blue Willow Square (0.64 ha). Within a two
kilometre walkshed, there are nine parks,
totaling 28.5 hectares; all of which are located

in the northwest section of the walkshed, a
residential area. The Active Together Master
Plan recommmends all residential areas be within
500m (walking distance) of a park. However,
the majority of the SPA is not within walking
distance of a park. Figure 11, Major Parks and
Open Spaces, shows the properties within the
SPA that are within 500m of the parkland.
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The planned landscape improvements
associated with the development of the Highway
7 corridor present a limited opportunity to
contribute to a network of green spaces in the
SPA. In addition, many of the existing streets

in the area include tree-lined boulevards.

Future open space planning in the area should
take advantage of these existing assets and
planned improvements to create a green space
network through the plan area. While they may
contribute to an overall network of open spaces,
it should be noted that landscaped areas along
Highway 7 are not a replacement for public park
and open space. The VMC includes a number of
new parks and environmental open spaces such
as Edgeley Pond and the Black Creek Greenway
that frame new development blocks. Weston

7 will require its own strategy and direction to
create a meaningful open space network that
contributes to the areas quality of life. The future
phases of work will begin to define strategies

to achieve an open space network to support
development.

Transition to Adjacent Uses

The Weston 7 area interfaces with both
employment areas (to the north, west, and
south), and established residential areas to the
north and west. The existing stable residential
area of the community of Woodbridge to

the northwest of the Weston 7 area consists
primarily of low density single family homes
and townhomes. The Weston 7 interface

with this neighbourhood to the north will
require a sensitive transition between higher
densities and heights in the centre of the

plan area to edge areas. Areas located to the
north, south, and west of the Weston 7 area
are protected as employment lands, and may
only be redesignated through a municipal
comprehensive review (MCR). In addition, the
light industrial and auto-oriented character of
the employment lands to the south and west are
located directly adjacent to the plan SPA with
no natural ‘buffers’, and as such, the transition
between the two areas will be an important
consideration in minimizing potential land use
conflicts.



FIGURE 11. Major Parks and Open Spaces
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FIGURE 12. Active Transportation
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Active Transportation

Weston 7 has no existing bicycle infrastructure
in place, however there are a number of planned
routes that engage the Study Area. While a
planned intention for active transportation is a
first step forward, making an built environment
that is conducive to cycling and streets that

feel safe is important part of making active
transportation a viable mobility choice. Through
refinements to the street network and changes
to the quality and character of the streets, active
transportation in Weston 7 could become a
preferred way to travel.

Active transportation along Highway 7, bottom right and top centre; New bike lanes in the VMC, right.
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SECTION 03

STUDY AREA ANALYSIS

The following section provides a detailed 3.1. Site Context

analysis of the Weston 7 SPA through

o T B e, T S S 3.1.1 Existing Conditions day and specialized shopping needs are met
resented in this se.ction reflects a The Weston 7 area today functions as a in the Weston 7 area, making it an active,
P commercial centre of regional significance. It is a healthy commercial node, at the edge of the

range of considerations and is based
on an underlying goal and associated
assumptions — as supported by the

destination for shopping and entertainment uses  established Woodbridge neighbourhood.
for people across Vaughan, and York Region,
North York and Toronto, different in its role and

higher-level planning framework - that character in the City from the neighbouring
future development in the area will be Vaughan Metropolitan Centre (VMC). Day to

higher density, involve a greater mix of
uses, will support transit infrastructure
along Highway 7, will incorporate green

infrastructure, and will be supportive Weston 7 Today:

of active transportation. The discussion

) ) o « 129 hectares of Study Area . Marshalls
found in this analysis is intended to o S i Indigo
help develop a holistic understanding OR R LRI e O ol " 9
of issues and considerations for the * 36 parcels of land * nomesense
Secondary Plan area and is focused « Predominant age of development is 1990's » Staples
on a review of the site context and and prior « Restaurants include:
existing conditions and a description . 160 people and jobs per hectare expected by + Baton Rouge Steakhouse
of key issues and opportunities that 2041 « The Burger's Priest
touch on toplcs relatgd tg F)Iannlng, . 2019 Opening date of Highway 7 Viva . California Sandwiches
transportation, sustainability, land Rapidway . Earls
economics, servicing and urban design. . . . f
9 9 « Major Commercial Uses include: « Five Guys
. Fortinos « Jack Astor's
« Canadian Tire + La Paloma
. LCBO « Pho Tan Dinh
. SAIL o Pizza Al Metro
« The Brick « Tim Hortons
« Colossus Theatre « Scaddabush
. Nations » Shoeless Joes
» Golf Town « Spoon & Fork
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From top left: Piazza Del Sole, Home Depot, Colossus Theatre, SlumDog Bar and Grill, Famous Avenue, Golf Town and other recent
Commercial uses, Sleep Country and LCBO, Costco, and SAIL from Northview Bivd.
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Low Density Commercial

This area is predominately large format
destinations and large associated parking lots.
Most people are using automobiles to access the
area and few are walking. The predominance

of parking areas and street connections results
in few options for how people and vehicles
travel through the area, and there is very

little pedestrian activity and significant traffic
congestion along the major routes of Highway

7 and Weston Road. Blocks are very large and
missing a fine grained street network that would
make walking easy and desirable.

The photos at right illustrate a portion of Piazza
Del Sole along Windflower gate in the north west
portion of the Study Area. While sidewalks and

a wide boulevard are present along Windflower
Gate, there are not many people choosing to
walk in the area.
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Looking north from Windflower Gate into Piazza Del Sole

A wide boulevard and sidewalk along Windflower Gate

A four-way stop intersection along Windflower Gate



FIGURE 13. Piazza Del Sole, Fortinos, and Canadian Tire are predominate uses in the north west portion of the Study Area
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Recent Mixed Use Development

One high-density mixed use development at the
north east corner of Weston Road and Highway
7 was approved by Council in 2014 and is now
nearing complete occupancy. The development,
known as Centro Square, includes two residential
apartment towers of 30 and 33 storeys and
approval for 800 units. The development also
includes a 10 storey office component of 14,357
square meters and commercial uses of up to
11,402 square meters. Centro Square’s built form
is reflective of the pattern seen in the VMC,
including a retail/commercial and office podium
with residential towers above.
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Elevated private outdoor amenity space Centro towers are 30 and 33 storeys in height

A 10 storey office component to the Centro development fronts Northview Blvd.



FIGURE 14. Centro Square is at the north east corner of Weston Road and Highway 7
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Existing Stable Neighbourhood

Immediately northwest of the Weston 7 SPA

is a well-established low density residential
neighbourhood comprised of mainly single
family detached homes and townhouses. A
Neighborhood Park, Giovanni Cabotto Park and
a parkette, Blue Willow Square, exist to the north
and west of the Study Area boundary and serve
the area residents. There are no existing public
parks and open spaces in the Weston 7 SPA
today. Later stages of work will contemplate how
to create appropriate open space in the Weston
7 area and may create a link to existing open
space assets in neighboring areas. Land use
alternatives will also explore how new built form
in the Weston 7 area will appropriately transition
to the existing neighbourhoods.
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Giovanni Caboto Park, co-located with Blue Willow Public School

An established neighbourhood abuts the Weston 7 SPA



Woodbridge

FIGURE 15. Established neighbourhoods and Giovanni Caboto Park are found outside the Study Area to the north and west
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Employment Uses and
Stormwater Management

Employment lands border the Study Area to
the south and include a range of commercial
enterprises in buildings that are well tenanted
and active. Understanding how intensification
in the Weston 7 Secondary Plan Area (SPA)
effectively transitions and relates to surrounding
areas will be explored in land use alternatives
created in a subsequent stage of work.

A large storm water facility is also part of the
south portion of the Weston 7 SPA. The VMC
provides a strong example of how an existing
natural feature, Black Creek, was used to frame
and anchor character areas and redevelopment
blocks, turning a stormwater feature into an
amenity. The land use alternatives will explore
opportunities to enhance and build on this
natural feature in the Weston 7 area.
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Designhated employment lands abut the Weston 7 SPA along the south side of Winges Road

An engineered stormwater management pond south of Colossus Drive abuts the Highway 400 Corridor



FIGURE 16. The south portion of the Study Area includes a mix of older commmercial areas bordered by employment areas
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Recent Commercial Development

Some of the commercial development in the
south east quadrant of the Weston 7 area is
relatively new, as opposed to older building stock
along the south side of the Highway 7 corridor.
Consideration to phasing and development
timing for existing landowners will be considered
in the final recommendations of Phase 1 of the
Secondary Plan development process.

A restaurant cluster at Colossus Drive and Famous Avenue is a popular destination

New commercial development dates from the early 2000s
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FIGURE 17. Newer commercial development is present in the south east portion of the Study Area
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Highway 7

Highway 7 has a planned 60 metre right-of-way
and is currently under construction to realize the
centre-lane Viva Rapidway, a regional bus rapid
transit line.

Weston 7 will be home to two Rapidway station
stops, one at Weston Road and the other at
Ansley Grove Road at the western edge of the
Study Area.

Highway 7 today is a commercial corridor built
to move traffic and is generally hostile to cyclists
pedestrians. Some pedestrian and cycling
infrastructure is being implemented as part of
the Viva Next Rapidway construction including a
multi-use path and sidewalks.

56 WESTON 7 SECONDARY PLAN BACKGROUND REPORT

Highway 7 Rapidway construction today



FIGURE 18. Highway 7 is a significant barrier that is undergoing major change
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SECTION 04

ENGAGEMENT SUMMARY

The Weston 7 Secondary Plan Phase

1 process features an engagement
process for internal stakeholders,
external key stakeholders and the
public. The project engagement
approach consists of three components:

Informing stakeholders and the public

about the project and its progress

Informing stakeholders and the
public about how to participate and
provide input

Engaging stakeholders and the public
at various points in the development
of land use alternatives
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The ultimate outcome for Weston 7 Phase 1is the
creation of a set of land use alternatives that will
inform an eventual preferred land use strategy
and Secondary Plan. Selection of a preferred
concept and development of policies will occur in
subsequent phases of work. Although no formal
decisions regarding land use are being made

as part of Phase 1, input from the public and

key stakeholders is being used to help inform

the development of land use alternatives, based
on identified constraints and opportunities,
future development plans of landowners, and
community ideas and visions for the area.

Engagement also serves the function of
informing and educating the public about the
Secondary Plan and the process behind its
development.

The following list summarizes the engagement to
date:

« Roundtable Summit Meeting on June 13, 2018
with representatives from City of Vaughan
departments including Policy Planning,

Environmental Sustainability, Cultural
Heritage, Development Planning, Economic
Development, Infrastructure Delivery, Parks
Development, Public Libraries, Development
Engineering. The meeting also included
representatives from York Region, Toronto
and Region Conservation Authority, VivaNext,
York Region Transit, as well as the Public and
Catholic School Boards.

» Ideas Workshop on June 27, 2018, attended
by members of the public and development
industry representatives.

- Eleven Key Stakeholder interviews with area
landowners and their representatives held in
June and July 2018.

« Interviews with Area and Regional Councillors.

« Project website providing project information
and updates.

Future engagement for the project includes:

- Community visioning workshop- November,
2018

« Land Use Alternative workshops- January 2019



4.]. Roundtable Summit

On June 13, 2018, a Roundtable Summit was held
with representatives from the City of Vaughan,
including Policy Planning and Environmental
Sustainability, Cultural Heritage, Community
Development, Economic Development,
Infrastructure Planning and Corporate Asset
Management, Public Libraries, and Development
Engineering, as well as external agencies. Some
of the agencies included York Region, Toronto
Region and Conservation Authority, VivaNext, York
Region Transit, York Catholic School Board and
York Region District School Board.

The summit included presentations from the
Urban Strategies consultant team to establish
the context for the area and to share initial
observations about the site, its potential and
related challenges. Following the presentations,
each of the attendees shared their vision for

the future of Weston 7 as well as challenges to
achieve that vision with the group. Following
individual reflections, the attendees participated
in facilitated roundtable discussions around
topic areas of transportation and infrastructure,
Environment and Sustainability, Parks and Open
Space, Community Infrastructure, and Planning,
Development and Urban Design. At each table,
participants were asked to discuss challenges and
opportunities related to their topic area as well as
general questions including:

- What is the role of this Centre in the city /
urban structure?

« How is it distinguished from the VMC and
what makes it different?

Roundtable Summit attendees work on a conceptual road network for Weston 7

The Roundtable Summit included a range of representatives from various City and Region departments
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« What do you see as the greatest challenge for
the centre to reach its potential as described in
policy?

« What advantages does the Centre have in
terms of fulfilling its potential?

Highlights of Roundtable Summit were grouped
by theme and are summarized below:

Street Network- Create a Finer Grid and
Support Active Transportation

« The area lacks a supportive environment for
cyclists and pedestrians- some described it as
‘scary’ and feeling threatened by cars.

« Afiner grained network of streets is needed
to improve conditions for all transportation
modes in the area.

« There were differing opinions on how
to support active transportation- some
suggested off-road improvements/network
and grade separated crossings, and others
suggested on-street bike lanes and improved
sidewalks.

« The width of Highway 7 at approximately 60
metres was seen as a barrier for pedestrians
and cyclists.

« The intersection of Highway 7 and Weston
Road was seen as a challenge from a
transportation standpoint.

Land Use- Increasing mix while retaining
commercial use

« A mix of uses should be established to create a
complete community at Weston 7.

« The ‘anchor’ of this area is currently
commercial use and this should be
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Attendees reported back to the group on their topic-based discussions

maintained- there was general agreement

among most engagement participants on this

theme.
Intensification- Focus on Highway 7 and
Weston Road
« The greatest extent of intensification area
should be at Highway 7 and Weston.
Capitalizing on Bus Rapid Transit Route-

Create a 7 Day Destination

« This area needs to be a ‘7 day Destination’- a

place with uses for every day of the week, as it

will have higher-order transit service.

« Land use intensification should happen
around the Highway 7 corridor.

Relationship with VMC- Weston 7 as a
‘younger sibling’ with new development
at a lower level of intensity than the VMC.

This area needs to remain distinct from

the VMC, and maintain its commmercial
character and not compete with the level of
intensification proposed for the VMC.

Parks Space/Green Space- Assembling
land will be a challenge

From a City perspective, assembling enough
park land here will be a challenge- there may
not be the ability to create ‘destination’ parks
at Highway 7, but there may be potential for
urban square dog parks, community gardens
and smaller park sites.

The area is currently devoid of natural features-
there are no Toronto and Region Conservation
Authority regulated areas within the SPA.



Community Infrastructure- Focus
on co-location

« Ifthereis no library in this area, look at creative
approaches that could be explored, such as
co-locating with schools, or smaller ‘storefront’
style branches.

« There is general support for co-location of
parks with schools in this area.

« Local public schools are close to capacity and
are not likely able to accommodate new pupils
generated by future residents

« Community hubs are an option to explore to
provide multiple services in one location.

Environment/Sustainability- Low Impact
Development and sustainability principles
should be foundational.

« Strong emphasis on keeping this aspect as a
foundation for the plan, and encourage LID
for storm water management. The secondary
plan for this area should have ‘green roots/,
meaning that sustainability principles are
foundational to the plan.

« The future Secondary Plan should increase the
urban tree canopy.

4.2. ldeas Workshop

On June 27,2018 a public Ideas workshop was
held at the Chancellor Community Centre. The
workshop included members of the public and
local development commmunity and was the first
of three public engagement events designed

to inform people about the project process and
solicit their feedback. The workshop included
interactive mapping activities to gather insight
into the places in Weston 7 that are most used,
what qualities of the area were liked or disliked,
where there are major problems or issues in the
area and suggestions for making the place better
in the future. Following a brief presentation
including policy background and a virtual tour,
the attendees were divided into small groups to
work on vision boards to illustrate what kind of
place Weston 7 could become in the future.

The following is a summary of the key themes
that emerged from the interactive mapping
activities:

Question 1
What places in Weston 7 do you go to?
What do you go there for?

Responses to this question indicated that the
area continues to be an important city-wide
destination for Vaughan residents. Participants
indicated that they use the area for shopping,
entertainment, and restaurants. Some
participants worked in the area.

Question 2
What do you like about Weston 7? What
would you change about Weston 7 and why?

Responses and discussion around this question
reinforced the role of the area as a shopping

and entertainment destination, and participants
focused on the many places to shop, eat, to meet
and gather and for entertainment.

Areas for change were focused almost exclusively
on traffic congestion- participants shared
concerns about congestion while driving in the
area, and noted that the area did not feel safe for
walking. Others were concerned with the lack

of cycling infrastructure. Some felt that there
was ‘too much commercial’ and the area lacked
social and community amenities.

Community members working on a Vision Board
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Interactive mapping activities provided an opportunity to share personal experiences in the Study Area and
stimulated conversation among participants

Question 3
How would you describe the identity of
Weston 7 today?

While the Weston 7 area appears to play an
important role for Vaughan residents, this use
may be largely utilitarian- the availability of retail
and entertainment destinations is attracting
people to the area, not its quality of place,
including built form or public realm components.
Overall, participants described the area as bland
or typical, lacking identity. Sample comments
include: “unattractive, incomplete”, “clusters

of random stores/complex”, “no identity”, and

“confused about its identity”.

Question 4
What are the major problems or issues you
experience in Weston 7?

Responses to this question were almost
exclusively related to traffic- many felt there is
too much traffic and congestion in the area,
that they do not feel safe around the number of
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trucks in the area. One participant noted that
density in the area was too high, and another
expressed concern that a sufficient amount of
green space be provided with new residential
development in the area.

Question 5
What improvements would you suggest to
make Weston 7 better in the future?

Participants shared a range of suggestions to
improve Weston 7. There were varying opinions
on density, with one participant indicating a
preference for low rise buildings only, while
others indicated mid-rise densities would
improve the area. The desire for improvements
to the pedestrian realm were indicated by a
number of participants, as well as an increased
mix of retail destinations.

Vision Board Activity

Participants used images provided by

the consultant team from theme areas of
transportation, parks and open space, residential
development, land uses and urban design.
Using the images and markers provided, the
participants created a collage that expressed, in
words and pictures, their aspirations for Weston
7. Key themes emerged included:

- A desire for passive, tranquil open spaces that
could be an asset to balance the planned
intensity of development.

« Encouraging mid-rise and mixed-use built
form, multi-purpose public open spaces
that could act as a destination for the new
community.

« A common desire to retain the retail in the
area along with new residential development
in to maintain the level of retail service and
convenience in the area.



Vision boards included precedent imagery to help participants express their desires for future development
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4.3. Stakeholder Interviews

Throughout June, July and August 2018, the
Urban Strategies Team held on-one-one
interviews with area landowners to inform

them about the study process and timelines,
gather insight into their perspective on the

role of Weston 7 in the City of Vaughan and to
discuss their short or long term intentions for
redevelopment. Reflecting the policy in the 2010
Vaughan Official Plan (VOP 2010) that requires

a Secondary Plan prior to redevelopment, most
of the landowners are eager to work with the
City of Vaughan to achieve then long term
development goals per the area. The City of
Vaughan has reached out to land owners on a
number of occasions by direct mail, email as well
as in some cases in-person site visits to ensure
that each landowner was informed of the study
and the ability to participate in the process.
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4.4. Councillor Interviews

Throughout June, July and August 2018, the
Urban Strategies Team held on-one-one
interviews with Area and Regional Councillors to
inform them about the study process at an early
stage, and to gain insight on the potential role of
Weston 7 in the City and Region.

A common concern shared during these
interviews was traffic congestion in the Weston
7 area. While Councillors described the benefits
of intensification in this area, they cautioned
that development should transition sensitively to
surrounding stable neighbourhoods.

Councillors interviewed also emphasized the
role of Weston 7 as a 'people place!, a retail and
entertainment centre. There was support for
creating more pedestiran and cyclist friendly
environment with a greater mix of uses. Arts
and culture were seen as key opportunities for
the Weston 7 area, including consideration for a
cultural hub such as a performing arts centre.
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SECTION 05

TRENDS IN COMMERCIAL CENTRE INTENSIFICATION

Examining commercial centres and
their role in suburban areas that are
rapidly urbanizing is important because
automobile-dependent landscapes

are beginning to transform into more

sustainable, urban places. The following
section explores how aging commercial
centres, paired with rapid transit
infrastructure, have begun to structure a
new pattern in suburban redevelopment
and mixed use intensification.
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The end of World War Il coincided with
unparalleled economic growth that
transformed the urban landscape and led to
the establishment of suburban communities.
These neighbourhoods were heavily dependent
on the private automobile, and low density
development patterns reflected consumer
preferences. Vaughan's its historic villages
dominated the City’s structure until the 1990s,
when servicing capacity was extended into York
Region allowing for vast low-density suburban
communities to take shape.

Retrofitting Suburbia, a landmark report
produced by the Urban Land Institute (Ellen
Dunham-Jones and June Williamson, 2009),
identifies the inefficiencies associated with

low density suburban development. The

idyllic suburban environment has aged into
communities that suffer from congestion and a
lack of connectivity for alternative transportation
options. Building compact communities

along transit routes is a sustainable solution
compared to inefficient auto-oriented sprawl-
style development, and as Dunham-Jones and
Williamson (2009) outline, public transit in the
suburbs is what makes intensification feasible.
For the Weston 7 area, its adjacency to the

VMC TTC station and more locally, its two Major
Transit Station Areas (MTSAs) along the Highway
7 VivaNext Rapidway are the catalyst required

to support compact, mixed use development.
Suburbs on Track, a report produced by the
Ryerson City Building Institute (2016), supports
such initiatives as the VivaNext Rapidway and
emphasizes the importance of intensifying built
form around transit infrastructure. Transit access
is an essential part of the process occurring

to connect suburban nodes within a regional
system.

The Urban Land Institute report, “Shifting
Suburbs — Reinventing Infrastructure for
Compact Development” (2012) explains how the
aging baby boomer population has led to a shift
in market preferences, with younger generations
beginning to seek higher density housing
options in proximity to transit, and within
walkable, mixed-use neighbourhoods.

Suburban redevelopment is a challenging
endeavor, yet innovative strategies and best
practices showcase the ways in which suburban
communities and their commercial centres

have begun to establish more compact forms

of growth. Outlined below are four precedent
examples that showcase how other suburban
areas have capitalized on transit investment to
redevelop commercial plazas into vibrant mixed-
use centres.

Transit is only part of the solution to suburban
intensification. Transit corridors may intensify,
but the vast extent of low density single use
neighbourhoods beyond transit corridors remain
disconnected from transit, meaning there will
still be a considerable amount of vehicular
congestion in the suburbs. Nonetheless,
establishing transit infrastructure and transit-
supportive development is important to
improve people's movement behaviours and
our conceptions of appropriate built form in the
suburbs.



5.1 Precedent Examples

This section describes and illustrates cormmercial
centres that are at various stages in the process
of transitioning from traditional auto oriented
commercial plazas, to compact, mixed use
centres that continue to provide important
commercial services often in conjunction

with medium and high density residential
development some including office use.

Each precedent includes transit-oriented
development, which is a defining element of the
Weston 7 SPA. Although each is unique, and
none include all of the site characteristics of
Weston 7, they offer inspiration and lessons for
the site in its early stages of development and
intensification.

Brentwood Station Area Plan, Calgary, AB

ConsumersNext Secondary Plan, Toronto, ON

Golden Mile Secondary Plans (Choice REIT), Toronto
Scarborough, ON

Surrey City Centre Plan, Surrey, BC
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5.2 Brentwood Station
Area Plan (2008)

The Brentwood Station Area Plan outlines a
vision and policies for future development of a
35.5 ha rapid transit station area (LRT) located

in Calgary, Alberta. The plan area is located
between an established low density residential
neighbourhood to the north, and a research
employment area located to the south, with

the University of Calgary located further to the
south. The area is transected by a major freeway,
described as a "Skeletal Road" in the City's road
classification (Crowchild Trail). At the time of the
plan’s creation, the area was a retail destination,
characterized by low density strip mall and large
format retail fronted by large parking lots.

Similar to the Weston 7 SPA, the plan aims

to create a finer grained street network with
smaller blocks, encourage a broader range

of mobility choices, and encourage greater
population density and a mix of uses. The plan
projects a combined population and jobs of
5,528 (155 people and jobs/ha) (min) to 9,014 (254
people and jobs/ha) (max) at full build-out on a
20-30 year horizon. A number of redevelopment
projects have occurred in the area since the
plan’s adoption in 2008, including University
City, a 4 building complex with 716 residential
units and 40,000 sq ft. of commercial space,
Brentwood on the Park, a townhome project
bordering the existing residential community

to the north, and the proposed Brentwood
Commons, a mixed use project office, residential
and commercial components.
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Location

Area

Calgary, Alberta

355 ha

Status/Adoption Date

2008 Council adopted statutory plan

Transit Service/Type

1 LRT Station

Anticipated Full Build-out Timeframe

2028-2038

Population Projection (full build-out)

2,407 - 5,823

Employment Projection (full build-out)

3,121 -5,249

Anticipated People and Jobs per Hectare

156 - 312

Office Floor Space (sg. m)

Retail Floor Space (sg. m)

74,803 -120,816

37,396 - 73,835

Current Character

Planned Character

Retail, single storey, auto-oriented, surface parking lots,
large blocks

Integrated, finer grained street network, pedestri-
an-friendly streets, transit supportive density, mix of
uses

Highlights and Lessons for Weston 7

« Some areas will be much slower to redevelop than
others. Phasing of development in Weston 7 an
important consideration

« Afine-grained street network is a key element of
urbanizing auto-oriented areas, but can be difficult
to achieve without significant coordination of
development projects, across a number of parcels
and with multiple land owners.

- Increasing density significantly in proximity to
higher order transit can lead to opposition from
neighbouring established communities- transition
areas need to be planned accordingly, and policy
directions and rationale need to be clear and easily
communicated.




While density and mix of uses in the area are
increasing, redevelopment has been focused

on the north side of the plan area, with the
research park located to the south being slower
to redevelop. The increased densities, centred
around the LRT station hub, have elicited
significant community opposition and resistance
to change from the established neighbourhood
to the north of the plan area. The finer grained
street network and improved pedestrian and
cycling environments proposed in the Station
Area Plan have met mixed success. New cycling
infrastructure and improved sidewalks are a
positive attribute of intensification, although new University City
proposed development still has large surface
parking areas, and street connectivity between
blocks is limited. The Brentwood example
emphasizes the importance of a coordinated
approach to re-development and a clear vision
framework and supportive policy to achieve

the vision where dealing with multiple property
owners.

Brentwood Commons (Riddell Kurczaba)

Brentwood Commons (Riddell Kurczaba)
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5.3 Golden Mile Secondary Plan
(Studies Currently Underway)

Studies are currently underway to develop a
planning framework that will guide the creation
of the Golden Mile Secondary Plan (GMSP), for

a 97 ha area centred around Eglinton Avenue

in the Golden Mile neighbourhood in Toronto.
The area has been identified as one of the focus
areas along the Eglinton Crosstown LRT, with
capacity to accommodate residential, mixed

use and employment growth. The aim of this
Secondary Plan will be to create a more complete
and connected community, prompted by the
development of the Eglinton Crosstown Light Rail
Transit (ECLRT), which is planned to open in 2021.

At this stage, specific density targets have not
been established for any of the GMSP’s 5 MTSAs,
although MTSAs centred on LRT stations such

as these have a minimum density target of 160
people and jobs per hectare as directed by the
Growth Plan. The plan area’s 2016 population was
693 people, although the broader Golden Mile
area has a population of 56,033.

The area today is characterized by auto-
oriented retail uses, large block sizes and limited
availability of parks and open space. While

the Golden Mile Secondary Plan project is still

in initial phases, it will be useful to monitor
project challenges and successes due to its
similarities with Weston 7. As with Weston 7,
major project drivers include; population growth
and investment in the GTA, policy that directs
growth towards MTSAs, private sector interest in
redeveloping and rethinking large format retail
with large surface parking areas.
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500 METRE RADII AROUND TRANSIT
STATIONS

Major Transit Station Area Minimum
Density Target: 160 people + jobs/hectare

City of Toronto, Golden Mile Study Area, Excerpt from Background Report, January 22, 2018



Area 97 ha

Status/Adoption Date Studies Underway — Early 2019 targeted completion
Transit Service/Type 5 LRT stations

Anticipated Full Build-out Timeframe Unknown (LRT in 2021)

Population Projection (full build-out) Unknown

Employment Projection (full build-out) Unknown

Anticipated People and Jobs per Hectare 160 minimum

Office Floor Space (sg. m) Unknown

Retail Floor Space (sq. m) Unknown

Current Character Retail, single storey, auto-oriented, surface parking lots, large blocks, limited park
space

Planned Character Integrated, finer grained street network, pedestrian-friendly streets, transit

supportive density, mix of uses, incorporation of green spaces

Highlights and Lessons for Weston 7 . The project is still in initial phases, but shares a lot in common with Weston
7, including a similar urban form and location along a planned rapid transit
corridor with adjacent MTSAs.

- In addition to the City-led Secondary Plan, a private landowner, Choice
Properties, has filed a development proposal with the City of Toronto to
transform its 7.7 ha site, the current location of shopping centre, into a mixed
use community with an expanded road network, retail shops and a range of
new housing and employment uses.

+ Like Weston 7, Golden Mile has sophisticated developers and landowners
that are interested in redevelopment opportunities and transit supportive
development

- Positive working relationships between the public and private sector is critical
to realize development and also achieve the long term public outcomes that
the City is seeking to establish such as improved public realm and public
roads.
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5.4. ConsumersNext Secondary

Plan (Secondary Plan
Adopted, under appeal)

Toronto City Council approved the
ConsumersNext Secondary Plan at its March 26,
2018 meeting. The plan is currently under appeal
at the LPAT. The plan Study Area includes two
planned MTSAs, located along Sheppard Ave,
east of Highway 404.

Today the area functions as the Consumers
Road Business Park, home to over 18,000 jobs.
The purpose of the Secondary Plan is to direct
the further development of the business park,
but include pedestrian-oriented mixed use
community towards the higher order transit
stations located along Sheppard Avenue East.
Consumers Next plans for intensification close
to established employment areas, like those
that border Weston 7, and can provide a good
example of how employment and business-park
like land uses can be connected into a place of
future growth through intentional street and
public realm improvements.
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Location

Area

Toronto (Scarborough), Ontario

100 ha

Status/Adoption Date

Secondary Plan approved by Council, under LPAT
appeals

Transit Service/Type

Future LRT- Sheppard Ave- 2 MTSAs: Victoria Park
Avenue and Consumers Road

Anticipated Full Build-out Timeframe

Unknown (construction not to begin until at least 2021)

Population Projection (full build-out)

15,398

Employment Projection (full build-out)

31,609

Anticipated People and Jobs per Hectare

Unknown- 160 minimum for MTSAs

Office Floor Space (sq. m)

Retail Floor Space (sg. m)

Unknown

Unknown

Current Character

Planned Character

Major employment area, auto-oriented, surface parking
lots and large blocks

Integrated, finer grained street network, pedestrian-
friendly streets, transit supportive density, mix of uses in
proximity to transit corridors, maintaining employment
uses, incorporation of green spaces

Highlights and Lessons for Weston 7

« The plan recognizes the unique nature of districts
within, and allocates density and regulates built
form to reflect the different character of each area

« The area contains a number of existing traffic ‘pinch
points’ that could be exacerbated by intensification-
new streets and intersection improvements should
aim to ease this congestion.




Consumers Road Business Park

Renderings by DTAH
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5.5. Surrey City Centre Plan
(2006, 2017 Update)

The Surrey City Centre Plan provides planning
guidance for an area of approximately 540 ha
in Surrey, BC. The guiding principles of the plan
include increasing density and mix of uses,
break up large blocks, and encourage multi-
modal transportation. While a 1991 plan for the
area recommended increased density at the
three SkyTrain rapid transit stations in the area,
development in the area following the plan

did not create a complete and identifiable City
Centre in the area. City Council subsequently
directed the development of an updated plan to
redefine the vision and development direction
for the area in 2006, which was further updated
in 2017.
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Location

Surrey, British Columbia

Area

540 ha

Status/Adoption Date

Community Plan — updated 2017

Transit Service/Type

Existing rail rapid transit- 3 stations, opened in 1994

Anticipated Full Build-out
Timeframe

2044 (planning horizon)

Population Projection (2043)

65,000 (9,900 in Central Downtown)

Employment Projection (2043)

38,000 (14,650 in Central Downtown)

Anticipated People and Jobs per
Hectare

190 (overall)

Non-residential Floor Space

1.24 million square metres

Current Character

Central Downtown is an area in transition from auto-
oriented suburban development with large format, single
storey retail development to a more dense urban form.
Major employment area, auto-oriented, surface parking lots
and large blocks

Other areas of the plan include
residential and institutional uses.

Integrated, finer grained street network, pedestrian-
friendly streets, transit supportive density, mix of uses in
proximity to transit corridors, maintaining employment uses,
incorporation of green spaces

Planned Character

Integrated, finer grained street network, pedestrian-friendly
streets, transit supportive density, mix of uses in proximity to
transit corridors, incorporation of green spaces

Highlights and Lessons for Weston 7

« A previous plan for the area was created in 1991, 3 years

prior to the opening of the SkyTrain stations in 1994,
however development did not follow to the extent
anticipated.

Development activity has increased in recent years,
following public investment in a number of new
civic and cultural infrastructure projects, as well as
institutional expansion, which has motivated the
development community.

« Transit investment alone was not enough to initiate

development- rapid transit needs to be paired with a
commitment to ‘catalytic’ public infrastructure projects
from the public sector.




Areas of Surrey City Centre share a number

of similarities with Weston 7. The Central
Downtown area has large blocks and large
format retail fronted by parking lots. The

area experiences traffic congestion due to an
incomplete transportation network with limited
alternatives for through traffic, it lacks a fine-
grained internal transportation network, the area
borders established low-density residential areas,
and the pedestrian and cycling environment
was challenging, although a number of ongoing
projects aim to improve these conditions.
Population projections for 2044 for the area

are approximately 65,000 (a 95% increase over
2015 population), and a projected 38,000 jobs

(@ 61% increase over 2015). This would result in
approximately 190 people and jobs per hectare
for the area overall. Density in the plan area is
highest surrounding station areas, with Floor
Area Ratios (FAR) ranging from 7.5 in the Central
Downtown area to 0.6 in peripheral single family
areas.

While initial development following the 1991
plan was slow to start and did not always
contribute to the goals of the plan, development
momentum in more recent years appears to

be contributing to a mixed use, denser urban
environment. One key difference between the
1991 plan and the current context appears to be
increased municipal investment in the area’s
civic and cultural infrastructure, including a new
City Centre Library, a New City Hall Building, a
Recreaton Centre, and a Performing Arts Centre.
An institutional presence has also contributed
to this momentum, with the Simon Fraser
University Surrey campus expansion. A number
of large residential, office, and commercial
developments are currently underway in the City
Centre area. This underlines the complexities

of directing redevelopment in suburban, single
use, and auto-oriented environments- while the
presence of higher-order transit is a key factor,
catalytic civic infrastructure projects are equally
important. It should be noted that major civic
and cultural infrastructure, like that is occurring
in the Surrey City Centre, is possible in both the
VMC and Weston 7 on varying scales to create
synergies of the arts and culture community for
both local and regional residents.
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SECTION 06

SUMMARY OF CONSULTANT REPORTS

6.1 Transportation Needs Assessment Report, HDR

Eight supportive reports or memoranda
were prepared as part of this
Background Report:

Transportation Needs Assessment
Report, HDR

Population and Employment Outlook
and Commercial Use Assessment,
Hemson Consulting

Sustainability Analysis, Urban Equation

Community Energy Plan, Urban
Equation

Planning Policy Analysis, Urban
Strategies

Community Facilities and Services
Study, Urban Strategies

Preliminary Water, Wastewater and
Stormwater Servicing Analysis, TMIG

Telecommunications Memo, RTG
Systems

A high level summary of key findings
of these reports in included below,
excluding the Planning Policy Analysis
which is summarized in section 2 of
this report. Complete supporting
documents are provided in the
Appendix.
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HDR has prepared a comprehensive review of
the transportation-related existing conditions of
the Weston 7 SPA as well as description of the
key transportation challenges and opportunities.
HDR's transportation needs assessment
includes:

« A comprehensive understanding of the
existing transportation network, land use and
travel patterns to, from and within the Study
Area for all modes of transportation,

« A multi-modal transportation evaluation for
the existing conditions to assess the safety and
convenience of travel for all modes,

« A documentation of the planned future
population and employment growth and
transportation improvements in the vicinity of
the Study Area,

« ldentification of potential opportunities for
first and last mile connections to major transit
stations, including active transportation
connections, a finer-grid road network, and
innovative mobility solutions,

« Establishment of a framework for the
second phase of the study to evaluate future
transportation and land use scenarios, and

« Guidance for the redevelopment of the Study
Area through multimodal transportation
improvements to support higher-order transit
investments and the economic development
goals of the City.

Based on the review of existing conditions, HDR
identifies six major opportunities for the future of
the Weston 7 SPA, described below:

« Creation of a grid street network
The expected redevelopment of the Study
Area offers an opportunity to break up the
existing “superblock” pattern, establishing a
finer-grained street network with a walkable
block structure. Increasing the grid network
density would increase the number of options
available to all modes, add road capacity to the
network, balance mobility choices for walking
and cycling trips within the Study Area due to
improved connections across the land uses,
and increase the pedestrian catchment area to
VIVA BRT stations.

« Atransportation network for all mobility users
A transportation network in the Study Area
will have to balance the needs of pedestrians,
cyclists, transit users, drivers, and goods
movement. It will have to take into account
the area’s ongoing role as a retail hub, the
needs of pedestrians and cyclists accessing
VIVA BRT and VMC subway station from
areas, future residential densification, and
truck traffic through and within the Study
Area, particularly to light industrial sites to the
southwest of the Study Area and to the north
of the Study Area. Future phases of the study
should take these mobility needs and priorities
into account when making recommendations,
while recognizing streets' roles in placemaking
and prosperity.



« Improving Pedestrian and Cyclist safety at the

Highway 407 ETR Ramps

Safety challenges exist where cyclists and
pedestrians must traverse Highway 400 and
Highway 407 ETR interchanges. However, with
the Highway 7 West Viva project is planning to
implement a median multi-use trail between
Famous Avenue towards the VMC, and this
will eliminate pedestrian and cyclist conflicts
at the free-flow on-ramps. The issue remains
however at the Highway 407 ETR ramps
however, and solutions to allow pedestrians
and cyclists to traverse these ramps safely
should be explored in later phases of this
study.

Improve safety for all modes of travel

The intersection at Highway 7 and Weston
Road has been consistently ranked as one

of the highest collision intersections in York
Region. It is recognized that safety may

be improved for this intersection after the
reconstruction of Highway 7. This should

be considered in late phases of the study.
With a complete street network and better
pedestrian connections at highways, the safety
will be improved for vulnerable users such as
pedestrians and cyclists.

New Innovative Smart Mobility Plan and TDM
Measures

This Secondary Plan presents the opportunity
to encourage or require the program for
developments in the Study Area and tailored it
to the needs of local businesses and residents.
Existing smart mobility technology (such as
Uber / Lyft) and car share programs for trips

during the day could also be used to shift
travel behaviour away from single-occupancy
vehicles to other modes. Emerging social
megatrends such as increased green and
sustainability awareness are pushing the
population towards more sustainable travel
behaviours via the rapidly developing pay-per-
use economy. Car-sharing, ride-sharing, and
bike-sharing in particular can be facilitated
by City policies, initiatives, and infrastructure
by creating designated, comfortable waiting
areas to find a bike-share rack, car-share
vehicle, or wait for a ride-share driver.

Increase Sustainable Modal Share

According to the pedestrian walkshed analysis
in Section 3.6.3 of HDR’s Transportation Needs
Assessment Report, all roads in the Study
Area are included as part of the 500 metres
that people are willing to walk to a higher
order transit stop. As a result, pedestrian
infrastructure should be provided or improved
on all roads in the Study Area. Pedestrian
network improvements have the dual role of
increasing the attractiveness of transit as a
travel option through improved pedestrian
connections from transit stops to local
businesses.

Optimize the Existing Road Network

The existing road network should be optimized
including improved traffic signal coordination
along Weston Road between Northview and
Highway 7 intersection, as well as coordination
at adjacent intersections, review of turn lane

requirements, queue jump lanes.

Consider partial ramp access at Portage
Parkway

One of the keys to unlocking the growth
potential of the Study Area not only for Weston
and 7 but also for the VMC, is to provide
alternate access to Highway 400. Highway 7 is
extremely congested at Weston Road today,
and providing additional options to vehicular
traffic will significantly improve congestion

in the Study Area. While it is recognized that
MTO has concerns about interchange spacing,
future phases of this study should explore

the potential opportunities to provide an
alternative Highway 400 access to Portage
Parkway.

Extend Portage Parkway / Chrislea Road west
of Weston Road

A more direct connection back to Highway 7
from Portage Parkway / Chrislea Road should
be considered west of Weston Road. Right
now, there is access via Fieldstone Drive,
Windflower Gate and Ansley Grove Road, but
the route is already congested with multiple
turns and does not provide a feasible through-
route. Through development however as
lands become available, the possibility of
reconstructing the roadway along the north-
western boundary of the study area should

be strongly considered. This through-route
will prioritize movements into the nearby
residential neighbourhoods, which should be
restructured as development proceeds.
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6.2 Population and Employment Outlook and Commercial Uses Assessment, Hemson Consulting Ltd.

Hemson Consulting Ltd. prepared a growth
outlook to assist in preparing land use and
infrastructure plans for the area. The analysis
involved preparing estimates of employment
and development trends in the Study Area,
supplemented by development application

data from the neighbouring VMC. Development
potential was also assessed in relation to Major
Transit Station Area (MTSA) density requirements
for the VivaNext Highway 7 BRT corridor.
Background information for this outlook was
gathered from 2016 Federal Census population
and housing data, City of Vaughan planning and
development applications, and the 2017 York
Region Employment Survey.

As of Census day in 2016, the Weston 7 study
area hosted approximately 4,800 jobs and no
residents. A recently completed residential
development at 7777 Weston road has added
approximately 1,700 new residents to the Study
Area and total employment has increased to
approximately 5,000 jobs, mostly in retail and
commercial activities.

Development assumptions for the Weston 7 area
are determined in conjunction with the planning
for the MTSAs to comply with policy 2.2.4.3 of the
Growth Plan for the Greater Golden Horseshoe.
The Weston 7 SPA Study Area falls completely
within the boundaries of two
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MTSAs and as a result, the development outlook
for Weston 7 takes into consideration

density requirements for conformity to the
Growth Plan, starting with planning to 160
persons-and-jobs per gross ha as the minimum
density target

The total gross area of the Weston 7 SPA is
approximately 126 ha, of which approximately
22 ha make up parts of the Highway 400/407
interchanges and another 20 ha make up
existing local roads and the storm water
management pond (SWM), leaving 84 ha of
parcel area on which future development may
occur.

Category Land Area (ha)

Total Land Area 126
- Highway 400/407 Lands (22)
Gross Land Area (for density 104
calculation) (20)

- Current Local Roads and SWM

Developable Area 84

Net Developable Area (25% Cross- 63
to-Net)

Net Developable Area (30% Gross- 59
to-Net)

Note: Numbers may not add due to rounding.

FIGURE 19. Weston 7 SPA Land Area Estimates

The 84 ha is reduced by 25-30% as a gross-to-
net factor to account for new local roads, storm
water infrastructure and park space, resulting in
a range of 59-63 ha of net developable land.

The development outlook assumes that new
development will occur at a ratio of 87%
residential space to 13% non-residential space,
comprised of supportive retail, commmercial and
service employment for the future residents of
the Weston 7 SPA, as well as additional office
space either in freestanding buildings or as part
of mixed-use developments.

The development scenarios start with 160
persons and jobs per gross ha on the low end
(to reflect the minimum density target for MTSA
planning) and transition to 200 persons and
jobs per gross ha (reflecting the density target
for VMC and most urban growth centres in the
Greater Toronto Area and Hamilton). Densities
higher than 200 are provided for illustrative
purposes to 400 persons and jobs per gross ha,
the density target for the Downtown Toronto
Urban Growth Centre (UGC).

« At 160 people and jobs per hectare, estimated
population and residential unit demand is
5,790 housing units and 1,930 jobs.

« At 200 people and jobs per hectare, estimated
population and residential unit demand is
7,430 housing units and 2,480 jobs.

« At 250 people and jobs per hectare, estimated
population and residential unit demand is
9,470 housing units and 3,160 jobs.



« At 300 people and jobs per hectare, estimated
population and residential unit demand is
11,510 housing units and 3,840 jobs.

« At 400 people and jobs per hectare, estimated
population and residential unit demand is
15,600 housing units and 5,200 jobs.

The population, housing and employment
potential provided were prepared on the basis of
a long-term ultimate development capacity and
not planning to a specific horizon year

According to Hemson's report, it is reasonable
for the City of Vaughan to plan to achieve
development densities up to 160 persons and
jobs per ha by 2041, allowing it to meet the
density targets for the Highway 7 MTSAs within
the time frame of the Secondary Plan, but
achieving densities higher than that would
require a longer-term outlook.

In addition to planning to meet the minimum
density targets, finding the right balance of
density in Weston 7 and other growth areas

in the City, particularly in the VMC will be
important. This will be further analyzed in Phase
2 of the study. Development applications already
submitted for the VMC will account for 56% of
the total forecast of apartments from 2016-2041
for the entire City of Vaughan. In planning for
160 persons and jobs per ha to 2041, the Weston
7 SPA would account for 40% of the remaining
potential, a significant figure considering the
combined total outlook for apartments in other
City of Vaughan area plans.

It is important that the Weston 7 SPA plays

a complementary role to the VMC and not
compete for similar uses and development. As
a result, the Secondary Plan may consider a
limit to the development outlook to 2041 at 200
persons and jobs per ha to ensure the Weston 7

SPA meets the guidelines for Regional Corridors,
the minimum density target for the VivaNext
Highway 7 Corridor and without co-opting the
VMC's role as an Urban Growth Centre.

With regards to Commercial Uses, as a whole,
the area plays an important role in providing
retail and commercial services to a wide
catchment area including residential uses to
the northwest of the Weston 7 SPA as well as
the Highway 400 and Pine Valley employment
areas. Moving forward, it is important for the
Study Area to maintain its role as a commercial
centre for a broader area than the immediate
Secondary Plan boundaries.

As an existing commercial area with a regional
catchment area, the employment outlook
also accounts for office, retail and institutional
employment as shown in the table below. A
complete accounting of the projected non-
residential space is provided in Appendix 2.

Development Scenario 160 200 250 300 400 Development Scenario 160 pLolo) 250 300 400

(persons+jobs/ha) (persons+jobs/ha)

Gross Land Area (ha) 104 104 104 104 104 Office Employment 470 610 770 940 1,270

Total Persons + jobs/ha (Gross) 16,600 20,700 25900 31,00 41,400 Retail and Institutional 1,460 1,870 2,390 2,900 3,930
Employment

Persons + jobs to remain (1,900) (1,900) (1,900) (1,900)  (1,900) TOTAL EMPLOYMENT 1,930 2,480 3160 3,840 5,200

NEW PERSONS AND JOBS 14,700 18,800 24,000 29,200 39,500

Note: Numbers may not add due to rounding.
FIGURE 20. Weston 7 SPA Population and Jobs Outlook

FIGURE 21. Weston 7 SPA Employment by Type
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6.3 Community Energy Plan, Urban Equation

The Community Energy Plan (CEP), available
in Appendix 4 seeks to inform the anticipated
energy use of the Weston Road and Highway
7 Secondary Plan area, informing long term
energy planning for development. Focused on
the importance of climate change to Vaughan,
as advanced in the York Region Official Plan,
Vaughan Official Plan 2010, Green Directions
Vaughan and the Municipal Energy Plan, the
Community Energy Plan presents the high-level
background knowledge required to eventually
plan for an energy efficient, low-carbon
community in Vaughan.

The report includes information about planning
for energy at the community scale, a summary of
energy policy, trends in carbon emissions, energy
demand and efficiency projections, a discussion
of resiliency, community energy technologies
and community energy systems.

Energy demand and efficiency scenarios for
buildings planned in the Weston 7 area are
provided giving an estimate of energy use based
on three scenarios that escalate in projected
reductions in carbon emissions, to show how
progress could be made towards Vaughan's long
term foal of becoming a net zero carbon city.
The three scenarios, baseline compliance with
the Ontario Building Code (OBC), incremental
improvement beyond the OBC, and towards

net zero carbon, scenarios 2 and 3 11% and 59%
reduction in projected energy use, and a 12%
and 84% reduction in GHG emissions over the
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baseline scenario 1, respectively. Such progress
towards limiting energy use can be possible with
advancements in building technology, focusing
primarily on reducing heating and domestic hot
water loads, and included in policies or design
guidelines for Weston 7 in a future stage of work.

With regards to resilience, energy resilience

is an important factor in adapting to climate
change. Both technological and people driven,
organizational solutions are explored in this CEP.
Voluntary guidelines for increased backup power
capacity, particularly for multi-unit residential
buildings, are reviewed. This includes strategies
for expanding the use of emergency generators,
particularly in high rise residential buildings,

to provide power for longer and to additional
services.

The Community Energy plan also explores
several technologies, focused on renewable,
efficient and low carbon options, which can
serve community energy demands.
Technologies explored in detail include the
feasibility of geothermal systems for heating
and cooling and the use of Combined Heat

and Power (CHP) technology to provide both
electricity and thermal energy. Technologies may
also improve resilience by virtue of providing
power independent of the electricity grid during
power outages, for example by using CHP to
provide emergency backup power.

Given that the Weston 7 planning process is
being done on a large, community scale, the
Community Energy Plan addresses community
scale and district energy systems allow the
community to provide local generation and
demand response, improving resilience and
creating more opportunities for integration of
renewable and low carbon strategies. High and
low temperature district thermal options, as well
as micro-grid electricity storage and delivery, are
explored. Community energy systems identified
open up possibilities related to fuel flexibility,
future-proofing energy supply options and
allowing for adaptability over time.

The Community Energy Plan provides important
insight into the energy performance of the
Weston 7 area and is an opportunity to engage
in a conversation at an early stage in the
Secondary Planning process about the right
strategies to introduce at the municipal level to
manage energy use and contribute to Vaughan's
long term goal of becoming a net zero carbon
city.



6.4 Sustainability Analysis, Urban Equation

The Sustainability Analysis prepared by Urban
Equation and found in Appendix 3 is a document
that provides insight and strategies for how

to create a Secondary Plan for Weston 7 that
provides the background information on
sustainability directions to input into future
phases of the Secondary Plan’s development
including the vision and directions as well

as the ultimate policy language. The report
provides a robust analysis of provincial, regional,
and municipal policies, plans, and strategies,
which inform the sustainability vision, guiding
principles, and strategies covered in section

4 of the report. The consultant team will use

the guidelines presented in the Sustainability
Analysis report to as a part of the assessment of
land use scenarios developed in later stages of
the Phase 1 of the Secondary Plan development
process. Finally, the report also includes policies
and tools to help the City improve the delivery of
green infrastructure, green building design, and
climate change adaptation.

The report includes a detailed review of policy
including directions from:

« Provincial Policy Statement (2014)

« The Growth Plan for the Greater Golden
Horseshoe (2017)

« Ontario’s Climate Change Strategy (2016)

« Ontario’s Five-Year Climate Change Action
Plan (2016-2020)

« Long-Term Energy Plan (2013)
« Ontario Climate Change and Health Toolkit
« MOECC Low Impact Development Storm

« Water Management Guidance Manual (2017)
« York Region Official Plan (2010)

« York Region Sustainability Strategy: Towards a
Sustainable Region

« City of Vaughan Official Plan (2010)

« Green Directions Vaughan (2018 Draft Update)
« The Vaughan Municipal Energy Plan (MEP)

« Vaughan Sustainability Performance Metrics

Key themes that emerged through reviewing
the relevant policy direction that informs how
sustainability should be incorporated into the
planning process include: sustainable water
management, energy efficiency, climate
change adaptation, sustainable transportation,
a strong local economy, and sustainable waste
management. In the body of the report, each
theme is defined by a guiding principle and

a number of strategies are recommended for
consideration in the long term redevelopment of
the Weston 7 SPA.

In addition, the report includes policy and tool
recommendations to consider for the policy
development stage of the Secondary Plan. As
noted in the report, the proper policies and
tools are required to ensure that development
can be moved towards more sustainable
outcomes. Recommended policies and

tools organized into three categories: green
infrastructure, green building, and climate
change adaptation. A selection of some of the
policy recommmendations in these theme areas
are provided below:

Green Infrastructure:

« Development in the Secondary Plan Area will
have regard for the guidelines advanced in
both the Toronto and Region Conservation
Authority's Low Impact Development
Stormwater Management Planning and
Design Guide (2010) and the City of Vaughan's
Stormwater Management Master Plan, which
is being updated at the time of this report.

« Future development shall incorporate green
infrastructure elements into site plan design,
which may include:

« Low Impact Development measures;

« Atreatment train approach to stormwater
management;

« Maximizing the extent and function of
vegetative and pervious surfaces; and

« Consider a higher mandatory threshold for
green infrastructure by augmenting the
existing Vaughan Sustainability Performance
Metrics.

URBAN STRATEGIES 87



Green Buildings

« Where possible, buildings should produce

their own energy (e.g. solar panels) and strive
to create a “net-zero” neighbourhood.

Promote high-performance buildings that
are designed to minimize carbon impacts
throughout their lifecycle.

Achieve high standards of environmental
sustainability by encouraging green buildings.

Climate Change Adaptation

« Consider the installation of natural gas backup

generators to provide an on-site demand
response strategy, either for individual
buildings or linked on a community level.

Landscape design should incorporate a variety
of natural, drought tolerant species that can
withstand natural system changes generated
by extreme weather events and pests.

Consider the inclusion of mandatory climate
change adaptation requirements within the
Vaughan Sustainability Performance Metrics.
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While the scope of the Phase 1 work for the
Weston 7 Secondary Plan will not include policy
development, the recommendations of the
Sustainability Analysis will be carried forward into
future stage of work. As the report recommends,
as the planning framework for the Study Area
progresses, the Sustainability Analysis report

can inform decision-making regarding the
development vision and guiding principles,
which will ensure that sustainability permeates
the land use and development scenarios,
including elements of transportation, building
design and block orientation, and public realm
design.



6.5. Preliminary Water, Wastewater, Stormwater Servicing Analysis

TMIG conducted a preliminary water distribution,
wastewater, and storm servicing analysis to
understand the existing sanitary system in the
Study Area and the capacity for the potential
development of the Weston 7 SPA. Background
information for the water distribution,
wastewater collection and stormwater
management systems were obtained from the
City, through the Vaughan City-Wide Water/
Wastewater and Stormwater Management
Master Plans dated June 2014. Several key
findings are outlined below:

Water Distribution

« Much of the planned intensification can
be accommodated within the existing
distribution system as the City's watermains
were generally constructed based on a design
criterion of 450 Lpcd, which does not reflect
the historical reductions in water demands
over the past several decades.

Wastewater Collection

« Much of the planned intensification can be
accommodated within the existing collection
system as the City's sewers were generally
constructed based on a design criterion of
450 Lpcd, which does not reflect the historical
reductions in water demands (and - by
extension — wastewater generation) over the
past several decades.

Stormwater Management Analysis

« Impervious coverage in the area is estimated
at 90% or higher. Redevelopment and
intensification of established urban areas is
generally expected to reduce impervious cover
through increased landscaped areas and new
parks.

« All new developments within the Weston 7
SPA will be required to adhere to most up-
to-date City of Vaughan, TRCA, and MECP
standards. The updated standards are more
stringent than the criteria in the past. Thus,
generally, the existing system will have a slight
improvement from new development within
the Study Area.

Once development alternatives are further
defined, a more detailed analysis of the
servicing requirements of the alternatives will be
prepared. A functional servicing report will not
be prepared as part of the Weston 7 Secondary
Plan Process, as this will be undertaken at a later
date in conjunction with an update of the City’s
Infrastructure Master Plans. See Appendix 7 for
the TMIG report.

6.6. Telecommunications

RTG prepared a brief memo outlining
communications infrastructure availability in
the Weston 7 SPA. The Weston 7 SPA area is
currently serviced by both Bell Canada and
Rogers Cable Communications for telephone,
television, and internet servicing. Both Bell and
Rogers have existing fibre optic cables along
Weston Road and Highway 7 corridors. Bell and
Rogers would review service applications within
the SPA, confirm financial viability and then
provide service to developments as required
connecting to their existing infrastructure

grid. Additional capacity, if required, would be
brought in via the existing Highway 7 or Weston
Road corridors. As the planning for the Study
Area evolves, Area Managers for both Bell and
Rogers should be kept apprised of developments
on a regular basis to ensure that they can
provide the most up to date services available to
the area. See Appendix 8 for the RTG report.
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6.7. Community Services and Facilities Impact Study

As part of understanding the impact of future
growth in the Weston 7 SPA on community
services such as parkland, schools, libraries,
indoor and outdoor recreation facilities, social
services, childcare and places of worship, a CSFIS
was undertaken by Urban Strategies.

The purpose of the CSFIS is to assess the current
provision of community services and facilities
within the Study Area, and to understand how
provision levels may change over time in light of
anticipated population growth. The following are
significant findings from the analysis that may
be used to inform and support the Weston / Hwy
7 Secondary Plan planning process:

« The Study Area is anticipated to experience
substantial population growth over the
long-term planning horizon. In the Vaughan
Metropolitan Centre (VMC) (which falls
within the Study Area), more than 9,700
units are proposed or approved, representing
a potential resident population of 19,224
residents. Development outlooks for the
Weston / Hwy 7 Secondary Plan show a
potential population of between 12,740 and
34,320. Altogether, over the long term, the
population of the Study Area could grow to
between 54,842 and 76,422 people.

« Future population growth will significantly
reduce the provision of parkland, which is
currently above the city-wide provision level
of 1.86 hectares. However, to apply the ATMP’s
recommmended target of 2.0 hectares per
1,000 residents (new growth) would require
significant new parkland - between 22 and
65 hectares. This is not realistic in the context
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of an intensification area, considering the
challenges of assembling land and the
economic realities of development. A parkland
provision target specific for the Study Area
should be developed to address this challenge,
and parkland acquisition should be front-
ended.

In all development scenarios, provision levels
of public libraries will decrease to below
ATMP provision targets, despite the library
branch and self-serve library currently under
construction at VMC. Depending on the
development scenario, the deficit of library
space could range between 3,964 and 17,127
square feet.

There is limited capacity at the two YRDSB
elementary schools that serve the Secondary
Plan area. YRDSB staff have indicated that
an elementary school site would be required
for development scenarios 1and 2, and

that additional school sites may need to be
considered for the higher density scenarios.
School sites would be provided consistent with
the VMC standard of five acres, though the
ultimate size may be adjusted through the
planning and development process.

While no specific YCDSB school sites have
been identified through Phase 1 of the Weston
7 Secondary Plan, the YCDSB will continue

to be engaged throughout the Secondary
Plan process. The YCDSB reserves the
opportunity to provide school site designation
requirements as development scenarios are
refined, specifically relating to timing and unit

types.

« Future population growth in the Study Area
will reduce the provision level of community
centres to below ATMP provision targets in
development scenarios 3, 4 and 5, despite the
new YMCA under construction in VMC. This
service gap (1:38,000 in scenario 5 against
a provision target of 1:30,000) may not be
significant enough relative to service gaps
elsewhere in the municipality to warrant a new
facility.

« The demand for community centres is largely
driven by the need for the component parts -
libraries, fitness centres, gymnasiums, arenas
and indoor pools. As demonstrated above, the
provision levels of many of these facilities will
fall below ATMP provision targets in some, but
not all, development scenarios.

These findings will impact the land use
alternative scenarios, providing an important
input regarding the types of commmunity
facilities that required to maintain a complete
community.
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NEXT STEPS

Understanding the current state of
the Weston 7 SPA from a number of
disciplines is key to the success of
the Secondary Plan process going
forward. Each of the studies prepared
as part of the Background Report has
revealed important observations or

recommendations for the work going
forward. The conclusions of this work
will be an input into the development of
a vision and guiding principles for the
site and the subsequent development of
land use alternatives.
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Reflecting the Background Report, the key
issues and questions will shape the course of the
project team’s inquiry in the coming months are:

« Determine an appropriate population and
employment targets that accounts for the
expectations for the MTSAs, Provincial,
Regional and local planning policy as well as
the Weston 7 relationship to the VMC and
the transportation and municipal servicing
network’s ability to accommodate growth.

« Create a vision statement and development
principles that reflect good planning, urban
design and sustainable development
directions.

« Design a road network that can be phased in
to accommodate new development, increase
transportation option and permeability in
the site and serve pedestrian, cyclists, private
automobile and commercial traffic.

« Create land use alternatives that arrange and
focus the anticipated growth in a number of
ways to experiment with the best method to
appropriately accommodate height, density,
transition to neighborhoods and development
phasing.

« Determine approaches within the land use
alternatives to the achievement of open space
at a provision rate that is supportable by the
City.

« Continue to engage with the community to
report on the results of the Background Work
and consult on the vision and principles for the
area.

In the next phase of work, the project team will
work with the community and stakeholders to
define a vision and development principles for
the Weston 7 SPA, which will also structure how
the land use alternatives will be evaluated.

A public visioning workshop is scheduled for
November 2018 with the land use alternatives
development planned for December and
January and a public land use alternatives
workshop in early winter 2019. The Final Report,
outlining the vision, development principles
and an evaluation of the land use alternatives

is expected to be completed in spring 2019. The
identification of a preferred development option
and writing of implementing policy is planned
for subsequent phases of work to be awarded
under separate contracts.
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1 Introduction

The City of Vaughan has initiated the Weston and Highway 7 Secondary Plan Phase 1
study. The study builds on a variety of provincial, regional and City plans and policies,
including the York Region Transportation Master Plan, York Region Official Plan,
Vaughan Official Plan, the Growth Plan for the Greater Golden Horseshoe (GGH), and
Metrolinx Draft 2041 Regional Transportation Plan (RTP) (2017). The purpose of the
transportation needs assessment work is to:

e Provide a comprehensive understanding of the existing transportation network,
land use and travel patterns to, from and within the study area for all modes of
transportation;

e Conduct a multi-modal transportation evaluation for the existing conditions to
assess the safety and convenience of travel for all modes;

o Document the planned transportation improvements in the vicinity of the study
area; and

o Identify potential opportunities for first and last mile connections to major transit
stations, including active transportation connections, a finer-grid road network,
and innovative mobility solutions.

Figure 1-1 illustrates the Secondary Plan study area.
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Figure 1-1: Study Area
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2 Planning Context

The Weston 7 Secondary Plan Phase 1 study will be developed within the context of
provincial, regional, and municipal planning policies and initiatives. This section
highlights the key planning documents influencing the study.

2.1 Provincial Planning Context

Several provincial plans and policies provide the basis and guidance for the
transportation vision for the City of Vaughan. Further, updates to provincial plans may
directly influence both York Region and City of Vaughan infrastructure needs, thus
requiring periodical updates to the City’s plans including the Weston 7 Secondary Plan.
Provincial plans and policies are identified and summarized in Table 2-1. The Study will
consider these plans and policies.

Table 2-1. Relevant Provincial Policy and Planning Directions

Provincial

Planning
Document

Provincial Policy Description: Provides direction on land use planning and development, and the transportation
Statement, system.
Ontario, 2014

Directions: The most relevant land use and transportation policies include:

e 1.6.7.1 Safe, energy efficient transportation systems that move people and goods and
address projected needs;
1.6.7.2 Use of Travel Demand Management (TDM) strategies to maximize efficiency;
e 1.6.7.3 A multimodal transportation system that provides connections within and among
transportation systems and modes including across jurisdictional boundaries;
1.6.7.4 Land use patterns that minimize length and number of vehicle trips to support
transit and active transportation;
1.6.7.5 Integration of transportation and land use considerations at all stages of planning;
1.6.8.2 Protect for major goods movement facilities and corridors; and
¢ 1.6.8.3 New development should be compatible with the long-term purposes of the

corridor.
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Table 2-1. Relevant Provincial Policy and Planning Directions

Provincial

Planning
Document

Growth Plan for Description: The Growth Plan for the GGH came into effect on July 1, 2017, replacing the

the Greater previous (2006) growth plan. The Growth Plan, building on the Provincial Policy Statement,
Golden provides a strategic framework for managing growth in the Region, including specific land
Horseshoe use planning policies, goals, and measurable targets. The Growth Plan defines specific

(GGH), Ministry of  policies for where and how to grow. Integrating transportation and land use planning, the plan

Municipal Affairs, prioritizes intensification, setting population and employment growth targets for all Upper- and

2017 Single-Tier Municipalities in the GGH. The Growth Plan’s horizon by which the goals and
policies of the plan should be achieved is 2041.

Directions: The new Growth Plan:

o |dentifies Major Transit Station Areas (MTSAs) as strategic growth areas towards which
intensification is to be directed. With two vivaNext stations within its boundaries, the
Weston 7 Secondary Plan Area [is] considered to be a Major Transit Station Area under
the Growth Plan;

e States that all MTSAs are to be planned and designed to achieve multimodal access to
stations and connections to nearby maijor trip generators;

e Sets minimum density targets of 160 residents and jobs per hectare for Major Transit
Station Areas (MTSAs) on Priority Transit Corridors served by bus rapid transit; and

e States that the Region’s transportation system will be planned and managed to offer
multimodal access to opportunities; offer a balance of transportation choices that
promotes transit and active transportation; integrates a “Complete Streets” approach to
the design, refurbishment, or reconstruction of the street network; facilitates improved
linkages to urban growth centres; and ensures that active transportation networks are
comprehensive and integrated.

2041 Regional Description: The 2041 Regional Transportation Plan sets the Greater Toronto and Hamilton
Transportation Area’s (GTHA’s) multi-modal long-range regional transportation vision, goals, objectives, and
Plan (2018) priorities. The RTP supports and is aligned with the PPS and Growth Plan.

Building on the previous RTP, the Big Move (2008), this plan provides strategic direction for
planning, designing and building a regional transportation network that enhances quality of
life, the environment, and prosperity. A significant transit project that will serve the Study
Area is the Highway 7 West BRT, from Yonge Street in Richmond Hill to Helen Avenue in
Vaughan, opening in 2019. A further extension west to the Brampton border in delivery

Directions: A number of actions outlined in the 2041 RTP are relevant to the Study, including:

e Expand first- and last-mile choices at all transit stations;

e Place universal access at the centre of all transportation planning and designing activities;

o Eliminate transportation fatalities and serious injuries as part of a regional Vision Zero
program;

o Make TDM a priority;

e Plan and design communities... to support and promote the greatest possible shift in travel
behavior, consistent with Ontario’s passenger transportation hierarchy; and

o Rethink the future of parking.
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Table 2-1. Relevant Provincial Policy and Planning Directions

Provincial

Planning

Document

Transit- Description: Identifies best practices for transit-friendly land-use planning, urban design, and
Supportive operations.

Guidelines,

Ministry of Directions: The Guidelines outline many strategies for creating transit supportive
Transportation, environments that are relevant to this study. A few highlighted strategies include:

2012

o Create fine-grained and interconnected networks, to provide efficient transit services and
connections to transit stops;

e Eliminate unnecessary jogs or breaks in the network;

e Spacing of arterial and collector roads should support a maximum 400m walk from the
interior of a block to a transit stop, and facilitate higher levels of walking and cycling;

e Access routes to transit stops, such as pedestrian pathways or local roads, should be
spaced no greater than 200m apart;

o Improve pedestrian and cycling infrastructure to increase convenient and comfortable
access to transit;

e Create additional street connections where possible that can help to minimize travel
distances to transit;

o Minimize block lengths to promote greater connectivity and enhance the walkability of
neighbourhoods;

o Extend existing park and open space networks, where possible, to link with transit stops
and station areas; and

o Design complete streets to reflect both the existing and planned land use, urban form and
transportation contexts.

#CycleON: Description: Identifies a vision for cycling in the province over the next 20 years where cycling
Ontario’s Cycling is valued as a core mode of transportation. The document is primarily meant to guide the
Strategy, Ministry  Province’s role in improving cycling across the province, however the Weston 7 Secondary
of Transportation,  Plan Study aligns with several of Cycle ON'’s Strategic Directions, including:
2013 e Design healthy, active, and prosperous communities;

e Improve cycling infrastructure; and

e Make highways and streets safer.

2.1.1 407 Transitway

The Provincial Ministry of Transportation (MTO) is currently conducting the Planning,
Preliminary Design, and EA for the 407 Transitway from Highway 400 to Kennedy Road
in Markham, and the EA for the 407 Transitway from Hurontario Street to Highway 400
was recently filed. The 407 Transitway will be a fully grade separated transit facility on an
exclusive right-of-way, running along the Highway 407 Corridor. This portion of the
facility will consist of approximately 46 km of runningway and several stations that will
include parking facilities, transit integration and other amenities. It forms part of the 150
km long high-speed interregional facility planned to be ultimately constructed on a
separate right-of-way that parallels Highway 407 from Burlington to Highway 35/115.

Subject to the outcome of the study, the 407 Transitway will be implemented initially as
Bus Rapid Transit (BRT) with the opportunity to convert to Light Rail Transit (LRT) in the
future. In the meantime it will be used by GO Transit routes and “Spine” services -
services that operate exclusively on the transit way.

407 Transitway Stations are proposed at Pine Valley Drive and at Jane Street. The latter
will connect with the Highway 407 Toronto Transit Commission Subway Station.
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Although these stations are outside of the Weston 7 Secondary Plan study area,
facilitating access to them will be considered.

2.2 Regional Planning Context

York Region planning documents which will influence and provide policy direction on the
Weston 7 Secondary Plan Phase 1 study are summarized below.

2.2.1  York Region Transportation Master Plan (TMP) 2016

York Region’s Transportation Master Plan (TMP) addresses the Region’s mobility
needs to 2041 and beyond. It provides a 25 year outlook to:

Create an advanced interconnected system of mobility in the GTHA in order to
give York Region residents and businesses a competitive advantage, making
York Region the best place to live, work and play in the GTHA.

The York Region TMP has five objectives:

1. Create a world class transit system;

2. Develop a road network fit for the future;

3. Integrate active transportation in Urban Areas;

4. Maximize the potential of employment areas; and
5. Make the last mile work.

There are five main policy areas developed as part of the TMP:

¢ Finer grid network: working with the Province and local municipalities to plan for
and protect a series of mid-block highway crossings and continuous collector roads
to provide alternate routes for vehicles, cyclists, and pedestrians;

o Corridor evolution: design streets to accommodate a variety of travel modes,
including transit vehicles, passenger cars, cyclists, pedestrians, and trucks; ensure
the most effective use of the road space and financial resources to design and
operate streets to maximize capacity to move people;

o Commuter parking management: provide opportunities for residents to park their
vehicles on fringes of urban areas and access different modes of travel for part of
their trips, such as transit or car sharing;

o Goods movement network: as the Region becomes more urban, with a
combination of industrial, commercial, and residential land uses, there will be more
conflicts between road users. Developing a Goods Movement Strategy will enable
the Region to work in partnership with other agencies and the trucking industry and
to continue to attract investment, create jobs, and foster economic growth; and

e Boulevard jurisdiction: under the Municipal Act, 2001, local municipalities are
currently responsible for construction and maintenance of major boulevard elements
on Regional roads, such as sidewalks, street lights, and multi-use paths. This creates
public confusion and issues with consistency around construction and maintenance
of sidewalk and streetscape elements, and York Region is working with local
municipalities to transfer responsibility to the Region to solve these issues.
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The TMP provides goals and policy directions for the Weston 7 Secondary Plan study,
such as building active transportation network and finer grid network and supporting

regional transit service.

York Region Official Plan

The York Region Official Plan (YR-OP) 2016 describes how York Region plans to
accommodate future growth and development while meeting the needs of existing

residents and businesses.

The document provides direction to guide economic, environmental, and community-
building decisions to manage growth. The YR-OP recommends policies that emphasize
a reduction in automobile reliance and an increase in active transportation facilities, not
only meet sustainability goals, but to also tackle public health concerns. The
acknowledgement that the design of communities is directly related to human health
plays an important role in the Official Plan update.

Recommendations and directions that may be valuable to the development of the
Weston Highway 7 Secondary Plan have been summarized in Table 2-2.

Table 2-2: Official Plan Objectives and Policies

Objective Policy / Direction

A Sustainable Natural
Environment

Healthy Communities

Stormwater Management To require the preparation of
comprehensive master environmental servicing plans, or
appropriate technical studies, as a component of secondary
plans.

Transportation: To reduce vehicle emissions by ensuring that
communities are designed to prioritize pedestrians and cyclists,
reduce single occupancy automobile use, and support public transit
and Transportation Demand Management initiatives.

Accessibility: To require high-quality urban design and pedestrian-
friendly communities that provide safety, comfort and mobility so
that residents can walk to meet their daily needs. To ensure that
public buildings and facilities are designed to be accessible, and are
located in proximity to pedestrian, cycling and transit systems.

Health: That public health and other human services be
incorporated into the design and evaluation of new community
areas and Regional Centres and Corridors That sensitive uses such
as schools, daycares and seniors’ facilities not be located near
significant known air emissions sources such as controlled access
provincial 400-series highways.

Housing: To require that all new secondary plans include a
strategy to implement the affordable housing policies in the Official
Plan. That affordable housing initiatives be given priority on publicly
owned lands with a focus on locations on or near transit corridors.
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Objective Policy / Direction

Economic Vitality Employment: To create high-quality employment opportunities for
residents with the goal of 1 job for every 2 residents. To create a
business friendly environment that includes a diverse range, size
and mix of available employment lands, state-of-the-art
communications facilities and networks

City Building: To recognize Regional Centres and Corridors as
hubs of commerce, business and entertainment. To ensure the
efficient movement of goods and services in Regional Centres and
Corridors through effective planning, urban design and
infrastructure planning.

An Urbanizing Region  Forecasting Growth: To require local municipalities to develop a
phasing plan for new community areas that is coordinated with the
York Region Official Plan, the 10-year Capital Plan, the Water and
Wastewater Master Plan and the Transportation Master Plan.

Balancing Uses: That a balance of residential and employment
uses shall be provided throughout the Region to improve the
possibilities for working and living in close proximity

Parking: That secondary plans and zoning by-laws shall, in
consultation with the Region and related agencies, incorporate
parking management policies and standards that include reduced
minimum and maximum parking requirements, on-street parking
and preferential locations for carpooling, car-sharing spaces and
bike storage requirements.

The YR-OP transportation road network (Map 12 Street Network) designates a right-of-
way (ROW) width of up to 45.0 m along Highway 7 and up to 43.0 m along Weston Road
within the study area.

The YR-OP also identifies transit modal split targets which provides policy direction to
encourage transit use in the study area as much as possible. The YR-OP transit modal
split targets by 2031 are as follows:

e 30% during peak periods in the Urban Area; and

e 50% in the Regional Centres and Corridors by 2031, where Highway 7 is designated
as a Regional Corridor.

2.2.3 York Region vivaNext Plan (2017)

The vivaNext bus rapid transit (BRT) project will provide improved transit service in York
Region and other urban design elements such as pedestrian friendly boulevards,
separated bike lanes, trees and other greenery. A map of the project is shown in Figure
241.

The Highway 7 West Woodbridge plan connects Vaughan Metropolitan Centre (VMC)
subway station and Highway 7 and Wigwoss Drive / Helen Street with 4.5 km full
dedicated transit rapidway. Separated bike lanes will be built as part of the construction,
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and there will be a multi-use path for pedestrians and cyclists on the Highway 7 bridge
over Highway 400 (shown in Figure 2-2 and Figure 2-3), providing a safe and
comfortable network for pedestrians and cyclists. The project is currently under
construction and is expected to be completed in late 2019.

Figure 2-1: York Region vivaNext Planned BRT Network
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Figure 2-2: vivaNext Highway 7 West Woodbridge Plan

Figure 2-3: Highway 7 Bridge over Highway 400
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The design for Highway 7 West of Highway and across the Highway 400 interchange is
shown in Figure 2-4 and Figure 2-5. A 4.3m multi-use path (MUP) is planned for
pedestrians and cyclists, in the median on the Highway 7 bridge over Highway 400. The
MUP continues east of Highway 400 to Weston Road. Cyclists travelling eastbound will
need to use a combined crossride (shown in Figure 2-6) at Colossus Drive to access the
eastbound bike lane, on the north side of Highway 7 (shown in Figure 2-4). Westbound
cyclists on the bike lane on the south side of Highway 7 need to access the median MUP
at Weston Road (shown in Figure 2-5).
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Figure 2-4: Highway 7 West of Highway 400, between Weston Road and Colossus Drive
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Figure 2-5: Highway 7 across Highway 410 Interchange
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Figure 2-6: Combined Pedestrian and Cyclist Crossride (Signalized Example)

Source: Ontario Traffic Manual (OTM) Book 18 Cycling Facilities, 2013

224

York Region Transportation Mobility Plan Guidelines for
Development Applications (2016)

The Transportation Mobility Plan provides the tools necessary to implement and connect
the policies and requirements of York Region’s Official Plan and Transportation Master
Plan. As an update to the Transportation Impact Study Guidelines (2007), the Plan is
focused on transit, active transportation and strategic measures that will reduce the
travel demand and minimize single-occupant vehicle trips to and from the proposed
developments. The Plan aims to expedite the development review process and is a
combination of multimodal plans along with traditional traffic impact analyses.

A Transportation Mobility Plan is required when the proposed development generates
100 or more person trips. This plan is prepared in support of the Official Plan
Amendment, Secondary Plan, Block Plan, Zoning Bylaw Amendment, draft plan of
subdivision and site plan applications.

The main objectives and requirements of a Transportation Mobility Plan to support a
Secondary Plan application are:

1. To describe in detail the impact of the proposed land use or policy changes
on the existing transportation system for all modes of transportation.

2. To identify a more defined external and internal transportation network to
accommodate all modes of transportation. This includes finer grid road network,
active transportation network and detailed transit network.
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3. To identify other transportation infrastructure improvements and missing
links for all modes of transportation required above and beyond those
identified in the Regional and local Municipal Transportation Master Plans or the
Region’s 10-Year Roads and Transit Capital Construction Programs.

o0 Particularly for secondary plans, the travel demands between
intersections and mid-block capacities should be reviewed and assessed
to determine if transportation infrastructure or additional capacities are
required. Assessments could include screenline analysis by identifying
traffic volumes, person trips and/or transit ridership.

4. To identify development phasing plans based on the planned and scheduled
proposed transportation infrastructure improvements.

5. To identify high level Transportation Demand Management plans, measures
and initiatives to achieve the non-auto modal split and to reduce single-occupant-
vehicles. These are described in additional detail in Section 2.4.

6. To identify a detailed implementation plan in order to achieve complete
community building objectives. These requirements will be reflected in the
Transportation Mobility Plan report, Secondary Plan report and schedules to
guide the draft plans of subdivision and site plans.

The Mobility Plan emphasizes the importance of reviewing and assessing existing and
future conditions for all modes of transportation. To that end, York Region has
developed its preferred multimodal level of service (LOS) evaluation approach to address
the performance requirements for driving, walking, cycling and transit. These multimodal
LOS evaluation, in combination with the other best practice evaluation framework, will be
used to examine the existing conditions for all modes of transportation in this study. A
high-level summary of the framework and the LOS targets are summarized in the
following sections.

Automobile Level of Service

There are two criteria required for the automobile mode level of service performance:
vehicle delay and volume-to capacity ratio. Both of these criteria are to be completed and
included in the Transportation Mobility Plan Study.

Automobile LOS and V/C Target: D (0.85) or better for urban area and LOS C (0.70)

or better for rural area

Transit Level of Service
There are three required criteria for the transit mode level of service performance:

1. Access to the transit stops, measured through a development’s potential transit
riders’ straight line walking distance to transit stops;

2. Transit headways, measured through the time interval between transit vehicles
for a transit corridor and;

3. Transit vehicle performance at the intersection approach, measured by
examining the delay and volume-to-capacity ratio for curb lanes.
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Transit LOS Target: C or better for Access to Transit Stops and Transit Headways

(<15 minutes) and LOS D or better (<0.9) for Intersection Approach.

Pedestrian Level of Service

The pedestrian level of service is measured at the segment level (between two or more
intersections) and at the intersection level. Criteria used to assess Segment LOS for
pedestrians are:

o The sidewalk / multi-use path width; and

o The buffer width or separation distance between the sidewalk and the street
curb.

In addition to the above, the assessment of pedestrian LOS at signalized or unsignalized
intersections incorporates the following supplementary considerations:

e Cross-walk treatment (marked, unmarked, high-visibility zebra markings); and

e Pedestrian clearance time.

Segment LOS Target: a score of C or better (=1.5 m curb-faced sidewalk, buffer >
Om)

Intersection LOS Target: a score of C or better (21.5 m curb-faced sidewalk, buffer >
Om, pedestrian signal head with sufficient pedestrian clearance time, clearly delineated
cross-walk)

Bicycle Level of Service

Similarly to pedestrian level of service, the bicycle LOS is measured at the segment level
(between two or more intersections) and at the intersection level. Criteria used to assess
Segment LOS for cyclists are:

o The type of cycling facility (dedicated, separated, shared);
o The width of the cycling facility; and
e The buffer width or separation distance between the facility and the street curb.

In addition to the above, the assessment of cyclist LOS at signalized or unsignalized
intersections incorporates the following supplementary consideration into the
assessment:

e Presence of bicycle box, clearly delineated bicycle treatment or bicycle signal
head.

Segment LOS Target: a score of C or better (>1.5m dedicated cycling facilities, buffer
= 0m)

Intersection LOS Target: a score of C or better (>1.5m dedicated cycling facilities,
buffer = 0m, bicycle box or clearly delineated bicycle treatment or bicycle signal head)
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2.3
2.3.1

2.3.2

City of Vaughan Planning Context

Vaughan 2013 Transportation Master Plan

The City of Vaughan's 2013 Transportation Master Plan (TMP) evaluates the
transportation needs of the City and identifies policies, infrastructure and services
needed to efficiently accommodate population and employment growth to 2031, guided
by the vision of:

Reducing automobile dependence and moving the City closer to achieving the
goal of a more livable, sustainable community.

The principles and goals of the Vaughan TMP promote a balanced approach to
transportation that:

o Offers safe, accessible, affordable, reliable, and efficient transportation for
everyone;

e Minimizes environmental impact;

e Integrates land use and transportation planning;

e Promotes economic vitality;

e Avoids unnecessary capacity improvements;

e Supports active transportation and reduces single-occupant vehicle travel; and
e Reduces the need to travel.

As such, the Vaughan TMP adopts a “Transit First” focus and recommends that road
network improvements be largely limited to strategic initiatives that support transit and
goods movement, improve network connectivity, or support intensification in designated
areas. Road improvements that could compete with transit are recommended to be
deferred until enhanced transit services are operating and have an established ridership
base. Road improvements to address future capacity deficiencies that cannot be
addressed by TDM (including HOV) initiatives and enhanced transit should be identified
when a corridor is forecast to exceed its practical capacity (i.e. Level of Service “E”).

Based upon the objectives and policies described previously, the Vaughan TMP
recommends an ultimate 2031 transportation network along with short (2011-2016),
medium (2016-2021) and long (2021-2031) term action plans for active transportation,
transit support initiatives, travel demand management, parking, strategic road initiatives,
and monitoring. It is noted that the Colossus Drive overpass was recommended for the
2031 horizon. This study will recognize the recommendations in the TMP.

City of Vaughan Official Plan

The City of Vaughan 2010 Official Plan (VOP) was approved by Council on
September 7, 2010. The Plan was endorsed by Regional Council on June 28, 2012. The
Official Plan is part of a Growth Management Strategy “that will shape the future of the
City and guide its continued transformation into a vibrant, beautiful and sustainable City”.
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The DC Update will ensure that investments are undertaken in a way consistent with the
vision and policies established in the VOP, in particular those highlighted below.

Policies contained in Chapter 2-Managing Growth of the VOP are of relevance to the
Weston 7 study area. These policies plan for the accommodation of a population of
416,600 people and 266,100 jobs by 2031, according to Schedule 1, Urban Structure,
shown in Figure 2-7, which also designates the Weston 7 study area as a “primary
centre”.

Figure 2-7: City of Vaughan Official Plan, Schedule 1, Urban Structure

Source: City of Vaughan Official Plan — Volume 1 - 2017 Office Consolidation, Schedules, 2017

Several policies in Chapter 4-Transportation are also of particular relevance to the
Weston 7 study, including:

e To establish a comprehensive transportation network that allows a full range of
mobility options, including walking, cycling and transit (4.1.1.1);

e That the street network will be the basis for enhanced transportation opportunities,
including transit, walking, cycling, and place making initiatives. Existing rights-of way
should be designed to optimize the efficient movement for a variety of modes,
potentially resulting in reduced capacity for cars where overall capacity increases can
be achieved (4.1.1.5);

e To support the development of a comprehensive network of on-street and off-street
pedestrian and bicycle routes, through the implementation of the City’s Pedestrian
and Cycling Master Plan and York Region’s Pedestrian and Cycling Master Plan, to
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facilitate walking and cycling and to promote convenience and connectivity (4.1.1.6);
and

e To plan for a street network that prioritizes safe and efficient pedestrian travel while
effectively accommodating cyclists, transit and other vehicles, and to create more
pedestrian and transit-friendly street cross-sections (4.2.1.2).

Schedule 9 (Figure 2-8) and Schedule 10 (Figure 2-9) in the City of Vaughan’s Official
Plan identify the City’s Future Transportation Network and Major Transportation Network,
respectively. It is noted that these schedules were developed prior to the completion of
the 2016 York Region TMP, and as such incorporate Regional plans based upon the
previous version of the York Region TMP.

Consistent with the York Region OP, the City of Vaughan OP sets specific transit mode
share targets (shown in Table 2-3). Highway 7 is designated as a Regional
Intensification Corridor, which has a 50% transit mode share target in the peak periods
by 2031. The Weston 7 Secondary Plan area is an Intensification Area, which has a 40%
transit mode share target. Achieving these targets is dependent upon the implementation
of various measures, included rapid transit service, programs supporting active
transportation, and TDM.

While no specific targets for active transportation mode share has been set, the City is to
implement a suite of new policies, programs, and infrastructure improvements, in order to
support and encourage active transportation usage.

Table 2-3: 2031 Transit Mode Share Targets (Peak Periods)

2031 Transit Mode Share Targets during

Peak Periods

Vaughan Metropolitan Centre 50%
Regional Intensification Corridors * 50%
Other Intensification Areas ** 40%
City of Vaughan Overall 30%

Source: City of Vaughan Official Plan 2010 — Volume 1- 2017 Office Consolidation, policies, 2017
* Highway 7 is a Regional Intensification Corridor
**Weston 7 Secondary Plan area is an Intensification Area
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Figure 2-8: City of Vaughan Official Plan, Schedule 9, Future Transportation Network

Source: City of Vaughan Official Plan 2010 — Volume 1- 2017 Office Consolidation, Schedules, 2017

Figure 2-9. City of Vaughan Official Plan, Schedule 10, Vaughan Major Transit Network

Source: City of Vaughan Official Plan — Volume 1- 2017 Office Consolidation, Schedules, 2017
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2.3.3

City of Vaughan Pedestrian and Bicycle Master Plan (2007 and
2018)

The City of Vaughan adopted the Pedestrian and Cycling Master Plan in January of
2007. The Plan has a 20 year horizon. The central intent is to guide improvements to
existing and proposed pedestrian and cycling infrastructure in order to create a friendlier
environment for residents. The two central goals of the plan are:

e To create new environments and enhance existing ones for both pedestrians and
cyclists in the City of Vaughan. These environments should be supported by
developing a visible and connected pedestrian and cycling network in Vaughan that
integrates, enhances and expands the existing on and off-road pedestrian and
cycling facilities; and

o To facilitate an increase in walking and cycling for leisure and utilitarian purposes.

The City of Vaughan is currently carrying out a study to develop a new city-wide
Pedestrian and Bicycle Master Plan, building on the 2007 Plan and the 2012
Transportation Master Plan Pedestrian and Bicycle Network Plan. The Draft Preferred
Cycling and Multi-use Recreational Trail Network is illustrated in Figure 2-10,
surrounding the Weston 7 study area. The Weston 7 Secondary Plan should build on this
network by providing connections to the regional routes on Highway 7 and Weston and
the local City routes on Ansley Grove Road and Fieldstone Dr / Chrislea Rd / Portage
Parkway.
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Figure 2-10: Pedestrian and Bicycle Master Plan Preferred Cycling Network

(DRAFT)

2.34

The Weston 7 study team will coordinate with the Pedestrian and Bicycle Master Plan
team to ensure any updates to the Draft Trail network are incorporated.

Vaughan Metropolitan Centre Secondary Plan

The Vaughan Metropolitan Centre Secondary Plan (VMC SP) was partially approved by
the OMB in January 2017 and applies to the area bounded by Highway 400 to the west,
Creditstone Road to the east, Highway 407 to the south and Portage Parkway to the
north.

Its purpose is to establish the context, planning framework and policies that will guide
development of the VMC over the next 20-25 years. The VMC is envisioned as
Vaughan'’s burgeoning downtown, a dynamic community that aspires to be transit-
oriented, walkable, accessible, diverse, vibrant, green and ultimately beautiful. The
following overarching principles highlighted in the VMC SP can be adapted to the
Weston 7 study area:

1. A Self-sustaining Neighbourhood
Establish a distinct neighbourhood containing a mix of uses, civic attractions, a
critical mass of people and a variety of housing options.

2. High Transit Usage
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Optimize existing and planned investments in rapid transit.

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

4. Open Space
Develop a generous and remarkable open space system.

5. Natural Features
Make natural features and functions a prominent part of development.

6. Green Development
Ensure development incorporates green infrastructure and green building,

7. Design Excellence Ensure all development exhibits a high quality of urbanity,
materials and design technologies.

The first phase of the study concluded that the lands west of Highway 400 within the
former Vaughan Corporate Centre should be addressed by Volume 1 of the Official Plan
and be subject to a future Secondary Plan, separate from the VMC SP.

The Weston 7 SP study will explore opportunities to harmonize recommendations with
and draw inspiration from the VMC SP where applicable. Key VMC recommendations
that will be considered that may have implications for the SP include:

¢ The Vision for Highway 7 - Over time, Highway 7 should become an urbanized
avenue that balances the movement of transit vehicles, pedestrians, cyclists and
cars — a beautiful, green street framed by commercial, residential and mixed use
buildings. Carrying over this vision for a “High-Street” into the Weston 7 study area
may be considered.

o The Colossus Drive Extension — The VMC SP shows that a street over Highway
400 linking Colossus Drive and Interchange Way is proposed. This street will provide
an important connection between the lands west of Highway 400 planned for mixed-
use intensification and the VMC and will generally help to distribute east-west traffic
in the area. The VMC SP also identifies a right-of-way corridor protection area for the
street where no new buildings shall be permitted (discussed in detail in Section
2.3.5). The City will expedite the Environmental Assessment for the Colossus
overpass that will identify the preferred vertical and horizontal alignment of the
overpass and the necessary right-of-way requirements. No development will be
permitted in this corridor protection area; however, as the Environmental Assessment
study advances, the City will formally notify the Region and landowner in writing
when specific lands in the protection area are released for possible development.

2.3.5 VMC Secondary Plan - Corridor Protection: Colossus Drive
Overpass Area (2015)

This technical study documented and advanced the implementation for the near term
need for a corridor protection policy for the Colossus Drive Extension across Highway
400. The study, while initializing the planning and design of the Colossus Drive overpass,
is only intended to inform but not predetermine the findings and outcome of a future
Environmental Assessment study (EA).
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The minimum Corridor Protection Area (CPA) was defined in consultation with MTO,
407ETR, and York Region to protect an area that provides for a reasonable range of
overpass alignment alternatives as subject to a future EA study. The area marked by
dashed lines in Figure 2-11 illustrates the minimum CPA for the future Colossus Drive
Extension across Highway 400.

Figure 2-11: Plan of Minimum Corridor Protection Area (Colossus Drive Corridor
Protection Study 2015)

East of Highway 400, the minimum CPA has been defined in the emerging context of the
VMC Secondary Plan with regard for future developments and with elements of the
corridor such as planned right-of-way (ROW) as well as easement for grading and
construction needs. The configuration of the CPA on the east side of Highway 400 is in
part defined by grading needs in association with the overpass structure that provide for
and allow the width of the protected area to transition from 165 m to 60 m on the
approach to Interchange Way.

The minimum area provides for a reasonable range of alignments for the future
intersection of a widened Interchange Way and southern extension of Commerce Street.
The minimum width of 60 m at the east end includes the planned minimum 28-m wide
ROW connecting to Interchange Way as well as ROW elements at intersections
including provision of sightline triangles and other street design elements including but
not limited to auxiliary turn lanes, transit stop / bus shelters, etc.

It is noted that the selection of a preferred alignment and design concept is subject to
completion of the EA study in consultation with review agencies and other stakeholders.

VMC and Surrounding Areas Transportation Study (2013)

The VMC and Surrounding Areas Transportation Study (2013) aimed to further define
the transportation infrastructure needed to facilitate planned and potential development
within the VMC and surrounding areas.

The report investigated questions related to the feasibility, cost and operations
associated with transportation recommendations arising from previous Transportation
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studies, Secondary Plans, Transit Corridor and Environmental Assessment studies. The
infrastructure improvements reviewed as part of the study are:

1. Highway 400 / Highway 7 Interchange (NB off-ramp extension);

2. Highway 400 / Langstaff Road Interchange (NB on-ramp and SB off-ramp);

3. Langstaff Road Extension (crossing the CN Rail Yard); and

4. Colossus Drive Extension (crossing Highway 400).

The VMC Transportation Study findings were summarized for projects (1) and (4) above
as they are located in (and in the vicinity of) the Weston 7 Secondary Plan Area.

Highway 400 / Highway 7 Interchange (NB off-ramp extension)

Four (4) alternatives were reviewed and evaluated for the Highway 400 / Highway 7
northbound off-ramp extension. The preferred alternative was selected based on
consideration of the technical traffic operations, multimodal access and urban design /
planning perspectives from York Region and the City of Vaughan.

In the recommended alternative, the Highway 400 NB off-ramp terminal intersection is
relocated 58 meters to the east of the existing ramp terminal / intersection. It provides
two northbound through lanes from the ramp across Highway 7 into the Secondary Plan
lands (Applewood Crescent extension) as well as two southbound right-turn lanes exiting
the parcel from the Applewood Crescent extension. The Highway 400 NB on-ramp from
the east is proposed to be at-grade and begins immediately west of the Highway 400 NB
off-ramp terminal intersection as shown in Figure 2-12.

Figure 2-12: Preferred Alternative Recommended for Highway 400 / Highway 7
Interchange (VMC and Surrounding Areas Transportation Study 2013)

Cost estimates associated with the Highway 400 NB off-ramp, the Highway NB 400 on-
ramp, the ramp intersection and drainage requirements were derived. According to the
study, the estimated construction cost, inclusive of Minor Items, Contingency,
Engineering and HST is approximately $6,200,000.

Colossus Drive Extension (crossing Highway 400)

The Colossus Drive Extension was proposed in the VMC Transportation Plan as a four-
lane, east-west bypass route south of Highway 7. For Colossus Drive to continue
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easterly across Highway 400 and connect with Interchange Way, an overpass facility
was required.

The structure’s constructability / feasibility concerns and construction cost estimates
were reviewed as part of the VMC and Surrounding Areas Transportation Study and a
preferred alignment was developed, as shown in Figure 2-13.

Figure 2-13: Colossus Drive Extension Preferred Alignment (VMC and Surrounding
Areas Transportation Study 2013)

Several implementation issues for the Colossus Drive Extension were noted in the
report, including:
e Property acquisition being required adjacent to existing development;
o Setback impacts to existing buildings;
e Ramp geometrics with approach grades reaching 6%;
o Likely need for signals at Interchange Way intersection ;
e Approvals required from several agencies including MTO, the City of Vaughan
and 407 ETR,;
e Constructability concerns due to length of construction work zones being located
in the Highway 400 corridor; and
e Estimated construction costs of approximately $95M.

With regards to timing, the proposed Colossus Drive Extension may be required in the
longer term (post 20-year planning horizon) to accommodate proposed development in
the Weston 7 area and within the VMC area. Although the report noted that the
construction of the overpass is feasible, the constructability issues require further study
and property requirements on the east side of the study area must be
addressed/protected in any planned developments. The 2015 Colossus Drive Extension
Protection study built upon the findings for this specific item.

7777 Weston Road Area Wide Transportation Study (2012)

The Area Wide Transportation Study (2012) assessed the impact of the total
redevelopment of the Weston 7 Secondary Plan Area as well as the Vaughan
Metropolitan Centre (VMC). The study aimed to provide the City of Vaughan with an
overall traffic analysis to assist in determining appropriate mitigation associated with the
higher order level of redevelopment within the study area.

Based on the City’s and Region’s Official Plans, the only scheduled road capacity
improvement to the 2031 horizon is the proposed Colossus Overpass while transit
improvements are planned through the addition of dedicated Bus Rapid Transit (BRT)
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along Highway 7. According to the study, these plans are not sufficient to support
development within the Secondary Plan Area and additional transportation improvements
and mitigation strategies are required, as outlined below.

2021 Horizon

New East-West Street (south of Highway 7) — This road will provide an additional point
of access to the southeast and southwest development quadrants of the Weston 7
Secondary Plan Area. This roadway will require a four-lane cross-section to
accommodate future traffic volumes.

The new East-West Street is expected to alleviate some pressure on the Weston Road /
Highway 7 intersection; however, due to the high through volumes on Weston Road, the
new intersection is expected to operate at capacity in the 2021 traffic horizon and
beyond.

2031 Horizon

Northview Boulevard — This road is the extension of Northview Boulevard from Weston
Road to Windflower Gate and is recommended to be a two lane roadway.

Colossus Overpass — This structure will act as the vehicular connection of the lands
east and west of Highway 400 and is expected to divert traffic from Highway 7. As
development of the VMC and Secondary Plan area progresses, the overpass will be
required by the 2031 traffic horizon. This roadway is to be four-lanes to accommodate
the anticipated traffic.

Portage Parkway Overpass — The Portage Parkway Overpass is expected to also
operate above capacity in the 2031 horizon though the presence of the Colossus
Overpass may reduce traffic volumes on this link.

Other Road Links
Javlan Road - This road will extend Javlan Road from Chrislea Road to Highway 7.

Nova Star Drive — This road will extend Nova Star Drive from Highway 7 to Winges
Road.

Intersection Improvements

Highway 7 / Ansley Grove Road — The new East-West Street is expected to increase
traffic volumes at the Highway 7 / Ansley Grove Road intersection as vehicles attempt to
by-pass the Weston Road / Highway 7 intersection. This may result in the need of a
northbound dual left turn lane and should be monitored as development of the
Secondary Plan area proceeds.

The Chrislea Road / Weston Road — This intersection is expected to serve as a by-
pass to the Weston Road / Highway 7 intersection. As such, this intersection is expected
to require a westbound dual left turn lanes.

Transit

Beyond the planned BRT implementation along Highway 7, no additional transit
improvements were recommended. However, the Portage Parkway and Colossus

26 | October 24, 2018



2.3.8

Transportation Needs Assessment Report —- DRAFT#3
Weston Highway 7 Secondary Plan Phase 1

Overpasses provide additional opportunity to supplement transit from the Secondary
Plan area to the VMC.

TDM

Major redevelopment applications should be required to provide a Travel Demand
Management (TDM) study. Site specific TDM studies should explore opportunities and
develop implementation plans and or monitoring plans in line with York Region’s vision.

Parking

To facilitate increases in modal split, the study recommended examining the potential for
further reductions in parking standards for redevelopment as the study area becomes
better served by transit

It is recommended that the proposed parking rates contained in the Review of Parking
Standards within the City of Vaughan’s Comprehensive Zoning By-Law for the Primary
Centres be adopted for use within the Secondary Plan area.

Green Directions Vaughan (2009)

Green Directions Vaughan is the City's Community Sustainability and Environmental
Master Plan. This long term plan is designed to guide the community to a more
sustainable future by addressing environmental, cultural, social and economic issues. It
influences all aspects of the City's operational and regulatory activities including the
growth management strategy. The plan contains a number of actions informed by six
goals. Key actions which will be considered by the Weston 7 Secondary Plan Phase 1
study are summarized in Table 2-4.

Table 2-4: Key Actions from Green Directions Vaughan

1: To significantly reduce our e Continue pilot programs to examine various technologies and
use of natural resources and the techniques to improve winter road maintenance (e.g. salt
amount of waste generated reduction).

2: To ensure sustainable e Through the policies in the new Official Plan, create a Vaughan
development and in 2031 that has more intensification with increased height and
redevelopment density and mixed use in thoughtfully developed nodes and

along transit corridors.

3: To ensure that getting around e  Through policies to be described in the new Official Plan,
Vaughan is easy and has a low develop a more walkable and transit-friendly community with
environmental impact adequate public spaces and a finer grain network of streets.

2.4
241

Travel Demand Management Programs

York Region MyTrip Program

MyTrip is a program designed to help residents make informed transportation choices
that will improve their travel and use sustainable ways of travel, such as carpooling,
public transit, cycling, and walking.
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24.2

York Region conducted a pilot program between 2015 and 2017 to help residents in six
newly developed neighbourhoods through an individualized travel planning program. The
program involved working closely with residents to understand their travel patterns,
explore options that are available, and outlining opportunities that work best for them.
Residents that were interested in trying public transit were provided with a pre-loaded
PRESTO card to get them started. The program also included community events,
workshops and demonstrations, online tools, and take-home travel planning packages.
The pilot program received a positive feedback, where more people reported to take
transit, carpool, walk, and bike and more frequently as well. A majority of residents (55%)
who tried a different mode said their commute was more pleasant, and most respondents
(68%) said the program was valuable. Field surveys took place at intersections in the
pilot communities also observed a general pattern where there are more people per
vehicle and less people driving single-occupant vehicles.

York Region is currently (2018) working with new development communities to invite
residents in new development communities to participate in a MyTrip outreach event The
program involves a travel ambassador speaking with the resident about their
transportation options, with a free incentive such as a preloaded PRESTO card to get
them started.

Metrolinx Smart Commute Program

Smart Commute is a workplace TDM program of Metrolinx and municipalities in the
Greater Toronto and Hamilton Area (GTHA). It helps people try out smart travel options
such as walking, cycling, transit, and carpooling. Smart Commute includes a number of
services and programs, such as:

e Carpool programs, including carpool ride matching, carpool to GO;

o Emergency Ride Home (ERH) reimbursement, which allows a reimbursement of
up to $75 for emergency transportation if there is an unforeseen emergency on a
day that the person use a sustainable method to commute to work;

e Triplinx, which is a trip planner and transportation information resource for the
Greater Toronto and Hamilton Area. It can customize the trip using options such
as maximum walking distance or the mode of transportation;

e Discounted transit pass program; and

o Marketing events, workplace lead training, engagement events, and customized
commuter projects.

It is a membership based program, and employers or property managers need to contact
Smart Commute to discuss potential programs to be set up and the fees for the
membership. The Weston 7 Secondary Plan study area is located in the Smart Commute
North Toronto Vaughan service area. Based on the 2017 Smart Commute Annual
Survey results, commuters from Smart Commute workplaces drive alone 14% less than
the average GTHA commuter, and 49% of respondents commute to/from their workplace
using a sustainable mode.

" Transportation Demand Management (TDM) Program for New Developments in York Region, MyTrip
Travel Planning Pilot Program — Final Report, November 2017
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York Region Transportation Mobility Plan Guidelines for
Development Applications (2016)

Managing the demand for travel generated by new developments is a powerful strategy
for controlling costs, mitigating environmental impacts, and permitting developments to
proceed in road capacity constrained areas. To that end, the York Region Official Plan
(2016) established policies asking for appropriate Transportation Demand Management
(TDM) measures be identified in transportation studies and in development applications.

The Mobility Plan considers any policy or program that reduces single occupant vehicle
trips during peak travel periods a TDM strategy. It outlines when a TDM Plan may be
required, the general requirements of the Plan and proposes some TDM considerations,
as outlined below:

o Consider site design, implement physical infrastructure and integrate
facilities into the regional transportation network, to encourage active
transportation;

o Develop a parking strategy for a variety of modes, including short and long-
term bicycle parking within buildings, shared parking between different uses,
and/or carpool parking spaces;

o Explore transit incentives to improve access to and from the development; and

¢ ldentify trip reduction opportunities and telecommuting with the Region, local
municipalities, Smart Commute Transportation Management Associations, and
any other agencies.

York Region, in consultation with local municipalities, developed a TDM checklist
elaborating on the above consideration to assist in the development of a comprehensive
TDM Plan. The checklist, displayed in Figure 2-14, provides additional details on TDM
strategies, which range from improving the streetscape to educating the public.
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Figure 2-14: Transportation Demand Management Checklist (Transportation Mobility
Plan Guidelines 2016)

This checklist is to be completed and included as part of the TDM Plan report for further
review by Regional and respective local municipal staff.

York Region and local municipalities will consider other recommendations beyond the
requirements outlined in the checklist, as long as they meet the objectives of the
Regional and local municipal Official Plans and policies.
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Transportation Demand Management for Toronto-York Spadina
Subway Extension (TYSSE), York Region and City of Toronto

The TYSSE corridor is the first in the GTA to experience extensive TDM measures,
requirements, and policies, as contained in the York Region and City of Toronto’s Official
Plans. It includes a TDM requirements or “TDM Checklist” that the Region ask the
development applicants to include for residential and non-residential developments in
York Region. Some examples in the TDM Checklist includes providing transit incentives,
pedestrian and cycling connections, active transportation network / fine-grid, bicycle
parking / shelter, carpool parking, car-share service, parking reduction, and membership
with Smart Commute.

It also requires a number of monitoring and performance measures to understand
effectiveness of the TDM measures, such as the cordon count data, transit ridership
counts, bicycle and pedestrian counts, and Walk Score. The proposed future monitoring
programs should be undertaken by York Region and the City of Toronto prior to subway
opening and one year after the opening, in order to measure and compare the difference
of the performance measures.
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3 Existing Conditions

3.1 Land Use and Built Form
3.1.1 Land Use Zoning

The Weston 7 Secondary Plan is primarily used for commercial purposes. It also
includes some employment land North of Northview Boulevard and in the southwest
corner of the study area. A portion of the study area is open space with a stormwater
management pond to the southwest corner of Highway 400 and Highway 7. The land
close to the Highway 407 and Highway 400 interchange is designated as parkway belt.
The zoning map is shown in Figure 3-1.
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Figure 3-1: Study Area Zoning

Source: City of Vaughan

3.1.2

Surface Parking

As previously mentioned, the Weston 7 Secondary Plan study area is auto oriented,
dominated by parking lots at store fronts. Figure 3-2 shows the surface parking in the
study area. Approximately 33 hectares of land is used as surface parking, which is 40%
of the study area excluding road and MTO right-of-way (ROW). This characteristic makes
it less safe and less comfortable for pedestrians to access and navigate in the study area
and encourages the use of automobiles to access the area.
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Figure 3-2: Surface Parking

Source: Google Maps Imaginary

3.2 Travel Context

The 2016 TTS is used to extract trip patterns such as trip origin-destination, mode share,
and trip distance. It is noted that TTS tends to under-represent short distance trips, active
trips, and trips that are not work or school purpose.? 3 The 2012 Commercial Vehicle

22011 TTS Data Expansion and Validation Report, Data Management Group, University of Toronto

3 Effect of Land Use on Trip Underreporting in Montreal and Toronto’s Regional Surveys, Harding,
Nasterska, Dianat, & Miller. 2016. hEART 2016 — European Association for Research in Transportation
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Survey (CVS) by the Ministry of Transportation Ontario (MTO) are used for the truck
activities in the study area. Strava Metro data was used to observe the cycling activities.

Transportation Tomorrow Survey

Travel Demand

The number of trips to the study area by modes of travel is summarized in Table 3-1 and
illustrated in Figure 3-3. Approximately 20,200 trips go to study area in a day, and most
trips are made by auto driver and passenger mode (79% and 18%, respectively). Only
2% of trips are made by transit, and only 100 trips are made by walking. The majority of
the trips are from Vaughan (51% of all trips), indicating the area serve as a major
commercial centre for the City. Approximately 26% of trips are from the City of Toronto,
and similarly most trips are made by auto driver and passenger (71% and 21%,
respectively). Around 5% of trips are internal, and most of them are made by auto driver
mode (65%). An overwhelming majority of trips access the study area by auto, indicating
that potential demand for transit and walk/bicycle exists and should be examined in detail
in future phases of the study.
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Table 3-1: Daily Number of Trips by Mode to Study Area, Excluding Internal Trips

o Auto Auto . . % of All

Number of Trips

Toronto 3,715 1,090 420 - - - 5,200 26%
Vaughan 8,195 1,934 69 58 - 37 10,300 51%
Richmond Hill 529 8 4 - - - 500 2%
Rest of York Region 624 62 - - - - 700 3%
Peel Region 1,768 136 20 - - - 1,900 9%
Rest of GTHA 483 84 - - - - 600 3%
Internal 651 266 - 88 - - 1,000 5%
Total 16,000 3,600 500 100 - - 20,200 100%
Toronto 1% 21% 8% 0% 0% 0%
Vaughan 80% 19% 1% 1% 0% 0%
Richmond Hill 98% 1% 1% 0% 0% 0%
Rest of York Region 91% 9% 0% 0% 0% 0%
Peel Region 92% % 1% 0% 0% 0%
Rest of GTHA 85% 15% 0% 0% 0% 0%
Internal 65% 26% 0% 9% 0% 0%
Total 79% 18% 2% 0% 0% 0%

Source: 2016 TTS
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Figure 3-3: Daily Number of Trips by Mode to Study Area

Source: 2016 TTS
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Mode Share

The daily trip mode share by distance is shown in Table 3-2 and Figure 3-4. As
mentioned, almost all trips are made by auto driver (79%) and auto passenger (18%)
mode. For trips under 5 km (36% of all trips) and under 3 km (24% of all trips), which
have high potential to be transit and bike trips, only 2% to 3% are made by walking, and
almost none were made by transit. There are more than 1,500 short trips to the study
area that are under 1 km, which has high potential to be converted into walk and bicycle
trips. For these trips, only 9% are currently made by walk mode. This again indicates
there is high potential for more sustainable modes such as transit, walk, and cycle to the
study area with better transit and active transportation connections.

Compared to the existing conditions, the York Region and City of Vaughan OP
established a much higher transit mode share target, which is 50% along Highway 7
(Regional Intensification Corridor) and 40% for the Weston 7 Secondary Plan study area
(Intensification Area) by 2031. The existing transit mode share for trips going to the study
area is 5% in the PM peak period (3-6 PM), indicating the need to improve rapid transit
and local transit service, active transportation connections to transit stops, and
implement TDM measures to encourage more transit trips.

Table 3-2: Daily Mode Share by Trip Distance to Study Area

1)
Ayto — Transit Walk Bike Other Total & O.f Al
Driver Passenger Trips

Number of Trips

All Trips 15,964 3,580 511 146 - 36 20,237 100%
Under 5km 5,660 1,483 17 146 - 36 7,342 36%
Under 3km 3,677 910 17 146 - 19 4,769 24%
Under 1km 1,096 333 - 134 - - 1,563 8%
Al Trips 79% 18% 3% 1% 0% 0%

Under 5km 7% 20% 0% 2% 0% 0%

Under 3km 7% 19% 0% 3% 0% 0%

Under 1km 70% 21% 0% 9% 0% 0%
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Figure 3-4: Daily Mode Share by Trip Distance to Study Area
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Source: 2016 TTS

Trip Length

The average trip length to the study area is 11.5 km (shown in Figure 3-5), which is less
than the average trip length for other municipalities, such as the City of Vaughan, York
Region, and the City of Toronto. Shorter trip distance indicates opportunities for active
and transit modes.

Figure 3-5: Average Trip Length to Study Area

Study Area

City of Vaughan
Halton Region
Peel Region
York Region

Durham Region 16.4

Toronto

- 20 40 60 80 100 120 14.0 160 180
Trip Distance (Manhattan Distance in Kilometres)

Source: 2016 TTS

Trip Purpose

Since the area is primarily commercial land use, most trips to the study area are
discretionary trips and non home-based trips, as shown in Figure 3-6.
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Figure 3-6: Trip Purpose to Study Area

Source: 2016 TTS
3.2.2 Commercial Vehicle

CVS Survey

The 2012 Commercial Vehicle Survey (CVS) was provided by the Ministry of
Transportation Ontario (MTO). Figure 3-7 shows the number of truck trips to and from
the study area. There are approximately 40 trips from the study area, most around the
Weston and Highway 7 intersection, and the trips are going to surrounding municipalities,
such as Newmarket, City of Brampton, Halton Region, and Simcoe County. Less than 10
truck trips are going to the study area, coming from Waterloo Region, Mississauga, and
Brampton. This indicates that although Highway 7 and Weston Road may have high
truck volumes, there are limited truck activities directly going to and from the study area.
There are however a number of industrial areas surrounding the Weston 7 area which
will require good vehicular access. The development of the Weston 7 Secondary Plan
should recognize the potential impacts on the surrounding industrial area.
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Figure 3-7: 2012 Commercial Vehicle Trip Origin and Destination to/from Study Area

Commercial Vehicle Volumes on Highway 7 and Weston Road

Although the Weston 7 Study Area is not a major commercial vehicle attraction, corridors
in the study area are heavily used by commercial vehicles. Major arterials, namely
Weston Road and Highway 7, have an important role for the regional goods movement.
As shown in Figure 3-8, approximately 5% to 6% of vehicles are trucks in the AM and
midday peak hour on Weston Road and Highway 7.
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Figure 3-8: Truck Volume and Percentage in the AM, Midday, and PM Peak Hour (Both

Directions)
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3.2.3 Strava Metro

Strava Metro provides bike counts based on activities from people who choose to log
and upload their trips. It has been shown that in numerous urban areas, the Strava Metro
counts are linked closely with bike counts, and the data can be extrapolated by using a
multiplier. For example, in Seattle, the multiplier was 27. 4

The Strava bike counts for 2 years from January 15t 2014 in the study area are shown in
Figure 3-9. There were limited bicycle activities in the study area, where over 200 trips
were logged on Weston Road, and less than 50 trips are logged on Highway 7 and local
roads.

This data is especially useful to understand the changes in cyclist behaviour after new
infrastructure is opened. Sometimes opening one type of bicycle infrastructure, such as
bike lanes or an overpass, could cause ripple effects and show more activities on the
areas surrounding new infrastructure as well. With the bicycle infrastructure on Highway
7 under construction and the planned bike lanes and connections such as Colossus
Drive, the bicycle activities should be monitored and reviewed in the future phases of the
study.

4 Bike Counter Correlation, Strava Metro
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Figure 3-9: Strava Metro Bike Counts, January 15t 2014 to December 31st, 2016

3.2.4 Peaking Characteristics

Traffic congestion during peak times can be attributed to a high number of vehicles
accessing the study area, starting from noon to early evening.

The hourly traffic counts for weekday and weekend for Highway 7 eastbound, west of
Famous Avenue are shown in Figure 3-10 and Figure 3-11, respectively. Traffic counts
were conducted between 7am to 9am and between 12pm to 6pm for the weekday and
between 2pm to 7pm. During the weekday, traffic volume increases throughout the
afternoon and reaches the highest point around 4pm. On Saturday, traffic volume is
consistently high from 1pm to 5pm, and the peak is around 3pm.

This peaking characteristic reflects the commercial land use of the study area, where
people tend to access the area across the afternoon (no distinguished peak point) for
both weekdays and weekends, as opposed to having a single AM and PM peak hour,
which can be a typical pattern when the land use is primarily office, for example.
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Figure 3-10: Weekday Hourly Traffic Counts, Highway 7 Westbound,
West of Famous Avenue (June 2018)
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Figure 3-11: Saturday Hourly Traffic Counts, Highway 7 Westbound,
West of Famous Avenue (June 2018)
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3.2.5  Auto Occupancy

The majority of trips to the Weston 7 Secondary Plan area are by single occupancy
vehicles. According to 2016 TTS data for trips destined to the study area, the share of
carpool trips is 17%. The share of carpool trip originating from the study area is similarly,
18%. This is slightly higher than the carpool trip percentage in the City of Vaughan and
York Region, which is approximately 14% and 15%, respectively. It is likely due to the
commercial land use of the study area, which leads to a high proportion of discretionary
trips that have a higher auto occupancy. However, there is a need to encourage high
occupancy vehicles into the business park and reduce auto usage during the peak times.
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3.3 Street Network Context
3.3.1  Connectivity and Continuity

As connectivity increases, travel distances decrease and route options increase, creating
a more accessible network for all modes of travel. A connected network is pedestrian
friendly and supports transit-oriented developments by providing better connections from
transit stops to destinations.

Two measures are considered to examine the connectivity and continuity of the road
network — intersection density and link to node ratio. The methodology here is adapted
from the Performance Indicators for the Greater Golden Horseshoe (GGH) Growth Plan.

Intersection Density

Intersection density is the number of surface street intersections in a hectare. Higher
number of surface street intersections indicates finer street networks and better the
connectivity of the street network. The Performance Indicators for the GGH Growth Plan
recommended 0.3 intersections/hectare for a general street network, and 0.6
intersections/hectare for mixed use nodes and corridors. 5

When calculating the intersection density of the study area, informal pedestrian pathways
such as those cutting through parks and malls are not included as they do not provide
safe and comfortable access for pedestrians. In addition, intersection densities for auto
and active transportation are calculated separately, and intersections for road segments
with no sidewalk or bike lanes were not counted for the active transportation intersection
density. Based on this, there are 21 intersections in the study area, and 17 can be used
for active transportation. The site area of this study is approximately 123 hectares. The
intersection density results are summarized in Table 3-3.

Table 3-3: Intersection Density Calculation

“ Number of Intersections Intersection Density

Auto Mode 21 0.16
Active Transportation 17 0.13

Link to Node Ratio

The Link to Node Ratio method determines the connectivity index of the study area by
finding the ratio of street links to street nodes. A higher link to node ratio means that
travellers have increased route choices, allowing more direction connections for access
between any two locations. For major or community activity centres, it is recommended
that there be a 1.7 street connectivity index for auto mode, and an index connectivity of
1.9 for active transportation. €

5 Performance indicators for the growth plan for the Greater Golden Horseshoe, Ministry of Municipal
Affairs and Housing, 2015
8 Performance indicators for the growth plan for the Greater Golden Horseshoe, Ministry of Municipal
Affairs and Housing, 2015
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Intersections immediately outside of the boundary are included as long as one leg on the
intersection crosses the boundary. “T” intersections adjacent to the boundary that do not
have a leg of the intersection crossing the boundary are excluded. Street links are
defined as streets between intersections, with three or more legs, or cul-de-sac. Street
nodes are intersections with three or more legs, or cul-de-sac. Alleys, driveways, and
any private accesses are not included in the calculations. The calculations are
summarized in Table 3-4.

Table 3-4: Link to Node Ratio Calculation

Number of Number of | Connectivity
Links Nodes Index

Auto mode 1.60
Active transportation 22 15 1.46
Discussion

The intersection density and link to node ratio are complementary. A high link-node ratio
suggests good connectivity, but if it is accompanied by a low intersection density, this
could indicate the area includes some large blocks and may not be very conductive
walking, or there is a lot of undeveloped land. A connected and improved network would
receive high scores for both indicators.

The existing intersection density and link-node ratio for active transportation in the
Weston 7 area in comparison to other urban centres are shown in Figure 3-12.

The study area today is very similar to VMC pre-construction. Both intersection density
and link-to-node ratio are much lower than the desirable values, indicating the street
network has very poor connectivity for vehicles and for pedestrians. This is attributed to
the large blocks and surface parking lots which lead to limited continuous north-south
and east-west streets. Improving active transportation connectivity with more routes,
safer and more comfortable conditions will be an important focus of the future planning
framework for the study.

46 | October 24, 2018



Transportation Needs Assessment Report — DRAFT#3
Weston Highway 7 Secondary Plan Phase 1

Figure 3-12: Intersection Density and Link-Node of the Study Area (Active
Transportation), Compared with Other Urban Centres
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3.3.2 Highway Interchange Design

The current highway interchange in the area is designed to vehicular travel at the
expense of active transportation mobility and safety. This includes large curb radii
without any delineated crossing for pedestrians and channelized right-turn lanes at
Highway 407 and Highway 400, as shown in Figure 3-13 and Figure 3-14.
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Figure 3-13: Weston Road at Famous Avenue and Highway 407 EB On-ramp

Figure 3-14: Highway 7 at Famous Avenue and Highway 400 SB ON-ramp
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Current Road Classes and Travel Space

The existing road classification and right-of-way (ROW) are shown in Figure 3-15, based
on York Region and City of Vaughan Official Plan. The study area is bounded by
Highway 400, which is a provincial highway to the east, and Highway 407 which is a
tolled provincial road to the south. Within the study area, the major arterials are Highway
7 and Weston Road. As identified in the York Region Official Plan, Highway 7 has a
ROW up to 45m west of Highway 400 and 60m east of Highway 400. Weston Road has
a ROW up to 43m. Portage Parkway is another Regional Road with proposed 26m
ROW. Ansley Grove Road is a major collector under City’s jurisdiction. Colossus Drive
overpass is proposed, connecting Interchange Way on the east side of Highway 400.
Lastly, there are some private roads in the study area, including Nova Star Drive and
Famous Drive. Any proposed changes to these roads should consider relevant
jurisdictions.
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Figure 3-15: Existing Road Classification and Right-of-Way

Source: York Region Open Data, York Region Official Plan (2010), City of Vaughan Official Plan
(2010)

3.3.4  Safety Considerations

The Highway 7 and Weston intersection has been consistently ranked as the highest or
second highest number of collision in York Region. Between 2014 and 2016, there were
143 collision and 40 with injuries. It is recognized that safety may be improved for this
intersection after the reconstruction of Highway 7. This should be considered in late
phases of the study.
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Transit

Existing Transit Network

The existing transit network in the vicinity of the study area is shown in Figure 3-20. The
study area is covered by local transit service and rapid transit service, including VIVA
Orange, Brampton Transit 501 Queen Street Ziim, and is close to the VMC and Highway
407 Subway Station. Within the study area, there are two major transit station areas
(MTSAs), which are within 500 metres of the two vivaNext stations, Highway 7 / Weston
Road and Highway 7 / Ansley Grove Road.

As mentioned in Section 2.2.3 all-day, two-way transit service with 15 minutes headway
is planned for the Highway 7 corridor, connecting VMC subway station and Highway 7
and Wigwoss Drive / Helen Street with full dedicated transit rapidway.

Locating within close proximity to rapid transit lines, especially to the VMC subway
stations, provides opportunities for the study area to be connected to the rest of GTHA.
However, the subway stations is located approximately 2 km from the study area and
would require crossing Highway 400, which is not a pedestrian friendly route.

The transit service frequency and the hours of operations for weekdays and weekends
are shown in Table 3-5. The area is well-covered by transit and most lines operate
throughout the day, typically from 5 am to midnight. However, all transit lines except for
the subway service operate with infrequent service where headways range from 14 to 60
minutes. During off-peak hours in weekday and weekends, most transit lines operate
with headways higher than 20 minutes. This infrequent service discourages transit usage
as passengers would typically wait for a long time to board or would need to check
service schedule before riding the transit.

Having more frequent and reliable transit service, as well as improving connections to
transit hubs such as the VMC subway station, would be a priority for the later stages of
the study.
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Figure 3-16: Existing Transit Network
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Table 3-5: Transit Service Frequency and Service Hours

Weekends / Holidays
PM Peak
Transit Route Route Period Off-peak .
Agency Name gl (3-7 pm) | Headway S:é\lljlrcse He(?T::ii\r/]v)ay Service Hours
Headway i

Pioneer Village Major Mackenzie Dr 5am - 6 am - 12 am (Sat)
U0 BT Station & Hwy 400 I L 12 am W 7am-12 am (Sun)
jatoian Canada's 9am-
YRT 760  Mills/ Wonderland Finch Station 60 30 1 om 24 9am-11pm
Wonderland .
YRT 26 Maple VMC Station Jane St & Brandon g1 46(midday - Sam-— 9amto8 pm
Gate Dr only) 8 pm
Pioneer Village Mosque Gate & 5am- 6 am -3 am (Sat) or
U A eI Station Teston Rd & A 3am E 7 am - 3 am (Sun)
. , , Kipling Ave & 5am- .
YRT 10 Woodbridge VMC Station Woodbridge Ave 38 38 10 pm Dial-a-Ride
, Hwy 7 & Vaughan , . 35 (Sat) 24 hr (Sat)
YRT 7 Highway 7 Valley Finch Station 18 27 24 hr 55 (Sun) 7 am - 3 am (Sun)
Hwy 7 & Vaughan &bz
YRT 77A  Highway 7 Finch Station 45 N/A and No service
Valley 3-8 pm
YRT Martin Grove Rd & , , 4 am -1 am (Sat)
VIVA VIVA Orange Hwy 7 Richmond Hill Centre 16 22 24 hr 20 6 am - 12 am (Sun)
N Brampton Downtown 4 am - 5am-12 am (Sat)
Brampton ~ 501 Zum Queen York University Terminal 15 18 12 am 30 7 am - 12 am (Sun)
Brampton  501A*  Zum Queen York University Bramp 1) DS 14 18 9Elil - 30 6am-12am
Terminal 12 am
" . . . 5am - 5am-1am (Sat)
TTC 1 Line 1 Finch Station VMC 3 5 1am 5 7 am - 1.am (Sun)

* Route 10 operates with a 30 minute headway between 8:30p.m. to 10pm, and as a DAR service in the weekend
Source: YRT, Brampton Transit, and TTC transit service schedule (July 2018)
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Route 10 operates as Dial-a-Ride (DAR) Woodbridge demand-responsive transit service
on weekend and holidays. Residents can book the ride during the DAR Woodbridge
service hours at least 60 minutes in advance of the trip and pay for a regular YRT fares.
The DAR Woodbridge connects specific locations such as Blue Willow Terrace (senior
apartments), Chancellor community centre, Fortinos, Walmart, and VMC Subway
Station, as shown in Figure 3-17. The service operates on Saturdays between 10 a.m.
and 7:45 p.m., and on Sundays or Holidays between 9:30 a.m. to 7:45 p.m.

Figure 3-17: Dial-a-Ride (DAR) Woodbridge

3.4.2

Transit Usage

Transit boardings and alightings in the study area were provided by York Region Transit
(YRT). The data includes weekday, Saturday, and Sunday by time periods for the transit
routes in the study area:

Route 10 Woodbridge, which operates as a DAR service during the weekend;

Route 165 Weston;

Route 77/77A Highway 7;
e VIVA Orange; and
e Brampton 501 ZUm as daily total only, as ridership by time period is not available.

The boardings and alightings by each time period for weekday, Saturday, and Sunday
are shown in Figure 3-18. PM peak period (3-7 pm) in the weekday has the highest
transit boarding and alighting activities, and weekday has significantly higher boardings
and alightings compared to Saturday and Sunday.
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Figure 3-18: Total On/Off by Time Period and Day in the Study Area (2018
Ridership)

1000

800
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. nilin_ g

Time ' v | mp | PM | EV | AM  MD | PM | BV | AM | MD | PM | BV
Period

Day Weekday Saturday Sunday
mOfff 0 | 355|290 | 376 | 82 | 76 | 169 | 116 | 44 | 24 | 132 | 84 | 52
mOn| 0 | 315 | 256 | 439 | 123 | 43 | 127 | 144 | 84 | 19 | 92 | 111 | 60

# of Passengers

Time Period:
e AM: Start of service to 9:00 a.m;
e Midday: 9:00 a.m - 3:00 p.m;
e PM:3:00 p.m.-7:00 p.mand
e Evening: 7:00 p.m. to end of service.
* Zum 501 ridership not included as the ridership by time band is not available
** Route 10 operates as Dial-A-Ride service on weekends. Ridership within the Weston 7 study area is not available.

The daily boardings and aligntings during the weekday at each stop are illustrated in
Figure 3-19 for east-west routes (Route 77/77A Highway 7, VIVA Orange, Brampton 501
Zum) and Figure 3-20 for north-south routes (Route 16 Weston and 10 Woodbridge).
The busiest stations are the eastbound and westbound stops at Highway 7 and Weston
Road, with close to 600 boardings and alightings for each day. Eastbound and
westbound transit stops at Highway 7 and Ansley Grove Road, as well as northbound
and southbound transit stops at Weston and Highway 7, also have relatively high number
of boardings and alightings. The rest of transit stops in the study area have limited
ridership activity.
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Figure 3-19: Weekday Daily Transit Demand, Route 77/77A Highway 7, VIVA Orange,
and Brampton 501 Ziim (2018 Ridership)

Source: York Region Transit

Figure 3-20: Weekday Daily Transit Demand, Route 16 Weston and 10 Woodridge (2018
Ridership)
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3.5
3.5.1

Source: York Region Transit
Cyclists
Existing Cycling Network

With the exception of Windflower Gate west of Nova Start Drive, which is a signed bike
route, there are no cycling facilities within the study area. The lack of physical separation
from high speed and high volume traffic on the area’s major arterials create a dangerous
and unappealing cycling environment. Further, a large number of conflict zones exist,
primarily at merge lanes at highway on-ramps, as well as at major intersections. The
existing conditions culminate in poor cycling conditions that present a deterrent to cycling
to and within the study area.
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3.5.2

Cycling Network Plans

As mentioned in Section 2.2.3, York Region’s vivaNext Plan proposes raised bike lanes
on Highway 7 and a multi-use path for pedestrians and cyclists in the median of the
Highway 7 bridge over Highway 400. The project is currently under construction and is
expected to be completed in 2019.

In addition, the City of Vaughan’s 2013 TMP proposed bike lanes in the study area. This
includes community and neighbourhood bike lanes with formal pavement markings and
signing on Weston Road, Windflower Gate, Fieldstone Drive, Chrislea Road, Winges
Road, Rowntree Dairy Road, Colossus Drive, and Ansley Grove, as shown in Figure
3-21. ltis noted that the City of Vaughan is currently undertaking the Pedestrian and
Bicycle Master Plan Update, and the recommendations of this study should be
considered in later phases of the Weston 7 Secondary Plan study.

Figure 3-21: Cycling Plan

Source: Urban Strategies Inc. / City-wide TMP 2013

3.5.3

Bicycle Level of Service

Bicycle LOS Methodology

The methodology for the bicycle level of service (BLOS) is based on the York Region
Transportation Mobility Plan and enhanced by the City of Ottawa’s Multimodal Analysis
Guideline. BLOS is calculated at the intersection and mid-block (segment) in recognition
that a cyclist’'s experience is determined by the conditions both between crossings and at
the crossing itself.

The base criteria in the York Region and Ottawa evaluation are similar for the most part,
but the BLOS analysis is more detailed under the Ottawa methodology, which considers
not only the type and width of bikeway but also the adjacent road characteristics such as
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road and vehicular speeds. The differences between the Ottawa and York Region level
of service approaches are most pronounced when reviewing the methodologies at the
intersection level. The Ottawa methodology calls for a more involved list of inputs,
including road-way characteristics such as the presence of turning lanes and turning
speeds lead to a more rigorous evaluation of conditions at intersections. The Ottawa
methodology offers a more detailed review of the user experience, especially at the
intersection level. Overall, the York Region Transportation Mobility Plan multi-modal level
of service methodology is a good baseline from which to conduct an existing conditions
review. Nevertheless, the Ottawa methodology sets a higher level of standard that is
arguably more appropriate for urbanizing areas that aim to prioritize active transportation
first and foremost.

The methodology for the evaluation of segment BLOS utilizes a look-up table approach
based on roadway characteristics and facility type and quality. The methodology
measures each segment’s and intersection’s level of traffic stress (LTS) experienced by
the cyclist, established in the Mineta Transportation Institute report (no. 11-19) and has
been adopted widely by a variety of municipalities. Each LTS score is associated with a
category of cyclist (e.g. “all ages” to “very confident cyclists only”) and score (A to F).
Segment BLOS considers facility type, street width, operating speed, and parking
characteristics.

At the intersection level, similar look-up table approach is used to evaluate the left and
right turning conditions as well as the average score of the approaches to determine the
overall intersection BLOS. Details of the methodology can be found in Appendix A.

The input of the BLOS is shown in Figure 3-22.

Figure 3-22: Inputs for Bicycle LOS

Segment BLOS is the most sensitive to facility type, with physically separated bikeways
such as cycle tracks, protected bike lanes and multi-use paths receiving a score of ‘A’
while cycling in mixed traffic conditions with varying operating speeds and street widths
generally scoring lower — ‘D’ to ‘F’. The scoring ranges as follows:

e BLOS ‘A’ to ‘C’ — Physically separated facilities such as cycle tracks, protected bike
lanes, and multi-use paths (MUP) are attractive to most cyclists. At intersections,
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continuous cycling facilities are provided and separated from vehicles and
pedestrians.

e BLOS ‘D’ to ‘E’ — Designated bike lanes adjacent to high speed traffic lanes or
shared facilities on low volume, low speed streets with wide curb lanes provide some
comfort, but the majority of potential cyclists typically will not cycle. Greater conflicts
at intersections with turning vehicles are experienced.

e BLOS ‘F — Non-separated, shared roadways with high traffic volumes and speeds,
and no accommodations at intersections.

Examples of the segment Bicycle LOS are shown in Figure 3-23.

Figure 3-23: Example of Bicycle LOS

Bicycle LOS Analysis

The BLOS results of the Weston 7 Secondary Plan study area is illustrated in Figure
3-24, and the segment and intersection BLOS are summarized in Table 3-6 and Table
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3-7. There is very limited cycling infrastructure in the study area, therefore many
intersections and segments experience a BLOS of 'D' or worse due to high vehicular
operating speeds and high traffic volumes. Windflower Gate west of Nova Star Drive is a
quieter streets without bicycle infrastructure, operate with a BLOS of 'B' due to low
operating speeds, low traffic volumes, and no centreline marking. Detailed analysis can
be found in Appendix B.

Figure 3-24: Bicycle LOS
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Table 3-6: Segment BLOS

Highway 407 Famous Ave P
Famous Ave Petsmart access _
Petsmart access Collossus Dr _
Weston Road Collossus Dr Woodbridge Plaza Access _
Woodbridge Plaza Access Hwy 7 _
Huy 7 Northview Bivd e
Northview Blvd Fieldstone Dr _
Whitmore Rd Nova Star Dr _
Nova Star Dr Weston Rd _
Highway 7 Weston Rd Famous Ave _
Famous Ave Collosus Dr _
Collosus Dr Hwy 400 _
Windflower Gate Ansley Grove Rd Fieldstone Dr B
Nova Star Drive Highway 7 Windflower Gate _
Northview Boulevard Weston Road Chrislea Road D
Weston Rd Costco Access _
Famous Avenue Costco Access Collosus Dr D
Collosus Dr Highway 7 D
Winges Road Whitmore Rd Rowntree D
MR Windflower Gate Highway 7 _
Highway 7 Winges Rd _
Winges Rd Weston Rd _
Colossus Drive Weston Rd Costco Access _
Costco Access Hwy 7 _
Windflower Gate Weston Rd _
Fieldstone Drive Weston Rd Chrislea Rd _
Chrislea Rd Hwy 400 P
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Table 3-7: Intersection BLOS

Intersection BLOS
Weston Road ChrisleaRd/Fieldstone | E
Colossus Drive Famous Ave _
Highway 7 Whitmore O F ]

Rowntree Dairy Rd _
Winges Road

Whitmore Rl e
Nova Star Dr Windflower Gate 1 D

Whitmore Rd D
Windflower Gate

Fieldstone Rd C

Weston R A
Famous Ave

Hwy 7 P

3.6 Pedestrians

3.6.1 Existing Pedestrian Network

The existing sidewalk network within the study area is largely complete (Figure 3-25).
Most streets have sidewalks on both sides, and some streets including Northview
Boulevard, Famous Drive, and Winges Road, have sidewalk on one side. Roads under
MTO jurisdiction, including the access road to 7777 Weston Road and provincial
highways, do not have sidewalks.

Most sidewalks have a width of 1.5m, while some roads, such as Nova Star Drive, have
2m sidewalks. On some streets, the sidewalk is separated from traffic by a grass or
asphalt buffer that occasionally contains street furniture or trees