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Date: Sepk \Q}]TETEM NO. | Woodbridge, Ontario
[

Email:

September 19", 2017

Mayor of Vaughan and Members of Council
Vaughan City Hall

2141 Major Mackenzie Drive,

Vaughan, Ontario L6A 1T1

Aftention: Committee of the Whole, Bill Kiru, Senior Manager of Development Planning, Diana DiGirolamo, John MacKenzie,
Deputy City Manager, Planning and Growth Management, Tony lacobelli, Senior Environmental Planner

Re: File name: Valley Major Developments
File numbers: OP.17.005 and Z.17.013
Property: 4433, 4455, 4477 Major Mackenzie Drive {southeast corner Major Mackenzie and Pine Valley}

! am writing in response to the aforementioned development proposal recently submitted by Valley Major Developments. | (along
with many of my fellow neighbours} am strengly opposed to the recommendations contained within all associated applications. In
reviewing the detafts which are significantly contrary to many existing policies, an objective approach was undertaken by the
community that tock into consideration the Application Evaluation Process including:

Infrastructure- storm, water and sewer
Transportation- traffic and connections

Land Use- compatibility with context

Urban Design- maintaining consistency
Natural Environment- protection of core feature
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Also, in the interest of presenting refevant data to support this position, extensive analysis was completed and involved factual
contributions from many levels of government (i.e. Provinciat, Regional and Municipal) as well as other accountable entities

including:

Ontario Municipal Board (OMB)

Ontario Ministry of Natural Resources and Forestry (Aurora District)
Toronto and Regional Conversation Authority {TRCA)

York Region Land Registry Office (Aurora)
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I feel compelied to preface this response by adding that | have been a resident of Vaughan for more than 25yrs and care deeply
about our city. [ have supported, participated in and actively raised funds for many local causes including City hosted events all for
the greater good of our city. | am proud to see our City grow and am extremely grateful fo both our municipal and corporate
leadership for their contributions. tam equally mindful of the important role the community plays in this process and the vaiuable
input it offers in balancing growth in a responsible way. in completing this analysis, the subject lands were rot reviewed In isolation
but rather in the context of what our logal community has contributed in terms of the greater needs of Vaughan and what we can
reasonably add going forward. In ali cases, a collaborative approach is one that leads to meaningful parinerships and progress

everyone can be proud of.

While the Planning Act does require that all submissions be reviewed which, | trust will be the case for this application, considering
the glaring divergence from the existing policies, | am confident that upen review, the Committee of the Whole along with all
accountable City Planning Officials wifl decline the proposal in its current form. In addition to the many findings a review of
this submission will undoubtedly uncover, our analysis may be summarized into three common themes:

1. Urban Design- maintaining consistency - Significant contradiction to the Vaughan Official Plan

2. Land Use- compatibitity with context - Unreasonable Intensification including unnecessary rezoning

3. Natural Environment- Diminishes the existing environmental benefits as the proposal is adjacent to Areas of Natural and
Sclentific Interest (ANSI} & Environmentally Significant Areas (ESAS)

We frust the overwhelming findings will support the refusal of this application in lts current form. As mentioned, | care greatly about
our fair City and will always support its progress when done so in a respectful and fair manner. This is not about stopping
development. Instead, this is more about supporting responsible growth!



Urban Design- maintaining consistency - Significant contradiction to the Vaughan Official Pian

Having reviewed the VOP in its entirety, it is apparent that there are a significant number of contradictions contained within the
subject proposal. In reviewing two additional reports, “A Vision for Transformation,” and "Where and How We Grow,” again,
there is dramatic separation from what is contained within those documents and the recommendations put forth with the subject
application. It stands to reason that this disregard of existing policies are directly contributing to the sizable community outage and
rightly so! Please refer to the below images for further confirmation
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Referring to the Vaughan Official Plan, here is a list of the policies ‘this proposal is either directly in contrast to &/or does not adhere
to (not exhaustive):

¢ Chapter 1
¢ Eg.15
*  Goal 1(...This Official Plan seeks to maintain the stability of existing residential communities,...)
*  Goal 8{...Intensification Areas have been limited to 3% of the overall land base to protect existing
Community Areas and Natural Areas.)
* Chapter 2

o E.g. 2.2.5 (per York Region Traffic Zone (TZ) data, subject area (TZ 1039) has experience amongst the highest
density growth in Vaughan since 2006 for a nen-identified Intensification Area &/or Intensification Corridor
{i.e. currentfy 54.03, an increase of 40.18 jobs/employment per hectare)
¢ Chapter 3
© E.g. 3.2.3.4 c. (considers that Vaughan has only 11% woodland cover and there is emphasis in the policy to not
only maintain woodtand cover, but work towards woodland enhancements and restoration,

¢ 3.2.3.11 {...minor modifications...)

® Chapter 9
©09.118a.
o 8.1.1.10
0 81.21a &b
© 9.1.2.2. athru g.
0 8.1.23. athrug.
08125e,
0 8.2.1.1
08212

¢ Chapter 10
o 10.1.2.37
© 10.1.2.46 a. i thru vil

As evidenced by the shear amount of policy contradictions, this proposal should be dedined swittly. An amended recommendation
that respects the VOP, he environment ard the surrcunding community would be welcomed and a more collaborative appreach

would be prudent.



[n addition, the recent Low Rise Residential study reinforces the importance of maintaining the existing character & compatibility of
mature communities which, this proposal does notl Much of the findings and recommendations are consistent with the issues

related to the subject proposal including but not limited to:

“...the infent of VOP 2010 Is for new development fo respect and reinforce the established pattern and characler of the area.”

“There have been an increasing number of applications that seemingly counter the vision and intent for the stable community areas
provided in VOP 2010. The intent of VOP 2010 is to ensure developrnent respects, reinforces and is compatible with, the existing

scale, lof pattern, character and form of established neighbourhoods.”

"...proposed new policy recognizes thaf townhouse developments, as well as semidetached houses, are not common in most of
Vaughan's long established neighbaurhoods in Communily Areas and if infroduced would mark a significant physical change, which
would be confrary fo Policy 2.2.3.2.,.. The criteria in the proposed policy are infended o ensure that fownhouse developments
respect the physical character of the established neighbourhood and achieve compatibility.”

“..tevelopment should be in keeping with the general form and character of exisfing development and streefscapes in the
surrounding nefghbourhood: :

1. Infilf development should reflect the existing neighbourhood pattern of development in ferms of front, rear and side yard
setbacks, building height and the location and treatment of primary enirances, to both the dwelling and the street. (Policy

9.1.2.2/9.1.2.3)

2. Development should reflect the desirable aspects of the established streetscape character, Where the sireetscape needs
improvement, infill development should contribute through high-quality building design, landscape architecture, and tree
planting. (Policy 8.1.1.2/9.1.1.3)

3. The prevailing pattern of lot widths, lot depths and ot area in a neighbourhood should be maintained, The subdivision of a
lot to create two or more lots should only occur if the width of the resulting lots is the same as or greafer than the
narrowest lot fronfing the same streef on the same block or the narrowest fof fronting the same street on the block across

the street. (Policy 9.1.2.2/8.1.2.3)

4. Anexisting dwelling should only be replaced by a dwelling, or dwellings, of the same lype (detached or semi-detached
house or townhouse). (Policy 9.1.2.2/8.1.2.3)"

Land Use- compatibility with context - Unreasonabie Intensification inciuding unnecessary rezoning

in reviewing the VOP and various schedutes, the subjection applications inciude unnecessary rezening, unreasonable intensification
and encroachment on Natural Areas. The subject lands are zened RR Rural Residential Zone by Zoning By-law 1-88. Section 4.2

clearly defines uses permitted as Single Family Detached Dwelling.

Again, this is further supported by the recent Implementation Options Community Area Policy Review for Low-Rise Residential
Designations that suggests:

*...compaltibility in fow-rise residential areas along arterial strests can be achieved by respecting and maintaining the prevailing
pattern of building orlentation, selbacks and landscaping; and can fit compatibly within each distinct type of neighbourkood in the

City.”

“Palicy 9.2.3.2(b): The praposed amendment clarifies that the policy is intended to apply to propesed new develapment in
established neighbourhcods and ensure new fownhouses are only introduced where they already exist.”

Naturat Area




Turning to Intensification, I note:

*  York Reglon's anticipated growth between 2006-2031 includes:
o 1,507,480 population
O 780,270 jobs
© 90,720 intensification units (234,110 total units)

(Region totals currently being revised to 2036 include 1.7MM pop, 840M jobs, 105M Intensification Units (119M to 20471))

*  Vaughan's anticipated growith between 2006-2031 includes:
© 167,300 populfation

o 103,900 jobs
© 29,300 intensification units (66,180 total units; 27M ade'] from 2011-2036; 31M add'l to 2041)

In reviewing the above targets and working closely with City and Regional officials, extensive analysis was completed to understand
the progress that has been made Including where this growth has come from geographically. York Region provided the below
Traffic Zone (TZ) views (2001 & 2006 included as methodology changed over this period) along with 2006 & 2011 Census Data,
Unit Completions, Emptoyment and Developable Areas to inform these directional findings (which will be conservative as all land
types were factored based on TZ views),
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Per the below analysis, and with the exception of Ward 4 which has an additional 1400 hectares of developable area (55% more)
and home to the Vaughan Metropolitan Centre, Ward 3 has contributed the most density growith since 2006, Furthermore, TZs
1039 (subject area) and 1040 reveal significant intensification as compared to peer areas. It should also be noted that both TZs are
not classified as Primary Intensification Centres or Primary Intensification Corridors yet have experienced growth well in excess of
those areas categorized as such, Finally, TZ 1039 represents the third largest density increase in all of Vaughan since 2006 (40,18)
for non intensification areas.
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It should afso be noted that according to data provided by York Region, the City of Vaughan is weill positioned for intensification
including an additional §,080 in known applications within the Buil-Up Area and 24.800 In Designated Greenfield Area. Also,
Vaughan is well funded in terms of existing units to the tune of a 14 year supply (vs. Province requirement of 1 Oyrs} and 4 years of
supply for approved units {vs. Province requirement of 3yrs)

Years of Susply in Vaughan |~ — L SRS SN SR SO A 5 A
i ] ! H i i ! e :
Residential Unit Supply in Vaughan : : ; : i ‘
! i ‘ i T {
iSingle Semi Row Apariment_{Total ]
Built Up Area’ i 350 220 780 7720 5,080 ; .
Designated Greenfield Area® | 10,970 1,660 4,720) 7.450i 24,800 | ;
Total T 11,330 1,880 5500f 15,470 33,880 f ! | |
i i H T | g
13 H i I H
?ifsupply in known development applications in plans of subdivision, condomirium andsite plan within the Buil-Up Area. i | '
.2, Supply localed outside the bulll up area (both in applicaticns and unit assumptions for lands designafed for growth but with no current planning applications) - :
E_rruosl of these units are in the Designated Greenfield Area (including ROPA 2) but 2 small number of units in the Greenbelt ar wilh rural designations, | . _l
! ] i 7 —
i i }
iy Il {
! f ) —
i 2005 2006 2007 2008 | 2009 2010 2011 2012 2013 2014 §1D-yearAvg
Singles {1,009 1,227 2,314 1,723 1,348 2,224 1.279 1,095 542 765 Singles 1,353
Semis 182 208 484 292 288 278 256 70 14 42 Semis 208
Rows 191 188 593 456 125 513 401 333 312 185 Rows 330
Ants 6533 77 785 473 356 a67 | 356 565 345 | Y76 Apts 543
TOTAL ;2015 1,800 4178 2,944 2,068 3982 ! 2292 | 2083 | 1,213 | 1.768 Total | 2,435
i 1 0 . ;
L o ol : - - - : .
Estimate ‘of Years of Supp ! ; ! !
i . ! :
{Years of Supply ! !
l I.Supply In Vaughan'. . : ; : : i . : i
| i . { i ; ; : )
{Total Reg and Drafl ] i : -
{Approved Units in Vaughan | 10,300 i ! ' ! B
i ; ; . : : .
[ears of Supply i 4 ; ‘ : 1 . ;

Further, ascording to the March 2016 York Region TZ data, Vaughan has added:
*  over 75,000 in population growth, ahead of its annual target of ~6,700 (167,300 2031 target}
*  ~58,000 is job growth, ahead of its annual target of ~4,100 (103,900 2031 target}
*  over 26,000 units since 2006, well ahead of its 2031 target (29,300)

In summary, rezoning the subject lands and allowing for further intensification would be to the detriment of the community and
Vaughan at large. Instead, development that adheres to and respects the spirif of the VOP as well as all associated paoilicies is what
should be encouraged. In addition, developments that are currently belng built or have been approved (per below), will only add to
the abundant intensification this area has already contributed as well as provide an extremely diverse inventory within the immediate

Environmental leaders per the Implementation Options Community Area Palicy Review for l.ow-Rise Residential Designations,
should cast ne doubt as to the merits of the subject proposal and contribute to a respectiid decline.



Natural Enviranment- protection of core feature - Disregard for protected lands & vegetation identified within the Naturai
Heritage Network

The Toronfo and Regional Conversation Authority (TRCA) was also engaged to speak to Environmentaily Significant Areas
(ESAs) and offered the follow image and response:

“The orange haiched area represents TRCA's Regulated Area. Any de velopment or site alteration within TRCA's Requiated Area
requires a permit pursuant to Ontario 166/06. The reason why this area is regulated is because ihere is a watercourse (which is a
tributary to the East Humber River} and associated valley corridor.

As prescribed in TRCA's Living Gity Policies, development within a requiated area must be setback 10 m from the greater of the
following: (a) long term stable top of slope; (b} stable toe of siope; {c) Reguiatory Flood Piain; {d) meander belt; (e) any contiguous
natural features and areas that contribute o the conservation of fand.”

Woddend Place, Vaughan




Finally, City of Vaughan Planning and Environmental services officials were engaged to validate the Natural Heritage Network implications
including any existing Core features. The following images confirm the proposed development does in fact impact the existing features
including the remaoval of an entire woodlot that remains under invesfigation:

EXISTING SCHEDULE 2 — NATURAL HERITAGE NETWORK PROPQSED SCHEDULE 26 — NATURAL HERITAGE NETWORK

During the current review of the Natural Heritage Network, the subject area was reaffirmed as a Core Feature and as such every
effort should be made to preserve the inherent value, ecclogical features, biodiversity & connectivity of these natural features,
Clearly, adding 100 units would have the opposite effect & as such should be revisited,

Recommendation

In summary, there is overwhelming information to support the declining of the subjeét proposal and related applications. There is
simply too much that is contrary to the many poficies set forth by the City of Vaughan. That said, ! believe a more collaborative and
thoughtful approach may produce a desirable outcome for all stakeholder. Accordingly, it is recommended:

The subject application be declined
That future applications adhere to the spirit of the VOP with specific emphasis on respecting and maintaining consistency
our surrounding communities

¢ That no unnecessary rezoning be granted and instead any future devefopment adhere to or does not deviate greally from
the existing uses permitted (i.e. singfe family detached)

*  That reasonable density be aceounted for, considering the significant growth that has been demonstrated within the
immediate and surrounding communities since 2006.

*  That any future development respect the surreunding environment, protect alt areas that have been identified, strengthen
and connect protected areas and retumn the subject lands to its previous state or provide an agreeable compensation plan

Reasonable growth/intensification is easily achieved without the need of an Official Pian Amendment. Further, a plan that is
respectful & compatible with the existing design & built of the existing community & that reinforces the existing environmental
benefits is what we should all strive towards.

i look forward to further discussions regarding this matter and hope 1o be engaged throughout the process to work closely with all
accountable city officials, the applicant and the community, to arrive at a mutually agreeable solution.

Yours truly,
Joe Collura

Proud citizen of Vaughan and advocate for responsible growth!



