CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 25, 2012

Iltem 1, Report No. 37, of the Committee of the Whole (Working Session), which was adopted without
amendment by the Council of the City of Vaughan on September 25, 2012.

1

SITE PLAN CONTROL PROCESS - FOLLOW UP REVIEW
CITY OF VAUGHAN
FILE 12.28
ALL WARDS — CITY WIDE
(Referred)

The Committee of the Whole (Working Session) recommends:

1)

2)

That the following report of the Commissioner of Planning, dated June 12, 2012, and all
comments be received, and that an updated report with recommendations be brought
forward to a Committee of the Whole (Working Session) prior to the end of the year; and

That the presentation by the Director of Planning and the Manager of Development
Planning and presentation material (C1) entitled, “Site Plan Control Process Review”,
dated September 11, 2012, be received.

Council, at its meeting of June 26, 2012, adopted the following Committee of the Whole (Working
Session) recommendation (Item 4, Report 28):

Committee of the Whole recommendation of June 12, 2012:

1) That consideration of this matter be deferred to the Committee of the Whole
(Working Session) meeting of September 11, 2012; and

2) That the presentation by the Director of Planning and the Manager of Development
Planning and Communication C3 presentation material, entitled “ Site Plan Control
Process Review”, be received.

Recommendation of the Commissioner of Planning, dated June 12, 2012.

Recommendation

The Commissioner of Planning recommends:

1. THAT the Site Plan Approval Process be modified to implement the recommended
changes identified in this report as summarized on Attachment #1, and that Council
provides direction with respect to the following specific recommendations:

a) the delegation of Site Plan Approval Authority to the Commissioner of Planning
or designate as outlined in Section 3.2 of this report, in whole or in part as
follows:

i) Option 1: Status Quo

Maintain the current approval authority structure.

i) Option 2: Partial Delegation

Partial delegation of Site Plan Approval including:

1. Delegation authority for site plan approval for certain classes of
development; and,
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2. Not requiring Development Planning Department reports for
Council approval for those delegated classes of development.

iii) Option 3: Full Delegation

Full delegation of Site Plan approval including:

1. Full delegation authority to staff for site plan approval of all
classes of development; and,

2. No Staff reports required to be prepared for Council approval,

AND THAT should Council choose Partial or Full delegation of Site Plan
Approval Authority to the Commissioner of Planning or designate that a follow-up
report be prepared for Council’s consideration to recommend specific classes of
development for delegated authority, procedures and any amendments to the
City’s current documents (i.e. Site Plan Control By-law) required to be considered
to implement partial or full delegation; and,

b) the delegation of Site Plan Approval Authority to the Commissioner of Planning
or designate as outlined in Section 3.3 of this report, in whole or in part, for
street townhouse dwellings on a block within a registered Plan of Subdivision as
follows:

i) Option 1: Full Delegation of Site Plan Approval
Option 1 provides for the delegation of Site Plan Approval to the
Commissioner of Planning and/or designate for all street townhouse
dwellings proposed on a Block in a Registered Plan of Subdivision.

ii) Option 2 - Streamlined Site Plan Approval Process
Option 2 provides for an expedited approval process for this specific
class of development as set out in Recommendation 3.3 of this report.

iii) Option 3: Maintain the Current Site Plan Approval Process
Option 3 maintains the current approval process for street townhouse
dwellings on a Block in a registered plan of subdivision including a report
to Council and an executed Site Plan Letter of Undertaking / Agreement.

2. THAT a Committee of the Whole (Public Hearing) be held to:
a) consider amendments to OPA #705 (Complete Application Requirements) and

By-law 278-2009 (Pre-Application Consultation Meetings) and modifications to
the new City of Vaughan Official Plan 2010 (Volume 1) to exempt the following
classes of development from the requirement to hold a Pre-Application
Consultation Meeting prior to the submission of a planning application:

i) street townhouse dwellings on a Block within an approved Plan of
Subdivision or a registered plan of subdivision;
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i)

ii)

iv)

minor additions to an existing building which comply with Zoning By-law
1-88, where the Commissioner of Planning or designate is of the opinion
that the use and development of the lands provided for in the original
Site Plan Letter of Undertaking / Agreement remains substantially
unaltered, and where no City Department or Public agency objects to the
application;

minor changes to existing or approved buildings or site alterations (e.g.
changes to windows and doors, landscaping, etc.); and,

applications for new signage or changes to existing signage;

b) consider modifications to the City of Vaughan Official Plan 2010, to require that
the following classes of development be implemented using a Site Plan
Agreement:

)

i)

ii)

iv)

v)

Vi)

all classes of new development in an Intensification Area including the
Vaughan Metropolitan Centre, a Primary Centre, Local Centre, Primary
Intensification Corridors, and Primary Intensification Corridors within
Employment Areas as defined by Vaughan Official Plan 2010. Additions,
expansions, and alterations to existing development will be implemented
as either an amendment to the original implementing document (i.e. Site
Plan Agreement or Letter of Undertaking) or as a minor modification to
existing approvals;

all Mid and High Rise buildings as defined by the new City of Vaughan
Official Plan 2010 (i.e. buildings over 6 storeys in height);

all classes of development utilizing strata parking and/or park
arrangements, and/or Section 37 bonussing provisions;

all classes of development where the Commissioner of Planning or
designate is of the opinion that a Site Plan Agreement is required to
secure specific City interests;

where a public / private partnership funding for community infrastructure
is proposed; and,

all other classes of development will continue to be implemented using a
Site Plan Letter of Undertaking;

C) amend the City’s Site Plan Control By-law to require site plan control for
development on employment lots abutting an Open Space Zone;

d) enact a consolidated Site Plan Control By-law for the City of Vaughan appended
to this report as Attachment #3 and that the Development Planning Department
be directed to incorporate any amendments to the Site Plan Control By-law as
may be approved by Council through this Site Plan Process review.

3. THAT the Policy Planning Department undertake a review of the City of Vaughan Official
Plan 2010 (VOP 2010) with respect to the appropriateness of:
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i) redesignating lands currently designated “Employment Area General” that abut a
provincial highway or a future planned highway right-of-way including those
“Employment Area General” lands separated from a provincial highway or right-
of-way by an intervening land use (e.g. valley lands) that provides high visibility
to the employment area, to “Prestige Areas”; and,

i) redesignating those employment areas that are currently designated
“Employment Area General” and are zoned EM1 Prestige Employment Area
Zone by Zoning By-law 1-88, to “Prestige Areas”.

Economic Impact

N/A

Communications Plan

The Development Planning Department has consulted with relevant stakeholders in the Site Plan
Process Review including City Departments, the Region of York Transportation and Community
Planning Department, the Toronto and Region Conservation Authority (TRCA), representatives
from the Development Industry, and the Building Industry and Land Development Association
(BILD) as outlined in more detail later in this report.

On May 15, 2012, the Development Planning Department provided written notice of the
consideration of this report by the Committee of the Whole to those building industry
representatives that participated in the Stakeholder meetings.

A Public Hearing is required to amend OPA #705 (Complete Application Requirements) and By-
law 278-2009 (Pre-Application Consultation Meetings) to implement the changes recommended
in this report to exempt certain classes of development from the requirement to hold a Pre-
Application Consultation Meeting prior to the submission of a planning application should Council
approve the recommendations contained in this report. The appropriate newspaper
advertisement(s) would be required to implement the changes outlined in this report.

This specific program review exercise represents the Development Planning Department’s
commitment towards continuous improvement in the planning review and approval process in
order to deliver high quality service to all stakeholders in the development process. The
initiatives resulting from this review are intended to streamline the delivery of planning services as
they relate to the Site Plan Approval process where possible, while at the same time meeting the
needs of all parties involved in the process to the greatest extent possible, and ensuring the City’'s
interests are protected. This exercise was conducted completely by the Development Planning
Department, and it required significant staff time to complete, including contribution from several
staff members and significant staff time in addition to regular work hours.

Purpose

This report has been prepared in response to the following resolution (in part) adopted by Council
on January 28, 2008, in response to a report prepared by the Development Planning Department
to review and evaluate the Site Plan Control Process, to provide a more efficient and streamlined
process resulting in increased time savings:

“THAT the Development Planning Department prepare an evaluation report on the new
Site Plan Process for a future Committee of the Whole.”

.15



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 25, 2012

Item 1, CW(WS) Report No. 37 — Page 5

1.0

1.1

1.2

Background - Analysis and Options

Background

On November 27, 2007, the Committee of the Whole (Working Session) considered a
comprehensive report from the Commissioner of Planning respecting the Site Plan
Control Process Review including various options, and resolved the following, which was
ratified by Vaughan Council on December 10, 2007:

“That staff bring forward a report to the Committee of the Whole meeting of
January 21, 2008 incorporating the comments and concerns expressed by
Members of Council and the deputants.”

On January 21, 2008, the Committee of the Whole considered a report from the
Commissioner of Planning respecting proposed changes to the City of Vaughan’s Site
Plan Control Process, which included recommendations to provide for a more efficient
and streamlined Site Plan approval process and procedures. The report included a
recommendation with specific modifications to the Site Plan Control Process including:

i) implementation of mandatory Pre-Application Consultation (PAC);

i) elimination of the Site Plan Review Team (SPRT) Process;

iii) introduction of the Letter of Undertaking as an instrument to implement Site Plan
approval;

iv) eliminating the tri-party Site Plan Agreement between the City, Region of York
and the applicant in favour of a separate City and Regional Letter of Undertaking
and Site Plan Agreement, respectively;

V) implementation of the expiration of Site Plan Approval after 18 months;
Vi) the requirement for a “Complete Application”;
vii) accepting minor red-line revisions on the final site plans being approved by the

Development Planning Department, where appropriate;
viii) utilizing a shorter staff report with emphasis on clear visual report attachments;

iX) amending the Official Plan and Site Plan Control By-law to apply Site Plan
Control to Freehold Street Townhouse development located on public roads;
and,

X) changes to Vaughan's Site Plan Letter of Credit Process.

The changes to the Site Plan Review Process resulting from the review undertaken in
2007/2008 and other recent amendments to the process are outlined in more detail on
Attachment #2. A flow chart illustrating the current Site Plan Approval process is shown
on Attachment #4.

Current Site Plan Approval - Official Plan and Zoning By-law

The in-force Official Plan Amendment (OPA) that implements Site Plan Approval in the
City of Vaughan is OPA #200, as amended by OPA’s #553, #658, and #684. It is noted
these amendments are consolidated into Chapter 10 of Volume 1 of the new City of
Vaughan Official Plan 2010, which was adopted by Council on September 7, 2010 (as
modified September 27, 2011 and April 17, 2012), and is pending approval from the
Ontario Municipal Board.
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1.3

14

15

The in-force By-law that implements Site Plan Control in the City of Vaughan is By-law
228-2005, as amended by By-laws 134-2007, 237-2007, 127-2008, 214-2008 and 279-
2009. Staff has prepared a consolidated Site Plan Control By-law as shown on
Attachment #3. This By-law represents a consolidation of Site Plan Control By-law 228-
2005 and all of the subsequent amendments only, and does not incorporate any of the
proposed changes outlined in this report. Should Council approve the recommendations
in this report, in whole or in part, the draft consolidated By-law shown on Attachment #3
will be amended to incorporate the additional amendments.

Current Site Plan Review Process

The 2007/2008 Site Plan process review resulted in the model shown on Attachment #4
being adopted by Council as the City’s preferred Site Plan Control Process. At the time,
it was estimated that this model would result in an average Site Development Application
processing time of approximately 31.5-32.5 weeks, saving up to 15-16 weeks from the
previous site plan process. The time savings were expected to be achieved throughout
the approval process.

Processing Times - Site Development Applications Since the 2008/2009 Review

Similar to the 2007/2008 review, the Development Planning Department undertook a
review of the processing times for Site Development Applications for the period from mid
2009 to mid 2011, which covers an approximate 2 year time frame, after which the
2007/2008 recommended changes to the Site Plan approval process were implemented.
A total of 26 development applications were reviewed that covered four main classes of
development being Residential, Commercial, Industrial and Institutional. The results of
this review are shown on Attachment #5. Overall, the processing time for a Site
Development Application was reduced from an average of 10.7 months in 2007 to 8.5
months in 2009-2011. Residential Site Development Applications on average took 232.1
days to process during this review being approximately 113 days quicker than in
2007/2008 when the average processing time was 345.5 days. Site Development
Applications for industrial/employment uses were processed approximately 70 days
quicker in 2011 than in 2007 (274.3 days versus 345.8 days). Similarly, Site
Development Applications for institutional uses were processed on average in 272.7 days
or 72.3 days quicker than the period prior to the 2007/2008 review (345 days).

Attachment #5 illustrates that Site Plan Applications for commercial developments are
taking approximately 68 days longer to process in 2011 than in the period prior to
2007/2008 (313.6 and 245.3 days respectively). The additional processing time can be
contributed to the increased complexity of the applications, negotiating contentious
issues for commercial uses such as drive-through locations and building designs, and
delays by applicant providing requested information.

The Site Plan Approval Process Since 2008

When the Site Plan Review Process was amended in 2007/2008, it was estimated that
the changes implemented would save approximately 15 to 16 weeks in processing time.
Attachment #5 identifies that based on a survey sample of 26 Site Development
Applications, the average overall processing time for processing Site Development
Applications was reduced from 10.7 months to 8.5 months, thereby expediting the
approval process by 2.2 months or approximately 9.5 weeks.

There are several factors since the 2007/2008 review that contributed to not achieving
the estimated 15 to 16 week time savings to process a Site Development Application,
including:
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)

ii)

iv)

v)

Vi)

vii)

the Site Plan review process was already efficient and in order to achieve the
estimated 15 - 16 weeks of processing time, every aspect of the suggested
changes would have been required to be implemented, which was not the case.
For example, the electronic circulation of development applications was not
implemented since the additional resource request for a Development Tracking
Applications (DTA) Co-ordinator was not approved through the City’s budget
process. The electronic circulation of development applications, comments and
processing would have contributed to an estimated 2 to 3 weeks in time savings
alone. This issue is discussed later in this report;

most Site Development Applications involve one or more external public review
and approval agencies such as the Region of York, the Toronto and Region
Conservation Authority, or a Ministry of the Provincial government over which,
the City has no control over the timing of comments / clearances provided;

the parameters for comparing the 2007/2008 and the current review would need
to have remained unchanged, which is not the case. For example, Council
Meetings are currently scheduled every 3 weeks instead of 2 weeks during the
2007/2008 review, thereby adding one week (or sometimes more with statutory
holidays or celebrations) to the approval process and fewer Council meetings
throughout the calendar year;

the sample applications analyzed for this review were processed by the
Development Planning Department from mid 2009 to mid 2011, after the
changes to the 2007/2008 Site Plan Process review were approved and
implemented. This review period included both a summer recess period of
Council (July 13 to September 7) and an election recess (September 8 to mid
December 13) in 2010 resulting in only 11 Council meetings in 2010 of which,
only 2 of these Council meetings took place after July 13, 2010. Consequently,
the processing time for some Site Development Applications requiring Council
approval in 2010 is increased;

an increasing number of development applications that propose intensification,
which require more time devoted to public consultation (e.g. Ward community
meetings), review, and analysis, and generally longer Ontario Municipal Board
hearings if the related Zoning By-law Amendment Application) is appealed;

increased attention being paid to urban design and built form which resulted in
the resubmission of plans and additional review; and,

the adoption of the new City of Vaughan Official Plan 2010 in September 2010 by
Vaughan Council which includes several design related criteria and policies for
which the Development Planning Department must have regard.

In consideration of the above, making a direct comparison of the time required to process
a Site Development Application between the previous Site Plan Review in 2007/2008 and
this review is not possible. However, staff has endeavoured to provide an accounting of
the time currently required to process a Site Development Application as discussed
further in this report.

2.0 Consultation

As part of this update, the Development Planning Department Staff met with the following:

. July 18, 2011: Representatives from the Development Planning Department;
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July 20, 2011: Representatives from the Legal Services, Building Standards,
Development / Transportation Engineering and Finance Departments;

August 18, 2011: Invitations were extended to the same development industry that
participated in the site plan review process undertaken in 2008/2009. The meeting
included representatives from: Remington Homes; Arista Homes; MAM Group; Intra
Architects; History Hill Group; and Solmar Developments. Other industry representatives
that participated in the original site plan process review but either chose or were unable
to attend included: ZZEN Group; TACC Developments; Metrus Developments; and, A.
Baldassarra Architects.

Following the meeting, an email was sent to all invited participants soliciting additional
input if they attended the meeting and wanted to provide further comments or if they did
not attend the meeting and wanted to provide input. The deadline for providing additional
comments was September 7, 2011,

September 16, 2011: Representatives from the Toronto and Region Conservation
Authority;

October 6, 2011: Representatives from the Region of York Transportation and
Community Planning Department; and,

January 16, 2012: Representatives from the Building Industry and Land Development
Association (BILD). It is noted that BILD was not a consulted stakeholder in the
2007/2008 review.

At each meeting, the representatives were asked the same specific questions about the Site Plan
Approval process and also offered the opportunity to discuss any additional comments. The
Development Planning Department has considered the comments received at these consultation
sessions and are proposing a humber changes to the Site Plan approval process in order to
improve the efficiency of this approval process as outlined in Section 3.0 of this report.

3.0

3.1

Recommended Amendments to the Site Plan Approval Process

The following changes to the Site Plan Approval process are recommended for Council’'s
consideration and disposition:

Use of a Site Plan Agreement (SPA) to Implement Site Plan Approval

As part of the 2007/2008 Site Plan Process Review, the Letter of Undertaking (LOU) was
introduced as an additional document to implement Site Plan approval. The option to use
a Site Plan Agreement (SPA) remained in the City’s Official Plan and Site Plan Control
By-law. As with any approval process, there are strengths and weaknesses associated
with particular procedures or aspects of the process.
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As a practical matter, experience with both implementation documents has demonstrated
strengths and weaknesses associated with each implementation document. In particular,
complex development proposals, which required the City to enter into other agreements
or require specific conditions to secure interests on title lend themselves to
implementation by way of a Site Plan Agreement. For example, development in the
Vaughan Metropolitan Centre (VMC) where complex development issues such as
specific arrangements respecting the subway, provision of infrastructure for district
energy, strata parking and parks arrangements, access and maintenance easements are
required to be secured, a Site Plan Agreement registered on title is enabled by legislation
in the Planning Act, and is the best option for securing City interests. Less complicated
development, such as a neighbourhood commercial development, with fewer associated
development issues, is more efficiently implemented using the Letter of Undertaking.

Accordingly, the Development Planning Department is proposing the following
recommendation to utilize the current authority provided under the Official Plan and the
City’s Site Plan Control By-law to utilize a SPA where more complex development
warrants such as in the Vaughan Metropolitan Centre (VMC), and a Letter of Undertaking
in less complicated development scenarios as follows:

Recommendation:

The Development Planning Department recommends that a Site Plan Agreement be
used to implement Site Plan Approval in the following circumstances:

i) all classes of new development in an Intensification Area including the Vaughan
Metropolitan Centre, Primary Centres, Local Centres, Primary Intensification
Corridors, and Primary Intensification Corridors within Employment Areas as
defined by the Vaughan Official Plan 2010. Additions, expansions, and
alterations to existing development will be implemented as either an amendment
to the original implementing document (i.e. SPA or LOU) or as a minor
modification to existing approvals;

ii) all Mid and High Rise buildings as defined by the new City of Vaughan Official
Plan 2010 (i.e. buildings over 6 storeys in height);

iv) all classes of development utilizing strata parking and/or park arrangements,
and/or Section 37 bonussing provisions;

V) all classes of development where the Commissioner of Planning or designate is
of the opinion that a Site Plan Agreement is required to secure specific City
interests; and,

V) where a public / private partnership funding for community infrastructure is
proposed.

All other classes of development will continue to be implemented using a LOU.

As noted, the City’s Official Plan and Site Plan Control By-law currently facilitate the use
of a SPA and LOU. However, in order to clearly implement the approach outlined above,
it is recommended that the City’s Site Plan Control By-law be amended and that the new
City of Vaughan Official Plan 2010 and the Vaughan Metropolitan Centre Secondary Plan
be modified. A condition in this respect is included in the “Recommendation” section of
this report.
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The Development Planning Department recommends that the City continue to enter into
bi-party (City and Owner) Agreements (SPA and LOU) only and that the Region of York
continue to enter into a separate agreement with the landowner to secure Regional
interests. When a SPA is used to implement a development approval, the document will
be circulated to relevant City Departments before it is executed and will be registered
electronically by the City’s Legal Services Department. The current fee for electronic
registration is $325.00 which is paid by the applicant.

In order to secure Engineering and Landscape works, the Owner is required to post a
Letter of Credit (LC). When the LOU was introduced, the formula for calculating the
required dollar value amount of the LC was increased to 100% of the landscape cost
estimate plus 100% of the estimated Engineering works calculated at $40,000 per
hectare (minimum $50,000) to a maximum of $120,000 to cover the Engineering works
associated with the proposed development. It is recommended that this formula remain
unchanged, and that the same policies respecting the release of the LC also be
maintained, as follows.

o require the first inspections for the release of the Letter of Credit by each of the
Development Planning and Engineering Departments to commence within 18
months of the issuance of a Building Permit;

. a 100% Letter of Credit release for the Engineering component upon completion
of all required servicing works being constructed;

. a two stage Letter of Credit release for the landscaping component, based on:

i) a first stage release of 80% of the landscaping component upon
completion of all soft and hard landscaping works being constructed;
and,

i) a second stage release of the remaining 20% holdback of the

landscaping component upon completion of a 12 month warranty period
(following the first stage release) for the hard and soft landscaping.

Inspection fees will continue to apply to recover the costs associated with the
Letter of Credit inspections process.

It is proposed that the Letter of Credit posted to secure landscaping and engineering
works continue to be calculated on this basis whether a development approval is secured
using a LOU or SPA. This method of securing and releasing LC’s is supported by the
development industry and works well from the City’s perspective.

It is also recommended that the SPA and LOU be circulated to all relevant City
Departments for final review and clearance with each Department provided four (4)
business days to respond, after which, if comments are not provided, the SPA or LOU will
be executed. It is recognized that this will add time to the approval process, however
when considered in the context of the potential implications resulting from inadvertently
omitting a City or agency condition of approval, the minimal additional processing time is
considered prudent.

.11



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 25, 2012

ltem 1, CW(WS) Report No. 37 — Page 11

3.2

Delegation of Site Plan Approval to Staff in Whole or in Part

Site Plan Approval Authority can be delegated to Staff (no staff reports) to the
Commissioner of Planning and/or designate (i.e. Director of Development Planning) for
all or some classes of development. The City’s Site Plan Control By-law currently
delegates approval authority to the Commissioner of Planning for the following classes of
development:

o employment development, except retail, service commercial and retail
warehouse development;

o office buildings located on internal subdivision roads; and,

e amendments to a Site Plan Agreement or Letter of Undertaking where the
application conforms to the zoning by-law and where the Commissioner of
Planning is of the opinion that the use and development of the lands provided for
by the original agreement or undertaking remains substantially unaltered and no
City Department or public agency objects to the application.

Delegation will reduce processing times associated with report preparation, Committee
and Council schedules, and the review and consideration of the application by the
Committee of the Whole and Council.

Delegation to the Commissioner of Planning can occur either partially (certain classes of
development) or in full (all classes). The Development Planning Department currently
approves minor amendments to existing site plan approvals for matters such as changes
to doors, windows, small additions, signage, landscaping, outdoor patios, etc. These
amendments are typically processed in one to two weeks. The efficiencies realized
through partial or full delegation will expedite the overall process as discussed below.

a) Partial Delegation

Partial delegation of Site Plan Approval to the Commissioner of Planning or
designate includes:

1. Delegation authority for site plan approval for certain classes of
development; and,

2. Not requiring Development Planning Department reports for Council
approval for those delegated classes of development.

Partial delegation of Site Plan Approval authority to the Commissioner of
Planning and/or designate for specified classes of development will determine
whether or not staff reports are prepared. Council may choose to delegate
partial site plan approval authority to the Commissioner of Planning and/or
designate, the Director of Development Planning, to approve only certain classes
of development such as industrial; office; and, commercial (other than in the
Vaughan Metropolitan Centre and historical districts), with the remaining classes
(e.g. residential; institutional; and mixed-use) requiring full site plan approval from
Council including their consideration of a staff report.
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b)

The time saved through partial delegation can be substantial for the classes of
development that are delegated due to the elimination of the reporting time
required to Committee of the Whole and Council. The actual time saved will vary
depending on the classes of development that would be delegated to Staff. It is
conceivable that up to 2 months could be saved in the approval process for Site
Development Applications simply due to the reporting schedules to the
Committee of the Whole and Council. The classes of development that are not
delegated approval authority will require staff reports and be processed through
the regular Site Plan Approval process.

Full Delegation

Full delegation of Site Plan approval to the Commissioner of Planning and/or
designate includes:

1. Full delegation authority to staff for site plan approval of all classes of
development; and,

2. No Staff reports required to be prepared for Council approval.

Full Delegation of Site Plan Approval to the Commissioner of Planning or
designate has the potential to save the most application processing time due
primarily to two factors:

. full delegation will eliminate the need to prepare staff reports and the
time involved with their preparation and scheduling; and,

. the ability to approve an application at any point in time throughout the
calendar year as opposed to scheduling items for consideration by the
Committee of the Whole and Council that generally meet every third
week and with less frequency during certain periods of the year (i.e.
summer months, festive season and election recess).

Full delegation authority to the Commissioner of Planning and/or designate, for
site plan approval of all classes of development (industrial, office, commercial,
residential, institutional, and mixed use), would not require staff reports to be
prepared.

Implementation of Partial or Full Delegation

A Public Hearing must be held to consider amendments to OPA #200, as
amended, and Site Plan Control By-law 228-2005, as amended, to implement
partial or full delegation of Site Plan Approval to the Commissioner of Planning
and/or designate by Council. Delegation by By-law is consistent with Policy 1.33,
Delegation of Powers and Duties Policies, of the City of Vaughan Policy Manual.

If partial delegation of Site Plan Approval to the Commissioner of Planning and/or
designate is considered by Council, it is recommended that a follow-up report be
prepared to review and examine the classes of development that could be
subject to delegated approval authority.

If site plan approval is partially or fully delegated, it is proposed that a member of
Council may request that a specific delegated application proceed with a report
to the Committee of the Whole.
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3.3

Partial or full delegation could be implemented within 6-12 months.

Should Council decide not to delegate partial or full Site Plan Approval authority
to the Commissioner of Planning or designate, the current approval structure as
set out in the City’s Site Plan Control By-law will be maintained.

Recommendation:

A recommendation is included in this report (Recommendation 1 a)) requesting that
Council provide direction with respect to the partial or full delegation of Site Plan Approval
authority to the Commissioner of Planning or designate or maintain the current approval
authority structure.

Amendments to Site Plan Approval for Street Townhouse Dwelling Units Within _a
Registered Plan of Subdivision

The development industry representatives expressed significant concern with respect to
the application of Site Plan Approval to street townhouse dwellings (i.e. freehold
dwellings on a public street) within blocks on a registered draft plan of subdivision, where
the block(s) is intended for street townhouse dwellings. Through the City’s consultation
with development industry representatives and BILD, this issue was clearly the most
discussed matter during the consultation process. In short, the representatives of the
development industry and BILD indicated that Site Plan Approval for Street Townhouse
Dwellings within a registered plan of subdivision represents a duplication of effort since
engineering related matters are already considered through the subdivision approval
process and building design is managed through the architectural control process. The
Development Planning Department staff also identified that Site Plan Approval for this
class of townhouse dwelling units is time consuming and should be reviewed.

The Development Planning Department has reviewed these concerns and recommends
that Site Plan Control continue to apply to all street townhouse dwellings, particularly
given Council’'s recent concerns respecting proposed side and rear elevations and in an
effort to ensure that attractive streetscapes are developed wherever street townhouse
dwellings are proposed in the City. However, the Development Planning Department is
recommending the following two Options proposing amendments to the Site Plan
Approval process for street townhouse dwellings for consideration and direction by
Council in order to create an expedited review process for this specific class of
development:

a) Option 1 - Delegation of Site Plan Approval For Street Townhouse Dwellings to
the Development Planning Department

Option 1 provides for the delegation of Site Plan Approval to the Commissioner
of Planning and/or designate (i.e. Director of Development Planning) for all street
townhouse dwellings proposed on a Block in a Registered Plan of Subdivision.

Full Delegation of Site Plan Approval to Staff for street townhouse dwellings has
the potential to save the most application processing time since it will eliminate
the need to prepare staff reports and the time involved with their preparation and
scheduling and applications can be approved at any point in time throughout the
calendar year without consideration for Council schedules and recess periods
(e.g. summer, festive and election periods).
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b)

A Public Hearing must to be held to consider amendments to OPA #200 and Site
Plan Control By-law 237-2007, as amended, to implement this option.
Amendments are also required to the new City of Vaughan Official Plan 2010 to
implement changes resulting from the delegation of Site Plan approval to Staff, if
approved by Council.

It is also proposed that should Council delegate Site Plan Approval authority to
the Development Planning Department for this specific class of development that
amendments i), i), iv), v), vi) and vii) identified in Option 2 discussed next will
also apply to Option 1. When a Site Development Application for street
townhouse dwellings is approved, the Development Planning Department would
send a letter to the Building Standards Department (and copied to the applicant)
together with a copy of the approved plans advising of the approval. The letter
would take the form of Attachment #6, with the reference to Council’'s approval
date being removed.

If site plan approval for street townhouse dwellings is delegated to staff, it is
proposed that a member of Council may request that a specific delegated
application proceed with a report to the Committee of the Whole.

This Option could be implemented within 6-12 months.

Option 2 - Streamlined Site Plan Approval Process for Street Townhouse
Dwellings on a Block Within a Reqgistered Plan of Subdivision

Should Council deem that the delegation of Site Plan approval for street
townhouse dwellings located on a block within a Registered Plan of Subdivision
is not desirable, the Development Planning Department recommends the
following expedited approval process for this specific class of development:

i) a pre-application consultation (PAC) meeting is not required. The
application requirements for street townhouse dwellings is fairly routine
and eliminating this step in the process will save both staff time and the
need for the developer/land owner to attend or send representatives to a
PAC meeting;

i) the complete application requirements will include only the proposed
building elevations, site plan, and landscape plans (grading and servicing
plans will no longer be required to be reviewed by the Development /
Transportation Engineering Department as these matters were
previously reviewed through the Subdivision Approval process); the
application will only be reviewed by the Building Standards Department
to determine compliance to Zoning By-law 1-88, as amended, and by the
Development Planning/Urban Design Department to review the proposed
building elevations, site layout, and landscaping plan(s);

iii) the Development Planning Department will prepare a short-form report to

Council providing a review of only the proposed site plan, building
elevations and landscape plan(s) with appropriate graphics;
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iv)

Vi)

vii)

the Owner will not be required to execute a Letter of Undertaking to
implement Site Plan approval for street townhouse dwellings on a Block
within an approved plan of subdivision. The Development Planning
Department (Commissioner of Planning, or designate - Director of
Development Planning) will forward an approval letter (Attachment #6) to
the Building Standards Department (and copied to the applicant)
advising of the date when Council approved the Site Development
Application together with a copy of the approved site plan, building
elevations, and landscaping plan(s) and advising that the Owner may
apply for a Building Permit;

the Owner will be required to enter into a Landscape Letter of Credit
Agreement (Attachment #7) with the City of Vaughan to secure the
required landscaping component of the development. The Agreement
identifies basic information about the file such as the Owner's name,
municipal property address and Parcel Identification Number and
provides for the requirement to post the LC and the conditions related to
the release of the LC. The draft Agreement was drafted in consultation
with the Legal Services Department. In order to expedite the approval
process, it is recommended that this Agreement be signed by the Owner
only. The Mayor and/or City Clerk will not be required to execute the
Agreement given that its only purpose is to secure the LC for the
landscape works associated with the street townhouse development. |If
approved, the Agreement will be circulated to the Finance and Reserves
Department for review prior to implementing the final version.

In order to further expedite the approval process, the Urban Design
Division of the Development Planning Department has advised that the
LC amount required to secure landscape works may be calculated on a
fixed rate of $5,000 per unit, thereby eliminating the time required for the
Owner’s consultant to prepare a landscape cost estimate and the City to
review and approve the estimate;

It is proposed that the landscape package for street townhouse dwellings
remain a requirement for approval for street townhouse dwellings. The
landscaping package will contribute to a higher quality streetscape,
screen foundation walls and utilities such as hydro metres, and provide
visual relief of the building elevations for street townhouse units, which
are often comprised of up to 6 units.

It is proposed that upon approval by Vaughan Council of a Site
Development Application that the Landscape Letter of Credit Agreement
is signed by the Owner, the LC is posted and then the Development
Planning Department will forward the above-noted Letter of Approval
(Attachment #6) and approved drawings to the Building Standards
Department advising of Vaughan Council’s approval of the application
and that a Building Permit may be issued.

These recommended changes will provide the Development Planning Department and
Council the opportunity to continue to review the building elevations and landscaping,
while at the same time it is expected to significantly reduce the time required to obtain a
Building Permit for townhouse dwelling units on Blocks within a registered plan of

subdivision.
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3.4

No changes to the Official Plan or Site Plan Control By-law are required to implement this
Option 2. However, minor changes to the City’s Pre-Application Consultation (PAC) and
Complete Application Package (CAP) Guidelines will be required. The recommended
changes could be implemented in 1-2 months.

Should Council deem that neither of these two options are desirable, the current Site
Plan Approval process for street townhouse dwellings on a block within a registered plan
of subdivision will continue to apply (i.e. approval by Council and an executed Site Plan
Letter of Undertaking used to implement the development).

Proposals for street townhouse dwellings that represent infill development in existing
areas not planned for townhouses or where land is proposed to be redeveloped (e.g.
single family lot being redeveloped for townhouses) shall remain subject to the full site
plan approval process and requirements.

Recommendation:

The Development Planning Department recommends that Council provide direction with
respect to these proposed options, including maintaining the status quo as set out in
Recommendation 1b) of the “Recommendation” of this report. The Development
Planning Department supports Option 1 given that it facilitates review of a Site
Development Application to ensure City objectives are achieved while at the same time
providing the potential to shorten approval time flexibility with respect to dealing with a
Site Development Application for street townhouse dwellings throughout the year.

Permit the Land Owner to Apply for a Building Permit Earlier in the Site Plan __Approval
Process

During the consultation with the development industry representatives, a suggestion was
made to implement a process whereby the Building Standards Department would be
allowed to accept a Building Permit application upon receipt of a letter from the
Development Planning Department advising that the Site Plan Application is substantially
complete and that no changes are anticipated to the location of a building(s). It was
suggested that this approach can advance construction up to 2 months prior to the
execution of the final Site Plan Letter of Undertaking / Agreement. Currently, the
landowner must wait until the LOU or SPA is executed and the LC security and certificate
of liability insurance are posted before an application for a Building Permit can be filed
with the Building Standards Department.

The Development Planning Department has reviewed this suggestion with the Building
Standards Department and recommends that a process be implemented to allow
landowners to apply for a building permit when the Site Development Application is
substantially complete and that no changes are anticipated to a building(s) location. For
example, if a Site Development Application has been approved by Council and the
Development Planning Department is satisfied with the proposed building location,
however, are working on landscape details or minor building elevation changes, or
finalizing the drafting of the LOU or SPA, the Development Planning Department will
forward a letter (Attachment #8) signed by the Director of Development Planning allowing
the applicant to apply for a Building Permit. The Owner will be required to submit all fees
and securities required for a Building Permit Application, however, the final Letter of
Credit to secure the engineering and landscape works and the Certificate of Liability
Insurance for the site plan works will be submitted together with the executed Site Plan
Letter of Undertaking or Site Plan Agreement.
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This will allow the Building Permit review to commence while the Site Plan is being
finalized and facilitate earlier issuance of the Building Permit. The Building Permit will
only be issued once the final Site Plan Letter of Undertaking / Site Plan Agreement is
executed by the landowner and the City. It is noted that a conditional foundation permit
may be issued by the Building Standards Department prior to the execution of the Site
Plan Letter of Undertaking / Agreement in order to further expedite the process.

This amendment can be implemented within 1 month as no changes to the Site Plan
Control Official Plan or By-law is required. The revised process would only require
administrative changes on behalf of the Development Planning and Building Standards
Departments.

This change will increase Vaughan's competitiveness in the GTA with respect to
facilitating the release of a Building Permit on a timelier basis and is consistent with
Vaughan Vision 2020, particularly “Economic Vitality”.

Recommendation:

The Development Planning Department recommends the process outlined above be
implemented to allow landowners to apply for a building permit when the Site
Development Application is substantially complete and that no changes are anticipated to
a building(s) location.

Elimination of Pre-Application Consultation (PAC) Meetings for Minor Applications

Council adopted Official Plan Amendment #705 and enacted By-law 278-2009 to
implement the requirement for a Pre-Application Consultation (PAC) meeting prior to a
Site Development Application being submitted to the City. The purpose of the PAC
meeting is solely to identify the necessary requirements for submission of a complete Site
Development Application. The Development Planning Department concurs with the
suggestion made by staff to eliminate the requirement for a PAC meeting for a Site
Development Application proposing development that is considered either routine or
minor in nature including the following:

. street townhouse dwellings within an approved Draft Plan of Subdivision or a
registered plan of subdivision (as discussed earlier);

. minor additions to an existing building that comply with Zoning By-law 1-88
where the Commissioner of Planning or designate is of the opinion that the use
and development of the lands provided for in the original Site Plan Letter of
Undertaking / Agreement remains substantially unaltered, and where no City
Department or Public agency objects to the application;

o minor changes to existing or approved buildings or site alterations (e.g. changes
to windows and doors, landscaping, parking arrangement, etc.) to an existing or
approved building elevation(s) or site plan, not including heritage districts; and,

. proposals for new signage or changes to existing signage.

The Site Development Application submission requirements for these classes of
development are routine and can be identified by a Planner via email, over the counter or
phone without the need to convene a full PAC meeting with all relevant City Department
representatives, thereby making more efficient use of staff time, and time and cost
savings for the landowner.
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3.7

Amendments to OPA #705 and By-law 278-2009 are required in order to exempt the
above classes of development from the requirement for a PAC meeting. The appropriate
modifications to the City of Vaughan Official Plan 2010 are also required to recognize
these amendments in the final approved plan. A condition of approval is included in the
recommendation of this report that Council direct the Development Planning Department
to hold a Public Hearing to consider the required amendments to OPA #705 and By-law
278-2009 to implement this change, if approved by Council.

Recommendation:

The Development Planning Department recommends that OPA #705 and By-law 278-
2009 be amended to exempt the above noted classes of development from the
requirement for a PAC meeting.

Circulation _of Pre-Application Consultation (PAC) request to the Toronto and Region
Conservation Authority and the Region of York

Under the current process, applicants are to pre-consult directly with the Toronto and
Region Conservation Authority (TRCA) and the Region of York, however, both the TRCA
and the Region have expressed to the City an alternative consultation approach. Both
the TRCA and the Region of York advised that they do not have the required staff to
attend all PAC meetings, however, suggested that all PAC meeting requests be
circulated to them and if the application is of significant interest to either agency, that
respective staff would attend the PAC meeting. The Development Planning Department
concurs with this request. PAC meeting requests are sent by email and therefore, adding
both the TRCA and Region to the circulation list is easily accommodated and in the event
that either party is of the opinion that there are requirements for a Site Development
Application that needs to be identified at the beginning of the application process,
appropriate staff can attend the PAC meeting. This would facilitate the identification of all
application requirements early in the process with the intent of streamlining the timing of
the application approval. This change can be implemented immediately and does not
require any amendments to the Official Plan or Site Plan Control By-law.

Recommendation:

The Development Planning Department recommends that the Toronto and Region
Conservation Authority (TRCA) and the Region of York be advised electronically (email)
of all PAC meetings.

Increase Certificate of Liability Insurance from $2,000,000 to $5,000,000

The City currently requires the Owner to provide a Certificate of Public Liability Insurance
in the amount of $2,000,000 wherein the City is named as a co-insured, which remains in
effect until such time as the Letter of Credit is released by the City. The purpose of this
insurance certificate is to confirm that insurance is available to cover any damage to
public infrastructure (e.g. roads, sidewalks, sewers, watermains, etc.) during construction
of an approved development.

With the increased number of development applications proposing higher density projects
with buildings located close to the street line, and the potential for strata title
arrangements in the future, the $2,000,000 insurance amount was reviewed to determine
if it is sufficient to insure City infrastructure. The $2,000,000 figure has also been used
for several years and was not reviewed as part of the Site Plan process review in
2007/2008.
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The Development Planning Department reviewed this matter with Staff of the City Clerk’s
Department, which advised that the Canadian Construction Documents Committee
currently recommends that the minimum public liability insurance in the amount of
$5,000,000 be provided by the landowner. This is the same amount currently being
secured by the Region of York. Accordingly, it is recommended that the LOU and SPA
documents will be amended to reflect this change.

Recommendation:

The Development Planning Department recommends that the minimum public liability
insurance amount provided in support of a Site Plan Letter of Undertaking or Agreement
be increased from $2,000,000 to $5,000,000.

Application of Site Plan Approval for Employment Lots in the Vicinity of an EXxisting or
Planned Provincial Highway

The City’'s Site Plan Control By-law currently requires that the development of
employment lots abutting arterial roads and a Provincial Highway are subject to site plan
control. Employment lots abutting internal roads are not subject to Site Plan Control.

The industrial, manufacturing, and warehousing sectors have been a major component to
Vaughan's economic success. These employment lands will continue to play a critical
role in Vaughan's economic base. The City of Vaughan's employment area structure is
established by OPA #450 (Employment Area Plan) and is carried through to the new City
of Vaughan Official Plan 2010, which generally provides for Prestige Employment Areas
along the City’s arterial roads and Provincial Highways forming the edges of the
employment areas with General Employment Areas located to the interiors of these
areas. This structural plan is implemented by Zoning By-law 1-88.

Prestige Employment areas are intended for those employment uses that are required to
be located on key transportation routes that provide for locational opportunities, high
visibility and an attractive work environment.  The Prestige Employment areas are
typically characterized by a high level of urban design, which establishes a positive image
for the City’s employment areas. Maintaining a positive image of the City’s employment
areas and establishing a high quality of urban design and architecture, particularly where
employment areas are visible from major transportation corridors such as Provincial
Highways or other open space areas (e.g. valley lands) is critical to the promotion of the
employment areas as the location of choice for businesses and industry in the Greater
Toronto Area.

In consideration of the above, the Development Planning Department recommends that
the City’s Site Plan Control By-law continue to apply to all employment lots abutting an
existing Provincial Highway. Through the Site Plan review process, the City can ensure
that high quality design and architecture will be achieved along these critical
transportation corridors and highly visible areas and that site plan details such as
appropriate landscaping, buffering/screening, site layout, rooftop screening and signage
will be reviewed by the Development Planning Department and approved by Council prior
to a building permit being issued for development on these lands.

However, there may be instances where an intervening land use (e.g. valley lands, other
open space corridor) lies between a highway or highway right-of-way and an employment
area, and therefore, the employment lot(s) does not directly abut a Provincial highway or
right-of-way, and therefore, Site Plan Control will not apply to development on the lot, but
the lot may be visible from the Provincial highway or right-of-way.
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In order to address this situation and ensure that development that may be visible from
an existing or planned highway remains subject to site plan control, it is recommended
that the Site Plan Control By-law be amended to apply to any employment lot that abuts
an intervening land use (e.g. valley land, hydro corridor, parkway belt lands) which is
adjacent to an existing or planned Provincial highway. Therefore, if a valley or hydro
corridor lies between an employment lot and a Provincial Highway, that lot would be
subject to site plan control.

On April 17, 2012, Council adopted the following recommendation of the Committee of
the Whole (in part) respecting high quality development in the vicinity of highways:

“AND THAT in the current review of the City’'s site plan policies and future
secondary plans as part of the Vaughan Official Plan review and in the future
review of the Comprehensive Zoning By-law to implement the Official Plan that
consideration be given to the best means of achieving the design and
development objectives of the City for these critical high profile areas.”

Site plan control only enables the City to review matters relating to the design of
development on employment lands. The Official Plan and Zoning By-law 1-88 regulate
the use of land. OPA #450 utilizes the “Employment Area General’ designation to
provide locational opportunities for uses that do not require high profile locations and may
require outside storage. This designation is implemented by the “EM2 General
Employment Area Zone” of Zoning By-law 1-88, which permits a wide range of general
employment uses such as a truck terminal, building supply outlet and open storage.
General employment uses would be permitted on any lands abutting a Provincial
highway, which are designated and zoned for general employment area purposes. The
site plan control process will only enable the City to review matters such as the design of
the building, the screening of open storage areas, signage and on-site circulation.

In order to prohibit general employment uses from highly visible areas such as those in
the vicinity and visible from an existing or planned Provincial highway, the appropriate
planning response to achieve this objective is to amend the Official Plan and Zoning By-
law 1-88 to designate and zone all lands abutting an existing or planned Provincial
Highway or potentially other corridors of high visibility (e.g. valley lands, hydro corridors,
parkway belt, etc.) for prestige employment purposes. As noted earlier, the structural
land use plan in OPA #450 already implements this land use regime in the City’'s
employment areas. A detailed review must be undertaken to more specifically identify
those employment areas where an intervening land use such as a valley exists to ensure
that employment lands that abut the intervening land use and are therefore highly visible,
are designated and zoned for prestige employment uses.

In addition, there are employment areas in the City (e.g. west of Regional Road 27 and
south of Langstaff Road, and east of Keele Street and north of Steeles Avenue) where
lands are designated “Employment Area General” by the Official Plan but are zoned EM1
Prestige Employment Area Zone by Zoning By-law 1-88. Consequently, there is an
inconsistency between the Official Plan designation and Zoning By-law. This creates a
situation whereby a landowner wishing to file an application to amend Zoning By-law 1-88
to rezone lands for general employment (i.e. EM2 Zone) purposes (e.g. open storage) in
an area zoned for prestige employment uses, but designated Employment Area General
by the Official Plan, and conforms to the Official Plan. This matter should be reviewed in
greater detail through the comprehensive Official Plan review currently being undertaken
by the City. A recommendation in this respect is included in this report.
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As part of the approval process for all employment area subdivisions, urban design and
architectural control guidelines are prepared for all employment areas and approved
through Council. Employment lots abutting arterial roads and Provincial highways are
subject to Site Plan Control and therefore, a Site Development Application must be filed
by the Owner which is reviewed by the appropriate City Departments and approved
through Council. In cases where significant development such as an office building is
proposed in an employment area, the development may be subject to review by the
Design Review Panel depending on the location and surrounding land use context.
Zoning By-law 1-88 establishes development standards to regulate the development of
land including the location of loading areas, providing minimum landscape buffers, etc.
The City and the Ministry of Transportation also regulate signage along Provincial
Highways. The Development Planning Department is satisfied that there is sufficient
review processes and regulation in place in order to achieve the development objectives
for the employment areas abutting 400 series and other highways in the City of Vaughan.

Recommendation:

The Development Planning Department recommends that the Policy Planning
Department review the City of Vaughan Official Plan 2010 (VOP 2010) with respect to:

i) the appropriateness of designating employment lands that are adjacent to an
existing or planned provincial highway but separated by an intervening land use
(e.g. valley lands) that may provide high visibility to the employment area, for
prestige employment purposes; and,

i) employment lands that are designated in the Official Plan as “General
Employment” but zoned “Prestige Employment Area” Zone.

Should it be determined that this is appropriate, modifications to VOP 2010 can be
incorporated into the Plan.

Application of Site Plan Approval for Employment Lots Abutting Open Space Lands

The Development Planning Department recommends that Site Plan Approval apply to all
employment lots abutting an Open Space Zone. Open space areas such as storm water
ponds, valley lands, woodlots and parks are important community facilities that
increasingly are playing a role in providing amenity areas within an urbanizing city. As
the City continues to develop trail systems, connections and amenity areas through the
open space lands it is important that their interface with abutting employment uses
remains attractive and encourage the safe use of open space connections. By requiring
site plan approval for these employment lots, opportunities for the development of trail
systems through open spaces for passive use can be implemented as conditions of
approval for the development. City facilities in open space lands represent a significant
investment to construct and maintain, and therefore, it is in the public interest to ensure
that the interface with abutting land uses be developed in a manner to complement these
valuable community resources. In certain cases, employment lands zoned EM2 General
Employment Area Zone, which permits open storage areas at the rear of the lot, abut
valley systems. The City’s Site Plan Control By-law requires Site Plan Approval for
employment buildings abutting arterial roads and existing or planned highways in order to
maintain and enhance the streetscape and urban design realm along these corridors.
Applying Site Plan Control to employment lots abutting lands zoned for open space
purposes will serve a similar purpose.
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An amendment to the City’s Site Plan Control By-law is required in order to implement
this recommendation, which will require a Public Hearing. This amendment can be
implemented within 6 months.

Recommendation:

The Development Planning Department recommends that Site Plan Approval apply to all
employment lots abutting an Open Space Zone.

Increase the Expiration Date for Site Plan Approval

As noted earlier, currently upon the execution of a Site Plan Letter of Undertaking the
Owner has 18 months to obtain a Building Permit, otherwise Site Plan Approval will
expire. The intent of including the expiration date clause in the Letter of Undertaking is to
ensure that Site Development Approvals remain appropriate in the context of current land
use policies and permissions within the vicinity of the subject lands. The development
industry representatives suggested that the 18 month expiration date be increased
because often phased development (e.g. a multi-building commercial development) that
includes more than one building could take more than 18 months to obtain a Building
Permit.

The Development Planning Department recommends that the expiration date to obtain a
Building Permit for Site Plan Approval be increased from 18 to 36 months. The
suggested 36 month time frame is consistent with the lapsing period provided for a Draft
Plan of Subdivision approval in the Planning Act and is not expected to materially alter
the intent of originally implementing this requirement. Accordingly, it is recommended
that the expiration date for Site Plan Approval be increased from 18 to 36 months in the
Site Plan Letter of Undertaking and Site Plan Agreement.

The development industry representatives also recommended that a process be
implemented at a staff level to extend the expiration date of Site Plan Approval in the
event that the 36 month period is not achieved. The Development Planning Department
is supportive of providing extensions to Site Plan approval, provided the reason for the
extension is appropriate.

The Development Planning Department recommends that the Owner be required to
submit a letter providing reasonable justification for the request to extend Site Plan
approval to the Commissioner of Planning, or his designate the Director of Development
Planning. The request will be reviewed to ensure the approved plan(s) conform to
current Official Plan policies, comply with all in-force Zoning By-law standards and
complies with all current City requirements (e.g. servicing). Should the approved site
plan meet these requirements, and the reason for extension is reasonable and
appropriate, an extension will be granted for a maximum of 1 (one) year. Subsequent
extension requests would be reviewed on the same basis and also granted for a
maximum 1 (one) year period. If the approved site plan cannot meet these criteria at the
time that the extension request is made, the Owner will be required to submit the
appropriate planning application (e.g. Official Plan or Zoning By-law Amendment
Application or a Committee of Adjustment Application) in order to remedy the non-
conformity/compliance, which will be reviewed on its merits. If the Amendment or
Committee of Adjustment Application is approved, a maximum 1 (one) year extension to
Site Plan approval will be granted. If the application is not approved, Site Plan approval
shall lapse. Site Development applications that meet all of the requirements but where
the justification to extend site plan approval is inappropriate, Site Plan approval shall
lapse.
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3.12

Recommendation:

The Development Planning Department recommends that the expiration date to obtain a
Building Permit for Site Plan Approval be increased from 18 to 36 months.

Amendments to Registered Tri-Party Site Plan Agreements

At the meeting with the Region of York, representatives from Regional Staff identified that
when the City amended the Site Plan Approval process in 2009 to utilize a bi-party (City
and Landowner) Letter of Undertaking (LOU) in place of a tri-party (City, Region and
Landowner) Site Plan Agreement that a mechanism was not implemented to administer
amendments to executed and registered tri-party Site Plan Agreements initiated by
landowners for works within the regional right-of-way for a property. Regional Staff
identified an example where a land owner initiated changes to already approved works
within the Regional right-of-way and where an existing tri-party Site Plan Agreement is
registered on title. The Region approved the proposed changes and when an amending
Site Plan Agreement was circulated, the City of Vaughan (party to the agreement) chose
not to execute the amendment, as it did not affect City interests. The City was previously
responsible for drafting and executing the said tri-party agreements. Today, the City and
Region draft their own respective Undertakings / Agreements to address their respective
interests. That is, the applicant should enter into a LOU where only City interests are
being secured; a Regional Site Plan Agreement where only Regional interests must be
secured; and, both an LOU and a Regional Site Plan Agreement where both City and
Regional interests must be secured.

Recommendation

The Development Planning Department recommends that going forward, that any
amendment(s) to a registered Site Plan Agreement wherein the City is a party, will be
reviewed on a case-by-case basis and the appropriate action will be taken. Should it be
necessary to amend the registered Site Plan Agreement, the Development Planning
Department will facilitate the amendment process at a Staff level.

Accessibility for Ontarians With Disabilities Act, 2005

As of January 1, 2010, Ontario municipalities and other public sector organizations were
required to comply with the legislation that was passed in 2005 as the Accessibility for
Ontarians with Disabilities Act, Ontario Requlation 429/07 Accessibility Standards for
Customer Service. The Act requires that every municipality having a population of not
less than 10,000 establish an accessibility advisory committee that shall (in part):

“advise the Council about the requirements and implementation of accessibility
standards and the preparation of accessibility report and such other matters for
which Council may seek its advice; and,

review in a timely manner the site plans and drawings described in Section 41 of
the Planning Act that the Committee selects.”

The City of Vaughan has established an Accessibility Advisory Committee (AAC) with the
following Terms of Reference:

“The Accessibility Advisory Committee shall assist in the preparation and
implementation of an Accessibility Plan by providing guidance insofar as the
removal and prevention of barriers in policies, practices, programs and services.”
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On March 27, 2012, the Accessibility Advisory Committee adopted the following
resolution (in part):

“That Council direct staff to seek comments from the Vaughan Accessibility
Advisory Committee on site plans related to commercial, retail and live/work units
as part of the development application process.”

On April 24, 2012, the Committee of the Whole considered a report from the City Clerk,
which included this resolution (in part) adopted by the Accessibility Advisory Committee
noted above.

In response to the Accessibility Advisory Committee’s resolution, the Development
Planning Department prepared a Communication (C6) to the April 24, 2012 Committee of
the Whole meeting, indicating the following:

i) a brief overview of the requirements respecting accessibility and Site
Development Applications under the Accessibility for Ontarians with Disabilities
Act, 2005, the Planning Act, R.S.0. 1990, c¢.P.13, and the Building Code Act;

ii) that the Development Planning Department Staff (Planners and Urban
Designers) proactively review Site Development applications to ensure
developments are accessible for persons with disabilities including (but not
limited to) the provision of ramps, appropriate grades, and handrails in
accordance with the requirements of the Ontario Building Code Act. The Building
Standards Department also reviews all Building Permit applications with regard
to accessibility under the Ontario Building Code Act;

iii) buildings in Heritage Conservation Districts are reviewed by the Cultural Services
Division with regard to accessibility;

iv) streetscape and urban design studies provide detailed designs that are
accessible for persons of all ages and abilities in accordance with the Ontario
Accessible Built Environment Standards, such as (but not limited to) tactile
warning strips, depressed curbs and directional pavers;

V) the City of Vaughan Official Plan 2010 includes policies addressing accessibility;

Vi) future changes to the Ontario Building Code Act are expected to enhance
accessibility requirements;

vii) the number of Site Development Applications received by the Planning
Department and the potential workload for the Accessibility Advisory Committee
and the requirement for timely review and comments; and,

viii) the report presented a potential alternative to reviewing all Site Development
Applications being the preparation of an accessibility checklist for consideration
when the City reviews Site Development applications.

On May 8, 2012, Council adopted the following resolution (in part) of the Committee of
the Whole, as recommended by the Development Planning Department:

“THAT this matter be referred to staff for a report to a future Committee of the
Whole Meeting.”
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4.0

4.1

Recommendation:

On May 15, 2012, Development Planning Department Staff met with representatives of
the Accessibility Advisory Committee to discuss and address accessibility as it relates to
Site Development applications and will report back to a future Committee of the Whole
meeting. Representatives from the Development Planning/Urban Design and Building
Standards Departments will be attending the June 26, 2012, meeting of the Accessibility
Advisory Committee to further discuss this issue with the Committee members. The
outcome of these meetings with the ACC and any additional changes to the Site Plan
Approval process will be addressed in a future separate report to the Committee of the
Whole.

Related Site Plan Approval Process Issues

There are other issues relevant to the Site Plan Approval process that either currently, or
in the future, will play a role in the processing, review and disposition of Site
Development Applications, as follows:

Investment in the Development Tracking Application (DTA) Software

One item addressed in the 2007/2008 Site Plan Process Review was the feasibility to
enhance the existing Development Tracking Applications (DTA) System used by the
Development Planning Department to manage and track development applications. The
anticipated potential for DTA upgrades, particularly the electronic circulation of
development applications to City Departments and commenting agencies was an
important factor in the Site Plan Approval processing time reductions estimated in
2007/2008. The DTA has the capability to facilitate the instant electronic circulation of
applications, and faster receipt of comments and approvals from all involved parties.
Time and financial savings could be realized through electronic communication.

However, since the 2007/2008 review, the Development Planning Department and the
Information Technology Department have submitted Additional Resource Requests to
obtain a staff complement (DTA Co-coordinator) with the necessary expertise to enable
the electronic circulation capability and enhance existing functions of the DTA software.
This request was unsuccessful through the operating budget process on three separate
occasions and therefore, to date, the electronic circulation feature of the DTA remains
unutilized and the software has not been upgraded. Other valuable software features
such as the integration of the DTA with the City’'s GIS software also remains unused.
Until the appropriate staff complement is approved, or alternatively adequate funding is
provided to retain the consultants required to undertake DTA improvements, the
electronic circulation and other DTA software capabilities will not be implemented. The
Cities of Brampton and Niagara, which also use the same DTA software, each employ a
DTA co-coordinator to enhance the system’s functionality and respond to each City’s
business process and needs. It is also noted that the City’s Information and Technology
Management Department has recently initiated “DTA Roadmap” meetings with the
Development Planning Department and other City Department users of the DTA to
determine a future course of action with respect to the DTA.
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4.2

Digital and Physical Modeling of the Vaughan Metropolitan Centre

The Development Planning Department has investigated opportunities for creating a
digital and physical model of the Vaughan Metropolitan Centre (VMC) as planning and
urban design tools to evaluate development proposals and as marketing and educational
tools to showcase the City's future downtown. The funding associated with the
implementation of these models has been approved in the City’'s 2012 Capital Budget.
The Development Planning Department envisages that the implementation of these
models will have an impact on the Site Plan Approval process with respect to the
application submission requirements as follows:

a)

Digital Model

A base digital model of the VMC is proposed that will represent existing,
proposed and potential development in the VMC and will provide many benefits
to the City including:

o a highly effective model that can assist the public, Council and staff to
better understand the nature of proposed development, what it will look
like, and its relationship to surrounding developments, and consequently
to make better and more informed decisions; the software delivers
photorealistic renderings and walk and fly-through animation of the
proposed development at an accurate scale;

. a tool that will allow trained staff to undertake more detailed analysis of
development applications and their potential impacts. The electronic
modeling will allow staff to undertake “what if?” scenarios through 3D
height and massing demonstration plans. If for example, a development
is proposed at a significant density and height, staff could analyze the
impacts of lowering, or redistributing density in a different built form and
understanding shadow and transition impacts; and,

) a highly effective and portable tool to market the VMC to potential
investors in a manner that demonstrates the potential of this area.

This digital model is expected to provide the highest quality 3D modeling
capabilities for the VMC to be used by the Development Planning Department.

In addition, representatives from the Development Planning Department,
Information Technology Management Department, Development Transportation/
Engineering Department and the Economic Development Department met
representatives from the Region of York on January 10, 2012. The purpose of
the meeting was to investigate the 3D Modeling capabilities of the Geomatics
Services Division of the Region of York. Through the Yorkinfo Partnership, the
City of Vaughan has entered into a Partnership Agreement to participate in the
Region’s 3D program which has currently collaborated with the Towns of Aurora,
East Gwillimbury, Markham, Newmarket and Richmond Hill.

127



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 25, 2012

ltem 1, CW(WS) Report No. 37 — Page 27

b)

c)

The initial phases of the 3D digital model with the Region of York will focus on
the following areas of the City:

the Vaughan Metropolitan Centre;

the Vaughan Hospital lands;

Regional Intensification Corridors (Regional Road 7 and Yonge Street);
the Vaughan Mills Secondary Plan Area; and,

the Maple Highway #400 bridge crossing.

The software enables users to generate and view 3D visualizations (e.g. video
clips, fly-throughs and stills) in a three-dimensional (3D) representation of
buildings and landscapes that can be used for analysis and presentation of the
City’s urban environments. The 3D visualization model will also be used as a
consultation tool for the public and an analytical tool by staff to understand the
most appropriate typologies for growth within the city’s future urban structure.
This model includes the VMC area but also other areas of the City such as the
Vaughan Mills Secondary Plan Area, Yonge Street corridor, and the Hospital
lands. The City has recently executed a Project Charter and a Partnership
Agreement with the Region of York.

Physical Model

The development of a VMC scaled physical model base for display in the new
City Hall will create a comprehensive contextual integrated land use vision, which
can be used as a tool to help develop, guide and implement future development
projects and promote private sector investment in the VMC. This base model will
include low detailed painted finish massing of contextual buildings based on the
development policies in the VMC Secondary Plan. However, as development
proceeds in the VMC all land Owners will be required as a condition of Site Plan
Approval to provide a 1:500 scale detailed model of the final approved
development which can be installed onto the model base. The model base will
consist of the following: 1:500 model scale; 5.5 m X 3.0 m (18" X 10”) size model
base; plywood construction topped with a 25mm (1") rigid foam (to facilitate
future excavations) clad with plexiglas; and, landscape pods (i.e. curbs,
sidewalks) to be fixed in place semi-permanently to better facilitate future
changes, roads, concrete paving and grass.

Site Development Application and Letter of Credit Respecting Models

Implementing both these models will require that the electronic and physical base
for each model be created. Upon completion, it is proposed that the appropriate
planning applications be amended to add the submission requirement for each
model.

In the case of the digital model, it will be expected that the Owner proposing
development will be required to submit in support of a planning application a
digital model of the proposed development in a format compatible with the City’s
software.  This will allow City staff to electronically insert the proposed
development into the base digital model. In order to implement this initiative it is
important that all electronic data submitted to the City in support of a
development application be properly geo-referenced to accurately incorporate
new development into the base model.

...128



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 25, 2012

ltem 1, CW(WS) Report No. 37 — Page 28

4.3

In the case of the physical model, the Owner will be required to produce a
physical scaled model meeting City specifications to be inserted into the base
model, once the project is final approved. The model will be to scale and
represent the appropriate building materials, colours and location on the site.

In both cases, the Development Planning Department is proposing that the
Owner be required to post a separate Letter of Credit to secure the delivery of
the final electronic and physical models. In addition, the application submission
requirements for the various planning applications must be updated.

It is not expected that the requirement for materials to populate the proposed
digital and physical models will add to the time required to obtain site plan
approval.

Design Review Panel

On September 27, 2011, Council approved a report from the Commissioner of Planning
which initiated the Design Review Panel (DRP). The DRP was established as an
advisory body to the Development Planning Department, and takes place as an
additional stream of consultation within the existing framework of development review.
As an advisory group, the DRP makes recommendations only. It is not a decision
making body and does not have the authority to approve or refuse a development
application. Council remains the decision making body on any recommendation brought
forward by the Development Planning Department.

The functions of the DRP are as follows:

. to assist Council in fulfilling Official Plan objectives related to urban design and
sustainability by providing City staff, the applicant and their consultants with
independent design advice on public and private development within the
Vaughan Metropolitan Centre and other areas of intensification within the City of
Vaughan;

. to aid development proponents to deliver design excellence through the
development approvals process, including high quality architecture, landscape
architecture, urban design and environmental sustainability;

. to promote understanding of design excellence and the importance of good
design to the City of Vaughan; and,

. to foster an effective working relationship with the development industry.

It is expected that in the case where a landowner provides preliminary development
information to the City prior to formally submitting a development application that the
DRP will expedite the time required to process a development application since the
landowner will have the benefit of the DRP’s comments very early in the development
approval process and can modify their development proposal before an application is
submitted. The DRP is a two year pilot project with reports to be prepared for Council’'s
consideration at the end of the first and second year with respect to the future direction of
the DRP.
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4.4 PowerStream — Site Plan and Building Permit Submission Guideline

PowerStream, in consultation with the City including the Development Planning
Department and the Building Standards Department has prepared the Site Plan and
Building Permit Submission Guideline to assist the applicant, consultant and contractor to
achieve approval from PowerStream for the integration of proposed development into
PowerStream’s existing electrical distribution system. The Guidelines clearly identifies
PowerStream’s submission requirements in support of a Site Development application.
Applicants will be directed to meet with PowerStream prior to filing a Site Development
Application to understand and fulfill the necessary requirements. The Guideline will be
attached to the Site Development application available at the Development Planning
Department and on the City’s website.

Relationship to Vaughan Vision 2020

This report is consistent with the priorities set forth in Vaughan Vision 2020, particularly “Pursue
Excellence in Service Delivery”, “Ensure Financial Sustainability”, and “Plan & Manage Growth &
Economic Well Being”.

Regional Implications

The recommended changes in this report will not affect the current arrangement with the Region
of York as it relates to Site Plan Approval. It is recommended that the City continue to execute bi-
party Agreements (City and Landowner) and that the Region of York continue to execute its’ own
Site Plan Agreement to secure Regional interests. The City will invite Regional staff to PAC
meetings as requested and this report outlines a process for amendments initiated by a
landowner for works within the Regional right-of-way to be reviewed on a case-by-case basis to
determine the appropriate action to be taken as identified earlier in this report.

Conclusion

In 2007, Council directed that the Development Planning Department review the Site Plan
Approval process in order to expedite the process where possible and to prepare an evaluation
report respecting the initiatives taken. In 2008/2009 the Development Planning Department
responded with a report and recommendations. At that time, the most significant changes
recommended to the Site Plan Approval process were that a Letter of Undertaking (LOU) was
introduced as a document used to secure Site Plan Approvals in addition to a Site Plan
Agreement, and that the City enter into a bi-party (City and Landowner) agreement instead of a
tri-party agreement (City, Region and landowner). In addition, Site Plan Approval was applied to
street townhouse dwellings on public roads.

The Development Planning Department and all other involved City Departments and commenting
agencies have worked with the revisions to the Site Plan approval process for the last 2-1/2
years. Development Planning Department Staff conducted meetings with City Staff (i.e. Building
Standards Department, Development / Transportation Engineering Department, Legal Services
Department and Finance Department), representatives from the building industry (including BILD)
and public commenting agencies (Region of York and the Toronto and Region Conservation
Authority) in an effort to assess the effectiveness of the changes implemented in 2009.

In consideration of the comments made by stakeholders in the Site Plan Approval process, the
experience working with the current process, and a review of the process since the changes to
the Site Plan Approval process were implemented in 2009, the Development Planning
Department recommends further amendments briefly identified as follows:
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utilize a Site Plan Agreement to implement the following classes of development:

i) all classes of new development in an Intensification Area including the VMC,
Primary Centres, Local Centres, Primary Intensification Corridors, and Primary
Intensification Corridors within Employment Areas as defined by the Vaughan
Official Plan 2010.  Additions, expansions, and alterations to existing
development will be implemented as either an amendment to the original
implementing document (i.e. Site Plan Agreement or Letter of Undertaking) or as
a minor modification to existing approvals;

ii) all Mid and High-Rise Residential and High-Rise Mixed-Use development as
defined by the new City of Vaughan Official Plan 2010 (i.e. buildings over 6
storeys in height);

iii) all classes of development utilizing strata parking and/or park arrangements,
and/or Section 37 bonussing provisions with the City;

iv) all classes of development where the Commissioner of Planning or designate is
of the opinion that a Site Plan Agreement is required to secure specific City
interests; and,

V) where a public / private partnership funding for community infrastructure is
proposed.

All other classes of development will continue to be implemented using a Letter of
Undertaking;

implement a streamlined process for Site Plan Approval for townhouse dwelling units on
a block within a registered plan of subdivision. In this respect, the Development Planning
Department has proposed two options for Council’'s consideration and direction including
the delegation of Site Plan approval for this class of development to the Commissioner of
Planning or designate (i.e. Director of Development Planning) or alternatively, a
streamlined approval process as outlined in this report;

permit a landowner to apply for a Building Permit earlier in the approval process;

eliminate Pre-Application Consultation (PAC) meetings for routine development
applications (e.g. minor amendments to building elevations, street townhouse dwellings
on block in a registered plan of subdivision, approval or changes to signage, single family
dwellings in Heritage Districts);

circulate Pre-Application Consultation Meeting requests to the Region of York and the
Toronto and Region Conservation Authority; and,

increase the expiration date for Site Plan Approval from 18 to 36 months.

The Development Planning Department also identified options for partial and full delegation of
authority to approve Site Development Applications to the Commissioner of Planning or
designate, which both option could expedite the site plan approval process. Should Council
consider delegation to be appropriate, it is recommended that a report outlining the delegation
process(es) and classes of development subject to delegation be prepared for consideration at a
future Committee of the Whole meeting. The Development Planning Department further
recommends that Site Plan Approval be applied to employment/industrial lots abutting an Open
Space Zone.
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The Development Planning Department has also recommended that the Policy Planning
Department review City of Vaughan Official Plan 2010 (VOP 2010) with respect to the
appropriateness of:

i) redesignating lands currently designated “Employment Area General” that abut an
existing or planned Provincial highway, including those “Employment Area General” lands
separated from a provincial highway by an intervening land use (e.g. valley lands) that
provides high visibility to the employment area, to “Prestige Areas”; and,

i) redesignating those employment areas that are currently designated “Employment Area
General” but are zoned EM1 Prestige Employment Area Zone by Zoning By-law 1-88, to
“Prestige Areas”.

The recommended changes, if approved by Council, can be implemented relatively soon.
However, the proposal to exempt certain classes of development from the requirement to hold a
Pre-Application Consultation (PAC) meeting, if approved by Council, will require a Public Hearing
to amend the Official Plan and Site Plan Control By-law. Also, the review of the Official Plan with
respect to redesignating lands for Prestige Employment purposes will take time to be
implemented, if determined to be appropriate. At the same time, the Development Planning
Department has prepared a consolidated Site Plan Control By-law that will be considered
together with the proposed changes to the PAC requirements, should Council approve the
recommendations in this report.

In addition, the City of Vaughan Accessibility Advisory Committee (AAC) has adopted a resolution
with respect to the relationship of the Committee’s mandate and the site plan approval process.
In response, the Development Planning Department prepared a Communication to the
Committee of the Whole, which was adopted by Council, recommending that the matter be
referred back to Staff for a future report to the Committee of the Whole. The report identified that
City Departments including the Development Planning / Urban Design and Building Standards
Departments and the Cultural Services Division all proactively review Site Development
Applications to ensure new development is designed to be accessible and meet all legislated
requirements (e.g. Ontario Building Code Act). The Development Planning Department and other
City Staff met with representatives of the Accessibility Advisory Committee on May 15, 2012 with
respect to this issue. City Staff, including representatives from the Development Planning / Urban
Design and Building Standards Departments will be attending the June 26, 2012, meeting of the
AAC to engage in further dialogue on this issue and a report will be prepared for Council’s
consideration and direction at a future date.

In consideration of the review undertaken, comments received from stakeholders in the process,
and in an effort to streamline the Site Plan Approval process, the Development Planning
Department recommends approval of the amendments to the Site Plan Approval process
identified in this report.
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Attachments

1. Summary of Proposed Changes to the Site Plan Approval Process

2. Recent History of Amendments to the Site Plan Control Process

3. Consolidated Site Plan Control By-law

4, Flow Chart: Existing Site Plan Control Process

5. Comparative Average Application Processing Time Per Use 2007 and 2011

6. Memorandum to the Building Standards Department for the Approval of Street
Townhouse Dwellings

7. Draft — Landscape Letter of Credit Agreement

8. Memorandum to Building Standards Department to Permit an Application for Building
Permit

9. Presentation material, entitled “Site Plan Control Process Review”

Report prepared by:

Stephen Lue, Planner, ext. 8210

Carmela Matrrelli, Senior Planner, ext. 8791

Christina Napoli, Senior Planner, ext. 8483

Mauro Peverini, Manager of Development Planning, ext 8407

(A copy of the attachments referred to in the foregoing have been forwarded to each Member of Council
and a copy thereof is also on file in the office of the City Clerk.)
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Site Plan Control Process Review

Committee of the Whole Working Session

September 11, 2012




Why Are We Doing This?

In 2008 Council implemented changes to the Site Plan
Approval Process. As part of the approval Council directed:

“THAT the Development Planning Department prepare
an evaluation report on the new Site Plan Process for a
future Committee of the Whole.”

‘ F VAUGHAN

Development Planning Department
Site Plan Control Process Review 2

Why Is It Important That We Do This?
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Site Plan Approval implements development
Important business process

Site Plan Applications

2010 — 108 Applications

2011 — 120 Applications

2012 — 79 Applications (to date)

Implements Vaughan Vision / VOP 2010 / Economic
Development Strategy / Green Directions Vaughan

The Development Planning Department is committed to
continuous improvement and high quality customer
service
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2007 / 2008 Review
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2007 / 2008 Review

Mandatory Pre-Application Consultation

Require a “Complete Application”

Eliminate the Site Plan Review Team (SPRT)

Introduced the Letter of Undertaking as an additional
mechanism to implement Site Plan approval

Applied Site Plan Control to Freehold Street Townhouse
Units

Expiration of Site Plan Approval after 18 months

Utilize a shorter staff report with clear attachments
Changes to Vaughan's Site Plan Letter of Credit and
Inspection processes

1 F'VAUGHAN

Development Planning Department
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2007 / 2008 Review

Qverall Average Application Processing Time

10.7 months

Estimated Time Savings Resulting From the Review

3 - 4 months
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Current Review

Review was undertaken in 2011 to early 2012

Consulted with:

e City Departments

*  Region of York

= Toronto and Region Conservation Authority

* Developers and Landowners that participated in
the 2007/2008 review

BILD (Building Industry and Land Development
Association)
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Current Review

400
o
- |
7
- o
E B
- g
& |
§ i 02007 Values
I .
@ | m2011 Values
5 el
> It“ ‘
< I R
m V] Overall Average Processing
- o Time for a Site Plan
ad A_-.,-.:5 Application
T k
L L L g
1] S i

"
4

Industrial Cr ial Residential Institutional
Application Type
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Council Direction & Recommendations
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Council Direction Respecting Delegation of Site Plan
Approval Authority to the Commissioner of Planning

Option 1: Partial Delegation

* Delegation authority for certain classes of development
*  No staff reports to Council for delegated classes

Option 2: Full Delegation

* Full delegation authority for all classes of development
* No Staff reports required for Council approval

Option 3: Status Quo

Maintain current approval authority structure

‘ FVAUGHAN Development Planning Department

Site Plan Control Process Review 11




Council Direction Respecting Delegation of Site Plan
Approval Authority to the Commissioner of Planning or an

Expedited Process for Street Townhouse Dwellings

| )

Option 1 - Delegate Site Plan Approval for Street Townhouse
Dwellings on a Block in a Registered Plan of Subdivision to the
Commissioner of Planning

Option 2 - Streamlined Approval Process including:

No PAC Meeting

Complete Application — Site, elevations and landscape plans
Report to Council — Site plan, elevations and landscaping only
No Letter of Undertaking

Site Plan Landscape Letter of Undertaking

Fixed Rate LC calculation - $5,000 per unit

Letter to Building Standards Department
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Recommendation #1
Site Plan Agreement

Site Plan Agreement for:

All development in Intensification Areas: VMC, Primary
Centres, Local Centres, Primary Intensification Corridors,
and Primary Intensification Corridors within Employment
Areas as defined by the Vaughan Official Plan 2010

Mid and High-Rise Residential / Mixed-Use development
as defined by VOP 2010 (i.e. over 6 storeys in height)

All development utilizing strata parking and/or park
arrangements, and/or Section 37 bonusing, and,

Where public / private funding for community
infrastructure is proposed
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Recommendation #2
Early Building Permit Application

Application for a Building Permit

*  Apply earlier — Site Plan substantially complete
e  Building permit review while site plan being finalized
e Letter from Planning to Building Standards

e Building permit issued only after the Letter of
Undertaking / Site Plan Agreement is executed
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Recommendation #3
Eliminate PAC Meetings for Minor Applications

* Routine application submission requirements
* Includes:

- street townhouse in a registered plan of subdivision

- minor additions

- minor alterations to approved plans (e.g. window /
door relocation)

- new or modified signage
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Recommendation #4
Increased Certificate of Liability Insurance Amount
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¢ Increase from $2,000,000 to $5,000,000

e Intensification projects in closer proximity to City
infrastructure

e Used by other municipalities (e.g. Region of York)
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Recommendation # 5
Site Plan Approval for Employment Lots
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Implement Site Plan Approval for employment lots
separated from a Provincial Highway by an intervening land
use (e.g. valley).
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Recommendation # 5
Site Plan Approval for Employment Lots

LEGEND

B natursi Area

- General Employment
- Prestige Employment

" Proposed Highway 427
Alignment
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ecommendation # 6 - Site Plan Approval for Employment

Lots Abutting an Open Space Zone
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* Storm pond, valley lands, woodlots, parks

* Important community / amenity facilities in urbanizing

context

e Significant public investment - trails, parks etc.

*  Appropriate to deal with this interface
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Recommendation # 7
Inconsistency Between Official Plan and Zoning By-law

Review employment lands designated “General
Employment” but zoned “Prestige Employment Area” Zone.

° Inconsistency between Official Plan and Zoning By-law
e An amendment to Zoning By-law 1-88 to rezone a
property from “Prestige Employment Zone” to “General

Employment Zone” conforms to the Official Plan

e Policy Planning to undertake a review of VOP 2010
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Recommendation #8
Increase the Expiration Date of Site Plan Approval

Current expiration — 18 months

e Expiration required to ensure approval is appropriate in
current policy context

* Increase expiration date — 36 months

* Extensions thereafter for 1 year periods (staff level)
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Recommendation #9
Implement Recommendations of the Accessibility Advisory
Committee (AAC) as required.

The City of Vaughan has established an Accessibility Advisory
Committee (AAC) with the following Terms of Reference:

“The Accessibility Advisory Committee shall assist in the
preparation and implementation of an Accessibility Plan by
providing guidance insofar as the removal and prevention of barriers
in policies, practices, programs and services.”

On March 27, 2012, the AAC adopted the following motion:

“That Council direct staff to seek comments from the Vaughan
Accessibility Advisory Committee on site plans related to
commercial, retail and live/work units as part of the development
application process.”

‘ F VAUGHAN Development Planning Department

Site Plan Control Process Review 22

-
£

Recommendation #9
Meeting with AAC and Further Action

* On May 8, 2012, Council considered and adopted the
following recommendation from the Commissioner of
Planning:

“THAT this matter be referred to staff for a report to a
future Committee of the Whole Meeting.”

eDirector and Manager of Development Planning and
the Director of Recreation and Culture met with the
Chair of the AAC

*September 11, 2012 - Meeting with AAC

e Implement the AAC’s recommendations as may be
approved by Council

‘ ? VAUGHAN Development Planning Department
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Related Initiatives

e 2 year Design Review Panel Pilot Project

e DRP - 14 professionals with expertise in planning,
urban design, architecture, public art, environmental
sustainability

e 3D Modeling

e 3D visualization with walk and fly-through animation of
the proposed development
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Next Steps
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Next Steps

LTEN T
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Address comments from Working Session Meeting
Council approval

Report for Council direction with respect to any
additional recommended changes resulting from the
meeting with the Accessibility Advisory Committee

Undertake a Public Hearing to implement any approved
recommendations requiring changes to the Official Plan,
Zoning By-law, and Site Plan Control By-law

Undertake internal administrative changes to implement
approved recommendations

‘ FVAUGHAN Development Planning Department
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COMMITTEE OF THE WHOLE (WORKING SESSION) SEPTEMBER 11, 2012

SITE PLAN CONTROL PROCESS — FOLLOW UP REVIEW
CITY OF VAUGHAN

FILE 12.28

ALL WARDS - CITY WIDE

(Referred)

Council, at its meeting of June 26, 2012, adopted the following Committee of the Whole
(Working Session) recommendation (Item 4, Report 28):

Committee of the Whole recommendation of June 12, 2012:

1) That consideration of this matter be deferred to the Committee of the
Whole (Working Session) meeting of September 11, 2012; and

2) That the presentation by the Director of Planning and the Manager of
Development Planning and Communication C3 presentation material,
entitled “ Site Plan Control Process Review”, be received.

Recommendation of the Commissioner of Planning, dated June 12, 2012.

Recommendation

The Commissioner of Planning recommends:

1. THAT the Site Plan Approval Process be modified to implement the
recommended changes identified in this report as summarized on Attachment #1,
and that Council provides direction with respect to the following specific
recommendations:

a) the delegation of Site Plan Approval Authority to the Commissioner of
Planning or designate as outlined in Section 3.2 of this report, in whole or
in part as follows:

i) Option 1: Status Quo

Maintain the current approval authority structure.

ii) Option 2: Partial Delegation

Partial delegation of Site Plan Approval including:

1. Delegation authority for site plan approval for certain
classes of development; and,

2. Not requiring Development Planning Department reports
for Council approval for those delegated classes of
development.

iii) Option 3: Full Delegation

Full delegation of Site Plan approval including:

1. Full delegation authority to staff for site plan approval of
all classes of development; and,



b)

2. No Staff reports required to be prepared for Council
approval,

AND THAT should Council choose Partial or Full delegation of Site Plan
Approval Authority to the Commissioner of Planning or designate that a
follow-up report be prepared for Council’s consideration to recommend
specific classes of development for delegated authority, procedures and
any amendments to the City’s current documents (i.e. Site Plan Control
By-law) required to be considered to implement partial or full delegation;
and,

the delegation of Site Plan Approval Authority to the Commissioner of
Planning or designate as outlined in Section 3.3 of this report, in whole or
in part, for street townhouse dwellings on a block within a registered
Plan of Subdivision as follows:

i) Option 1: Full Delegation of Site Plan Approval

Option 1 provides for the delegation of Site Plan Approval to the
Commissioner of Planning and/or designate for all street
townhouse dwellings proposed on a Block in a Registered Plan of
Subdivision.

ii) Option 2 - Streamlined Site Plan Approval Process

Option 2 provides for an expedited approval process for this
specific class of development as set out in Recommendation 3.3
of this report.

iii) Option 3: Maintain the Current Site Plan Approval Process

Option 3 maintains the current approval process for street
townhouse dwellings on a Block in a registered plan of
subdivision including a report to Council and an executed Site
Plan Letter of Undertaking / Agreement.

2. THAT a Committee of the Whole (Public Hearing) be held to:

a)

consider amendments to OPA #705 (Complete Application
Requirements) and By-law 278-2009 (Pre-Application Consultation
Meetings) and modifications to the new City of Vaughan Official Plan
2010 (Volume 1) to exempt the following classes of development from
the requirement to hold a Pre-Application Consultation Meeting prior to
the submission of a planning application:

i) street townhouse dwellings on a Block within an approved Plan
of Subdivision or a registered plan of subdivision;

i) minor additions to an existing building which comply with Zoning
By-law 1-88, where the Commissioner of Planning or designate
is of the opinion that the use and development of the lands
provided for in the original Site Plan Letter of Undertaking /
Agreement remains substantially unaltered, and where no City
Department or Public agency objects to the application;



b)

c)

d)

iii) minor changes to existing or approved buildings or site
alterations (e.g. changes to windows and doors, landscaping,
etc.); and,

iv) applications for new signage or changes to existing signage;

consider modifications to the City of Vaughan Official Plan 2010, to
require that the following classes of development be implemented using a
Site Plan Agreement:

i) all classes of new development in an Intensification Area
including the Vaughan Metropolitan Centre, a Primary Centre,
Local Centre, Primary Intensification Corridors, and Primary
Intensification Corridors within Employment Areas as defined by
Vaughan Official Plan 2010. Additions, expansions, and
alterations to existing development will be implemented as either
an amendment to the original implementing document (i.e. Site
Plan Agreement or Letter of Undertaking) or as a minor
modification to existing approvals;

ii) all Mid and High Rise buildings as defined by the new City of
Vaughan Official Plan 2010 (i.e. buildings over 6 storeys in
height);

iii) all classes of development utilizing strata parking and/or park

arrangements, and/or Section 37 bonussing provisions;

iv) all classes of development where the Commissioner of Planning
or designate is of the opinion that a Site Plan Agreement is
required to secure specific City interests;

V) where a public / private partnership funding for community
infrastructure is proposed; and,

Vi) all other classes of development will continue to be implemented
using a Site Plan Letter of Undertaking;

amend the City's Site Plan Control By-law to require site plan control for
development on employment lots abutting an Open Space Zone;

enact a consolidated Site Plan Control By-law for the City of Vaughan
appended to this report as Attachment #3 and that the Development
Planning Department be directed to incorporate any amendments to the
Site Plan Control By-law as may be approved by Council through this
Site Plan Process review.

THAT the Policy Planning Department undertake a review of the City of Vaughan
Official Plan 2010 (VOP 2010) with respect to the appropriateness of:

i)

redesignating lands currently designated “Employment Area General”
that abut a provincial highway or a future planned highway right-of-way
including those “Employment Area General’ lands separated from a
provincial highway or right-of-way by an intervening land use (e.g. valley
lands) that provides high visibility to the employment area, to “Prestige
Areas”; and,
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i) redesignating those employment areas that are currently designated
“Employment Area General” and are zoned EM1 Prestige Employment
Area Zone by Zoning By-law 1-88, to “Prestige Areas”.

Economic Impact

N/A

Communications Plan

The Development Planning Department has consulted with relevant stakeholders in the
Site Plan Process Review including City Departments, the Region of York Transportation
and Community Planning Department, the Toronto and Region Conservation Authority
(TRCA), representatives from the Development Industry, and the Building Industry and
Land Development Association (BILD) as outlined in more detail later in this report.

On May 15, 2012, the Development Planning Department provided written notice of the
consideration of this report by the Committee of the Whole to those building industry
representatives that participated in the Stakeholder meetings.

A Public Hearing is required to amend OPA #705 (Complete Application Requirements)
and By-law 278-2009 (Pre-Application Consultation Meetings) to implement the changes
recommended in this report to exempt certain classes of development from the
requirement to hold a Pre-Application Consultation Meeting prior to the submission of a
planning application should Council approve the recommendations contained in this
report. The appropriate newspaper advertisement(s) would be required to implement the
changes outlined in this report.

This specific program review exercise represents the Development Planning
Department’s commitment towards continuous improvement in the planning review and
approval process in order to deliver high quality service to all stakeholders in the
development process. The initiatives resulting from this review are intended to
streamline the delivery of planning services as they relate to the Site Plan Approval
process where possible, while at the same time meeting the needs of all parties involved
in the process to the greatest extent possible, and ensuring the City's interests are
protected. This exercise was conducted completely by the Development Planning
Department, and it required significant staff time to complete, including contribution from
several staff members and significant staff time in addition to regular work hours.

Purpose

This report has been prepared in response to the following resolution (in part) adopted by
Council on January 28, 2008, in response to a report prepared by the Development
Planning Department to review and evaluate the Site Plan Control Process, to provide a
more efficient and streamlined process resulting in increased time savings:

“THAT the Development Planning Department prepare an evaluation report on
the new Site Plan Process for a future Committee of the Whole.”

Background - Analysis and Options

1.1 Background

On November 27, 2007, the Committee of the Whole (Working Session)
considered a comprehensive report from the Commissioner of Planning
respecting the Site Plan Control Process Review including various options, and
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resolved the following, which was ratified by Vaughan Council on December 10,
2007:
“That staff bring forward a report to the Committee of the Whole
meeting of January 21, 2008 incorporating the comments and concerns
expressed by Members of Council and the deputants.”

On January 21, 2008, the Committee of the Whole considered a report from the
Commissioner of Planning respecting proposed changes to the City of Vaughan’s
Site Plan Control Process, which included recommendations to provide for a
more efficient and streamlined Site Plan approval process and procedures. The
report included a recommendation with specific modifications to the Site Plan
Control Process including:

i) implementation of mandatory Pre-Application Consultation (PAC);

i) elimination of the Site Plan Review Team (SPRT) Process;

iii) introduction of the Letter of Undertaking as an instrument to implement
Site Plan approval;

iv) eliminating the tri-party Site Plan Agreement between the City, Region

of York and the applicant in favour of a separate City and Regional
Letter of Undertaking and Site Plan Agreement, respectively;

V) implementation of the expiration of Site Plan Approval after 18 months;

Vi) the requirement for a “Complete Application”;

vii) accepting minor red-line revisions on the final site plans being approved
by the Development Planning Department, where appropriate;

viii) utilizing a shorter staff report with emphasis on clear visual report
attachments;

iX) amending the Official Plan and Site Plan Control By-law to apply Site

Plan Control to Freehold Street Townhouse development located on
public roads; and,
X) changes to Vaughan's Site Plan Letter of Credit Process.

The changes to the Site Plan Review Process resulting from the review
undertaken in 2007/2008 and other recent amendments to the process are
outlined in more detail on Attachment #2. A flow chart illustrating the current Site
Plan Approval process is shown on Attachment #4.

Current Site Plan Approval - Official Plan and Zoning By-law

The in-force Official Plan Amendment (OPA) that implements Site Plan Approval
in the City of Vaughan is OPA #200, as amended by OPA’s #553, #658, and
#684. It is noted these amendments are consolidated into Chapter 10 of Volume
1 of the new City of Vaughan Official Plan 2010, which was adopted by Council
on September 7, 2010 (as modified September 27, 2011 and April 17, 2012), and
is pending approval from the Ontario Municipal Board.

The in-force By-law that implements Site Plan Control in the City of Vaughan is
By-law 228-2005, as amended by By-laws 134-2007, 237-2007, 127-2008, 214-
2008 and 279-2009. Staff has prepared a consolidated Site Plan Control By-law
as shown on Attachment #3. This By-law represents a consolidation of Site Plan
Control By-law 228-2005 and all of the subsequent amendments only, and does
not incorporate any of the proposed changes outlined in this report. Should
Council approve the recommendations in this report, in whole or in part, the draft
consolidated By-law shown on Attachment #3 will be amended to incorporate the
additional amendments.
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Current Site Plan Review Process

The 2007/2008 Site Plan process review resulted in the model shown on
Attachment #4 being adopted by Council as the City’s preferred Site Plan Control
Process. At the time, it was estimated that this model would result in an average
Site Development Application processing time of approximately 31.5-32.5 weeks,
saving up to 15-16 weeks from the previous site plan process. The time savings
were expected to be achieved throughout the approval process.

Processing Times - Site Development Applications Since the 2008/2009 Review

Similar to the 2007/2008 review, the Development Planning Department
undertook a review of the processing times for Site Development Applications for
the period from mid 2009 to mid 2011, which covers an approximate 2 year time
frame, after which the 2007/2008 recommended changes to the Site Plan
approval process were implemented. A total of 26 development applications
were reviewed that covered four main classes of development being Residential,
Commercial, Industrial and Institutional. The results of this review are shown on
Attachment #5. Overall, the processing time for a Site Development Application
was reduced from an average of 10.7 months in 2007 to 8.5 months in 2009-
2011. Residential Site Development Applications on average took 232.1 days to
process during this review being approximately 113 days quicker than in
2007/2008 when the average processing time was 345.5 days. Site
Development Applications for industrial/lemployment uses were processed
approximately 70 days quicker in 2011 than in 2007 (274.3 days versus 345.8
days). Similarly, Site Development Applications for institutional uses were
processed on average in 272.7 days or 72.3 days quicker than the period prior to
the 2007/2008 review (345 days).

Attachment #5 illustrates that Site Plan Applications for commercial
developments are taking approximately 68 days longer to process in 2011 than in
the period prior to 2007/2008 (313.6 and 245.3 days respectively). The
additional processing time can be contributed to the increased complexity of the
applications, negotiating contentious issues for commercial uses such as drive-
through locations and building designs, and delays by applicant providing
requested information.

The Site Plan Approval Process Since 2008

When the Site Plan Review Process was amended in 2007/2008, it was
estimated that the changes implemented would save approximately 15 to 16
weeks in processing time. Attachment #5 identifies that based on a survey
sample of 26 Site Development Applications, the average overall processing time
for processing Site Development Applications was reduced from 10.7 months to
8.5 months, thereby expediting the approval process by 2.2 months or
approximately 9.5 weeks.

There are several factors since the 2007/2008 review that contributed to not
achieving the estimated 15 to 16 week time savings to process a Site
Development Application, including:

i) the Site Plan review process was already efficient and in order to achieve
the estimated 15 - 16 weeks of processing time, every aspect of the
suggested changes would have been required to be implemented, which
was not the case. For example, the electronic circulation of development
applications was not implemented since the additional resource request
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ii)

v)

Vi)

vii)

for a Development Tracking Applications (DTA) Co-ordinator was not
approved through the City’s budget process. The electronic circulation of
development applications, comments and processing would have
contributed to an estimated 2 to 3 weeks in time savings alone. This
issue is discussed later in this report;

most Site Development Applications involve one or more external public
review and approval agencies such as the Region of York, the Toronto
and Region Conservation Authority, or a Ministry of the Provincial
government over which, the City has no control over the timing of
comments / clearances provided;

the parameters for comparing the 2007/2008 and the current review
would need to have remained unchanged, which is not the case. For
example, Council Meetings are currently scheduled every 3 weeks
instead of 2 weeks during the 2007/2008 review, thereby adding one
week (or sometimes more with statutory holidays or celebrations) to the
approval process and fewer Council meetings throughout the calendar
year;

the sample applications analyzed for this review were processed by the
Development Planning Department from mid 2009 to mid 2011, after the
changes to the 2007/2008 Site Plan Process review were approved and
implemented. This review period included both a summer recess period
of Council (July 13 to September 7) and an election recess (September 8
to mid December 13) in 2010 resulting in only 11 Council meetings in
2010 of which, only 2 of these Council meetings took place after July 13,
2010. Consequently, the processing time for some Site Development
Applications requiring Council approval in 2010 is increased;

an increasing number of development applications that propose
intensification, which require more time devoted to public consultation
(e.g. Ward community meetings), review, and analysis, and generally
longer Ontario Municipal Board hearings if the related Zoning By-law
Amendment Application) is appealed;

increased attention being paid to urban design and built form which
resulted in the resubmission of plans and additional review; and,

the adoption of the new City of Vaughan Official Plan 2010 in September
2010 by Vaughan Council which includes several design related criteria
and policies for which the Development Planning Department must have
regard.

In consideration of the above, making a direct comparison of the time required to
process a Site Development Application between the previous Site Plan Review
in 2007/2008 and this review is not possible. However, staff has endeavoured to
provide an accounting of the time currently required to process a Site
Development Application as discussed further in this report.

Consultation

As part of this update, the Development Planning Department Staff met with the
following:

July 18, 2011: Representatives from the Development Planning Department;
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July 20, 2011: Representatives from the Legal Services, Building Standards,
Development / Transportation Engineering and Finance Departments;

August 18, 2011: Invitations were extended to the same development industry
that participated in the site plan review process undertaken in 2008/2009. The
meeting included representatives from: Remington Homes; Arista Homes; MAM
Group; Intra Architects; History Hill Group; and Solmar Developments. Other
industry representatives that participated in the original site plan process review
but either chose or were unable to attend included: ZZEN Group; TACC
Developments; Metrus Developments; and, A. Baldassarra Architects.

Following the meeting, an email was sent to all invited participants soliciting
additional input if they attended the meeting and wanted to provide further
comments or if they did not attend the meeting and wanted to provide input. The
deadline for providing additional comments was September 7, 2011;

September 16, 2011: Representatives from the Toronto and Region
Conservation Authority;

October 6, 2011: Representatives from the Region of York Transportation and
Community Planning Department; and,

January 16, 2012: Representatives from the Building Industry and Land
Development Association (BILD). It is noted that BILD was not a consulted
stakeholder in the 2007/2008 review.

At each meeting, the representatives were asked the same specific questions about the
Site Plan Approval process and also offered the opportunity to discuss any additional
comments. The Development Planning Department has considered the comments
received at these consultation sessions and are proposing a number changes to the Site
Plan approval process in order to improve the efficiency of this approval process as
outlined in Section 3.0 of this report.

Recommended Amendments to the Site Plan Approval Process

The following changes to the Site Plan Approval process are recommended for Council’s
consideration and disposition:

3.1

Use of a Site Plan Agreement (SPA) to Implement Site Plan Approval

As part of the 2007/2008 Site Plan Process Review, the Letter of Undertaking
(LOU) was introduced as an additional document to implement Site Plan
approval. The option to use a Site Plan Agreement (SPA) remained in the City's
Official Plan and Site Plan Control By-law. As with any approval process, there
are strengths and weaknesses associated with particular procedures or aspects
of the process.

As a practical matter, experience with both implementation documents has
demonstrated strengths and weaknesses associated with each implementation
document. In particular, complex development proposals, which required the City
to enter into other agreements or require specific conditions to secure interests
on title lend themselves to implementation by way of a Site Plan Agreement. For
example, development in the Vaughan Metropolitan Centre (VMC) where
complex development issues such as specific arrangements respecting the
subway, provision of infrastructure for district energy, strata parking and parks
arrangements, access and maintenance easements are required to be secured, a



Site Plan Agreement registered on title is enabled by legislation in the Planning
Act, and is the best option for securing City interests. Less complicated
development, such as a neighbourhood commercial development, with fewer
associated development issues, is more efficiently implemented using the Letter
of Undertaking.

Accordingly, the Development Planning Department is proposing the following
recommendation to utilize the current authority provided under the Official Plan
and the City’'s Site Plan Control By-law to utilize a SPA where more complex
development warrants such as in the Vaughan Metropolitan Centre (VMC), and a
Letter of Undertaking in less complicated development scenarios as follows:

Recommendation:

The Development Planning Department recommends that a Site Plan Agreement
be used to implement Site Plan Approval in the following circumstances:

i) all classes of new development in an Intensification Area including the
Vaughan Metropolitan Centre, Primary Centres, Local Centres, Primary
Intensification Corridors, and Primary Intensification Corridors within
Employment Areas as defined by the Vaughan Official Plan 2010.
Additions, expansions, and alterations to existing development will be
implemented as either an amendment to the original implementing
document (i.e. SPA or LOU) or as a minor modification to existing
approvals;

ii) all Mid and High Rise buildings as defined by the new City of Vaughan
Official Plan 2010 (i.e. buildings over 6 storeys in height);

iv) all classes of development utilizing strata parking and/or park
arrangements, and/or Section 37 bonussing provisions;

V) all classes of development where the Commissioner of Planning or
designate is of the opinion that a Site Plan Agreement is required to
secure specific City interests; and,

V) where a public / private partnership funding for community infrastructure
is proposed.

All other classes of development will continue to be implemented using a LOU.

As noted, the City’s Official Plan and Site Plan Control By-law currently facilitate
the use of a SPA and LOU. However, in order to clearly implement the approach
outlined above, it is recommended that the City’s Site Plan Control By-law be
amended and that the new City of Vaughan Official Plan 2010 and the Vaughan
Metropolitan Centre Secondary Plan be modified. A condition in this respect is
included in the “Recommendation” section of this report.

The Development Planning Department recommends that the City continue to
enter into bi-party (City and Owner) Agreements (SPA and LOU) only and that
the Region of York continue to enter into a separate agreement with the
landowner to secure Regional interests. When a SPA is used to implement a
development approval, the document will be circulated to relevant City
Departments before it is executed and will be registered electronically by the
City’s Legal Services Department. The current fee for electronic registration is
$325.00 which is paid by the applicant.
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In order to secure Engineering and Landscape works, the Owner is required to
post a Letter of Credit (LC). When the LOU was introduced, the formula for
calculating the required dollar value amount of the LC was increased to 100% of
the landscape cost estimate plus 100% of the estimated Engineering works
calculated at $40,000 per hectare (minimum $50,000) to a maximum of $120,000
to cover the Engineering works associated with the proposed development. It is
recommended that this formula remain unchanged, and that the same policies
respecting the release of the LC also be maintained, as follows.

o require the first inspections for the release of the Letter of Credit by each of
the Development Planning and Engineering Departments to commence
within 18 months of the issuance of a Building Permit;

o a 100% Letter of Credit release for the Engineering component upon
completion of all required servicing works being constructed;

o a two stage Letter of Credit release for the landscaping component, based
on:
i) a first stage release of 80% of the landscaping component upon

completion of all soft and hard landscaping works being
constructed; and,

ii) a second stage release of the remaining 20% holdback of the
landscaping component upon completion of a 12 month warranty
period (following the first stage release) for the hard and soft
landscaping.

Inspection fees will continue to apply to recover the costs associated with
the Letter of Credit inspections process.

It is proposed that the Letter of Credit posted to secure landscaping and
engineering works continue to be calculated on this basis whether a development
approval is secured using a LOU or SPA. This method of securing and releasing
LC’s is supported by the development industry and works well from the City's
perspective.

It is also recommended that the SPA and LOU be circulated to all relevant City
Departments for final review and clearance with each Department provided four
(4) business days to respond, after which, if comments are not provided, the SPA
or LOU will be executed. It is recognized that this will add time to the approval
process, however when considered in the context of the potential implications
resulting from inadvertently omitting a City or agency condition of approval, the
minimal additional processing time is considered prudent.

Delegation of Site Plan Approval to Staff in Whole or in Part

Site Plan Approval Authority can be delegated to Staff (no staff reports) to the
Commissioner of Planning and/or designate (i.e. Director of Development
Planning) for all or some classes of development. The City’s Site Plan Control
By-law currently delegates approval authority to the Commissioner of Planning
for the following classes of development:

e employment development, except retail, service commercial and retail
warehouse development;



o office buildings located on internal subdivision roads; and,

e amendments to a Site Plan Agreement or Letter of Undertaking where
the application conforms to the zoning by-law and where the
Commissioner of Planning is of the opinion that the use and
development of the lands provided for by the original agreement or
undertaking remains substantially unaltered and no City Department or
public agency objects to the application.

Delegation will reduce processing times associated with report preparation,
Committee and Council schedules, and the review and consideration of the
application by the Committee of the Whole and Council.

Delegation to the Commissioner of Planning can occur either partially (certain
classes of development) or in full (all classes). The Development Planning
Department currently approves minor amendments to existing site plan approvals
for matters such as changes to doors, windows, small additions, signage,
landscaping, outdoor patios, etc. These amendments are typically processed in
one to two weeks. The efficiencies realized through partial or full delegation will
expedite the overall process as discussed below.

a) Partial Delegation

Partial delegation of Site Plan Approval to the Commissioner of Planning
or designate includes:

1. Delegation authority for site plan approval for certain classes of
development; and,

2. Not requiring Development Planning Department reports for
Council approval for those delegated classes of development.

Partial delegation of Site Plan Approval authority to the Commissioner of
Planning and/or designate for specified classes of development will
determine whether or not staff reports are prepared. Council may
choose to delegate partial site plan approval authority to the
Commissioner of Planning and/or designate, the Director of
Development Planning, to approve only certain classes of development
such as industrial; office; and, commercial (other than in the Vaughan
Metropolitan Centre and historical districts), with the remaining classes
(e.g. residential; institutional; and mixed-use) requiring full site plan
approval from Council including their consideration of a staff report.

The time saved through partial delegation can be substantial for the
classes of development that are delegated due to the elimination of the
reporting time required to Committee of the Whole and Council. The
actual time saved will vary depending on the classes of development that
would be delegated to Staff. It is conceivable that up to 2 months could
be saved in the approval process for Site Development Applications
simply due to the reporting schedules to the Committee of the Whole and
Council. The classes of development that are not delegated approval
authority will require staff reports and be processed through the regular
Site Plan Approval process.

b) Full Delegation
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Full delegation of Site Plan approval to the Commissioner of Planning
and/or designate includes:

1. Full delegation authority to staff for site plan approval of all
classes of development; and,

2. No Staff reports required to be prepared for Council approval.
Full Delegation of Site Plan Approval to the Commissioner of Planning or

designate has the potential to save the most application processing time
due primarily to two factors:

. full delegation will eliminate the need to prepare staff reports
and the time involved with their preparation and scheduling;
and,

o the ability to approve an application at any point in time

throughout the calendar year as opposed to scheduling items
for consideration by the Committee of the Whole and Council
that generally meet every third week and with less frequency
during certain periods of the year (i.e. summer months, festive
season and election recess).

Full delegation authority to the Commissioner of Planning and/or
designate, for site plan approval of all classes of development (industrial,
office, commercial, residential, institutional, and mixed use), would not
require staff reports to be prepared.

Implementation of Partial or Full Delegation

A Public Hearing must be held to consider amendments to OPA #200, as
amended, and Site Plan Control By-law 228-2005, as amended, to
implement partial or full delegation of Site Plan Approval to the
Commissioner of Planning and/or designate by Council. Delegation by
By-law is consistent with Policy 1.33, Delegation of Powers and Duties
Policies, of the City of Vaughan Policy Manual.

If partial delegation of Site Plan Approval to the Commissioner of
Planning and/or designate is considered by Council, it is recommended
that a follow-up report be prepared to review and examine the classes of
development that could be subject to delegated approval authority.

If site plan approval is partially or fully delegated, it is proposed that a
member of Council may request that a specific delegated application
proceed with a report to the Committee of the Whole.

Partial or full delegation could be implemented within 6-12 months.

Should Council decide not to delegate partial or full Site Plan Approval
authority to the Commissioner of Planning or designate, the current
approval structure as set out in the City’s Site Plan Control By-law will be
maintained.
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Recommendation:

A recommendation is included in this report (Recommendation 1 a)) requesting
that Council provide direction with respect to the partial or full delegation of Site
Plan Approval authority to the Commissioner of Planning or designate or maintain
the current approval authority structure.

Amendments to Site Plan Approval for Street Townhouse Dwelling Units Within a
Reqistered Plan of Subdivision

The development industry representatives expressed significant concern with
respect to the application of Site Plan Approval to street townhouse dwellings
(i.e. freehold dwellings on a public street) within blocks on a registered draft plan
of subdivision, where the block(s) is intended for street townhouse dwellings.
Through the City's consultation with development industry representatives and
BILD, this issue was clearly the most discussed matter during the consultation
process. In short, the representatives of the development industry and BILD
indicated that Site Plan Approval for Street Townhouse Dwellings within a
registered plan of subdivision represents a duplication of effort since engineering
related matters are already considered through the subdivision approval process
and building design is managed through the architectural control process. The
Development Planning Department staff also identified that Site Plan Approval
for this class of townhouse dwelling units is time consuming and should be
reviewed.

The Development Planning Department has reviewed these concerns and
recommends that Site Plan Control continue to apply to all street townhouse
dwellings, particularly given Council’s recent concerns respecting proposed side
and rear elevations and in an effort to ensure that attractive streetscapes are
developed wherever street townhouse dwellings are proposed in the City.
However, the Development Planning Department is recommending the following
two Options proposing amendments to the Site Plan Approval process for street
townhouse dwellings for consideration and direction by Council in order to create
an expedited review process for this specific class of development:

a) Option 1 - Delegation of Site Plan Approval For Street Townhouse
Dwellings to the Development Planning Department

Option 1 provides for the delegation of Site Plan Approval to the
Commissioner of Planning and/or designate (i.e. Director of Development
Planning) for all street townhouse dwellings proposed on a Block in a
Registered Plan of Subdivision.

Full Delegation of Site Plan Approval to Staff for street townhouse
dwellings has the potential to save the most application processing time
since it will eliminate the need to prepare staff reports and the time
involved with their preparation and scheduling and applications can be
approved at any point in time throughout the calendar year without
consideration for Council schedules and recess periods (e.g. summer,
festive and election periods).

A Public Hearing must to be held to consider amendments to OPA #200
and Site Plan Control By-law 237-2007, as amended, to implement this
option. Amendments are also required to the new City of Vaughan
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Official Plan 2010 to implement changes resulting from the delegation of
Site Plan approval to Staff, if approved by Council.

It is also proposed that should Council delegate Site Plan Approval
authority to the Development Planning Department for this specific class
of development that amendments i), ii), iv), v), vi) and vii) identified in
Option 2 discussed next will also apply to Option 1. When a Site
Development Application for street townhouse dwellings is approved, the
Development Planning Department would send a letter to the Building
Standards Department (and copied to the applicant) together with a copy
of the approved plans advising of the approval. The letter would take the
form of Attachment #6, with the reference to Council’'s approval date
being removed.

If site plan approval for street townhouse dwellings is delegated to staff,
it is proposed that a member of Council may request that a specific
delegated application proceed with a report to the Committee of the
Whole.

This Option could be implemented within 6-12 months.

Option 2 - Streamlined Site Plan Approval Process for Street Townhouse
Dwellings on a Block Within a Registered Plan of Subdivision

Should Council deem that the delegation of Site Plan approval for street
townhouse dwellings located on a block within a Registered Plan of
Subdivision is not desirable, the Development Planning Department
recommends the following expedited approval process for this specific
class of development:

i) a pre-application consultation (PAC) meeting is not required. The
application requirements for street townhouse dwellings is fairly
routine and eliminating this step in the process will save both staff
time and the need for the developer/land owner to attend or send
representatives to a PAC meeting;

i) the complete application requirements will include only the
proposed building elevations, site plan, and landscape plans
(grading and servicing plans will no longer be required to be
reviewed by the Development / Transportation Engineering
Department as these matters were previously reviewed through
the Subdivision Approval process); the application will only be
reviewed by the Building Standards Department to determine
compliance to Zoning By-law 1-88, as amended, and by the
Development Planning/Urban Design Department to review the
proposed building elevations, site layout, and landscaping
plan(s);

iii) the Development Planning Department will prepare a short-form
report to Council providing a review of only the proposed site
plan, building elevations and landscape plan(s) with appropriate
graphics;

iv) the Owner will not be required to execute a Letter of Undertaking
to implement Site Plan approval for street townhouse dwellings
on a Block within an approved plan of subdivision. The



Development Planning Department (Commissioner of Planning,
or designate - Director of Development Planning) will forward an
approval letter (Attachment #6) to the Building Standards
Department (and copied to the applicant) advising of the date
when Council approved the Site Development Application
together with a copy of the approved site plan, building
elevations, and landscaping plan(s) and advising that the Owner
may apply for a Building Permit;

V) the Owner will be required to enter into a Landscape Letter of
Credit Agreement (Attachment #7) with the City of Vaughan to
secure the required landscaping component of the development.
The Agreement identifies basic information about the file such as
the Owner's name, municipal property address and Parcel
Identification Number and provides for the requirement to post
the LC and the conditions related to the release of the LC. The
draft Agreement was drafted in consultation with the Legal
Services Department. In order to expedite the approval process,
it is recommended that this Agreement be signed by the Owner
only. The Mayor and/or City Clerk will not be required to execute
the Agreement given that its only purpose is to secure the LC for
the landscape works associated with the street townhouse
development. If approved, the Agreement will be circulated to
the Finance and Reserves Department for review prior to
implementing the final version.

In order to further expedite the approval process, the Urban
Design Division of the Development Planning Department has
advised that the LC amount required to secure landscape works
may be calculated on a fixed rate of $5,000 per unit, thereby
eliminating the time required for the Owner's consultant to
prepare a landscape cost estimate and the City to review and
approve the estimate;

Vi) It is proposed that the landscape package for street townhouse
dwellings remain a requirement for approval for street townhouse
dwellings. The landscaping package will contribute to a higher
quality streetscape, screen foundation walls and utilities such as
hydro metres, and provide visual relief of the building elevations
for street townhouse units, which are often comprised of up to 6
units.

vii) It is proposed that upon approval by Vaughan Council of a Site
Development Application that the Landscape Letter of Credit
Agreement is signed by the Owner, the LC is posted and then the
Development Planning Department will forward the above-noted
Letter of Approval (Attachment #6) and approved drawings to the
Building Standards Department advising of Vaughan Council’s
approval of the application and that a Building Permit may be
issued.

These recommended changes will provide the Development Planning
Department and Council the opportunity to continue to review the building
elevations and landscaping, while at the same time it is expected to significantly
reduce the time required to obtain a Building Permit for townhouse dwelling units
on Blocks within a registered plan of subdivision.
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No changes to the Official Plan or Site Plan Control By-law are required to
implement this Option 2. However, minor changes to the City’s Pre-Application
Consultation (PAC) and Complete Application Package (CAP) Guidelines will be
required. The recommended changes could be implemented in 1-2 months.

Should Council deem that neither of these two options are desirable, the current
Site Plan Approval process for street townhouse dwellings on a block within a
registered plan of subdivision will continue to apply (i.e. approval by Council and
an executed Site Plan Letter of Undertaking used to implement the
development).

Proposals for street townhouse dwellings that represent infill development in
existing areas not planned for townhouses or where land is proposed to be
redeveloped (e.g. single family lot being redeveloped for townhouses) shall
remain subject to the full site plan approval process and requirements.

Recommendation:

The Development Planning Department recommends that Council provide
direction with respect to these proposed options, including maintaining the status
quo as set out in Recommendation 1b) of the “Recommendation” of this report.
The Development Planning Department supports Option 1 given that it facilitates
review of a Site Development Application to ensure City objectives are achieved
while at the same time providing the potential to shorten approval time flexibility
with respect to dealing with a Site Development Application for street townhouse
dwellings throughout the year.

Permit the Land Owner to Apply for a Building Permit Earlier in the Site Plan
Approval Process

During the consultation with the development industry representatives, a
suggestion was made to implement a process whereby the Building Standards
Department would be allowed to accept a Building Permit application upon
receipt of a letter from the Development Planning Department advising that the
Site Plan Application is substantially complete and that no changes are
anticipated to the location of a building(s). It was suggested that this approach
can advance construction up to 2 months prior to the execution of the final Site
Plan Letter of Undertaking / Agreement. Currently, the landowner must wait until
the LOU or SPA is executed and the LC security and certificate of liability
insurance are posted before an application for a Building Permit can be filed with
the Building Standards Department.

The Development Planning Department has reviewed this suggestion with the
Building Standards Department and recommends that a process be implemented
to allow landowners to apply for a building permit when the Site Development
Application is substantially complete and that no changes are anticipated to a
building(s) location. For example, if a Site Development Application has been
approved by Council and the Development Planning Department is satisfied with
the proposed building location, however, are working on landscape details or
minor building elevation changes, or finalizing the drafting of the LOU or SPA, the
Development Planning Department will forward a letter (Attachment #8) signed
by the Director of Development Planning allowing the applicant to apply for a
Building Permit. The Owner will be required to submit all fees and securities
required for a Building Permit Application, however, the final Letter of Credit to
secure the engineering and landscape works and the Certificate of Liability
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Insurance for the site plan works will be submitted together with the executed Site
Plan Letter of Undertaking or Site Plan Agreement.

This will allow the Building Permit review to commence while the Site Plan is
being finalized and facilitate earlier issuance of the Building Permit. The Building
Permit will only be issued once the final Site Plan Letter of Undertaking / Site
Plan Agreement is executed by the landowner and the City. It is noted that a
conditional foundation permit may be issued by the Building Standards
Department prior to the execution of the Site Plan Letter of Undertaking /
Agreement in order to further expedite the process.

This amendment can be implemented within 1 month as no changes to the Site
Plan Control Official Plan or By-law is required. The revised process would only
require administrative changes on behalf of the Development Planning and
Building Standards Departments.

This change will increase Vaughan's competitiveness in the GTA with respect to
facilitating the release of a Building Permit on a timelier basis and is consistent
with Vaughan Vision 2020, particularly “Economic Vitality”.

Recommendation:

The Development Planning Department recommends the process outlined above
be implemented to allow landowners to apply for a building permit when the Site
Development Application is substantially complete and that no changes are
anticipated to a building(s) location.

Elimination of Pre-Application Consultation (PAC) Meetings for Minor
Applications

Council adopted Official Plan Amendment #705 and enacted By-law 278-2009 to
implement the requirement for a Pre-Application Consultation (PAC) meeting
prior to a Site Development Application being submitted to the City. The purpose
of the PAC meeting is solely to identify the necessary requirements for
submission of a complete Site Development Application. The Development
Planning Department concurs with the suggestion made by staff to eliminate the
requirement for a PAC meeting for a Site Development Application proposing
development that is considered either routine or minor in nature including the
following:

o street townhouse dwellings within an approved Draft Plan of Subdivision
or a registered plan of subdivision (as discussed earlier);

o minor additions to an existing building that comply with Zoning By-law 1-
88 where the Commissioner of Planning or designate is of the opinion
that the use and development of the lands provided for in the original
Site Plan Letter of Undertaking / Agreement remains substantially
unaltered, and where no City Department or Public agency objects to the
application;

° minor changes to existing or approved buildings or site alterations (e.g.
changes to windows and doors, landscaping, parking arrangement, etc.)
to an existing or approved building elevation(s) or site plan, not including
heritage districts; and,

) proposals for new signage or changes to existing signage.
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The Site Development Application submission requirements for these classes of
development are routine and can be identified by a Planner via email, over the
counter or phone without the need to convene a full PAC meeting with all
relevant City Department representatives, thereby making more efficient use of
staff time, and time and cost savings for the landowner.

Amendments to OPA #705 and By-law 278-2009 are required in order to exempt
the above classes of development from the requirement for a PAC meeting. The
appropriate modifications to the City of Vaughan Official Plan 2010 are also
required to recognize these amendments in the final approved plan. A condition
of approval is included in the recommendation of this report that Council direct
the Development Planning Department to hold a Public Hearing to consider the
required amendments to OPA #705 and By-law 278-2009 to implement this
change, if approved by Council.

Recommendation:

The Development Planning Department recommends that OPA #705 and By-law
278-2009 be amended to exempt the above noted classes of development from
the requirement for a PAC meeting.

Circulation of Pre-Application Consultation (PAC) request to the Toronto and

Region Conservation Authority and the Region of York

Under the current process, applicants are to pre-consult directly with the Toronto
and Region Conservation Authority (TRCA) and the Region of York, however,
both the TRCA and the Region have expressed to the City an alternative
consultation approach. Both the TRCA and the Region of York advised that they
do not have the required staff to attend all PAC meetings, however, suggested
that all PAC meeting requests be circulated to them and if the application is of
significant interest to either agency, that respective staff would attend the PAC
meeting. The Development Planning Department concurs with this request.
PAC meeting requests are sent by email and therefore, adding both the TRCA
and Region to the circulation list is easily accommodated and in the event that
either party is of the opinion that there are requirements for a Site Development
Application that needs to be identified at the beginning of the application process,
appropriate staff can attend the PAC meeting. This would facilitate the
identification of all application requirements early in the process with the intent of
streamlining the timing of the application approval. This change can be
implemented immediately and does not require any amendments to the Official
Plan or Site Plan Control By-law.

Recommendation:

The Development Planning Department recommends that the Toronto and
Region Conservation Authority (TRCA) and the Region of York be advised
electronically (email) of all PAC meetings.

Increase Certificate of Liability Insurance from $2,000,000 to $5,000,000

The City currently requires the Owner to provide a Certificate of Public Liability
Insurance in the amount of $2,000,000 wherein the City is named as a co-
insured, which remains in effect until such time as the Letter of Credit is released
by the City. The purpose of this insurance certificate is to confirm that insurance
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is available to cover any damage to public infrastructure (e.g. roads, sidewalks,
sewers, watermains, etc.) during construction of an approved development.

With the increased number of development applications proposing higher density
projects with buildings located close to the street line, and the potential for strata
title arrangements in the future, the $2,000,000 insurance amount was reviewed
to determine if it is sufficient to insure City infrastructure. The $2,000,000 figure
has also been used for several years and was not reviewed as part of the Site
Plan process review in 2007/2008.

The Development Planning Department reviewed this matter with Staff of the City
Clerk’s Department, which advised that the Canadian Construction Documents
Committee currently recommends that the minimum public liability insurance in
the amount of $5,000,000 be provided by the landowner. This is the same
amount currently being secured by the Region of York. Accordingly, it is
recommended that the LOU and SPA documents will be amended to reflect this
change.

Recommendation:

The Development Planning Department recommends that the minimum public
liability insurance amount provided in support of a Site Plan Letter of Undertaking
or Agreement be increased from $2,000,000 to $5,000,000.

Application of Site Plan_Approval for Employment Lots in the Vicinity of an
Existing or Planned Provincial Highway

The City’s Site Plan Control By-law currently requires that the development of
employment lots abutting arterial roads and a Provincial Highway are subject to
site plan control. Employment lots abutting internal roads are not subject to Site
Plan Control.

The industrial, manufacturing, and warehousing sectors have been a major
component to Vaughan'’s economic success. These employment lands will
continue to play a critical role in Vaughan's economic base. The City of
Vaughan’s employment area structure is established by OPA #450 (Employment
Area Plan) and is carried through to the new City of Vaughan Official Plan 2010,
which generally provides for Prestige Employment Areas along the City’s arterial
roads and Provincial Highways forming the edges of the employment areas with
General Employment Areas located to the interiors of these areas. This
structural plan is implemented by Zoning By-law 1-88.

Prestige Employment areas are intended for those employment uses that are
required to be located on key transportation routes that provide for locational
opportunities, high visibility and an attractive work environment. The Prestige
Employment areas are typically characterized by a high level of urban design,
which establishes a positive image for the City’s employment areas. Maintaining
a positive image of the City’'s employment areas and establishing a high quality
of urban design and architecture, particularly where employment areas are
visible from major transportation corridors such as Provincial Highways or other
open space areas (e.g. valley lands) is critical to the promotion of the
employment areas as the location of choice for businesses and industry in the
Greater Toronto Area.

In consideration of the above, the Development Planning Department
recommends that the City's Site Plan Control By-law continue to apply to all



employment lots abutting an existing Provincial Highway. Through the Site Plan
review process, the City can ensure that high quality design and architecture will
be achieved along these critical transportation corridors and highly visible areas
and that site plan details such as appropriate landscaping, buffering/screening,
site layout, rooftop screening and signage will be reviewed by the Development
Planning Department and approved by Council prior to a building permit being
issued for development on these lands.

However, there may be instances where an intervening land use (e.g. valley
lands, other open space corridor) lies between a highway or highway right-of-way
and an employment area, and therefore, the employment lot(s) does not directly
abut a Provincial highway or right-of-way, and therefore, Site Plan Control will not
apply to development on the lot, but the lot may be visible from the Provincial
highway or right-of-way.

In order to address this situation and ensure that development that may be
visible from an existing or planned highway remains subject to site plan control, it
is recommended that the Site Plan Control By-law be amended to apply to any
employment lot that abuts an intervening land use (e.g. valley land, hydro
corridor, parkway belt lands) which is adjacent to an existing or planned
Provincial highway. Therefore, if a valley or hydro corridor lies between an
employment lot and a Provincial Highway, that lot would be subject to site plan
control.

On April 17, 2012, Council adopted the following recommendation of the
Committee of the Whole (in part) respecting high quality development in the
vicinity of highways:

“AND THAT in the current review of the City's site plan policies and
future secondary plans as part of the Vaughan Official Plan review and in
the future review of the Comprehensive Zoning By-law to implement the
Official Plan that consideration be given to the best means of achieving
the design and development objectives of the City for these critical high
profile areas.”

Site plan control only enables the City to review matters relating to the design of
development on employment lands. The Official Plan and Zoning By-law 1-88
regulate the use of land. OPA #450 utilizes the “Employment Area General”
designation to provide locational opportunities for uses that do not require high
profile locations and may require outside storage. This designation is
implemented by the “EM2 General Employment Area Zone” of Zoning By-law 1-
88, which permits a wide range of general employment uses such as a truck
terminal, building supply outlet and open storage. General employment uses
would be permitted on any lands abutting a Provincial highway, which are
designated and zoned for general employment area purposes. The site plan
control process will only enable the City to review matters such as the design of
the building, the screening of open storage areas, signage and on-site
circulation.

In order to prohibit general employment uses from highly visible areas such as
those in the vicinity and visible from an existing or planned Provincial highway,
the appropriate planning response to achieve this objective is to amend the
Official Plan and Zoning By-law 1-88 to designate and zone all lands abutting an
existing or planned Provincial Highway or potentially other corridors of high
visibility (e.g. valley lands, hydro corridors, parkway belt, etc.) for prestige
employment purposes. As noted earlier, the structural land use plan in OPA
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#450 already implements this land use regime in the City’'s employment areas. A
detailed review must be undertaken to more specifically identify those
employment areas where an intervening land use such as a valley exists to
ensure that employment lands that abut the intervening land use and are
therefore highly visible, are designated and zoned for prestige employment uses.

In addition, there are employment areas in the City (e.g. west of Regional Road
27 and south of Langstaff Road, and east of Keele Street and north of Steeles
Avenue) where lands are designated “Employment Area General” by the Official
Plan but are zoned EM1 Prestige Employment Area Zone by Zoning By-law 1-88.
Consequently, there is an inconsistency between the Official Plan designation
and Zoning By-law. This creates a situation whereby a landowner wishing to file
an application to amend Zoning By-law 1-88 to rezone lands for general
employment (i.e. EM2 Zone) purposes (e.g. open storage) in an area zoned for
prestige employment uses, but designated Employment Area General by the
Official Plan, and conforms to the Official Plan. This matter should be reviewed
in greater detail through the comprehensive Official Plan review currently being
undertaken by the City. A recommendation in this respect is included in this
report.

As part of the approval process for all employment area subdivisions, urban
design and architectural control guidelines are prepared for all employment areas
and approved through Council. Employment lots abutting arterial roads and
Provincial highways are subject to Site Plan Control and therefore, a Site
Development Application must be filed by the Owner which is reviewed by the
appropriate City Departments and approved through Council. In cases where
significant development such as an office building is proposed in an employment
area, the development may be subject to review by the Design Review Panel
depending on the location and surrounding land use context. Zoning By-law 1-88
establishes development standards to regulate the development of land including
the location of loading areas, providing minimum landscape buffers, etc. The
City and the Ministry of Transportation also regulate signage along Provincial
Highways. The Development Planning Department is satisfied that there is
sufficient review processes and regulation in place in order to achieve the
development objectives for the employment areas abutting 400 series and other
highways in the City of Vaughan.

Recommendation:

The Development Planning Department recommends that the Policy Planning
Department review the City of Vaughan Official Plan 2010 (VOP 2010) with
respect to:

i) the appropriateness of designating employment lands that are adjacent
to an existing or planned provincial highway but separated by an
intervening land use (e.g. valley lands) that may provide high visibility to
the employment area, for prestige employment purposes; and,

i) employment lands that are designated in the Official Plan as “General
Employment” but zoned “Prestige Employment Area” Zone.

Should it be determined that this is appropriate, modifications to VOP 2010 can
be incorporated into the Plan.

Application of Site Plan Approval for Employment Lots Abutting Open Space
Lands
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The Development Planning Department recommends that Site Plan Approval
apply to all employment lots abutting an Open Space Zone. Open space areas
such as storm water ponds, valley lands, woodlots and parks are important
community facilities that increasingly are playing a role in providing amenity areas
within an urbanizing city. As the City continues to develop trail systems,
connections and amenity areas through the open space lands it is important that
their interface with abutting employment uses remains attractive and encourage
the safe use of open space connections. By requiring site plan approval for these
employment lots, opportunities for the development of trail systems through open
spaces for passive use can be implemented as conditions of approval for the
development. City facilities in open space lands represent a significant
investment to construct and maintain, and therefore, it is in the public interest to
ensure that the interface with abutting land uses be developed in a manner to
complement these valuable community resources. In certain cases, employment
lands zoned EM2 General Employment Area Zone, which permits open storage
areas at the rear of the lot, abut valley systems. The City's Site Plan Control By-
law requires Site Plan Approval for employment buildings abutting arterial roads
and existing or planned highways in order to maintain and enhance the
streetscape and urban design realm along these corridors. Applying Site Plan
Control to employment lots abutting lands zoned for open space purposes will
serve a similar purpose.

An amendment to the City’s Site Plan Control By-law is required in order to
implement this recommendation, which will require a Public Hearing. This
amendment can be implemented within 6 months.

Recommendation:

The Development Planning Department recommends that Site Plan Approval
apply to all employment lots abutting an Open Space Zone.

Increase the Expiration Date for Site Plan Approval

As noted earlier, currently upon the execution of a Site Plan Letter of Undertaking
the Owner has 18 months to obtain a Building Permit, otherwise Site Plan
Approval will expire. The intent of including the expiration date clause in the
Letter of Undertaking is to ensure that Site Development Approvals remain
appropriate in the context of current land use policies and permissions within the
vicinity of the subject lands. The development industry representatives
suggested that the 18 month expiration date be increased because often phased
development (e.g. a multi-building commercial development) that includes more
than one building could take more than 18 months to obtain a Building Permit.

The Development Planning Department recommends that the expiration date to
obtain a Building Permit for Site Plan Approval be increased from 18 to 36
months. The suggested 36 month time frame is consistent with the lapsing
period provided for a Draft Plan of Subdivision approval in the Planning Act and
is not expected to materially alter the intent of originally implementing this
requirement. Accordingly, it is recommended that the expiration date for Site
Plan Approval be increased from 18 to 36 months in the Site Plan Letter of
Undertaking and Site Plan Agreement.

The development industry representatives also recommended that a process be
implemented at a staff level to extend the expiration date of Site Plan Approval in
the event that the 36 month period is not achieved. The Development Planning
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Department is supportive of providing extensions to Site Plan approval, provided
the reason for the extension is appropriate.

The Development Planning Department recommends that the Owner be required
to submit a letter providing reasonable justification for the request to extend Site
Plan approval to the Commissioner of Planning, or his designate the Director of
Development Planning. The request will be reviewed to ensure the approved
plan(s) conform to current Official Plan policies, comply with all in-force Zoning
By-law standards and complies with all current City requirements (e.g. servicing).
Should the approved site plan meet these requirements, and the reason for
extension is reasonable and appropriate, an extension will be granted for a
maximum of 1 (one) year. Subsequent extension requests would be reviewed on
the same basis and also granted for a maximum 1 (one) year period. If the
approved site plan cannot meet these criteria at the time that the extension
request is made, the Owner will be required to submit the appropriate planning
application (e.g. Official Plan or Zoning By-law Amendment Application or a
Committee of Adjustment Application) in order to remedy the non-
conformity/compliance, which will be reviewed on its merits. If the Amendment or
Committee of Adjustment Application is approved, a maximum 1 (one) year
extension to Site Plan approval will be granted. If the application is not
approved, Site Plan approval shall lapse. Site Development applications that
meet all of the requirements but where the justification to extend site plan
approval is inappropriate, Site Plan approval shall lapse.

Recommendation:

The Development Planning Department recommends that the expiration date to
obtain a Building Permit for Site Plan Approval be increased from 18 to 36
months.

Amendments to Registered Tri-Party Site Plan Agreements

At the meeting with the Region of York, representatives from Regional Staff
identified that when the City amended the Site Plan Approval process in 2009 to
utilize a bi-party (City and Landowner) Letter of Undertaking (LOU) in place of a
tri-party (City, Region and Landowner) Site Plan Agreement that a mechanism
was not implemented to administer amendments to executed and registered tri-
party Site Plan Agreements initiated by landowners for works within the regional
right-of-way for a property. Regional Staff identified an example where a land
owner initiated changes to already approved works within the Regional right-of-
way and where an existing tri-party Site Plan Agreement is registered on title.
The Region approved the proposed changes and when an amending Site Plan
Agreement was circulated, the City of Vaughan (party to the agreement) chose
not to execute the amendment, as it did not affect City interests. The City was
previously responsible for drafting and executing the said tri-party agreements.
Today, the City and Region draft their own respective Undertakings / Agreements
to address their respective interests. That is, the applicant should enter into a
LOU where only City interests are being secured; a Regional Site Plan
Agreement where only Regional interests must be secured; and, both an LOU
and a Regional Site Plan Agreement where both City and Regional interests must
be secured.

Recommendation
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The Development Planning Department recommends that going forward, that any
amendment(s) to a registered Site Plan Agreement wherein the City is a party,
will be reviewed on a case-by-case basis and the appropriate action will be taken.
Should it be necessary to amend the registered Site Plan Agreement, the
Development Planning Department will facilitate the amendment process at a
Staff level.

Accessibility for Ontarians With Disabilities Act, 2005

As of January 1, 2010, Ontario municipalities and other public sector
organizations were required to comply with the legislation that was passed in
2005 as the Accessibility for Ontarians with Disabilities Act, Ontario Requlation
429/07 Accessibility Standards for Customer Service. The Act requires that every
municipality having a population of not less than 10,000 establish an accessibility
advisory committee that shall (in part):

“advise the Council about the requirements and implementation of
accessibility standards and the preparation of accessibility report and
such other matters for which Council may seek its advice; and,

review in a timely manner the site plans and drawings described in
Section 41 of the Planning Act that the Committee selects.”

The City of Vaughan has established an Accessibility Advisory Committee (AAC)
with the following Terms of Reference:

“The Accessibility Advisory Committee shall assist in the preparation and
implementation of an Accessibility Plan by providing guidance insofar as
the removal and prevention of barriers in policies, practices, programs
and services.”

On March 27, 2012, the Accessibility Advisory Committee adopted the following
resolution (in part):

“That Council direct staff to seek comments from the Vaughan
Accessibility Advisory Committee on site plans related to commercial,
retail and live/work units as part of the development application process.”

On April 24, 2012, the Committee of the Whole considered a report from the City
Clerk, which included this resolution (in part) adopted by the Accessibility
Advisory Committee noted above.

In response to the Accessibility Advisory Committee’s resolution, the
Development Planning Department prepared a Communication (C6) to the April
24, 2012 Committee of the Whole meeting, indicating the following:

i) a brief overview of the requirements respecting accessibility and Site
Development Applications under the Accessibility for Ontarians with
Disabilities Act, 2005, the Planning Act, R.S.0. 1990, c.P.13, and the
Building Code Act;

i) that the Development Planning Department Staff (Planners and Urban
Designers) proactively review Site Development applications to ensure
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developments are accessible for persons with disabilities including (but
not limited to) the provision of ramps, appropriate grades, and handrails
in accordance with the requirements of the Ontario Building Code Act.
The Building Standards Department also reviews all Building Permit
applications with regard to accessibility under the Ontario Building Code
Act;

iii) buildings in Heritage Conservation Districts are reviewed by the Cultural
Services Division with regard to accessibility;

iv) streetscape and urban design studies provide detailed designs that are
accessible for persons of all ages and abilities in accordance with the
Ontario Accessible Built Environment Standards, such as (but not limited
to) tactile warning strips, depressed curbs and directional pavers;

V) the City of Vaughan Official Plan 2010 includes policies addressing
accessibility;

Vi) future changes to the Ontario Building Code Act are expected to enhance
accessibility requirements;

vii) the number of Site Development Applications received by the Planning
Department and the potential workload for the Accessibility Advisory
Committee and the requirement for timely review and comments; and,

viii) the report presented a potential alternative to reviewing all Site
Development Applications being the preparation of an accessibility
checklist for consideration when the City reviews Site Development
applications.

On May 8, 2012, Council adopted the following resolution (in part) of the
Committee of the Whole, as recommended by the Development Planning
Department:

“THAT this matter be referred to staff for a report to a future Committee
of the Whole Meeting.”

Recommendation:

On May 15, 2012, Development Planning Department Staff met with
representatives of the Accessibility Advisory Committee to discuss and address
accessibility as it relates to Site Development applications and will report back to
a future Committee of the Whole meeting. Representatives from the
Development Planning/Urban Design and Building Standards Departments will
be attending the June 26, 2012, meeting of the Accessibility Advisory Committee
to further discuss this issue with the Committee members. The outcome of these
meetings with the ACC and any additional changes to the Site Plan Approval
process will be addressed in a future separate report to the Committee of the
Whole.



4.0

Related Site Plan Approval Process Issues

There are other issues relevant to the Site Plan Approval process that either currently, or
in the future, will play a role in the processing, review and disposition of Site Development
Applications, as follows:

4.1

4.2

Investment in the Development Tracking Application (DTA) Software

One item addressed in the 2007/2008 Site Plan Process Review was the
feasibility to enhance the existing Development Tracking Applications (DTA)
System used by the Development Planning Department to manage and track
development applications. The anticipated potential for DTA upgrades,
particularly the electronic circulation of development applications to City
Departments and commenting agencies was an important factor in the Site Plan
Approval processing time reductions estimated in 2007/2008. The DTA has the
capability to facilitate the instant electronic circulation of applications, and faster
receipt of comments and approvals from all involved parties. Time and financial
savings could be realized through electronic communication.

However, since the 2007/2008 review, the Development Planning Department
and the Information Technology Department have submitted Additional Resource
Requests to obtain a staff complement (DTA Co-coordinator) with the necessary
expertise to enable the electronic circulation capability and enhance existing
functions of the DTA software. This request was unsuccessful through the
operating budget process on three separate occasions and therefore, to date, the
electronic circulation feature of the DTA remains unutilized and the software has
not been upgraded. Other valuable software features such as the integration of
the DTA with the City's GIS software also remains unused. Until the appropriate
staff complement is approved, or alternatively adequate funding is provided to
retain the consultants required to undertake DTA improvements, the electronic
circulation and other DTA software capabilities will not be implemented. The
Cities of Brampton and Niagara, which also use the same DTA software, each
employ a DTA co-coordinator to enhance the system’s functionality and respond
to each City’'s business process and needs. It is also noted that the City's
Information and Technology Management Department has recently initiated
“DTA Roadmap” meetings with the Development Planning Department and other
City Department users of the DTA to determine a future course of action with
respect to the DTA.

Digital and Physical Modeling of the Vaughan Metropolitan Centre

The Development Planning Department has investigated opportunities for
creating a digital and physical model of the Vaughan Metropolitan Centre (VMC)
as planning and urban design tools to evaluate development proposals and as
marketing and educational tools to showcase the City’s future downtown. The
funding associated with the implementation of these models has been approved
in the City’'s 2012 Capital Budget. The Development Planning Department
envisages that the implementation of these models will have an impact on the
Site Plan Approval process with respect to the application submission
requirements as follows:

a) Digital Model

A base digital model of the VMC is proposed that will represent existing,
proposed and potential development in the VMC and will provide many
benefits to the City including:



. a highly effective model that can assist the public, Council and
staff to better understand the nature of proposed development,
what it will look like, and its relationship to surrounding
developments, and consequently to make better and more
informed decisions; the software delivers photorealistic
renderings and walk and fly-through animation of the proposed
development at an accurate scale;

) a tool that will allow trained staff to undertake more detailed
analysis of development applications and their potential impacts.
The electronic modeling will allow staff to undertake “what if?”
scenarios through 3D height and massing demonstration plans.
If for example, a development is proposed at a significant density
and height, staff could analyze the impacts of lowering, or
redistributing density in a different built form and understanding
shadow and transition impacts; and,

. a highly effective and portable tool to market the VMC to potential
investors in a manner that demonstrates the potential of this
area.

This digital model is expected to provide the highest quality 3D modeling
capabilities for the VMC to be used by the Development Planning
Department.

In addition, representatives from the Development Planning Department,
Information Technology Management Department, Development
Transportation/ Engineering Department and the Economic Development
Department met representatives from the Region of York on January 10,
2012. The purpose of the meeting was to investigate the 3D Modeling
capabilities of the Geomatics Services Division of the Region of York.
Through the Yorkinfo Partnership, the City of Vaughan has entered into a
Partnership Agreement to participate in the Region’s 3D program which
has currently collaborated with the Towns of Aurora, East Gwillimbury,
Markham, Newmarket and Richmond Hill.

The initial phases of the 3D digital model with the Region of York will
focus on the following areas of the City:

e the Vaughan Metropolitan Centre;

e the Vaughan Hospital lands;

e Regional Intensification Corridors (Regional Road 7 and Yonge
Street);

e the Vaughan Mills Secondary Plan Area; and,

¢ the Maple Highway #400 bridge crossing.

The software enables users to generate and view 3D visualizations (e.g.
video clips, fly-throughs and stills) in a three-dimensional (3D)
representation of buildings and landscapes that can be used for analysis
and presentation of the City’s urban environments. The 3D visualization
model will also be used as a consultation tool for the public and an
analytical tool by staff to understand the most appropriate typologies for
growth within the city’s future urban structure. This model includes the
VMC area but also other areas of the City such as the Vaughan Mills



b)

c)

Secondary Plan Area, Yonge Street corridor, and the Hospital lands. The
City has recently executed a Project Charter and a Partnership
Agreement with the Region of York.

Physical Model

The development of a VMC scaled physical model base for display in the
new City Hall will create a comprehensive contextual integrated land use
vision, which can be used as a tool to help develop, guide and implement
future development projects and promote private sector investment in the
VMC. This base model will include low detailed painted finish massing of
contextual buildings based on the development policies in the VMC
Secondary Plan. However, as development proceeds in the VMC all land
Owners will be required as a condition of Site Plan Approval to provide a
1:500 scale detailed model of the final approved development which can
be installed onto the model base. The model base will consist of the
following: 1:500 model scale; 5.5 m X 3.0 m (18" X 10") size model base;
plywood construction topped with a 25mm (1”) rigid foam (to facilitate
future excavations) clad with plexiglas; and, landscape pods (i.e. curbs,
sidewalks) to be fixed in place semi-permanently to better facilitate future
changes, roads, concrete paving and grass.

Site Development Application and Letter of Credit Respecting Models

Implementing both these models will require that the electronic and
physical base for each model be created. Upon completion, it is
proposed that the appropriate planning applications be amended to add
the submission requirement for each model.

In the case of the digital model, it will be expected that the Owner
proposing development will be required to submit in support of a planning
application a digital model of the proposed development in a format
compatible with the City’s software. This will allow City staff to
electronically insert the proposed development into the base digital
model. In order to implement this initiative it is important that all
electronic data submitted to the City in support of a development
application be properly geo-referenced to accurately incorporate new
development into the base model.

In the case of the physical model, the Owner will be required to produce
a physical scaled model meeting City specifications to be inserted into
the base model, once the project is final approved. The model will be to
scale and represent the appropriate building materials, colours and
location on the site.

In both cases, the Development Planning Department is proposing that
the Owner be required to post a separate Letter of Credit to secure the
delivery of the final electronic and physical models. In addition, the
application submission requirements for the various planning applications
must be updated.

It is not expected that the requirement for materials to populate the
proposed digital and physical models will add to the time required to
obtain site plan approval.



4.3

4.4

Design Review Panel

On September 27, 2011, Council approved a report from the Commissioner of
Planning which initiated the Design Review Panel (DRP). The DRP was
established as an advisory body to the Development Planning Department, and
takes place as an additional stream of consultation within the existing framework
of development review. As an advisory group, the DRP makes recommendations
only. Itis not a decision making body and does not have the authority to approve
or refuse a development application. Council remains the decision making body
on any recommendation brought forward by the Development Planning
Department.

The functions of the DRP are as follows:

o to assist Council in fulfilling Official Plan objectives related to urban
design and sustainability by providing City staff, the applicant and their
consultants with independent design advice on public and private
development within the Vaughan Metropolitan Centre and other areas of
intensification within the City of Vaughan;

) to aid development proponents to deliver design excellence through the
development approvals process, including high quality architecture,
landscape architecture, urban design and environmental sustainability;

o to promote understanding of design excellence and the importance of
good design to the City of Vaughan; and,

o to foster an effective working relationship with the development industry.

It is expected that in the case where a landowner provides preliminary
development information to the City prior to formally submitting a development
application that the DRP will expedite the time required to process a development
application since the landowner will have the benefit of the DRP’s comments very
early in the development approval process and can modify their development
proposal before an application is submitted. The DRP is a two year pilot project
with reports to be prepared for Council’s consideration at the end of the first and
second year with respect to the future direction of the DRP.

PowerStream — Site Plan and Building Permit Submission Guideline

PowerStream, in consultation with the City including the Development Planning
Department and the Building Standards Department has prepared the Site Plan
and Building Permit Submission Guideline to assist the applicant, consultant and
contractor to achieve approval from PowerStream for the integration of proposed
development into PowerStream’s existing electrical distribution system. The
Guidelines clearly identifies PowerStream’s submission requirements in support
of a Site Development application. Applicants will be directed to meet with
PowerStream prior to filing a Site Development Application to understand and
fulfill the necessary requirements. The Guideline will be attached to the Site
Development application available at the Development Planning Department and
on the City’s website.



Relationship to Vaughan Vision 2020

This report is consistent with the priorities set forth in Vaughan Vision 2020, particularly
“Pursue Excellence in Service Delivery”, “Ensure Financial Sustainability”, and “Plan &
Manage Growth & Economic Well Being”.

Regional Implications

The recommended changes in this report will not affect the current arrangement with the
Region of York as it relates to Site Plan Approval. It is recommended that the City
continue to execute bi-party Agreements (City and Landowner) and that the Region of
York continue to execute its’ own Site Plan Agreement to secure Regional interests. The
City will invite Regional staff to PAC meetings as requested and this report outlines a
process for amendments initiated by a landowner for works within the Regional right-of-
way to be reviewed on a case-by-case basis to determine the appropriate action to be
taken as identified earlier in this report.

Conclusion

In 2007, Council directed that the Development Planning Department review the Site
Plan Approval process in order to expedite the process where possible and to prepare an
evaluation report respecting the initiatives taken. In 2008/2009 the Development
Planning Department responded with a report and recommendations. At that time, the
most significant changes recommended to the Site Plan Approval process were that a
Letter of Undertaking (LOU) was introduced as a document used to secure Site Plan
Approvals in addition to a Site Plan Agreement, and that the City enter into a bi-party
(City and Landowner) agreement instead of a tri-party agreement (City, Region and
landowner). In addition, Site Plan Approval was applied to street townhouse dwellings on
public roads.

The Development Planning Department and all other involved City Departments and
commenting agencies have worked with the revisions to the Site Plan approval process
for the last 2-1/2 years. Development Planning Department Staff conducted meetings
with City Staff (i.e. Building Standards Department, Development / Transportation
Engineering Department, Legal Services Department and Finance Department),
representatives from the building industry (including BILD) and public commenting
agencies (Region of York and the Toronto and Region Conservation Authority) in an
effort to assess the effectiveness of the changes implemented in 2009.

In consideration of the comments made by stakeholders in the Site Plan Approval
process, the experience working with the current process, and a review of the process
since the changes to the Site Plan Approval process were implemented in 2009, the
Development Planning Department recommends further amendments briefly identified as
follows:

o utilize a Site Plan Agreement to implement the following classes of development:

i) all classes of new development in an Intensification Area including the
VMC, Primary Centres, Local Centres, Primary Intensification Corridors,
and Primary Intensification Corridors within Employment Areas as
defined by the Vaughan Official Plan 2010. Additions, expansions, and
alterations to existing development will be implemented as either an
amendment to the original implementing document (i.e. Site Plan
Agreement or Letter of Undertaking) or as a minor modification to
existing approvals;



i) all Mid and High-Rise Residential and High-Rise Mixed-Use
development as defined by the new City of Vaughan Official Plan 2010
(i.e. buildings over 6 storeys in height);

iv) all classes of development utilizing strata parking and/or park
arrangements, and/or Section 37 bonussing provisions with the City;

V) all classes of development where the Commissioner of Planning or
designate is of the opinion that a Site Plan Agreement is required to
secure specific City interests; and,

Vi) where a public / private partnership funding for community infrastructure
is proposed.

All other classes of development will continue to be implemented using a Letter
of Undertaking;

. implement a streamlined process for Site Plan Approval for townhouse dwelling
units on a block within a registered plan of subdivision. In this respect, the
Development Planning Department has proposed two options for Council’s
consideration and direction including the delegation of Site Plan approval for this
class of development to the Commissioner of Planning or designate (i.e. Director
of Development Planning) or alternatively, a streamlined approval process as
outlined in this report;

o permit a landowner to apply for a Building Permit earlier in the approval process;

. eliminate Pre-Application Consultation (PAC) meetings for routine development
applications (e.g. minor amendments to building elevations, street townhouse
dwellings on block in a registered plan of subdivision, approval or changes to
signage, single family dwellings in Heritage Districts);

. circulate Pre-Application Consultation Meeting requests to the Region of York
and the Toronto and Region Conservation Authority; and,

. increase the expiration date for Site Plan Approval from 18 to 36 months.

The Development Planning Department also identified options for partial and full
delegation of authority to approve Site Development Applications to the Commissioner of
Planning or designate, which both option could expedite the site plan approval process.
Should Council consider delegation to be appropriate, it is recommended that a report
outlining the delegation process(es) and classes of development subject to delegation be
prepared for consideration at a future Committee of the Whole meeting. The
Development Planning Department further recommends that Site Plan Approval be
applied to employment/industrial lots abutting an Open Space Zone.

The Development Planning Department has also recommended that the Policy Planning
Department review City of Vaughan Official Plan 2010 (VOP 2010) with respect to the
appropriateness of:

i) redesignating lands currently designated “Employment Area General” that abut
an existing or planned Provincial highway, including those “Employment Area
General” lands separated from a provincial highway by an intervening land use
(e.g. valley lands) that provides high visibility to the employment area, to
“Prestige Areas”; and,



i) redesignating those employment areas that are currently designated
“Employment Area General” but are zoned EM1 Prestige Employment Area Zone
by Zoning By-law 1-88, to “Prestige Areas”.

The recommended changes, if approved by Council, can be implemented relatively soon.
However, the proposal to exempt certain classes of development from the requirement to
hold a Pre-Application Consultation (PAC) meeting, if approved by Council, will require a
Public Hearing to amend the Official Plan and Site Plan Control By-law. Also, the review
of the Official Plan with respect to redesignating lands for Prestige Employment purposes
will take time to be implemented, if determined to be appropriate. At the same time, the
Development Planning Department has prepared a consolidated Site Plan Control By-law
that will be considered together with the proposed changes to the PAC requirements,
should Council approve the recommendations in this report.

In addition, the City of Vaughan Accessibility Advisory Committee (AAC) has adopted a
resolution with respect to the relationship of the Committee’s mandate and the site plan
approval process. In response, the Development Planning Department prepared a
Communication to the Committee of the Whole, which was adopted by Council,
recommending that the matter be referred back to Staff for a future report to the
Committee of the Whole. The report identified that City Departments including the
Development Planning / Urban Design and Building Standards Departments and the
Cultural Services Division all proactively review Site Development Applications to ensure
new development is designed to be accessible and meet all legislated requirements (e.g.
Ontario Building Code Act). The Development Planning Department and other City Staff
met with representatives of the Accessibility Advisory Committee on May 15, 2012 with
respect to this issue. City Staff, including representatives from the Development Planning
/ Urban Design and Building Standards Departments will be attending the June 26, 2012,
meeting of the AAC to engage in further dialogue on this issue and a report will be
prepared for Council’s consideration and direction at a future date.

In consideration of the review undertaken, comments received from stakeholders in the
process, and in an effort to streamline the Site Plan Approval process, the Development
Planning Department recommends approval of the amendments to the Site Plan
Approval process identified in this report.

Attachments

Summary of Proposed Changes to the Site Plan Approval Process

Recent History of Amendments to the Site Plan Control Process

Consolidated Site Plan Control By-law

Flow Chart: Existing Site Plan Control Process

Comparative Average Application Processing Time Per Use 2007 and 2011
Memorandum to the Building Standards Department for the Approval of Street
Townhouse Dwellings

ogakrwnE

7. Draft — Landscape Letter of Credit Agreement

8. Memorandum to Building Standards Department to Permit an Application for
Building Permit

9. Presentation material, entitled “Site Plan Control Process Review”

Report prepared by:

Stephen Lue, Planner, ext. 8210

Carmela Marrelli, Senior Planner, ext. 8791

Christina Napoli, Senior Planner, ext. 8483

Mauro Peverini, Manager of Development Planning, ext 8407



ATTACHMENT # 1

Summary of Proposed Changes to the Site Plan Review Process

Current Process

Proposed Changes.

Circllation of Letier of
Undertaking (LOU)

LOU not currently circulated to City
Departments prior to execution.

Circulate LOU to City Departments prior
to execution by email with a 4 day
response time.

b)

Use of a Site Plan
Agreement and Letter of
Undertaking to Implement
Site Plan Approval

Letter of Undertaking is used to
implement Site Plan approval,

- however, where site-specific

circumstances warrant, a Site Plan
Agreement is used.

all classes of new development in an
Intensification Area including the
VMC, Primary Cenfres, Local
Centres, Primary Intensification
Corridors, and Primary: Intensification
Corridors within Employment Areas
as defined by the Vaughan Official
Plan 2010. Additions, expansions,
and alterations to existing
development will be implemented as
either an amendment to the original
implementing decument (i.e. SPA or
LOU} or as a minor modification to
existing approvals;

A Site Plan Agreement be used to
implement Site Plan Approval in the
following circumstances;

D)

iif)

all classes of new development
located in an Intensification Area
including the VMC, Primary Centres,
Local Centres, Primary Intensification
Corridors, and Primary Intensification
Corridors within Employment Areas
as defined by the Vaughan Official
Plan 2010, Additions, expansions,
and alterations o existing
development will be implemented as
either an amendment to the original
implementing document {i.e. SPA or
LOU) or as a minor modification to
existing approvals;

all Mid and High Rise buildings as
defined by the new City of Vaughan
Official Plan 2010 (i.e. buildings over
6 storeys in height);

all classes of development utilizing
strata parking andfor park
arrangements, and/or Section 37
bonussing provisions with the City;

all classes of development where the
Commissioner of Planning is of the
opinion that a Site Plan Agreement is
required to secure specific City
interests; and,

where a public / private partnership
funding for community infrastructure
is proposed; and,




ATTACHMENT # 1

Summary of Proposed Changes to the $ite Plan Review Process

Current Process

N A

* Proposed Changes

vi) All other cla's.ses' of development

implemented using a Letter of
Undertaking.

Site Plan. Approval Authority

Site plan approval authority rests with
Council for most classes of
Development.

Delegation of Site Plan Approval
Authority to the Commissioner of
Planning or designate as oullined in
Section 3.2 of this report; in whole or in
part as follows:

Option 1: Maintain Status Quo

Site plan approval in accordance with
the City's current Site Plan Control By-
law.

Option 2: Partial Delegation

Partial delegation of Site Plan Approval
to the Commjssioner of Planning of
designate includes:

1. Delegation authority for site plan
approval for certain classes of
developiment; and,

2. Not raquiring Development
Planping Department reports for
Councl  approval for those
delegated classes of development.

Obtion 3: Full Delegation

Full delegation of Site Plan approval to
the Commissioner of Planning or
designate includes:

1. Full delégation authority to staff for
site plan approval of all classes of
development; and,

2. No Staff reports required to be
prepared for Council approval;

AND THAT shoeuld Council choose
Partial or Full delegation of Site Pian




ATTACHMENT #1

Summary of Proposed Changes to the Site Plan Review Process

* Current Process

Proposed b_hangés

Approvat Authority to the Commissioner
of Planning or designate that a follow-up
report be prepared for Council’'s
conisideration to recommend ¢lasses of
development for delegated authority,
procedures and any amendments to the
City's current documents (i.e. Site Plan
Control By-law) and any other matters
required to be considered to implement
partial or full delegation.

d)

Freehold Townhouse

Bwellings in Blocks located
on a public street within a
Registered Plan of
Subdivision

« Currently Subject to Site Plan
Contral and must:

- submit engineering planis in
support of the application;

- approval implemented using a
Letter of Undertaking; and,

- full report to the Committee of the
Whole.

A third option is to maintain the status quo

Option 1 ~ Delegation of Site Plan
Approval

Delegate Site Plan Approval to the

Commissioner of Planning or designate,
as discussed in this report.

Option 2 — Expedited Site Plan Approval
Process

» No reguiirement for engineering
drawings.

» A short form report to Council to
consider the proposed site plan,
building elevations and landscaping
only. '

+ No Letter of Undertaking or Site Plan
Agreement exscuted.

« Landscaping secured through a
separate Site Plan (Landscaping) Letter
of Credit Agreement (Attachment #7)
with the LC amount calculated at a fixed
rate of $5000 per unit.

+ Development Planning Department to
send a letter {Attachment # 6} to the
Building Standards Department after
Counci's consideration of the report
advising of an approval and allowing the
Owner to submit a building permit.




ATTACHMENT # 1

Summary of Proposed Changes to the Site Plan Review Process

- Current Process -

P[o'g“bsé‘d_Ch?nge_s

{i.e. Site piaﬁ apprm}a'l' and an executed
Letter of Undertaking to implement
approval)

e)

Certificate of Liahility
insurance

$2,000,000 certificate of public liability
insurance posted by the tand owner.

Increase certificate of public liability
Insurance amount fo $5,000,000.

1

Application for Building
Permit

Ownier can apply for a Building Permit
when the Letter of Undertaking has
been executed by the Owner and the
City Clerk and Mayor, and a Letter of
Credit and Certificate of Liability
Insurance is received by the City.

Development Planning Department to
send a letter to the Building Standards’
Department {(Attachment #8) advising
that the Site Plan Application is
substantially complete and the Owner
may apply for a Building Permit
(including all securities required for a
Building Permit) and the City commence
review. The Building Permit will not be
issued until a Site Plan Letter of
Undertaking / Agreement has been
executed and all required securities
{Letter of Credit and Certificate of
Liability Insurance) are recelved by the
City.

g)

Pre-Application Consultation
(PAC)

Alt development applications
subject io a PAC meeting (Note:
The Planning Act only requires PAC
meetings for Official Plan, Zoning
By-law Amendment, Site
Development, and Draft Plan of
Subdivision applications).

The following classes of development to
be exempt from a PAC meeting:

- Street townhouse dwellings within -an
appraved Draft Plan of Subdivision of
aregistered plan of subdivision;

- Minor additions to an existing building
or site alterations;

- Minor changes fo existing orapproved
building elévations or site plan; and,

- Proposals for new signage or changes
{0 existing signage.

n)

Pre-Application Consuitation
(PAC) Notification

PAC mesting notificatioris. are not
curreritly circulated to the Region of
York and the Toronto and Region

Electronically circulate PAC  meeting
notifications to the Region of York.and the
Torontd and Region Conservation




ATTACHMENT # 1

Summary of Proposed Changes to the Site Plan Review Process

.. Current Process -

 Proposed Changes

Conservation Authority,

Authority (it applicable).

Site Plan Approval for
Employment Lots Abutting
Open Space Lands (e.g.
valley, woodlot, etc)

Currently, Site Plan Approval may
apply to Employment lots abutting
open space lands depending on the
proposed use.

Site Plan Approval shall apply to all
Employment Lots abutting an Open
Space designation or Zone.

I}

Expiration of Site Plan
Approval

Currently an18 month expiration date.

Increase the expiration date to 36 months:
with potential for subsequent one (1) year
extensions approved at a Staff level
through the Development Planning
Department provided the justification to
extend Site Plan approval is appropriate.
Otherwise, Site Plan approval will lapse.

k)

Owner Initiated changes-to
works in the Regional Right-
of-Way requiring an
Amendment(s) to
Registered Site Plan
Agreement

The City (Development Planning
Department) has chosen not to
execute amendments to existing
registered Site Plan Agreements to
which the City is a party and a land
owner has initiated a change(s) to
works within the Regional right-of-
way, which serves Regional interests
only.

The applicant should enter into an Letter
of Undertaking / Site Plan Agreement
where only City interests must be
secured; a Regional Site Plan Agreement
where only Regional interests. must be
secured; and, both a Letter of Undertaking
and a Regional Site Plan Agreement
where both City and Regional interests
must be secured.

Digital Information
Application Requirement

Digital information (e.g. copies of
plans and elevations) is currently
required in support of Pfanning
Applications.

Detail the digital information standards
required to meet the necessary City
staridards to implenient the Development
Planning Department's 3D digital
modelling initiative. '

m}

Physical Modei
Requirements

A physical model is not currently
required in support of any Site
Development application.

Implement the requirement for a-detailed
physical model at 1:500 scale to be
provided by the applicant, upon approval,
to be inserted into the City's Vaughan
Metropolitan Centre area base model. A
Letterof Credit will be required to be
posted by the Owner to secure delivery of
the model.




ATTACHMENT #2

Recent Histoty of Amendments to the Site Plan Control Process

Bill 51 Changes Implemented

As a result of the changes to the Planning Act initiated through Bill 51, the City of
Vaughan adopted the following chaihges to the Site Plan Contral process:

i) OPA #705 — Vaughan Council on December 14, 2009, enacted By-law 278-2009
to adopt OPA #705 (subsequently approved by the Region of York on February
23, 2010) to implement rnandatory Pre-Application Consultation prior to the
submission of an Official Plan. Amendment, Zoning By-law Amendment, Draft
Plan of Subdivision, Draft Plan of Condominium (common element/vacant land),
and Site Plan, OPA #705 also sefs out the requirements for a “Complete
Application”. The policies of OPA #705 were also implemented through Vaughan
Council’s enactment of By-law 278-2009 (By-law to adopt City-wide procedures
for Pre-Application Consultation) on December 14, 20089.

i) OPA #7086 — Vaughan Council on December 14, 2009, enacted By-law 277-2009
to adopt OPA #7086 (subsequently approved by the Region of York on February
23, 2010} to expand the matters the City can review under the Site Plan Review
process fo include: matters related to exterior design (e.g. character, scale,
appearance of buildings); sustainable design elements (e.g. landscaping,
permeable paving materials, etc) and, that facilities have regard for accessibility
for persons with disabllitles) By-law 228-2005, as amended (the Gity's Site.Plan
Control By-law) was further amended by By-law 279-2009: (amendment to the
Site Plan Control By-law) to implement the policies of OPA #7086.

Changes Implemented Resulting From the 2007 - 2008 Site Plan Process Review

)] Pre-Application Consultation Implemented

One of the recommendations resulting from the 2007-2008 Site Plan Process
Review was that Pre-Application Consultation pursuant to Bil 51 be
implemented. As noted above, this was undertaken thfough the approval of OPA
#705 and the enactmeni of By-law 278-2000. An appncant is- now required to
meet with the Clty and the external public agencies, prior to a Site Plan
Appilication being filed. This facilitates. the applicant obtaining all necessary
information to finalize their site plan submission and supporting documents, anid
to undertake any necessary actions (such as top-of-bank site walk), which will
allow for a thorough and complete initial application submission, and therefore,
minimize the number of submissions and circulations/commenting periods. The
Development Planning Department has also prepared a Pre-Application
Consultation Application Package guideline to facilitate this process that is
provided together with the Site Development Application form and available on
the City's website.

if) Site Plan Review Team {(SPRT) Process Eliminated

As a result of the implementation of Pre-Application Consultation and the
requirement to submit a complete application, the Site Plan Review Team
{(SPRT) was eliminated since the first.application submission should include and
address the. requirements identified earlier by the City Departments and external
public-agencies.
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infroduce ttie Site Plan ietter of Undertaking (not registered on iitls) as a
Mechanism to Implement Site Plan Approval

A Site Plan Letter of Undertaking was introduced as a mechanism to implement
Site Plan approval. The Letter of Undertaking is signed by. the Owner and City
Officials (i.e. the Mayor and City Clerk), and is not regisiered on title. The Lefter
of Undertaking requires the applicant to undertake afl site plan works in
accordédnce with the approved site plan drawings, and is accompanied by a
larger Letter of Credit amolnt to ensure that the approved site works are
completed. A Building Permit Application will only be accepted by the Building
Standards Department, once the Letter of Underiaking has been signed by the
applicant and they have posted securilies in the form of a Leiter of Credit and
Liability nsurance Certificate.

The Region of York is not a party to the City's Letter of Undertaking for those
applications abutting a Regional Road. Previously, the Region of York was a
party to the City's Site Plan Agreement. Currently, a land owner proposing
development ‘on-a Regional road is required to enter into a separate Site Plan
Agreement with the Region.

An 18 month Expiration Period for Site Plan Aporoval was implemented

The City implemented an 18 month expiry date for Site Plan approval.
Previously, in Vaughan, site plan approval was indefinite. The implementation of
an expiry date (e.g. when a Building Permit has not been issued within 18
months of the signing of the Letter of Undertaking) will prevent older approved
site plans that were never constructed, and which may now be inconsistent with
existing surrounding development or current policies, from being constructed.

An expiry date will also ensure that all securities filed with the City are up to date
and sufficient in dollar amount to address current costs.

“Complete Application” Requirement Implemented

Cne of the recommendations resulting from the 2007-2008 Site Plan Review was
that the requirement for a "Complete Application” be implemented pursuant to Bill
51. As noted earlier, this was undertaken through the approval of OPA #705 and
the enactment of By-law 278-2009. A Site Development Application will only be
accepted. by the Development Planning Depariment when it is deemed to be
“‘complete” meaning that all the information necessary to process the application
(e.g. studies, drawings, fees, etc.) is received. The goal is to.receive a complete
application with all the required information in order to review the application, and
to  minimize the number of submissions and the number of
circulations/commenting periods, which exiend the length of the site plan
prodess: The known application requirements are delermingd at the Pre-
Application Consultation meeting. The process allows for additional studies or
information to be provided during the review of the application. The
Development Planning Department has also prepared a Fre-Application
Complete Application Package guideline to. facilitate this process that is provided
together with the Site Developrent Application Torm and available on the City's
website.
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Accept Minor red-line revisions on the final site plans being approved by the
Development Planning Depariment, where appropriate

Minor changes are being “red-line" approved in order to reduce the number of
resubmissions by the applicant, and expedite the approvals process. A copy of
the final red-linad andfor revised approved plan is forwarded to appropriate City
Departments. for their records.

A shorter 1-1/2 page staff report with emphasis on clear visual report
attachments. is baing used.

Shorter staff reports that contain only pertinent information with reliance on clear
attachments to provide visual information is being used for many Site
Development Applications. Although the staff report preparation and review and
Committee of the WholefCouncil consideration periods remain the same, the
shorter report format allows reports to be compleied earlier so that staff time can
be spent productively elsewhere.

The Official Plan and Site Plan Control By-law were Amended to apply. Site Plan
Control to Freehold Street Townhouse development located on public roads

Site plan control was re-instated for freehold street townhouse development
located on public:roads 1o ensure that this multiple-unit housing form can develop
and interface with the streetscape in terms of appropriate -and co-coordinated
placement of garages, driveways, landscaping and utilities, and to ensure
attractive building facades in accordance with the approved architectural design
guidelines for each communily. Through site plan review, the City can ensure
that townhouse designs incorporate a variation in roof lines, materials, window
and door treatment, and use approved colours, that will provide for a more.
interesting streetscape, and variations within and between adjacent street
townhouse blocks. In addition, the Development Planning Department requires
appiicants to submit a landscape package for approval, to ensure that there will
be sufficient and appropriate planting in front of each dwelling unit, and to
adequately screen utilities (i.e. meters) attached to the front building facade.
Review and approval by the Control Architect for each Block Plan area will still
apply, and complement the City's réview and approval of this housing form
through Site Plan Control. This requirement was implemented through the
approval of OPA #7086 and the enactment of By-law 279-2009,

Changes to Vaughan's Site Plan Letier of Credit Process

The Letter of Credit process was revised to belter address issues related to
landscapefstreetscape works and warranty periods as it was recognized that Site
Development Applications are more complex with regard to urban design and
landscape architecture, and this results in the Déevelopment Planning Department
{Urban Design Section) dedicating more staff resources to perforim Lefter of
Credit inspections. As-such, the following changes were implerented:

a) A combined Letter of Credit (LC} for Landscaping and Engineering works
‘was maintained, however, the calculation method to determine the doliar
value of the LC was changed by increasing the landscape component to
100% and adding the Engineering and Landscape components iogether.
The calculation for the Engineering component of the LC was not changed
(i.e. $40,000/ha {minimum $50,000; maximum $120,000),
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however, the. Landscaping component is based on 100% of the approved
cost estimate (rather than 50%), and the two components are added
together, rather than taking the greater of the Engineering or Landscaping
(50%) components. There is no maximum LC amount and the minimum LC
amount remains at $50,000.

The provision of an LC based on 100% of the estimated hard and soit
landscape works will better secure the City against deficient landscape
works in case the applicant defaults in fulfilling all landscape obligations
as identified on the approved landscape plan and stipulated in the Letter
of Undertaking.

The following changes to the Site Plan Letter of Credit Release and

Inspections Process were implemented:

require:the first inspections for the release of the Letter of Credit
by each of the Development Planning and Engineering
Departments to commence within 18 months of the issuance of 2
Building Permit;

a 100% Letter of Credit release for the Engineering component
upon completion of -all required servicing works being
constructed;

a two stage Letter of Credit release for the Landscaping
component, based on:

i) a First stage release of 80% of the Landscaping
component upon completion of all soft and hard
landscaping works being constructed; and,

ify a Second stage release of the remaining 20% holdback
of-the Landscaping component upon completion of a 12
month warranty period (following the First stage release)
for the hard and soft landscaping.

The procedure for release of the LC is as follows:

The City requires each development application to include a
section located on the drawings that reads “Letter of Credit
Release Conditions”, and indicate the conditions for the release
of the Letter of Credit below the title.

The Letter of Undertaking includes a section that reguires the
first inspections for the release of the Letter of Credit by the
Development Planning and Engineering Departments to
commence within 18 months of the issuance of a Building
Permit.

The inspections request is initiated by the applicant through a
reguest to the Finance Department. i after 18 months following
the issuance of the Building Permit for the first required
inspections, or following the 12 month warranty period for the
seconid landscape inspection, the applicant has not applied to
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the Finance Department to initiate these ihspections, a letter will
be sent to the applicant by the Development Planning
Department to contact the Finance Depariment to initiate the
required inspections by the Developmeént Planning and
Engineering Departmenis,

. The Development Planning Department has created a standard
Letter of Credit Calculation Worksheet that is used to breakdown
the respective Engineering and Landscape component dollar
amounts of the LC, and the 20% warranty holdback dollar
amount of the Landscape component, which it will then forward
to the Finance Departrment as reference for the later release of
the respective LC amounts,

. The inspection of the landscape works following a 12 month
warranty period (after the First stage release) for the hard and
soft landscapmg will allow the City to confirm that all deficient
work is satisfactorily compieted Also, the provision of a time
limit for the completion of the engineering and fandscape works
will provide an appropriate monhitoring system to erisure that the
works are completed within a specified time frame.

X) Inspection Fees were Introduced to. Administer the Letter of Credit Inspections
Process

Inspection fees were introduced to cover the costs of conducting site inspectioris
for the release of Site Plan Letters of Credit. The current fees under the City's
Consolidated Fees and Charges By-law 396-2002, as amended by By-law 53-
2011 are as follows:

. $475 for the first inspection for the release of the Letter of Credit by the
Development Planning Department, and this fee will also include the
second landscaping, inspection for the release of the 20% landscape
warranty heldback;

. $3560 for the first inspection for the release of the Letter of Credit by the
Engineering Department; and

. $125 for each additional inspection to be performed by these respective
Departments, 1o address deficiencies.

Letter of Credit and Delegation - 1996

The site plan control process was reviewed by the Development Planning Department
and Council on February 26, 1996, in light of comments voiced by the development
industry at a Council meeting held on October 23, 1995, regarding letters of credit and
the site plan process. At the February 1996 meeting, Council resolved that the method of
calculating letters of credit be changed (Landscape Component to be lower — from 100%
to 50% of the Landscape Cost Estimate; and to take the greater of the Engineering
versus Landscaping components, rather than-the sum of the two amounts), and that the
City's site plan control by-law be amended to delegate authority to the Commissioner of
Plafining and the Director of Development Planning to approve the following additional
types of complex site plan applications:
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a) industrial buildings greater thari 10,000 m2 (100,000 t?) GFA, in order to
expedite Industrial development; and,

b) street townhouse units, and single and semi-detached units having less than 9m
frontage (this was not implemented at the time, as an amendment to the Site
Plan Centrol Official Plan was later deemed to. be.necessary).

Residential Exemptions — 2001 & 2007

On October 11, 2001, Council adopted OPA #553 and enacted By-law 210-2001, to
amend the Site Plan Control Official Plan and By-law to exempt residential detached,
semi-detached and street townhiouse dwellings with frontages less than 9m from having
to obtaini site plan approval, given that there are architectural design guidelines approved
by Council and in place through the subdivision approvals process, and a Design Control
Architect reviewing and approving the house designs prior to building permit subrission.

On May 7, 2007, Council adopted OPA #658 (approved by the Region of York on June
28, 2007) and enacted By-law 134-2007 to amend the Site Pian Control Official Plan and
By-law, respectively, to require site plan approval for all new single detached dwellings
(not within a subdivision) located within the Kleinburg-Nashville Heritage Conservation
District.

Employment Lands — 1999 to 2007

On July 12, 1999, Council requested a report from the Development Planning
Department, which was considered on August 30, 1999, in which [t was resolved that
Council approve elevations for all industrial buildings located adjacent to. Regional roads
and major highways, and that Council receive coloured elevations when considering the
staff reports. The information required to be included in a staff report was a description of
the building’s massing, exterior building materials and colour, and signage.

Over the last few years, Council has requested additional information to be provided in
the industrial elevation reports, including Official Plan designation and conformity, Zoning
By-law category and compliance, and discussion of landscaping and irclusion of a
landscape plan in the staff report. :

The process has evolved from full staff delegation of site plan approval for industrial
development in 1996, requiring a staff report inttially reporting on building elevations and
which has since been lengthened by adding more detalls pertaining to the development.

Site Plan Review Team (SPRT) - 2002

in January 2002, the Development Planning Department implemented a new review
feature into the site plan process, in response to commients made by the development
industry. In an effort to streamline the site plan review process, a Site Plan Review Team
(SPRT) consisting of staff from the Department's of Development Planning, Building
Standards; Economic Development, Parks Development, Engineering, and Public Works,
was created. The SPRT met every two weeks and prepared preliminary comments on
the site plan and elevation drawings for néw sité plan applications, which were then
forwarded to the applicant within a few days after the meeting. The intent was to ensure
that the preliminary comments were reflected in the full application submission, in order
to avoid redesign and several resubrissions of plans, which lengthens the site plan
process.
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The SPRT process typically took 4 weeks. The applicant subsequently made any
necessary revisions and submitted a complete set of drawings (Site Plan, Landscape
Plan, Elevation Plans, Engineering Plans, and supporting consultant reports) for full
circulation and review by all appropriate City Departmenis and external public agencies.
The applicant was encouraged to initiate pre-consultation mestings pr:or to the
submission of the site plan application, including any relevant external agencies such as
the Region of York, and Toronto and Region Conservation Authority {TRCA).

In 2007 / 2008 -applicants began to by-pass the SPRT process {approximately 50%
decline) in favour of a full subrmission arid circulation.

Elimination of Simple Site Plan Process - 2005

On June 27, 2005, Council enacted Site' Plan Control By-law 228-2005 to eliminate the
Simple Site Plan process for industrial development located within the interior of an
employment area in response to Bill 124 (New Building Code Act), whereby the
circulation of site plan applications by the Building Standards Department to the
Development Planning Department for review and commenis was eliminated. An
applicant for development would instead file a Building Perimit applrcat:on to the Building
Standards Department, -and provided the proposal met all zoning requirements and any
other requirements such as architectural and urban design guidelines, if applicable, a
building permit was issued.

The elimination of the Simple Site Plan process has reduced the Pérmit processing time
and freed up valuable staff resources in both the Building Standards and Deveiopment
Planning Department’s.
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Consolidation Site Plan Control By-law

BY-LAW NUMBER -2012

A By-law to designate the whole of the City of Vaughan as a:Site Plan Control Area, and to adopt site
development guidelines and rules of procedure for processing site development applications, and to
réscind By-law 210-2001.

WHEREAS the Minister of Municipal Affairs approved Amendment Number 200 to the Official Plan of
the Vaughan Planning Area which describes the whole of the City of Vaughan as a Site Plan Control Area,
pursuant to Section 41 of the Planning Act, 1983 (Planning Act);

AND WHEREAS the matters herein set out are in conformity with the Official Plan of the Vaughan

Planning Area, which is approved and in force at this time;

AND WHEREAS there has been an amendment to the Official Plan adopted by Council and not

approved at this time, with which the maiters herein set out are in conformity;

AND WHEREAS Subsection 41(2) of the Planning Act authorizes Council to enact a By-faw

establishing a Site Plan Control Area;

AND WHEREAS it is deemed appropriate to adopt by by-law site development guidelines and rules for
processing site development applications;

NOW THEREFORE the Council of The Corporation of the City of Vaughan ENACTS AS FOLLOWS:
1. The whole of the City of Vaughani is hereby designated as a Site Plan Control Area pursuarit to

Subsection 41(2) of the Planning Act to be known as the "Vaughan Site Plan Control Area".
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Prior to development being undertaken within the Vaughan Site Plan Control Area, Council, or
the Ontario Municipal Board where a refeiral has been imade under Subsection 41 (12) of the
Planning Act, may require and shall approve one or both of the following:

i) site plans showing the location of all buildings and structures existing or to be erected
and all facilities and works to be provided in accordance with Paragraph 41(7)(a) of the
Planning Act; including facilities designed to have regard for accessibility for persons
with disabilities;

iy “drawings showing plans, elevations and cross-section views for each building to be
erected, including; massing and conceptual design; the relationship of the building to
adjacent buildings, streets and exterior public areas; the provision of interior walkways,
stairs, elevators, and escalators to which the public has access; matters to exterior
design, including without limitation the character, scale appearance, colour, and design
features of buildings and their sustainable design, but onlyto the extent that it is a
matter of exterior design; the sustainable design elements on any adjoining highway
under Vaughan's jurisdiction, including without limitation trees shrubs, hedges,
plantings or ground cover, permeable paving materials, street furniture, curb ramps,
waste and recycling containers and bicycle parking facilities; and facilities designed to
have regard for accessibility for persons with disabilities. Such drawings shall be
required for all residential buildings, including those containing less than 25 units.”

For the purpose of this by-law "development® means the construction, erection or placing of one

or more buildings or structures on land or the making of an addition or alteration to a building or

structure that has the effect of substaritially increasing the size of the building or usabllity
thereof, or'the laying out and establishment of a commerclal parking lot or of sites for the
focation of three or more trailers or mobile homes. “Development” does riot include the

placement of a portable classroom on a school site of a District School Board if the school site
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was in existence on January 1, 2007.

Although the whole of the Vaughan Site Plan Conirol Area is designated as an area wherein the

drawings referred to in Paragraph 2(a)(ii} hereof may be required for a building to be used for

residential purposes containing less than twenty-five (25) dwelling units, this requirement is

subject to the following exceptions:

i} detached and semi-detached dwelfings;

if) residential buildings of less than twenty-five (25) units in areas designated as Heritage
Conservation Districts pursuant to Part 5 of the Ontario Heritage Act since drawings
may be required by Council pursuant to Subsection 43(1) of the Ontario Heritage Act.

Notwithstanding (c) above, where-an official plan amendment specifically provides for site plan

approval of residential dwellings, the drawings required by 2(a)(i) and (ii) shall be submitted for

approval, in accordance with the réquirements of the amendment.

In reviewing applications for site plan approval, Council shall consider certain specific objectives to

ensure good site and urban design. Council's review shall include, but not be restricted to, the

following:

a)

b)

c)

e)

new development shall be compatible in conceptual design, scale and massing with existing
buildings and the overall streetscape;

conflicts in land use with any adjacent sensitive uses shall be minimized by appropriate
orientation and screening;

access routes, internal driveways, pedestrian walkways and parking configurations shall adhere
to the design guidelines of the Vaughan Fire, Engineering and Development Planning
Departments, and the relevant zoning by-law, including appropriate curbing and landscaped
islands;

the access points from-the public road system to the site shall be approved by the appropriate
City, Regional or Provincial road -authority;

suitable parking areas, including those for the handicapped, shall be provided;
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availability of services and utilities, including sanitary and storm sewers, watermains, provisions
for storm water management and hydro, service easements for their construction, maintenance
orimpravements shall be provided;

grading shall satisfy the requirements and standards of the City's Building Standards and
Engineering Departments;

fencing shall be of uniform design and be an integral part of the landscaping format, and will
defineate areas, confer privacy or provide a noise barrier, and will conform to the fence by-law;
acoustic walls shall be provided, as required by the City in consultation with the Ministry of the
Environment;

all ighting, both decorative and. utilitarian, shall be oriented internally to the site, away from
adjoining developments and shall not constitute a traffic hazard;

signs shall form an integral part of the building design and site layout; approval of any sign
under the site plan process shall take precedence over the City of Vaughan Sign By-law;

the size, type and planting details of deciduous and coniferous trees, shrubs, ground covers
and vines, shall have regard to the City’s guidelines, and be co-ordinated with the building and
surrounding streetscape;

vaults, central storage and collection areas, etc. for garbage shall be appropriately provided on-

site.

The dedication free of all charges and encumbrances to the appropriate authority of the widenings

needed to achieve the standard road allowances of the City of Vaughan and the Region of York maybe

required along the frontage of the development as a condition of site plan approval. Standards for road

allowances and sight triangles are specified in Amendment No. 200 to the Vaughan Official Plan, or as

identified in subsequent Amendmerits to the Official Plan.

The following ciasses of development may be undertaken without the approval of plans and drawings

otherwise required under Subsections 41(4) and 41(5) of the Planning Act;

a)

All buildings erected for the use of any Public Utility Commission, Transportation Comrission,
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Public Library Board, Board of Parks Management, Board of Health, Board of Commissioners
of Police, Planning Board or other Board or Commission or Committee of a local authority
under any general or special statute of Ontario.-with respect of any of the affairs or purposes of
a municipality or a portion thereof, and includes any committee or local authority established by
by-law of the Council and any Department or Minisiry of the Province of Ontario or the

Government of Canada.

6. The powers of the Council of The Corporation of the Cityof Vaughan under Section 41 of the Planning
Act, other than those conferred by Paragraph 41(13)(a), are hereby delegated to:
a} The Commissioner of Planning in respect of applications which meet the criteria set out in

Schedule "1" hereto under "Complex Procedures” for:

)] All Employmeiit Area development, except retail, service commercial and retail
warehouse development;

it} Office buildings located on internal subdivision roads:

i) Amendments to complex agreements for all classes of development where the
application conforms to the zoning by-law, where the Commissioner of Planning is of
the opinion that the use and development of the lands provided for by the original
agreement remains substantially unaliered, and where no City Department or. public
agency objects to the application,

iv) Amendments to site plan letters of undertaking for all classes of development where
the application conforms to the zoning by-law, where the Commissioner of Plan is of
the opinion that the use and development of the lands provided for by the original site
plan letter of undertaking remains substantiafly unaltered, and where no City
Department or public agency objects to the application.

7. In the event that the terms and conditions set by the Commissioner of Planning for the approval of any

delegated application are not agreed to, ar for any other reason, the application may be referred to
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Council.
8. a) The City Clerk is hereby authorized to execute Site Plan Agreements on behalf of the

Municipality, which have been approved by Council or by the Commissioner of Planning under
"Complex Procedure” pursuant to Subsection 6(a).

b) In the absence of the Commissioner of Planning, the Director of Development Planning or his
designate, may assume the authority of the Commissioner of Planning.

c) The Mayor and City Clerk are hereby authorized to execute Site Plan Letters of Undertaking on
behalf of the municipality which have been approved by Council or by the: Commissicner of
Plarining under “Corplex Procedure” pursuant to subsaction. 6(a).

9. All development applications which may have a potential environmental impact may be required to
proceed by "Complex Procedure". For the purposes of this paragraph, an application which may have a
potential environmental impact shall be defined as development to permit & use which requires a
Certificate of Approval from the Ministry of the Environment or the approval of the Environmental
Assessment Board,

10. Schedules "1" and “2" shall be and hereby form part of this By-law.

11. By-laws 228-2005, 134-2007, 237-2007, 127-2008, 214-2008 and 279-2009 are hereby rescinded.
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SUMMARY TO BY-LAW -2012

The purpose of this By-law Is to consolidate the City of Vaughan Site Plan Control By-law 228-2005 as
amended by By-laws 134-2007, 237-2007, 127-2008, 214-2008, and 279-2000.

SUMMARY TO BY-LAW 134-2007

The lands subject to this By-law are located within a portion of the Kleinburg-Nashville Comimunity, being Lofs
20 t0 26, Concession 8, Part of Lots 22 to 28, Concession 9 and Part of Lots 25:and 26, Concassion 10, City
of Vaughan.

The purpose of this By-law is to aménd Schedule “1” to the City’s Site Plan Control By-law (#228-2005) fo
require Site Plan Control for new Individual (excluding new single-detached residential dwelling
development(s) required to proceed through the plan of subdivision approval process) single-detached
dwellings that are to be constructed with the Kleinburg-Nashville Heritage Conservation District, by adding a
new Footnote No. 7 to the said Schedule “1”.

SUMMARY TQ BY-LAW 237-2007

The lands subject to this By-law are located north of Major Mackenzie Drive and east of Keele Street and
north of the future McNaughton Road, in Part of Lots 22 to 24 inclusive, Concession 3, City of Vaughan, and
comprise Blocks 10 to 12 inclusive and Blocks 17 to 19 inclusive in Plan of Subdivision 19T-05V05(N).

Site Plan Control is required in order to énsure the appropriate screening and location of the open'storage and
contractors’ yard uses. The City’s Site Plan Control By-law (228-2005) must be amended to require site plan
control for these Blocks in accordanée with OPA No. 666. The amendments to the Site Plan Conftrol By-faw
will require that;

L the landscaping, screening and fencing of the open storage and contractors’ yard uses be in
accordance with City approved MeNaughton Community Commercial /industrial Landscape Master
Plan, and McNaughton Community Plan-North Portion Urban Design Guidelines.

ii. The access routes and driveway (public and private) shall be to the satisfaction of the Vaughan Eire,

Engineering and Development Planning Departiients, and appropriate authorities, in accordance
with the minimum requirements of the Zoning By-law.

SUMMARY TO BY-LAW 127-2008

This Amendment applies to all of the lands within the corporate boundaries of the City of Vaughan.
The purpose of this by-law is to implement the following changes to the Site Plan Control Process:
b} apply Site Plan Control to street townhouse dwellings located on public streets; and

¢) include reference in the Site Plan Control By-law to-require a “Site Plan Letter of Undertaking”,
and authorizing the Mayor-and City Clerk to sign Site Plan Letters of Undertaking.
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This By-law will amend the existing Site Plan Control By-law Number 228-2005

SUMMARTY TO BY-LAW 214-2008

This Amendment applies to all of the lands within the corporate boundaries of the City of Vaughan.

On May 26, 2008, By-law #127-2008 was enacted to amend the City of Vaughan’s-Site Plan Control By-law
228-2005 to require Site Plan Control for street townhouse dwellings. However, Subparagraph 2.¢)i) of Site
Plan Control By-law 225-2008 inciudes a provision which exempis sireet townhouses from Site Plan Coniral,
resulting in a conflict with the recently approved By-law #127-2008, The purpose of this By-law is ta remove
the words “and sireet townhouse dwellings” from Subparagraph 2.¢)i), which was inadverfently omitted inthe
recently approved By-law #127-2008. '

This By-law constitutes an administrative correction to Site Plan Control By-law Number #228-2005, as
amended.
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Memorandum to the Building Standards Department for the
Approval of Street Townhouse Dwellings

VAUGHAN memorandum

"

DATE:

TO: Building Standards Department

FROM: Development Planning Department

RE: Application for Site Plan Approval
Street Townhouse Dwelling In an Approved Draft Plan of Subdivision
File Name;

File Number: DA.

Please be advised that on {(date) Vaughan Council approved the above noted Site Development
Application for the approval of (rumber of units) street townhouse dwelling in registered Plan of
). The following drawing(s) are approved and a

Subdivision 65M- (File. Number 19T-
copy attached for your records:

Furthermore, the Development Planning Department advises that it has no objection to the
application.

Accordingly, we have no objection to your acceptance of a Building Permit Application for the
above reference Site Development Application. Attached for your information is a copy of the
Councit minutes, approved site plan, building elevations and landscape plan{s).

Should you require additional information, please contact (name of Plannér managing the file) at
ext.

Grant Uyeyama
Director of Development Planning

Attachments
1. Approved Drawing(s) - Site Plan, Building Elevations and Landscape Plan{s)
2. Council Minutes

Copy: Applicant



ATTACHMENT #7

"'?VAUGHAN

[DBavelopment Planning Department
2141 Major Mackenzfe Drive
Vaiighan, ON L6A 1T1

Tel: {805) 832-8585

Fai: (805) 832-6080

Landscape Letter of Credit Agreement

1

TO: THE CORPORATION OF THE CITY OF VAUGHAN {"Vaughan") REGARDING:
File Number (the
*Application™):

General Localion;,
Municipal Adidress of the
Lands: Proposed for
Develapmant:

‘Brisf Legal Deseription of
tha Lainds Proposed for
Davalopment:

Progarly Idenlification
Number {PIN):

IPWE __(Planner [nsed Qwner's Name)
the oier {the "Owner) of lhe above-noted

lands {fhe "Lands") hereby acknowledge(s) that Vaughan Council has enacled By-law Number 226-2005; as amended, designaling the whole of the municipality
a5 a Site Plan Centio! Aréa, and that site plan approval has bean applied for from Vaughan under thi Application. As a condiion of such approval being granted,
the Qwner tiereby underizkes and dgrees as follows:

{a) Topravide and safisty o candilions for the refease of the Leller of Crei, aliached herelo, a5 Scheduls "B {the "Landscape Lettér of Credit Agreemant —
Conditians of Approval™;

The Crnet further undertakes and agrees to be govemed by te lollowing lerms and condifions:

Itis understood that site plan approval is valid for 36 months-from Lhe date this Agreement is signed and that it a Building Penmit as not begn issuad during
this period, then site plan appraval shall lapse and no development of the Lands $hall- be underlaken until a further sile plan approval has been granted by
Vaughan,

Instaltaion andar canstruction of the landscaping works, {the “Sile Works} on (e Approved Plans shall be complated wiihin 36 monihs from e date of
issuance of a Building Permil refating to thé Lands (the *Complelion Date”). The Owner shall zlso adhere lo' the Letier of Credit Conditions identified on
Schiedule "B* of this Agreement, respecling an additional 12 month warranly periad, foflowing the First Stage Landscape Release of the Landscape
companent of the Irrevacable Letter of Credil; for the soft and hard landscaping.

Itis unierstood thal an lirevocable Letter of Credit in connection with fré Appcation Is requited o be dalivered 1o'Vaughan as securlty to enable Yaughan fo
provide, complete,and maintain ariy of the Site Works on the Approved Plans whire the Owner has faited to co so. Veughan may draw upan and use fhe
funds from the. inevocable Lefter of Credit delivered jn conneclion with the Application in the even! any of the Site Works on the Approved Plans have not
been ar ar nat being provided, completed or maintained lo Vanghan's satisfaction during the Installation andior constuttion of the Site Works ot in the
event any of the Site Works have not been provided, completed, or mainlained by the Complation Date. Vaughan shall nat, however, be obligated to
provide, rectify, remeiiata; mainiain or complete tha Site Works, or anj part of them. The security for the Application is in the amourt described on Sehedule

*B" 1o this Agresment;

4. The Owner hersby frevocably authorizes and consents fo
Vaughan, and its aulliorized agents, sevanls or employess, Date:
entering upon the Lands.al any reasonable fma o cany oil Year Month Day

inspecions and fn Vaughan's absolete discretion fo provide,
complete and maintaln 1o Vaughan's satisfaction any Site Woiks  (Planner — insert Owner Name)

which, tha. Cwrier has failed to” provide, complete. and maints v Name of Owner
acconfanse withi the Approved Plans. ’

5. This Agréament shall b6 tinding upon the’ Owner and the Qwner's 7 -
heits, executors, administrators, suecassars and assigns. Authorized Signature

The:-Owner understands and ecknowledges that this Agreament shall be

corisidered to be of the sam force and effect as an Agreamant entered  {Please print name)
into with Vaughan under the autherity of claise 41(7)(c) of the Planning
Acl, R.5.0, 1980, ¢.P.13, a5 amended {the "Planning Acl"}. Fudher the

Owaner understands and acknowledges tat in addition to any olher  Title
remedies that may be pursved by Vaughan for non-compliance by the
Owner with this Agreement, Vaughan mey -exercise the powers and
autherity. under Seclion 445(1) of the Municlpaf Act, 2001, 5.0, 2004,

I : 1 8k Acl, 2T, v Tefephone FAX
¢.25 as-amended {the "Municipal Act, 2001"), to snler upon the Lands, P , .
lo provide, complete. and maitain the Sité ‘Works and fo Tecover 5\1 1M E“ha;{e the authority to bind the corporation with respect to
Yaughan's costs of such acfion by,:among other means, adding thecosts LIS apptication

to the tax roll and collecting them in the sama manner a5 proparly faxes.

Borporats Sedl [for corpatation)

The personal infamiation on his form s collecled under e authorfly of e Planing Act, anid will ba usedl In coffuriction with the 2ppfication for site plan approval saly. For

Hie pumosa of public access to-information, a fimited amount of Information will ba displayed on the Clly's web sits. Questions about the colsction of persanal information
should be direcled i Ray Barber, Records Management Superviscr, Cify Clerks Depariment, Civié Céntre, 2141 Major Mackenzle Drive, Vaughan, Ontario, LA 171,
(905) 832-8535. ) '




ATTACHMENT #7
"A" N

SCHEDULE "A "?’VAU-GHAN

Approved Landscape Plan(s) A L

Development Planning Depariment
2141 Major Mackenzle Drive
Vaughan, ON L6A1T1

Tel (905} B32-8585

Fax: (905) 832-608¢

The Owner undestakes and agrées 1o provide, complela arid maintaia the Lands in-accordance with tha Tollowing
Approved Landscape Plan{s):




ATTACHMENT #7

SCHEDULE "B"

Landscape Letter of Credit Agreement - Conditions of Approval

The Owner undertakes and-agrees fo provide.complete and malntali thé Lands In accordance with the list of Approved Plans identified on
Schedule “A", aflached hereto, and the following conditions of approval (the "Cdnditions of Approval™y

L
2)

3

4
)

8

The Gwner shall provide an Iirevocable Letter of Credll in a format salisfactory to the Vaughan Finance Department in fhe-ameuat of
e

The Cwner-shall provide confirmation that cash-in-liau of pasklznd dedication, in accordance with the Planning Act, has been paid by certified
chegue,

Thie Owner shall provide, coriplete and mainlzin the grading, sedding, landscaping, fencing, parking, and clirbing shown on the Approved
Plas Ested on Schediile "A", attached hergto, within three (3) months of the date of the first occupancy of the building(s). If occupanty
océurs Bétween November 1 and Apri-30, completion is required withiin two {2) months of April 30. The Vaughan Engineering Department in
Conjurigtich willi the Vaughan Development Flanning Depariment may waive the provision willy regard o sodding and landscaping If adverse
weather conditicns or material shortages exist.

Prior to the refease of the Letter of Credit, the Owner shall ensure completion of all candifions referenced on Schedule "C, attached herato,

If any notice.is required to be given by Vaughan to the Owner with respect to this Agreement, such nolicé shll be delivered, mailed of faxed
to: TIENTIO FEE A =
Or such otfier address as the Cwiner has given the City Clerk in wrifing ar notice may be glven ta the Owaer by prepaid registered mail and
any such notice shall be deamed to have baen delivered on the third business day after mailing or same dayif by fax, if notice s to be given
by the Gwner to Vaughan it shall be similarly given to: The Comperation of the City of Vaughan, 2141 Major Mackenzie Drive, Vaughan,
Ontario, LBA 1T1, ATTENTION: MR. JEFFREY.A. ABRAMS, CITY CLERK, FAX 905-834-8535.

The Owner shall provids, complete and maintain al of the Site Works required 1o bie dorie, as set out I this Agreemaent, o the satisfaction of
Vaughan and if in default thereof the provisions of Section 446 of the Municipal Act, 2001, shall apqly.




ATTACHMENT #7
SCHEDULE "C" g |
Landscape Letter of Credit Agreement - YFYAUGHAN
Letter of Credit Conditions :

Development Planning Department
2141 Major Mackenzis Drive
Vaughan, ON L6A 1T1

Tel: (903) 832-8585

Faxi (805) 8326080

Ugan comgletion of all Sit Works requited by-this Agreement and rectificalion of all deficiencies, to the satisfaction of the City Departments nated
in this Schedule, the [revacable Letter of Credit may be-released by the Vaughan Reseives and Investments Departitient, subject to any
adjustment for oulstanding inspection fees. The conditions which must be fuifilfed by the Owner are as foflows:

1. Vaughan Development Planning Department:

a} The Owner shall provide; complete and maintain all landscaing in accordance with the Appeoved Plans listed on Schedule
*A* of this Agreement and shall maintain a fandscape werk.in a healthy and growing state. The Owner shall replace any
unsatistactory fandscape components andfer plant material not in 2 healthy or growing state as soon as pessiblz and prior to
any inspection by the Vaughan Development Planning Department.

b} The Owner agrees to protect existing Irees to be refained and maintained during construction. All tree prolection measures
are{o be In zecordance with the Approved Plait fsted on Schedule A" of this Agreement and the Owner shall replace any
Irees thaihave died on a *per caliper basls™, to the salisfaction of the Vaughan Development Planning Department,

c The Owner shall enisure that any above-ground hydro facilités and appurtences shall be in a location safisfactory Yo the
_ Vaughan Developient Planning Depariment. _ )
d) Prior to any landseape inspection by the Vaughan Development Planning Department, for the purposa.of this release of the

Irrevocable Letter of Credit, the Gwner shall submit a complele set of As-Built Landscape Drawings signed and sealed by tie
Landscape Archilect, cerfifying that all landscape-work has beein completed in accordance with the Approved Plans fsted an
Schedule "A"* of this Agreement,

The Owner undertakes and agrees o comply with the hrevocable Lettér of Credit Conditions ‘identified herein. Prior fo the rélease of the
Ircevocable Letter of Credit; the Owner shall fulfil the conditions of each Depdrtment as set ouf above In this Schedile to the safisfaction of
Vaughan. The Owner shall arfange for an inspection of (ks Lands firough the Vaughan Reserves and Investments Department. The Inspection
Fee for he release of the lirevocable Letier of Credit shal be as stiputated in Scheduls-*A" (Inspections) to Vaughan's Cansalidated Fees and
Charges By-aw, in effect at the time of the inspection request Lo the Veighan Reserves and Investments Depariment and is payable by cash or
cheque: The Owner acknawledges and agrees that the Irevocable Letter of Credit will be released In stages, as follows:

a) the Landscaping component of the Irrevocable Letter of Cradit shall bé releaised in two stages as follows:

i) 80% of the Landscaping component of the Irrévocable Letter of Credit shall be reléased (the *First SBtage
Landscape Release”). following the submission of a.complate set of As-Bult Landscape Dravings -and & Certificats
by Licensed Landscape Architect cerlifying all work{s} are complete; and,

i) the. Owaer warrants all soft and hard landstaping for 2 period of 12 months after the date of the First Stage
Landscape Release (the "Landscape Warranty”). Provided &li identified deficiencies have been rectified to the
salistaction of the Vaughan Development Planning Depariment; the remaining 20% haldback of the Landscaping
‘component of the Irevocable Letter of Credit shell be released upon completion of the 12 month Landscape
Wasranty period.

In the event that the owner higs not requested inspections for the.release of the irevocable Letter of Cradit by each of the Vaughan Development
Planning within 24 months of the issuance of a Buillding Permit, then a natice letier will be sent o the Owaer, from ihe Vaughan Developmeni
Planning Bepartmert, informing the Cwaer to contact the Vaughan Reservas and Investments Department to Initiate the required inspections by
the Vaughan Development Planning Department.




ATTACHMENT #7

SCHEDULE ____THE "LANDS" -~ LOCATION MAP
LANDSCAPE LETTER OF CREDIT AGREEMENT

NOT TQ SCALE

FILE NO.
LOCATION:
APPLICANT:

CITY OF VAUGHAN

RELATED FILE:

SUBJECT LANDS




ATTACHMENT #8

Memorandumi to Building Standards Department to Permit an Application

for Building Permit

VAUGHAN memorandum

DATE:

TO: Building Standards Departmient

FROM: Development Planning Department

RE: Application for Site Plan Approval — Building Permit Acceptance

File Name:
File Number: DA,

Please be advised that the site plan feview for the above referenced Site Development
Application is substantially complete arid the Development' Planning Department does not
anticipate any changes to the location of the proposed building(s).

Accordingly, the Development Planning Department has no objéctions to the Building Standards
Department accepting an application for a Building Permit for this Site Development Application.

By copy of the memorandum to the applicant, the Development Planning Department is
advising that this memorandum does not constitute final Site Plan Appraoval and that the
applicant must submit all required information t6 complete the site plan approval process
as soon as possible. The applicant is also advised that the final Building Permit and Site
Plan Approval drawings must be identical prior to the issuance of a Building Permit. All
applicable Building Permit fees and security{ies) must be submitted together with the
Building Permit Application.

A Letter of Credit in an amount to be deterniined by the Development Planning Department
and a Certificate of Liability Insurance in the amount of $5,000,060.00 must be submitted to
the Development Planning Departimient togéther with the final executed (by applicant) Site
Plan Letter of Uridertaking or Site Plan Agreement.

Grant Uysyama,
Director of Development Planning



ATTACHMENT#_ 9

Site Plan Control Process Review

Committee of the Whole Working Session

June 12, 2012




Why Are We Doing This?

In 2008 Council implemented changes to the Site Plan
Approval Process. As part of the approval Council directed:

“THAT the Development Planning Department prepare
an gvaluation report on the new Site Plan Process for a
future Committee of the Whole.”

Drvelopment Planning Department
Site Plan Control Provess Aeview

Why Is It Important That We Do This?

*  Site Plan Approval implements development

f
&

il

* Important husiness process

7
&

SEEN 0§

f

* Site Plan Applications
2010 — 108 Applications

2011 - 120 Appliications
2012 — 48 Applications (to date)

i

* Implements Vaughan Vision / VOP 2010 / Economic
Develcpment Strategy

A

« The Development Planning Department is committed to
continuous improvement and high quality customer
service

Developrnent Planning Department
Site Plan Contral Process Revisw




2007 / 2008 Review

Development Plannlng Departiment
STte Plan Control Process Review

2007 / 2008 Review

Mandatory Pre-Application Consultation

Require a *Complete Application”

Eliminate the Site Plan Review Team (SPRT)

Introduced the Letter of Underfaking as an additional
mechanism to implement Site Plan approval '
Applied Site Plan Controi o Freshold Street Townhouse
Units

Expiration of Site Plan Approval after 18 months

Utilize a shorter staff report with clear attachmenis
Changes to Vaughan's Site Plan Letter of Credit and
Inspection processes

Development Planning Bepartment
Site Plan Contro! Process Review




2007 / 2008 Review

Average Application Processing Time

10.7 months

Estimaled Time Savings Restlting From the Review

3 -4 months

Development Planaing Department
Site Plan Cantrol Precess Review

Current Review

Oevelog Planning Dey 1t
Site Plan Centrol Process Review




Current Review

Review was underfaken in 2011 to early 2012
Consulted with;

« City Departments

*  Region of York

»  Toronio and Region Conservation Authority

+ Developers and Landowners that pariicipated in
the 2007/2008 review '

+  BILD {Building Industry and Land Development
Association)

Bpyal & B i )

Site Plan Cantrof Pracess Review

Current Review

400-‘

[
5
ES
o
-]

E;*_L.J =0
R 300 4
gy g
M m =
: —' OIS 2501
— 5
L £x
H 209 4
l
@ é 02007 Values
. ﬁ : ! 5‘ 150 2071 Values
]
>
<
—_ ﬁﬂ 100 1 Qvuzall Avacogs Processing
P Tima for @ 31 Pl
lon
Amr— E‘g ks 50 -
'-‘ faR E 20112 0.8 monthy
TR 3 20077 107 manth
: Industial , Gommercial
Application Typa

COMPARATIVE AVERAGE PROCESSING TIME PER USE 2007 and 2011 i2042

Development Flanning Dep
$ite Plan Control Process Review




Recommendations

Planning Dep
Site Plan Contre! Peocess Review

E
i

pl T

Recommendation #1
Site Plan Agreement

Site Plan Agreement for:

All development in Intensification Areas: VMC, Primary
Centres, Local Centres, Primary Intensification Corridors,
and Primary Intensification Corridors within Employment
Areas as defined by the Vaughan Official Plan 2010

Mid and High-Rise Residential / Mixed-Use development
as defined by VOP 2010 (i.e. over 6 storeys in height)

All development utilizing strata parking andfor park
arrangements, and/or Section 37 bonusing, and,

Where public / private funding for community
infrastructure is proposed

Davelepment Planning Department
Site Plan Control Process Review




Council Direction Respecting Delegation of Site Plan
Approval Authority to the Commissioner of Planning

Option 1: Partial Delegation

= Delegation authority for certain classes of development
»  No staff reports to Council for delegated classes

QOpiion 2: Full Delegation

»  Full delegation authority for all classes of development
= No Staff reports required for Council approval

Option 3: Status Quo

Maintain current approval authority structure

“ E VAUGHAN Develapment Planning Department
. . $§ite Plan Contral Process Review

Council Direction Respecting Delegation of Site Plan
Approval Authority fo the Commissioner of Planning or an
Expedited Process for Street Townhouse Dwellings

Option 1 - Delegate Site Plan Approval for Street Townhouse
Dwellings on a Block in a Registered Plan of Subdivision to the
Commissicner of Plantning

Option 2 - Streamlined Approval Process including:

No PAC Meeting

Complete Application — Site, elevations and landscape plans
Report to Council — Site plan, elevations and landscaping only
No Letter of Undertaking

Site Plan Landscape Letter of Undertaking

Fixed Rate LC calculation - $5,000 per unit

Letter to Building Standards Department

“ Z VAUGHAN Development Planning Department

Site Plan Control Pracess Review




Recommendation #2

Early Building Permit Application

Applicafion for a Building Permit

*  Apply earlier ~ Site Plan substantially complete
*  Building permit review while site plan being finalized -
*  Letter from Planning to Building Standards

* Building permit issued only after the Leiter . of
Undertaking / Site Plan Agreement is executed

Development Planulig Department
Site Plan Corttrol Process Review

Recommendation #3

Eliminate PAC Meetings for Minor Apolications

*  Routine application submission requirements

*  Includes:

- street townhouse in a registered plan of subdivision

- minor additions

- minor alterations to approved plans (e.g. window /
door relocation)

- new or modified signage

Developmernt Flanalng Departmente
Site Plan Cantrel Process Review




Recommendation #4
Increased Certificate of Liahility Insurance Amount

» Increase from $2,000,000 to $5,000,000

Intensification projects in closer proximity to Ciiy
infrastructure

Used by other municipalities {e.g. Region of York)

! lanning &
Site $lan Control Pmcu:rkwllw

Recommendation # 8
Site Plan Approval for Employment Lots

Implement Site Plan Approval for employment lots separated
from a Provincial Highway by an intervening land use (e.g.
valley, hydro corridor).

EEER L

I
lannieg [

Site Plan Coatrel Proussruview




Recommendation # 5
Site Plan Approval for Emplovment Lots

Drevelopment Planning Bepartment
Site Plaa Control Process Review

Recommendation # 5

Inconsistency Between Official Plan and Zoning By-law

Review employment lands designated “General
" Employment” but zoned “Prestige Employment Area” Zone.

*  Inconsistency between Official Plan and Zoning By-law
* An amendment fo Zoning By-law 1-88 to rezone a

property from “Prestige Employment Zone” to “General
Employment Zone” conforms to the Official Plan

RERD ™

]

"+ Policy Planning to undertake a review of VOP 2010

~
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1 Planning Deg t
Site Plan Cantrdl Process Raview




Recommendation #6

Site Plan Appraval for Employment Lots Abutting an Open
Space Zone

- Storm pond, valley lands, woodlots, parks

+ Important community / amenity facilittes in urbanizing
context

+  Significant public investment — trails, parks etc.

+ Appropriate to deal with this Interface

Development Planning Department

R EvAUGHAN
b T s Sita Plan Contral Mrocess Review

2 G—r=aar

Recommendation #7
Increase the Expiration Date of Site Plan Approval

* Current expiration — 18 months

¢  Expiration required to ensure approval is appropriate in
cuirent policy context

* Increase expiration date — 36 months

¢ Extensions thereafter for 1 year periods (staff level) .

Uevelopment Plazoning Department
Site Plan Control Process Review




Recommendation #8

Implement Recommendations of the Accessibility Advisory
Commiitee {AAC) as required.

The City of Vaughan has established an Accessibility Advisory
§| Committee (AAC) with the following Terms of Reference:

“The Accessibility Advisory Committee shall assist in the
preparation and implementation of an Accessibllity Plan by
providing guidance insofar as the removal and prevention of
barriers in policies, praclices, programs and services.”

On March 27, 2012, the AAC adopied the following motion:

“That Council direct staff to seek comments from the Vaughan
Accessibility Advisory Committee on site plans related fo
commercial, retail and live/work units as part of the
development application process.”

Development Planning D
Site Plan Control Process Review

Recommendation #8

Meeting with AAC and Further Action

On May 8, 2012, Council considered and adopted the
following recommendation from the Commissioner of
Planning:

-

=
3

“THAT this matter be referred to staff for a report to a
future Committee of the Whole Meeting.”

Eﬁﬁﬁ%ﬁaﬁf '

Director and Manager of Development Planning and the
Director of Recreation and Culture met with the Chair of
the AAC

b

B
&4

X
1
i}

34

June 26, 2012 - Meeting with AAC

o
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Implement the AAC’s recommendations as may be
approved by Council

Devel t Planning Dep
Site Plan Contral Process Raview




Related Issues

2 year Design Review Panel Pilot Project

DRPFP - 14 professionals with expertise in planning,
urban design, architeciure, public art, environmental
sustainability

3D Modeling

3D visualization with walk and fly-through animation of
the proposed development

lanning Dep

Site Pian Cantro! Process Review

i
&
b
i Next Steps
-—‘b 1% l»-..'
Develop Planning Deg
Site Plan Contred Protess Review

12



Next Steps

Address comments from Working Session Meeting
Council approval

Undertake Public Hearing to implement the ‘approved
recommendations requiring changes to the Official

Plan, Zoning By-taw, and Site Plan Confrol By-law

Undertake internal administrative changes o
implement approved recommendations

Develepmant Plannlng Department
Site Plan Control Process Review
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DISCUSSION

Deavelopment Planning Department
Sita Plan Contre! Process Review

i3



	Extract
	Agenda Item/Attachments
	Committee Communication C1

