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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
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Richmond Hill/
Langstaff
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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

9 PHASE 1 FINAL REPORT - DRAFT LAND USE SCENARIOS

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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Section 02

DRAFT VISION,
PRINCIPLES
AND POLICY
DIRECTIONS



2 DRAFT VISION, PRINCIPLES AND POLICY DIRECTIONS

29

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-friendl