CITY OF VAUGHAN
EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 24, 2014

Item 23, Report No. 30, of the Committee of the Whole, which was adopted, as amended, by the Council
of the City of Vaughan on June 24, 2014, as follows:

By approving that Recommendation #30 include the following provision:

That if the application is deemed not to conform, the Director will issue a notice of non-
concurrence, and at that time, the applicant will have an opportunity to request that the
matter be added as an item at the next Committee of the Whole meeting.

23 TELECOMMUNICATION FACILITY SITING PROTOCOL
TASK FORCE FINDINGS REPORT — STAFF REVIEW AND RESPONSE
ALL WARDS

The Committee of the Whole recommends:

1) That the recommendation contained in the following report of the Commissioner of
Planning, Interim Director of Planning/Director of Development Planning, and Manager of
Development Planning, dated June 17, 2014, be approved; and

2) That the revised ‘Protocol” include strategies for ensuring the following:

1. That potential sites for telecommunications towers be pre-identified in all future
block plans; and

2. That the party proposing each new tower be required to plan for the future
accommodation of co-locating service providers by licensing sufficient compound
space and by building towers of sufficient height to permit such accommodations.

Recommendation

The Commissioner of Planning, Interim Director of Planning/Director of Development Planning,
and Manager of Development Planning recommend:

1. THAT Vaughan Council BE ADVISED that the Vaughan Planning Department supports
Recommendations #1 to #3, #5 to #7, #9 to #11, #15 to #18, #20, #22 to #24, #26, #27, #29,
#31 to #32, and #35 of the Telecommunication Facility Siting Protocol Task Force.

2. THAT Vaughan Council BE ADVISED that the Vaughan Planning Department supports
Recommendations #4, #8, #12 to #14, #19, #21, #25, #28, #30, #33 and #34 of the
Telecommunication Facility Siting Protocol Task Force, subject to the responses and
amendments contained in this report.

3. THAT the Vaughan Planning Department be directed to prepare a new City of Vaughan
Telecommunication Facility Siting Protocol (“Protocol”), for consideration at a future
Committee of the Whole (Working Session) meeting, in early 2015.

Contribution to Sustainability

The application implements the following Goals and Objectives of Green Directions Vaughan:

Goal 2: To ensure sustainable development and redevelopment

o Objective 2.1: To achieve sustainable growth and development by completing and
implementing Vaughan Tomorrow, the City’s Consolidated Growth Management Strategy
— 2031, and by ensuring that the strategy is subject to periodic review and renewal

.12



CITY OF VAUGHAN
EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 24, 2014

Iltem 23, CW Report No. 30 — Page 2

Goal 4: To create a vibrant community where citizens, businesses and visitors thrive

o Objective 4.2: Ensure that the City of Vaughan attracts businesses and investment that
will result in well-paying jobs for Vaughan citizens, a sustainable tax base and continuing
prosperity into the 21st century

In accordance with the goals and objectives identified above, implementing a new City of
Vaughan Telecommunication Facility Siting Protocol (“Protocol”) to provide a supportive
municipal framework to grow Vaughan's economy by providing high quality, efficient and
coordinated telecommunications infrastructure meets the goals and objectives stated above.

Economic Impact

There are no requirements for new funding associated with this report.

Communications Plan

On June 6, 2014, Vaughan Planning staff notified the members of the Telecommunication Facility
Siting Protocol Task Force (“Task Force”) of this report proceeding to the June 17, 2014, meeting
of the Committee of the Whole. Vaughan Council’'s decision in this matter, and a copy of the staff
report, will be communicated to the Task Force and the Findings Report will be made available
through the City’s website. In addition, should Vaughan Council approve the recommendations in
this report, the new Telecommunication Facility Siting Protocol will be prepared and considered at
a future meeting of the Committee of the Whole (Working Session) and Vaughan Council
meeting, in early 2015.

Purpose

To seek approval from the Committee of the Whole on staff's response to the Telecommunication
Facility Siting Protocol Task Force Findings Report (“Findings Report”), which includes 35
recommendations and various definitions that are proposed to inform a new City of Vaughan
Telecommunication Facility Siting Protocol, to be later prepared by Planning staff for
consideration at a future Committee of the Whole (Working Session) and Council meeting in early
2015.

Background - Analysis and Options

Provincial Policy Statement, 2014

The Provincial Policy Statement, 2014 (PPS), which came into effect on April 30, 2014, speaks
broadly to the need for efficient land-use and development patterns that support sustainability,
protect public health and safety, and facilitate economic growth. Section 1.0 of the PPS states the
following:

“Ontario is a vast province with urban, rural, and northern communities with diversity in
population, economic activities, pace of growth, service levels and physical and natural
conditions. Ontario's long-term prosperity, environmental health and social well-being depend on
wisely managing change and promoting efficient land use and development patterns. Efficient
land use and development patterns support sustainability by promoting strong, liveable, healthy
and resilient communities, protecting the environment and public health and safety, and
facilitating economic growth.”

Section 1.1 — Managing and Directing Land Use to Achieve Efficient and Resilient Development
and Land Use Patterns of the PPS speaks to the need to sustain healthy, liveable and safe
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communities by ensuring that necessary infrastructure (including telecommunications) are or will
be available to meet current and projected needs.

Further, Section 1.7 — Long-Term Economic Prosperity of the PPS speaks to the need to support
long-term economic prosperity by “encouraging efficient and coordinated communications and
telecommunications infrastructure”.

The provision of telecommunication towers and roof-top antenna facilities in an efficient and
coordinated manner, as recommended by the Task Force Findings Report, conforms to the PPS.

Greenbelt Plan

The Greenbelt Plan, which came into effect on February 28, 2005, permits existing, expanded or
new telecommunication infrastructure approved under the Environmental Assessment Act,
subject to specific policies (Section 4.2). In general, planning, design and construction practices
shall avoid and/or minimize any impacts to the landscape, particularly the Natural Heritage
System. The Greenbelt Plan also encourages the use of existing infrastructure and coordination
with different infrastructure services to maintain the rural character of the Greenbelt and support
provincial growth initiatives.

Oak Ridges Moraine Conservation Plan

The Oak Ridges Moraine Conservation Plan (ORMCP) does not permit applications for
telecommunication facilities in the Natural Linkage Area and Natural Core Area, unless Sections
41(2) and 41(3), respectively, are satisfied. As per Section 41(2), new telecommunication
infrastructure and upgrades to existing facilities are prohibited from locating on lands with key
natural heritage or hydrologically sensitive features, unless certain criteria in Section 41(5) are
met. As per Section 41(3), new telecommunication infrastructure and upgrades to existing
facilities are prohibited from locating on lands in a Natural Core Area, unless the requirements of
Section 41(2) are met, and the project is located as close to the edge of the Natural Core Area as
possible. Finally, Section 41(6) states that service and utility trenches for telecommunication
infrastructure must minimize disruption to natural groundwater flow.

York Region Official Plan 2010

The York Region Official Plan, as approved by the Ontario Municipal Board on June 20, 2013,
identifies the importance of telecommunication services in sustaining a high standard of living.
Such facilities must have regard for potential impacts on surrounding communities and the natural
environment. Additional policies in Section 7.5 include:

e encouraging utility networks that can adapt to emerging technologies;

e working with corporations, commissions and government agencies to coordinate and
integrate services, and minimize exposure to electromagnetic fields;

e requiring municipalities to engage with cellular service providers early in the process and
integrate telecommunication facilities within new buildings;

e encouraging steel poles instead of lattice towers, when it is not feasible to integrate
telecommunication facilities within buildings; and,

e permitting telecommunication infrastructure within the Greenbelt and Oak Ridges
Moraine Plan areas, subject to the requirements of the Environmental Assessment Act
and the respective provincial plans.

Vaughan Official Plan 2010 (VOP 2010)

The Vaughan Official Plan 2010 (“VOP 2010”") was substantially approved by the Ontario
Municipal Board (“OMB”) on February 3, 2014. VOP 2010 contains policies that speak to the
importance of providing telecommunications infrastructure throughout the City of Vaughan.
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Specifically, Section 5.1.1 — Economic Growth and Diversification states that
“Itis the policy of Council:

To provide a supportive municipal framework to grow Vaughan's economy by
providing high quality, efficient and coordinated utilities, services and
telecommunications infrastructure.”

Further, Section 8.4.4 — Telecommunications and Data states, in part, that

“The City will support the provision of high speed, reliable and accessible
telecommunications and data service throughout the City where appropriate, including
wired infrastructure within public rights-of-way or wireless infrastructure, such as cellular
towers. Competing service providers will share resources and infrastructure in order to
minimize use of public rights-of-way and reduce visual clutter from infrastructure, where
possible. Design guidelines for wireless communications towers will be developed to
minimize the visual impacts of such infrastructure.

It is the policy of Council:
8.4.4.1 To encourage the development of comprehensive high-speed
telecommunications and data networks throughout Vaughan to contribute to
economic competitiveness and support widespread access to such services.
8.4.4.2 That providers shall be encouraged to share telecommunications and data
infrastructure, where feasible, to minimize adverse impacts, including visual impacts,

from wireless towers.

8.4.4.3 To develop comprehensive site planning and design guidelines to provide
direction for the development of wireless communications infrastructure, including:

a. locating telecommunications towers and infrastructure to the rear of lots and
away from streets and prohibiting locating such towers in parks;

b. minimizing adverse impacts, including visual impacts, on surrounding uses;
C. supporting integration into existing or new buildings and structures;

d. engaging cellular service providers early in the development process to facilitate
integration of wireless telecommunications infrastructure into development;

e. ensuring infrastructure blends in with the existing built and natural landscape;
and

f.  encouraging towers to be camouflaged where they are located in sensitive areas,
including the Countryside, open space and residential areas.

8.4.4.4 To consider potential impacts on existing utility infrastructure and
opportunities for enhancement and/or replacement, as part of street construction,
improvements and maintenance through discussions with utility providers.

8.4.4.5. That the Telecommunications and Data policies 8.4.4.2 and 8.4.4.3 will not
apply until such time as the Telecommunication Facility Siting Protocol Task Force
has concluded its work and Council has adopted new policies.”
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The completion of the Task Force Findings Report conforms to the policies of Vaughan Council,
as stated in VOP 2010, Section 8.4.4.5. The Vaughan Planning Department has conducted a
review of the Task Force Findings Report, and provides analysis and recommendations on these
findings in this report.

Role and Jurisdiction of Industry Canada

The approval authority for Telecommunication Tower/Antennas is Industry Canada, which is a
federal agency governed by the Radiocommunication Act. In its ongoing efforts to regulate
Telecommunication Tower/Antennas, Industry Canada has released documentation in the form of
a Client Procedures Circular (CPC-2-0-03) titled “Radiocommunication and Broadcasting Antenna
Systems (Formerly CPC-2-0-03 Environmental Process, Radiofrequency Fields and Land-Use
Consultation)”, a procedural outline to assist proponents and land use authorities in the
processing and implementation of radiocommunication and broadcasting antenna systems. This
documentation outlines requirements, which must be followed when installing a new or modifying
an existing antenna system.

Section 5 of the Radiocommunication Act, which governs the Telecommunication Industry states
that “The Minister may, taking into account all matters the Minister considers relevant for ensuring
the orderly development and efficient operation of radiocommunication in Canada, issue radio
authorizations and approve each site on which radio apparatus, including antenna systems
maybe located.” Furthermore, the Minister may approve the erection of all masts, towers and
other antenna-supporting structures.

Although Industry Canada has undertaken an effort to ensure involvement on the part of the local
municipalities, Industry Canada is the approval authority in matters respecting
Telecommunication Towers/Antennas and associated equipment.

The installation of any telecommunication tower/antenna system or the continuing operation of a
telecommunication tower, which is not in accordance with the process outlined by Industry
Canada may require alteration or removal and other sanctions against the operator to be
determined by Industry Canada, in accordance with the Radiocommunication Act.

Brief Overview of Industry Canada’s Current Guidelines

The Client Procedures Circular (CPC-2-0-03) outlines the required process to be undertaken by
proponents seeking to install or modify antenna systems.

At the onset of the process, the proponent is required to undertake the following:

1. Investigate the possibility of sharing or using existing infrastructure before proposing a
new antenna:

Industry Canada requires that proponents explore the possibility of sharing/co-located
facilities on existing towers. Proponents should consider, modifying or replacing a
structure if necessary, in an effort to reduce the number of structures erected overall.
Proponents should also locate, analyze and attempt to use any feasible existing
infrastructure such as rooftops, water towers, etc.

2. Contact the land-use authority (LUA — e.g. City of Vaughan) to determine the local
requirements and the implementation process regarding antenna systems, unless the
proposal is exempt from the standard LUA consultation process. Proposals would be
exempt from the requirement to consult with the LUA in the following circumstances:
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i. maintenance of existing structures, including the antenna system;

ii. addition or modification of an antenna system, provided the addition or
modification does not result in an overall height increase above the existing
structure of 25% of the original structure’s height;

iii. a temporary installation, typically no more than 3 months; and,

iv. a new antenna system, tower, or other antenna-supporting structure, with a
height of less than 15 m above ground level.

Land-Use Authority (LUA) Consultation: Proponents are required to contact the local
land-use authority (LUA ie. City of Vaughan) to determine the consultation process as
required. Issues to be discussed include but are not limited to:

i. Site options;

ii. Local process related to proposal;

iii. Discussion of concerns raised by both the LUA and the community they
represent; and,

iv. Obtaining LUA concurrence in writing.

Through CPC-2-0-03 proponents have been made aware that there may be more than
one land-use authority with an interest in the proposal. If no agreement exists between
the land-use authorities, proponents must contact the land-use authority and/or
neighbouring land-use authorities when located within a radius of three times the tower
height measured from the tower base or the outside perimeter of the supporting structure,
whichever is greater.

Furthermore, in cases where the proponents are aware that a potential Aboriginal or
treaty right or land claim may be affected by the proposed installation of an antenna, the
proponent must contact Industry Canada in order to ensure that the requirements for
consultation are met.

Proponents for broadcasting undertakings are subject to Canadian Radio-television and
Telecommunications (CRTC) licensing processes in addition to Industry Canada
requirements. Proponents for broadcasting undertakings may decide to commence land-
use consultation after having been granted CRTC approvals. If the proponent chooses to
postpone entering into the approval process with the LUA at the time of submitting the
CRTC applications, the proponent is to notify the LUA with a Letter of Intent outlining a
commitment to conduct consultation after receiving CRTC approval. Should the LUA
raise concerns the proponent is encouraged to enter into discussions with the LUA
respecting the raised concerns.

3. Undertake the public notification and consultation process in an effort to address relevant
concerns, in keeping with the local LUA requirements or the default requirements set
forth by Industry Canada where the local LUA has no established protocol.

Public Consultation Process: Proponents must follow Industry Canada’s Default Public
Consultation Process where the local land-use authority does not have an established
and documented public consultation process applicable to antenna siting.

4. Satisfying the general and technical requirements set forth by Industry Canada.
Note: It is the expectation of Industry Canada that steps 2 through to 4 will normally be

completed within 120 days. It is also noted that some proposals may be excluded from
certain elements of the process as required.
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Telecommunication Facility Siting Protocol Task Force

On June 7, 2011, Vaughan Council approved the Terms of Reference and creation of a
Telecommunication Facility Siting Protocol Task Force (“Task Force”). The objectives of the Task
Force were:

1) To conduct a background review of Industry Canada requirements, applicable
Provincial and Regional policies, the current City of Vaughan Protocol for
Establishing Telecommunication Tower/Antenna Facilities, telecommunication
protocols in other municipalities, and legal precedents.

2) To identify, review and analyze issues pertaining to the siting of
telecommunication towers and antenna facilities, establish appropriate
objectives, and evaluate alternative strategies in developing the new protocol.

3) To enable effective and transparent communication among members of the
public, ratepayer association representatives, telecommunication industry
representatives, the Region of York Medical Officer of Health, local experts in the
field, Members of Council, Industry Canada, City Staff, and other stakeholders or
agencies.

4) To make recommendations to Council addressing a Telecommunication Facility
Siting Protocol, harmonized with Industry Canada, for siting telecommunication
facilities within the City of Vaughan.

The Task Force included 10 members, comprised of various stakeholders (5 members from the
public, 3 industry representatives, and 2 Vaughan Councillors), with technical assistance from
Vaughan Planning staff.

The Task Force developed a comprehensive work plan in order to achieve the objectives stated
above. City staff, primarily staff from the Planning Department, attended the Task Force meetings
to provide advisory and technical support. The Task Force’s deliberations also included
consultation and presentations from outside sources such as Industry Canada, Public Health
Ontario, Bell Mobility, Region of York Medical Officer of Health, and telecommunication industry
professionals (who also participated as members of the Task Force).

The Task Force formally met a total of 14 times, and met numerous other times in a non-formal
capacity, during the period from September 2011 to December 2013. The meetings of the Task
Force culminated in the preparation of a Findings Report (Attachment #1), which was approved
by the Task Force on December 17, 2013, and forwarded to the Vaughan Committee of the
Whole on January 14, 2014, and subsequently to Vaughan Council for consideration. On January
28, 2014, Vaughan Council approved the following recommendation of the Committee of the
Whole as recommended by the City Clerk, on behalf of the Task Force:

“THAT the Telecommunication Facility Siting Protocol Task Force Findings and
Recommendations Report be referred to staff for review and that a report be provided to a future
Committee of the Whole meeting.”

Staff Review of the Task Force Findings Report

The Task Force Findings Report, set out in Attachment #1, contains 35 individual
recommendations, which were reviewed by the Vaughan Planning Department (including Urban
Design and Cultural Heritage).  Further, the Planning Department discussed pertinent
recommendations with staff from the Building and Facilities, Building Standards, City Clerks,
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Development Finance and Investments, Engineering Services, Fire and Rescue, Legal Services
(including Real Estate), Parks Development, Property Tax and Assessment, and Recreation
Departments. The following section identifies each individual recommendation of the Task Force
(in bold text) with a corresponding response from City staff.

Recommendation #1: The Task Force recommended that the City of Vaughan, acting as
the land use authority, participate fully in Industry Canada’s land-use consultation process
set out in CPC-2-0-03.

Background

CPC-2-0-03, as shown on Attachment #2, is the Radiocommunication and Broadcasting Antenna
Systems document prepared by Industry Canada. It sets out the process that must be followed by
Proponents seeking to install or modify antenna systems, which includes the requirement of the
local land-use authority (being the City of Vaughan) to participate in this process. Unless a
proposal is excluded through Section 6 of the CPC-2-0-03, Proponents must consult with the
local land-use authority on any proposed antenna system prior to any construction of the
telecommunication tower. CPC-2-0-03 sets out a default consultation process, in the event that a
local land-use authority does not have a consultation process in place. The City of Vaughan has a
current process in place, through the Protocol for Establishing Telecommunication
Towers/Antenna Facilities (“Protocol”), which was approved by Vaughan Council on June 23,
2003. The Vaughan Planning Department recommends that a new City of Vaughan
Telecommunication Facility Siting Protocol be prepared, in light of the comments and
recommendations in this report, and forwarded to a future Committee of the Whole (Working
Session) meeting for consideration, as identified in the recommendation of this report.

On February 27, 2014, Industry Canada posted proposed updates to the existing CPC-2-0-03,
which has been in effect since January 1, 2008, in order to improve transparency and to address
concerns that local residents and municipalities across Canada have expressed about antenna
siting. The proposed updates are as follows:

Update #1

Antenna Siting Procedures — Proposed Update to Section 1.2 of CPC-2-0-03 (updates
shown in bold font)

The requirements of this document apply to anyone (referred to in this document as the
proponent) who is planning to install or modify an antenna system, regardless of the type.
This includes telecommunications carriers, businesses, governments, Crown
agencies and the public. Anyone who proposes, uses or owns an antenna system
must follow these procedures. The requirements also apply to those who install
towers or antenna systems on behalf of others or for leasing purposes (“third
party tower owners”). As well, parts of this process contain obligations that apply to
existing antenna system owners.

Update #2

Industry Canada’s Default Public Consultation Process — Proposed Update to Section 4.2
of CPC-2-0-03 (updates shown in bold font)

1. Proponents must ensure that the local public, the land-use authority and Industry
Canada are notified of the proposed antenna system. As a minimum, proponents
must provide a notification package (see Appendix 2) to the local public (including
nearby residences, community gathering areas, public institutions, schools, etc.),
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neighbouring land-use authorities, businesses, and property owners, etc. located
within a radius of three times the tower height, measured from the tower base or the
outside perimeter of the supporting structure, whichever is greater. For the purpose
of this requirement, the outside perimeter begins at the furthest point of the
supporting mechanism, be it the outermost guy line, building edge, face of the self-
supporting tower, etc. Public notification of an upcoming consultation must be
clearly marked, making reference to the proposed antenna system, so that it is
not misinterpreted as junk mail. The notice must be sent by regular mail or be
hand delivered. The face of the envelope must clearly indicate that the
recipient is within the prescribed notification radius of the proposed antenna
system.

2. ltis the proponent’s responsibility to ensure that the notification provides at least 30
days for written public comment.

3. In addition to the minimum notification distance noted above, in areas of seasonal
residence, the proponent, in consultation with the land-use authority, is responsible
for determining the best manner to notify such residents to ensure their
engagement.

4. In addition to the public notification requirements noted above, proponents of
antenna systems that are proposed to be 30 metres or more in height must place a
notice in a local community newspaper circulating in the proposed area. Height is
measured from the lowest ground level at the base, including foundation, to
the tallest point of the antenna system. Any attempt to artificially reduce the
height (addition of soil, aggregate, etc.) is unacceptable.

Update #3

Post-Consultation Construction Time Limit — Proposed New Section 4.4 to be added to
CPC-2-0-03 (new section shown in bold font)

Whether the proponent followed a land-use authority’s process or Industry
Canada’s default public consultation process, construction of an antenna system
must be completed within three years of conclusion of consultation. After three
years, previous consultations will no longer be deemed to be valid.

Update #4

Exclusions — Proposed Update to Section 6 of CPC-2-0-03 (updates shown in bold font)

All proponents must consult the land-use authority and the public unless a
proposal is specifically excluded. Individual circumstances vary with each antenna
system installation and modification, and the exclusion criteria below should be
applied in consideration of local circumstances. Consequently, it may be prudent
for the proponent to consult even though the proposal meets an exclusion noted
below. Therefore, when applying the criteria for exclusion, proponents should
consider such things as:

e the antenna system's physical dimensions, including the antenna, mast, and tower,
compared to the local surroundings;

e the location of the proposed antenna system on the property and its proximity to
neighbouring residents;

o the likelihood of an area being a community-sensitive location; and

e Transport Canada’s marking and lighting requirements for the proposed structure.
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The following proposals are excluded from land-use authority and public consultation
requirements, but must still satisfy the General Requirements outlined in Section 7:

e New Antenna Systems: where the height is less than 15 metres above ground level.
This exclusion does not apply to antenna systems to be used by broadcasting
undertakings or telecommunications carriers;

e Existing Towers: modifications may be made, or the tower may be replaced, to
facilitate sharing or the addition of antennas, provided that the total height increase is
no greater than 25% of the height of the initial antenna system installation. No
increase in height may occur within one year of completion of the initial
construction;

e Non-Tower Structures: antennas on buildings, water towers, lamp posts, etc. may
be installed provided that the height of the structure is not increased by more than
25%; and,

e Temporary Antenna Systems: used for special events or emergency operations
and must be removed three months after the start of the emergency or special event.

No consultation is required prior to performing maintenance on an existing
antenna system.

Proponents who are not certain if their proposals are excluded, or whether consultation
may still be prudent, are advised to contact the land-use authority and/or Industry
Canada for guidance.

Height is measured from the lowest ground level at the base, including foundation,
to the tallest point of the antenna system. Any attempt to artificially reduce the
height (addition of soil, aggregate, etc.) will not be taken into account in the
measurement.

Update #5

Canadian _Environmental Assessment Act 2012 — Proposed Update to Section 7.4 of
CPC-2-0-03 (updates shown in bold font)

Industry Canada requires that the installation and modification of antenna systems be
done in a manner that complies with appropriate environmental legislation. This includes
the Canadian Environmental Assessment Act, 2012 (CEAA 2012), where the
antenna system is incidental to a physical activity or project designated under
CEAA 2012, or is located on federal lands.

An antenna system may not proceed where it is incidental to a designated project
(as described in the Regulations Designating Physical Activities), or is otherwise
expressly designated by the Minister of the Environment without satisfying certain
requirements applicable to designated projects. Therefore, a proponent of this type
of project must contact Industry Canada for direction on how to proceed.

Any proposed antenna system on federal land may not proceed without a
determination of environmental effects by Industry Canada. In order to assist the
Department in making such a determination, proponents must submit a project
description to Industry Canada, considering and addressing those elements of the
environment described in CEAA 2012, as well as any determination of
environmental effects that may have been made by the authority responsible for
managing the federal land. Industry Canada may also require further information
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before it can complete its assessment. Industry Canada will inform the proponent
of the results of its determination and may impose conditions related to mitigating
any adverse effects after making its determination and/or may need to refer the
matter to the Governor-in-Council under CEAA 2012.

Also, notices under Industry Canada’s default public consultation process require
written confirmation of the project’s status under CEAA 2012 (e.g., whether it is
incidental to a designated project or, if not, whether it is on federal lands).

In addition to CEAA requirements, proponents are responsible to ensure that
antenna systems are installed and operated in a manner that respects the local
environment and that complies with other statutory requirements, such as those
under the Canadian Environmental Protection Act, 1999, the Migratory Birds
Convention Act, 1994, and the Species at Risk Act, as applicable.

For projects north of the 60th parallel, environmental assessment requirements
may arise from federal statutes other than the aforementioned Acts or from
Comprehensive Land Claim Agreements. Industry Canada requires that installation
or modification of antennas or antenna supporting structures be done in
accordance with these requirements, as appropriate.

After releasing the proposed updates, on February 27, 2014, Industry Canada solicited comments
from the public (including government agencies) on the proposed updates and amendments to
CPC-2-0-03, and required that all comments be submitted electronically between March 1 and
March 31, 2014. The City of Vaughan Planning Department provided written comments, in the
form of an electronic memo, as shown on Attachment #3, to the Director, Spectrum Management
Operations, Industry Canada, on March 31, 2014. Given the short window to respond to Industry
Canada, a formal report and resolution on the proposed changes could not be obtained from
Vaughan Council.

Staff Response to Recommendation #1

The Vaughan Planning Department agrees with Recommendation #1. The City of Vaughan has a
responsibility to fully participate within Industry Canada’s land-use consultation process, and is
already reviewing applications and participating fully in this process through the previous
Protocol.

Recommendation #2: That the City of Vaughan implement in the protocol an application
fee that is the same as the “Base Fee” for a Site Development Application, which would be
additional to the other fees that may be required from other approval authorities (York
Region, TRCA, etc.) and ensure that any public consultation costs are borne by the
Applicant.

Staff Response to Recommendation #2

The Vaughan Planning Department agrees with Recommendation #2. For an application
submitted on privately-held lands, the Vaughan Planning Department currently charges the “Base
Fee” (ie. $7,300 in 2014, with cost of living increases each year) for a Site Development
Application, and the Proponent covers all charges and costs related to the application, including
costs associated with arranging and holding a community consultation meeting related to the
proposed Telecommunication Tower.

.12


http://laws-lois.justice.gc.ca/eng/acts/c-15.31/FullText.html
http://laws-lois.justice.gc.ca/eng/acts/M-7.01/FullText.html
http://laws-lois.justice.gc.ca/eng/acts/M-7.01/FullText.html
http://laws-lois.justice.gc.ca/eng/acts/s-15.3/FullText.html

CITY OF VAUGHAN
EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 24, 2014

Iltem 23, CW Report No. 30 — Page 12

Through Staff Review, if the application merits the installation of additional landscaping to screen
a proposed telecommunication tower/radio equipment cabinet, this is done at the proponent’s
cost, and the Vaughan Planning Department secures these costs to ensure the installation of the
said landscaping is implemented through a standard Letter of Credit submitted by the landowner,
through the process identified in City of Vaughan By-law 123-2013 (Site Plan Control By-law).

For Proponents who wish to locate telecommunication towers on City-owned lands, the Legal
Services Department (Real Estate Division) has provided the following comments:

When a Proponent submits a request to lease City-owned lands, a $1,500.00 Administration Fee
is charged. The fee is used towards the commencement of the circulation process, which is
described as follows:

1. The Proponent makes an enquiry to the Legal Services Department (Real Estate
Division). The Proponent is to provide details of their selected location(s). Note:
The Real Estate Division does not maintain an inventory of potential City owned
sites. Each site is reviewed on a case-by-case basis.

2. The Proponent is asked if any other co-location sites are available.

3. An Application and Administration Fee of $1,500.00 is required from the
Proponent.

4. The request is circulated to internal City departments for comments based on the
location of the proposed telecommunication tower and the departments affected.
However, at a minimum the Real Estate Division circulates the request to the
Vaughan Planning, Public Works, Development/Transportation Engineering and
Engineering Services Departments. Typically, additional circulated departments
include Parks Development and Parks Operations.

5. Comments are reviewed and discussed with the Proponent.

6. If the Proponent can demonstrate that the concerns or comments can be
addressed, a report is prepared for consideration by Vaughan Council for the
proposed location only.

If Vaughan Council approves the request, the Proponent is required to enter into the standard site
plan application process as identified earlier (i.e. conduct a Pre-Application Consultation meeting
with the Planning Department and submit a Site Development Application).

Further, the Property Tax and Assessment Division has advised that there is an increase in
property taxes for lands maintaining telecommunication towers and/or antennas due to the
increase of the assessment value to the lands where the towers and/or antennas are installed.
The impact to the taxes varies depending on the size of the tower. Finally, the classification/tax
rate of the telecommunication towers and/or antennas will always fall into the Commercial tax
class, even if the tower is installed on Residential or Agricultural lands.

Recommendation #3

a) That the City of Vaughan encourage Health Canada to continue to dedicate
resources to the review of health effects associated with radiofrequency exposure
with the goal of determining whether existing standards, such as Safety Code 6,
are appropriate;
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b)

d)

e)

That the City of Vaughan requests the York Region Medical Officer of Health to
provide the City with regular reviews of current research and updates, at least
annually;

That the City of Vaughan requests that Public Health Ontario conduct
radiofrequency measurement studies (similar to the Al Palladini study), at regular
intervals, at various sites within the City, and report to Council;

That the City of Vaughan’'s Wireless Antenna Siting Protocol shall be drafted
requiring Proponents to provide a written attestation that the proposed facilities
will comply with Health Canada’s Safety Code 6 on a cumulative and ongoing
basis; and,

That members of the public be referred to Industry Canada if seeking
radiofrequency measurement information for existing wireless antenna facilities.

Staff Response to Recommendation #3

a)

b)

c)

d)

The Vaughan Planning Department agrees with Recommendation #3a) and will include in
the report for the new Protocol to be forwarded to a future Committee of the Whole
(Working Session) meeting for consideration, a draft letter and a Vaughan Council
resolution that Vaughan Council may forward to Health Canada respecting
Recommendation #3a).

The Vaughan Planning Department agrees with Recommendation #3b) and will formally
request the York Region Medical Officer of Health to provide the City with regular reviews
of research and updates on an annual basis, and will report to the Committee of the
Whole when Vaughan Planning Department receives any updates.

The Vaughan Planning Department agrees with Recommendation #3c), and will formally
request through a Vaughan Council resolution at a future Committee of the Whole
(Working Session) when the draft Protocol is considered that Public Health Ontario
conduct radiofrequency measurement studies (similar to the Al Palladini study) at regular
intervals and at various sites throughout the City of Vaughan. Should Public Health
Ontario agree to undertaking regular radio frequency measurement studies, the Planning
Department will work with Public Health Ontario to establish criteria for selecting future
sites for testing.

Health Canada has established guidelines for exposure to radio frequency fields in its
Safety Code 6 publication, entitled: Limits of Human Exposure to Radiofrequency
Electromagnetic Fields in the Frequency Range from 3 kHz to 300 GHz. While Health
Canada is responsible for developing Safety Code 6, Industry Canada has adopted this
guideline for the purpose of protecting the general public. Through Industry Canada’s
CPC-2-0-03, all Proponents and Operators of Installations are responsible to ensure that
all radiocommunication and broadcasting installations comply with Safety Code 6 at all
times, including the consideration of combined effects of nearby installations within the
local radio environment. Finally, Industry Canada considers compliance with Safety Code
6 to be an ongoing obligation, and, at any time, can require a demonstrated compliance
with Safety Code 6 from Proponents and operators of existing antenna systems.

While understanding the jurisdictional issues associated with federally regulated

enterprises as discussed earlier, the Vaughan Planning Department agrees with
Recommendation #3d). Industry Canada already requires Proponents to retain copies of
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e)

all information related to Safety Code 6 compliance, and therefore, it will not be difficult
for Proponents to provide the information to the City of Vaughan, including a written
attestation that the proposed facilities will comply with Health Canada’s Safety Code 6 on
a cumulative and ongoing basis.

The Vaughan Planning Department agrees with Recommendation #3e), and will refer all
inquiries from members of the public to Industry Canada. Furthermore, contact
information for Industry Canada and links to Industry Canada’s website are currently
available on the Vaughan Planning Department’s website.

Recommendation #4: That the City encourages Proponents to voluntarily select sites in

the following order:

a) Sites co-located on existing structures at least 200 metres from any residential
area;

b) Where co-location is not possible, a new tower located 200 metres away from
residential areas in:

i Employment areas and rail facilities;

ii. Other non-residential areas;

iii. Natural areas and open space, subject to certain criteria;

iv. Other publicly-owned properties;

V. Regional and District parks;

Vi. Towers should not be located at prominent vista wherever possible;

In each instance, the Proponent is encouraged to seek City-owned properties and
facilities; and,

c) Where it is not possible to locate outside 200 metres from any residential area, and
there is limited site availability, co-location may be encouraged at the time of pre-
application consultation.

Background

Significant discussion of the Task Force regarding site-selection revolved around the desire and
importance of co-locating on existing telecommunication towers and other existing infrastructure
(hydro towers, water towers, street furniture, etc., to be discussed further in Recommendation
#6). To ensure existing telecommunication towers are considered for co-location opportunities,
the Task Force specifically recommended a preference for co-locating on telecommunication
towers, rather than constructing a new tower.

This Recommendation by the Task Force also complies with Industry Canada’s CPC-2-0-03.
Section 3 of CPC-2-0-03 states the following, in part:

Before building a new antenna-supporting structure, Industry Canada requires that
proponents first explore the following options:

o consider sharing an existing antenna system, modifying or replacing a structure if
necessary;
o locate, analyze and attempt to use any feasible existing infrastructure such as

rooftops, water towers, etc.

Proponents are not normally expected to build new antenna-supporting structures where
it is feasible to locate their antenna on an existing structure, unless a new structure is
preferred by land-use authorities.
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Staff Response to Recommendation #4

The Vaughan Planning Department agrees with Recommendation #4; however, it is
recommended that Recommendation #4 a) be reworded as follows:

“Sites co-located on existing telecommunication towers located at least 200 metres from
any residential area”

Staff recommends the change to Recommendation #4 a) to ensure future Proponents are aware
of the desire of the Task Force to co-locate new facilities on existing telecommunication towers,
as the primary site-selection criteria rather than co-locating on existing municipal/regional
infrastructure.

Further, the Vaughan Planning Department discussed Recommendation #4 b) with the Parks
Development Department, who provided the following comments in response to this
recommendation:

“The Task Force identifies natural areas and open spaces as preferred locations before
consideration of other publicly owned properties. Although the siting of
telecommunication towers within natural areas can provide opportunities for appropriate
setbacks and buffering from residential properties, placement within these areas can
impact the use and enjoyment of natural areas from a visual perspective, and for those
seeking active and passive nature experiences. It is suggested that natural areas be
moved to lower priority on the site selection list.”

While acknowledging the comments from the Parks Development Department, as stated above,
the Planning Department agrees with Recommendation #4, and is of the opinion that the site
selection criteria should remain as proposed by the Task Force. The Planning Department and
Vaughan Council have previously recommended approval and granted municipal concurrence for
telecommunication towers to be located in natural areas/open spaces, as locating
telecommunication towers in natural areas/open spaces provides a potentially appropriate
location for a tower that is setback away from a residential area.

Recommendation #5: Where the Proponent is unable to comply with the City’s siting
preferences, the application to consult must include a justification explaining the rationale
for the Proponent’s siting decision.

Staff Response to Recommendation #5

The Vaughan Planning Department agrees with Recommendation #5. To implement this
recommendation within the City’s current review process, the current Pre-Application
Consultation form will be amended to include a requirement for further justification if the
Proponent is unable to comply with the City’s siting preferences. Further, it is recommended that
the requirement for a justification report for a telecommunication tower be included in the City's
new Protocol, to ensure all Proponents are aware of the requirement to provide further
justification if they are unable to comply with the City’s siting preferences. Finally, an addendum
to the Site Development Application form will be required to outline the requirement for further
justification, if Vaughan Council approves Recommendation #5.

Recommendation #6: That Proponents of telecommunication/antenna facilities be
strongly encouraged to utilize existing tower facilities in all instances, except visually
sensitive lands, in order to reduce further visual intrusions in these areas. In areas of
limited site availability where towers will be located in close proximity to each other, co-
location may be encouraged at the time of Pre-Application Consultation.
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Staff Response to Recommendation #6

As mentioned in the background of Recommendation #4, much of the discussion of the Task
Force regarding site-selection was about the importance of co-locating services on existing
telecommunication towers, and other existing infrastructure in visually sensitive areas. In order to
reduce the proliferation of new towers and to comply with Industry Canada’'s CPC-2-0-03, the
Vaughan Planning Department supports Recommendation #6 and will work with the Proponent to
encourage the site-selection criteria and the City’s desire to co-locate on existing towers and
infrastructure.

Recommendation #7: That where co-location is appropriate, Proponents be required to
submit a Co-location Invitation Form, or similar evidence that the Industry has been
consulted with respect to co-location opportunities.

Background

With respect to the recommendation of the Task Force for Proponents to explore co-location
opportunities, currently the Vaughan Planning Department requires the Proponent to consult with
other licensed carriers at the time of Pre-Application Consultation, in order to determine the need
for any future co-location opportunities. If a co-location opportunity is secured prior to City of
Vaughan Council granting municipal concurrence on a proposed telecommunication tower, the
Vaughan Planning Department will work with the Proponent to achieve the best possible design
of the proposed tower.

Staff Response to Recommendation #7

The Vaughan Planning Department agrees with Recommendation #7. To implement this
recommendation within the City’s current review process, the Vaughan Planning Department will
prepare a formal Co-location Invitation Form, and include a draft document in the report to the
future Committee of the Whole (Working Session) for review and approval. If the formal Co-
location Invitation Form is approved, the current Pre-Application Consultation form will be
amended to include a requirement for the Form to be used by the Proponent for all future
telecommunication tower proposals. Further, this process will be included in the City's new
Protocol, to ensure all Proponents are aware of this requirement. Finally, an addendum to the
Site Development Application form will be required to outline the requirement for the use of a Co-
location Invitation Form.

Recommendation #8: That Proponents be required, where feasible and appropriate, to
size leased areas to accommodate future expansion and co-location when leasing tower
facilities.

Staff Response to Recommendation #8

The Vaughan Planning Department agrees with Recommendation #8, as it will assist the ability
for licensed telecommunication companies to co-locate upon existing towers. Should Vaughan
Council approve this recommendation, this requirement will be included in the new Protocol. Staff
will also ensure that this recommendation only applies where co-location is an appropriate
measure and where it will not impact visually sensitive areas, as defined in the Task Force
Findings Report.

However, co-location on an existing tower requires additional at-grade infrastructure, in the form

of radio equipment cabinets, to be added to the leased area. To ensure any potential visual
impact is mitigated from the larger leased areas and the necessary at-grade infrastructure, the
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larger leased areas may need to accommodate additional landscaping for screening. This issue
will be explored and formalized within the future Urban Design Guidelines related to
Telecommunication Towers (the Urban Design Guidelines will be discussed later, in
Recommendation #17).

Recommendation #9: That Council pass a resolution encouraging Hydro One to allow co-
utilization of its infrastructure.

Background

The Task Force considered the co-utilization of Hydro One’s high-tension towers for the location
of future telecommunication antennas. Currently, Hydro One prohibits the use of their structures
for the location of telecommunication antennas, however, the Task Force was of the opinion it
would be advantageous to locate antennas on Hydro One’s existing infrastructure, due to the
impact said infrastructure already exhibits on the landscape.

Staff Response to Recommendation #9

The Vaughan Planning Department agrees with Recommendation #9. Co-utilizing existing Hydro
One infrastructure will reduce visual impact due to the reduction of the requirement for new
telecommunication towers.

If Vaughan Council approves Recommendation #9, the Vaughan Planning Department will
include in the report for the new Protocol, to be forwarded to a future Committee of the Whole
(Working Session) meeting for consideration, a draft letter and a Vaughan Council resolution that
will be forwarded to Hydro One formally requesting the co-utilization of its infrastructure.

Recommendation #10: That co-utilization of facilities and infrastructure such as utility
poles, street lights and other vertical real estate be encouraged in place of a new
structure.

Staff Response to Recommendation #10

Any co-utilization of facilities and infrastructure on Regional Roads will necessitate an agreement
with York Region. On April 23, 2009, York Region Council adopted Industry Canada’s Protocol
(CPC-2-0-03) outright to reduce redundancies and permit a more efficient and consistent
approach for regulating telecommunication facilities, while providing an opportunity for local
municipalities to determine individual procedures and protocols. Therefore, York Region has
adopted Industry Canada’s CPC-2-0-03, and operates under a similar mandate of supporting co-
location of existing telecommunication towers and co-utilization of existing Regional facilities and
infrastructure.

Regarding co-utilization of City of Vaughan facilities and infrastructure (including street light
poles), the Planning Department met with the Building and Facilities, and Engineering Services
Departments to discuss this matter.

The Building and Facilities and Engineering Services Departments have no fundamental issues
with co-utilizing on existing City of Vaughan facilities (including City of Vaughan buildings and
community centres) and infrastructure (including the replacement of existing street light poles for
poles that include lighting and wireless antennas), and support the use of existing City of
Vaughan facilities and infrastructure, where appropriate.

The Vaughan Planning Department supports Recommendation #10 and recommends that a
formal process be implemented for co-utilizing existing City of Vaughan facilities and
infrastructure. The Vaughan Planning Department will work with the Building and Facilities,
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Engineering Services, and Legal Services (Real Estate Division) Departments to formalize a
process, which will be discussed in the report for the new Protocol, to be forwarded to a future
Committee of the Whole (Working Session) meeting.

Recommendation #11: That the visual impact of radio equipment cabinets visible from
public rights of way be mitigated.

Staff Response to Recommendation #11

The Vaughan Planning Department agrees with Recommendation #11. As discussed in
Recommendation #8, Urban Design Guidelines related to Telecommunication Towers will be
created, which will discuss the appropriate landscaping technigues to mitigate the visual impacts
associated with radio equipment cabinets. Further, as discussed in Recommendation #2, the
Vaughan Planning Department secures the costs to ensure the installation of landscape work by
the Proponent through a standard Letter of Credit and inspects the landscaping after installation
to ensure the landscaping was installed to City approved standards, prior to the release of the
Letter of Credit.

Recommendation #12: That City staff be directed to consult with Telecommunication
Facility Proponents and report back to Council on opportunities to promote unobtrusive
siting using the site plan process for new mid-rise and high-rise developments and the
Block Plan process.

Background

The Task Force held several discussions regarding the ability to properly plan for the location of
future telecommunication towers to ensure the least obtrusive locations are chosen, which
resulted in two resolutions being agreed upon by the Task Force. One, that existing and planned
mid and high-rise developments be used as unobtrusive locations for new antenna systems, and
secondly, that the Block Plan process be used to establish appropriate sites in new communities
for the location of telecommunication towers, if required.

Staff Response to Recommendation #12

The Vaughan Planning Department generally supports Recommendation #12. To implement the
recommendation, the Planning Department will be meeting with representatives from the
telecommunications industry on an annual basis, to discuss plans for required service
improvements and new telecommunication tower proposals. Recently, both Bell and Rogers
representatives have agreed to meet more frequently with the Planning Department, and to
participate in future Official Plan, Secondary Plan, and Block Plan reviews as stakeholders in the
process. As well, the Urban Design Guidelines will discuss opportunities to promote unobtrusive
siting of new antennas on existing and planned mid and high-rise developments. Planning Staff
does not believe it is necessary to report back to Vaughan Council, as Council will be given the
opportunity to review and approve the Urban Design Guidelines associated with
telecommunication towers, expected to be prepared in the 1* Quarter of 2015.

Further, the Vaughan Planning Department will review the opportunity to appropriately site new
telecommunication towers through the approval process for future Official Plan reviews,
Secondary Plans for new communities, and Block Plans. This will ensure that the
telecommunications industry has an opportunity to work with City Staff to ensure appropriate
locations for new telecommunication infrastructure are appropriately considered and planned in
these areas.
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Recommendation #13: That the City of Vaughan Protocol incorporate the following

exemptions:

a)

b)

c)

Industry Canada Exemptions from the Requirement to Consult with the City:

The maintenance of existing telecommunications apparatus including the
antenna system, transmission line, mast, or other antenna-supporting
structure or maintenance of an antenna system's painting or lighting in order
to comply with Transport Canada's requirements;

Addition or modification of an antenna system (including improving the
structural integrity of its integral mast to facilitate sharing), the transmission
line, antenna-supporting structure or other radio apparatus to existing
infrastructure, a building, water tower, etc. provided the addition or
modification does not result in an overall height increase above the existing
structure of 25% of the original structure's;

Installation, for a limited duration (typically not more than 3 months), of an
antenna system that is used for a special event, or one that is used to support
local, provincial, territorial or national emergency operations during the
emergency, and is removed within 3 months after the emergency or special
event;

New antenna systems, including masts, towers or other antenna-supporting
structure, with a height less than 15 metres above ground level;

Vaughan Specific Exemptions from the Requirement to Consult with the City and
the Public:

New telecommunications facilities located a minimum of 200 metres within
employment/industrial lands;

Amateur radio telecommunications towers, provided they are for personal use
only, set back from the respective yards in accordance with the applicable
zoning by-law and that the antenna is less than 15 metres in height.

Vaughan Specific Exemptions from the Requirement to Consult with Council
and/or the Public In Accordance With the Chart Below:

Schedule 1: Telecommunication application review process; modified review procedures
to encourage Proponents to voluntarily select sites away from residential areas
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Area "A”: Exempted from Municipal Review Process (Notification Only)

Area “B™: Staff Review and Approval (No Council Approval)

Area “C": Staff Review and Council Approval

Area "D": If Co-Located, Council Approval Not Required; If Single Carrier, Council Approval Required
Area "E™: Full Consultation Process

Explanatory Notes for Schedule 1:

a)

With respect to proposals meeting the requirements of Area“A”, as per Schedule 1
above, proposals with a height of less than 15 metres are exempted from the
municipal application review process. However, the submission of a notification to
inform the City of a new installation is requested;

b) With respect to proposals meeting the requirements of Area “B”, as per Schedule 1

c)

above, proposals are recommended to be exempt from Vaughan Council approval
and public notification. Applications would be reviewed and granted
concurrence/non-concurrence by City staff if:

a telecommunication tower is between 15 and 30 metres in height, and is
located at a distance between 200 and 300 metres from residential areas; or

ii. a telecommunication tower height is equal to or higher than 15 metres and is

installed farther than 300 metres from residential areas;

With respect to proposals meeting the requirements of Area“C”, as per Schedule 1
above, applications would be reviewed and processed by City staff and approved
by City of Vaughan Council. These proposals are exempted from full consultation
if:

i. a telecommunication tower is equal to or higher than 15 metres in height and
below 30 metres, and is located at a distance between 150 and 200 metres
from residential areas; or

ii. a telecommunication tower is equal to or higher than 30 metres in height, and
is located at a distance between 200 and 250 metres from residential areas; or

iii. a telecommunication tower is equal to or higher than 35 metres in height, and
is located at a distance between 250 and 300 metres from residential areas;

d) With respect to proposals meeting the requirements of Area ”D”, as per Schedule 1

above, if a telecommunication tower is between 30 and 35 metres in height, located
at a distance between 250 and 300 metres from residential areas, and is occupied
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by a single carrier, then the review process for Area “C” would apply. If the tower
installation is co-located on an existing tower, the review process for Area “B”
would apply;

e) With respect to proposals meeting the requirements of Area"E”, as per Schedule 1
above, if a telecommunication tower has a height of 15 metres or greater and is
located within 150 metres from residential areas, or if a telecommunication tower
has a height of 30 metres or greater and is located at a distance between 150 and
200 metres from residential areas, then a full consultation process would apply;

f) This schedule should be reviewed by Staff in two years to reflect the industry’s
new information, technology and standards;

g) This section is not meant to apply if a facility is proposed within a Heritage
Conservation District, as they shall be subject to a full consultation process.

Background

CPC-2-0-03 is the Radiocommunication and Broadcasting Antenna Systems document prepared
by Industry Canada. It sets out the process that must be followed by Proponents seeking to install
or modify antenna systems, and includes a section on Exclusions (Section 6, CPC-2-0-03), which
dictates areas where Proponents are excluded from the requirement to consult with the local
land-use authority (City of Vaughan) and the public. The Exclusions are noted above in
Recommendation #13a). As discussed earlier, Industry Canada posted proposed updates (see
Recommendation #1) to the existing CPC-2-0-03 in order to improve transparency and to address
concerns that local residents and municipalities across Canada have expressed about antenna
siting. The proposed updates, if approved by the Federal government and implemented, will
impact Section 6 - Exclusions, specifically by removing the Exclusion right for telecommunication
towers proposed to be under 15 m in height.

Staff Response to Recommendation #13

a) While the Vaughan Planning Department agrees in principle with Recommendation #13a) as
discussed in the Background section above, Industry Canada’s Exclusions may be amended
in the future, depending on the passing of new legislation based on the proposed updates to
Section 6 within Industry Canada’'s CPC-2-0-03. If the proposed updates have taken effect
prior to the adoption of the City’s new Protocol, the Planning Department will incorporate the
proposed updates in the new Protocol. If the proposed updates take effect after the adoption
of the new Protocol, the Protocol will be subsequently amended to incorporate the updates to
Section 6 of Industry Canada’s CPC-2-0-03.

b) The Vaughan Planning Department agrees in principle with Recommendation #13b);
however, to clarify the intent of this recommendation it should be reworded as follows:

“New telecommunication facilities located a minimum of 200 m away from residential
zones, within lands zoned for employment and/or industrial uses”.

Further, as municipal Zoning By-laws do not apply to Federally regulated undertakings (including
Telecommunication Towers/Antennas), the reference to Zoning By-laws should be removed from
Recommendation #13b) ii). Therefore, the recommendation should read as follows:
“Amateur radio telecommunication towers provided they are for personal use only
and less than 15 m in height”.
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To note, amateur towers less than 15 m in height would currently be exempt by Industry
Canada’'s CPC-2-0-03. However, the Vaughan Planning Department recommends that urban
design guidelines be incorporated into the protocol to minimize the impact of these antennas on
adjacent property owners, particularly in a residential context.

c)

Vaughan Planning staff agree in principle with Recommendation #13c). However, as stated
above, the potential updates to Industry Canada’s CPC-2-0-03 may impact this
recommendation. Specifically, the exemption for proposed towers under 15 m in height will
need to be removed from Recommendation #13c) (i.e. Area “A”) if the proposed updates to
Industry Canada’s CPC-2-0-03 are implemented. Therefore, if the proposed updates have
taken effect prior to the adoption of the a revised chart for the Protocol, the Planning
Department will incorporate the proposed updates in a revised chart for the Protocol. If the
proposed updates take effect after the adoption of the new Protocol, the Protocol will be
amended to incorporate the updates to Section 6 of Industry Canada’s CPC-2-0-03.

Further, the Vaughan Planning Department agrees with the proposed 2 year mandated review of
the chart stated in Recommendation #13c) f), however, the recommendation should be updated
to also include periodic changes and updates from Industry Canada that would affect the
proposed chart in Recommendation #13c).

Recommendation #14: That the City of Vaughan strongly encourage the following in the

City’s forthcoming protocol:

a)

b)

d)

e)

The Proponent should follow the same guidelines as described in Part D (Urban
Design — see Attachment #1) Section 1 of this report and should consider the
additional guidelines described in this Section;

Telecommunication facilities shall not be installed in locations that would interfere
with the City’'s wireless communication/security systems; Telecommunication
providers are to conduct preliminary radio frequency study report(s) confirming
that the intended wireless services will not interfere with any of the City’s wireless
services. City staff should provide technical information regarding the City’'s
wireless systems when required;

Telecommunication providers are required to provide technical specifications of all
radio equipment to be used on the premises. Providers are required to supply
updated technical information when installing additional antennas/wireless
services on an existing tower. Providers are also required to work with City staff to
mitigate any interference caused by their systems, including the removal of
devices causing interference to the City’s wireless services if required;

Telecommunication facility proposals for City-owned lands should avoid the use of
local parks in residential areas. However, when no other suitable option can be
found, proposing the use of local parks in residential areas for telecommunication
facilities will be considered. As part of the evaluation process, Proponents shall
demonstrate other potential locations are not suitable as detailed in Part C Section
1 of this report. These evaluations shall be provided to the Development Planning
Department for review;

Telecommunication providers shall enter into a license agreement with the City
that specifies the terms and conditions of the provider's occupancy of City
property, including but not limited to length of term, rent payable, insurance
requirements, indemnity, co-locates, site location and access, design of facility,
letter of credit;

...123



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 24, 2014

Iltem 23, CW Report No. 30 — Page 23

f)

9)

h)

Occupancy agreements with providers should facilitate the removal or relocation
of a tower at no cost to the City, if necessary, in light of redevelopment of the City
site;

Telecommunication providers shall consult with the City to provide the most
suitable location on the identified City owned site that takes into account planned
development or redevelopment on the site, and so as to cause the least visual
disturbance;

Providers should be encouraged to design tower facilities in accordance with
urban design guidelines referenced in Part D Section 1.

Background

The Task Force held many discussions on the use of City-owned lands and/or facilities for
locating telecommunication towers and antennas. The Task Force eventually resolved and
agreed that Proponents be encouraged to consider the use of City-owned lands and/or facilities
where feasible, for the siting of telecommunication towers and antennas.

Staff Response to Recommenation#14

a)

b)

c)

d)

The Vaughan Planning Department agrees with Recommendation #14 a), as the Urban
Design Guidelines will form an important part of the new Protocol and will ensure that
appropriate design measures are taken when planning new telecommunication towers.

Vaughan Planning staff discussed Recommendation #14 b) with staff from the Building
and Facilities, Engineering Services and Fire and Rescue Departments. As mentioned
earlier, staff from the Building and Facilities and Engineering Services Departments have
no fundamental issues with co-utilizing upon existing City of Vaughan lands and facilities
(including City buildings and community centres) and infrastructure including on street
light poles, and support the use of existing City of Vaughan lands, facilities and
infrastructure, where appropriate. The Vaughan Fire and Rescue Department provided
the following comments in response to Recommendation #14 b):

“Staff's main concern is that all fire stations rely on wireless cell phones and radio
frequency for emergency natification. Where public safety is involved, staff cannot
take a chance that interference may take place with the alerting systems.”

Keeping the concerns noted by Fire and Rescue in mind, Vaughan Planning staff agree
with Recommendation #14 b), and further recommend that telecommunication towers
and/or antennas not be considered on any Fire Station sites and related facilities.

For reasons stated above, the Vaughan Planning Department agrees with
Recommendation #14 c). Further, for any technical information provided, if City staff do
not have the expertise to review said information, the technical information shall be peer
reviewed at the cost of the Proponent.

The Vaughan Parks Development Department provided the following comments
respecting Recommendation #14 d):

Recommendation #14 d) identifies the use of local parks in residential areas when no

other suitable option can be found. Opportunities to use local parks for the placement of
telecommunication towers may be significantly limiting because of the proximity of a park
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to residential properties and due to the impact of large tower facilities on small parks. The
siting criteria found in Recommendation #4 identifies the use of the Regional and District
Parks for locating new telecommunication towers. While typically not ideal, these may be
considered when no other suitable option can be found.

The Vaughan Planning Department supports Recommendation #14 d).

e)

f)

9)

h)

The Vaughan Planning Department discussed Recommendation #14 e) with the
Vaughan Legal Services (Real Estate Division) and Property Tax and Assessment
Departments. The Legal Services Department (Real Estate Division) provided the
following comments:

The City of Vaughan currently has four telecommunication towers on City-owned
lands, which were all executed under Lease Agreements not License Agreements.
For all four towers on City-owned lands, the City has not previously requested
Letters of Credit. Once a Lease Agreement has been finalized for City-owned lands
and/or facilities, Legal Services (Real Estate) forwards a copy of the Lease
Agreement to Property Tax & Assessment for notification and preparation of the
tenant’s portion of the property taxes.

The Property Tax and Assessment Department provided the following comments
respecting Recommendation #14 e):

The Lease Agreement should include a standard clause which describes that taxes
are payable by the tenant as applicable. Once Lease Agreements, with respect to
City-owned lands and/or facilities are finalized, a copy of said agreement is
forwarded to the attention of the Manager, Property Tax and Assessment. Thereby
allowing Property Tax and Assessment to correctly assess the taxable nature of
the property. Further, there is an increase in property taxes for lands maintaining
telecommunication towers and/or antennas due to the increase of the assessment
value to the lands where the towers and/or antennas are installed. The impact to
the taxes varies depending on the size of the tower. Finally, the classification/tax
rate of the telecommunication towers and/or antennas will always fall into the
Commercial tax class, even if the tower is installed on Residential or Agricultural
lands.

Given the information above, the Vaughan Planning Department supports
Recommendation #14 e), as amended to reflect a Lease Agreement and not a Licence
Agreement, and that a Letter of Credit is not required given the provisions that can be
included in the lease agreement.

The Vaughan Planning Department agrees with Recommendation #14 f), and consulted
with the Legal Services Department (Real Estate Division) to confirm that future
Lease/Occupancy Agreements will include a clause that permits the removal or relocation
of a tower at no cost to the City of Vaughan, if this recommendation is approved by
Vaughan Council.

The Vaughan Planning Department agrees with Recommendation #14 g), and confirmed
with the Legal Services Department (Real Estate Division) that this process is currently in
place and conducted when an application is submitted for a proposed telecommunication
tower on City-owned lands.

Recommendation #14 h) is redundant, as it reflects the same sentiment as
Recommendation #14 a).
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Recommendation #15: That design be harmonized with the surrounding environment.
Surrounding structures and the natural environment should be considered in the design
and telecommunication facilities should minimize the visual impact.

Recommendation #16: That public art and street furniture be considered in the design of
facility siting in areas that are visually sensitive.

Recommendation #17: That City staff develop Urban Design Guidelines, in consultation
with Industry representatives, which incorporate Recommendations #15 and #16.

Recommendation #18: When designing rooftop antenna installations and antennas on
other structures, Proponents are requested to conform with the Urban Design Guidelines.

Background

The Task Force held extensive discussions regarding the importance of design as it relates to
Telecommunication Towers. The Task Force resolved that Telecommunication Towers are an
important component of urban infrastructure, and that the installation of new Telecommunication
Towers should not compromise the character of quality of urban and rural areas within the City of
Vaughan. Specifically, the Task Force resolved that the design of Telecommunication Towers
should strive to minimize the negative visual impact of this important infrastructure, which led to
Recommendations #15, #16, #17, and #18.

Staff Response to Recommendations #15, #16, #17 and #18

The Vaughan Planning Department agrees with Recommendations #15, #16, #17 and #18, as
Urban Design Guidelines will clearly communicate the City of Vaughan's urban design
expectations for proposed Telecommunication Towers. Therefore, Proponents can plan
accordingly, prior to submitting applications to the Vaughan Planning Department. Further, staff
agree with the specific design requirements mentioned in the recommendations.

The Vaughan Planning Department will work with telecommunication Industry representatives
and affected stakeholders to draft Urban Design Guidelines that reflect the resolutions and
recommendations maintained in the Task Force Findings Report. These draft Guidelines will
likely be available in the 1% quarter of 2015. Once approved, the guidelines will be included in the
future city-wide Urban Design Guidelines.

Prior to the Design Guidelines being developed and approved, the Vaughan Planning Department
will work with all Proponents to ensure a high standard of design is achieved, as recommended
by the Task Force.

Recommendation #19: That the City of Vaughan require the following as part of their
Complete Application Requirements within the City’s future protocol:

a) Any proposals for non-exempted telecommunications facilities will require the
submission of a completed application form, fee, and five sets and one electronic set
of the required materials to the City;

b) At the time of submission of their application, Telecommunications Facility
Proponents shall append a justification report, which will chronicle the network
requirements in the context of the Protocol for the proposed new telecommunications
facility. The report shall include the following information to support the application:

i.  Written description of the engineering rationale for the proposed tower
installation;
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ii. Technical coverage and/or capacity plots (mapping) showing current
compromised network state, and desired end state;

iii. Written description of the geographical area to be serviced by the proposed
tower installation;

iv. Address and written description of the tower site being proposed;

v. Survey plan showing the layout of the proposed structure and ancillary
equipment;

vi. Brief description of type of tower structure being proposed;

vii. Identification of any and all existing infrastructure(s) within the required
coverage/capacity area. Its assessed suitability for co-location and reason(s)
for disqualification;

viii. Notes from pre-consultation meeting/s;

iX. Where the proposal does not meet a preference expressed in the protocol and
explanation.

. The justification report shall be appended to the Council Report written by Staff to
accompany the application for final decision.

. Survey plans shall be prepared to appropriate metric scale showing:

o] The location of existing lot lines, buildings and structures, and setbacks from
those from the proposed facility;

o] Setbacks from the nearest building used for low rise residential land use,
measured from the nearest point of the building, structure, or feature, if
applicable;

o] Measurement of the subject lot to sensitive lands, if applicable;

o] Existing and proposed landscaping;

o] Key Plan showing the structure type, colours, height, and materials proposed
to be used for all structural elements;

o] Proposed access to the facility, including any motor vehicle parking spaces,
if applicable.

City staff shall identify the final submission requirements through the pre-consultation
process, including any additional items that may be required.

Background

With the assistance of the Vaughan Planning Department, the Task Force reviewed the current
Site Development Application submission requirements for Telecommunication Towers. The Task
Force identified some additional submission requirements, including a modified justification report
that is to be appended to the final technical report prepared by the Vaughan Planning
Department. It is noted that a justification report is currently required with the submission of a Site
Development Application for a Telecommunication Tower.

Staff Response to Recommendation #19
The Vaughan Planning Department supports Recommendation #19, subject to the following:

a) The Vaughan Planning Department agrees that any proposal for a non-exempted
telecommunication facility will require the submission of a completed site plan application
form, required fee, and a required humber of materials (plans, drawings, reports, etc.) for
review. However, five sets of the required materials for review is insufficient. The current
Pre-Application Consultation form, as shown on Attachment #4, is used to determine the
required number of submission documents to form a complete application and 25 copies
of a proposed site plan/survey plan is typically requested. Therefore, the
recommendation should be amended as follows:
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“Any proposals for non-exempted telecommunications facilities will require the
submission of a complete application to be determined by the Vaughan Planning
Department through the Pre-Application Consultation process.”

b) The Vaughan Planning Department agrees with the recommendation to include a
justification report prepared by the Proponent and agrees with the recommendation
contained within the Task Force Findings Report. However, it is recommended that a
coloured photo rendering of the proposed telecommunication tower within the context of
the surrounding area, from a minimum of two angles as determined by the Vaughan
Planning Department, be included in the justification report. A coloured photo rendering
provides a more complete understanding of the proposed telecommunication tower and
is very helpful from a review perspective.

Recommendation #20: That wireless carriers should be encouraged to engage with the
City of Vaughan's Development Planning Department biannually in order to review
upcoming City-wide network site requirements before commencing site acquisition
activities.

Staff Response to Recommendation #20

The Vaughan Planning Department agrees with Recommendation #20, as it allows staff to work
with the telecommunication industry to properly plan the location of telecommunication towers,
and further identify areas where co-location of telecommunication towers can and should occur.
This will help to reduce the overall number of telecommunication towers in the City of Vaughan.
The Vaughan Planning Department will arrange meetings with other pertinent City departments,
including Building and Facilities, Engineering Services, Legal Services (including the Real Estate
Division), and Parks Development, where appropriate.

The Vaughan Planning Department expects that an annual meeting rather than biannual will be
conducted and is appropriate, as telecommunication industry representatives have advised that
telecommunication providers plan for new telecommunication towers and related infrastructure on
an annual basis. However, in recent meetings with Bell and Rogers, they have both expressed
that they would like to meet regularly throughout the year with the Planning Department to
discuss future tower/antenna locations, and to participate as stakeholders in the Secondary Plan
and Block Plan reviews for new communities and development areas. The new Protocol should
at a minimum include one annual meeting.

Recommendation #21: As a courtesy, Proponents notify the City of Vaughan when siting
telecommunication facilities that are exempt.

Staff Response to Recommendation #21

The Vaughan Planning Department supports Recommendation #21 although this cannot be
mandated and enforced as the current Industry Canada CPC-2-0-03 exempts a Proponent, who
proposes a telecommunication tower under 15 m in height, from the requirement to consult with
the local land-use authority. However, Planning staff will add this to the new Protocol.

In addition, as stated in Recommendation #1, the updates to Industry Canada’s CPC-2-0-03
propose to remove the exemption for telecommunication towers under 15 m in height and will
require consultation on all new telecommunication towers, regardless of height, which may then
make this recommendation redundant.

Recommendation #22: That the City of Vaughan’s Development Planning Department host
pre-consultation meetings with Proponents at the time a Telecommunications Facility
Proponent begins its site search and again when the Proponent is preparing its
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application to consult. Based on the models of other protocols, it is suggested that
requests for a formal consultation be made at least 7 working days prior to the pre-
consultation meeting by submitting the following information:

a) The location of the proposed telecommunications facility (including rooftop
antennas), including the address and location on the lot or structure;

b) Setbacks from the nearest residential zone; and,

c) A description of the proposed telecommunications facility, its objective, applicable
planning policies, search area and candidate sites if available, and, if applicable,
how the facility meets one of the exclusion criteria under Part B Section 3 of this
Findings Report.

Staff Response to Recommendation #22

The Vaughan Planning Department agrees with Recommendation #22. Pre-consultation is an
important part of the review process as it allows staff to provide feedback and comments prior to
the Proponent entering into a lease agreement with a private land-owner and prior to finalizing a
design objective and choice for the proposed telecommunication tower. After the preliminary
consultation period where City staff will provide input on the location and design of a proposed
telecommunication tower, Proponents will contact City staff to arrange a formal Pre-Application
Consultation meeting (current PAC form shown as Attachment #4), whereby staff will confirm
application submission requirements only. This recommendation ensures that staff are included in
the process of site selection and tower design, which is imperative to ensure that the objectives of
the new Protocol will be achieved.

Recommendation #23: That the Proponent shall organize and facilitate the process with
support from City staff, as required.

Background for Recommendations #23, #24, and #25

The Task Force discussed the value of public consultation at significant length, which is reflected
in the recommendations discussed below. Currently, the existing Vaughan Protocol requires that
for each application the Proponent shall give notice of a community meeting by regular mail to all
land-owners within a radius of 120 m, or three times the height of the proposed tower within
urban areas, and within 250 m in rural areas, and to ratepayers associations impacted by the
proposal, at least 20 days prior to the date of the community meeting. It further outlines the
required information to be included in notices, the responsibility for the Proponent to sponsor the
meeting, and required post-community meeting follow-up with City of Vaughan Council and staff.
Recommendations #23 to #25 expand on the current process, as discussed below.

Staff Response to Recommendation #23

The Vaughan Planning Department agrees with Recommendation #23, as it reflects the current
practice as identified in the in-effect Protocol for Establishing Telecommunication Tower/Antenna
Facilities within the City of Vaughan, which is operating efficiently and appropriately, and does not
need to be amended.

Recommendation #24: That a notification package be sent to affected landowners. In the
case of sensitive land uses, this may result in expanded notification.

Staff Response to Recommendation #24

...129



CITY OF VAUGHAN
EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 24, 2014

Iltem 23, CW Report No. 30 — Page 29

The Vaughan Planning Department agrees with Recommendation #24, for the reasons stated in
Recommendation #23. Further, the Vaughan Planning Department agrees with the requirement
for expanded notification as defined in the Task Force Findings Report, where a
telecommunication tower is proposed to be located on sensitive lands. This will allow a greater
deal of potentially affected residents to be notified and properly informed of a proposed
telecommunication tower. The City’s current Protocol does not contemplate or permit an
expanded notification area.

Recommendation #25: That the City will provide the Proponent with a list of landowners
within a radius of: the greater of 150 metres within urban areas; or 250 metres within rural
areas; or, three times of the height of the proposed facility. This distance shall be
measured outward from the furthest point of the facility’s supporting mechanism (i.e.
outermost building edge). All properties within this distance shall be included on the
mailing list;

The Proponent will be required to prepare and distribute the notification package a
minimum of 21 days prior to the public open house;

The mailed notice shall include the following items:

Address, location (including a key map), and time of the public open house;
Description of and rationale for the proposed facility;

The project’s status under the Canadian Environmental Assessment Act;
Reference to the City’'s Telecommunications Facilities Protocol;

Information on how to submit comments to the Proponent and the closing date for
submission of written public comments (which shall be not less than 30 days from
the receipt of notification);

The Proponent shall erect one notice sign along any lot line abutting a public street for
any telecommunications facility;

All notice signs shall be designed and erected on the lot so that they are clearly visible
and legible from all public streets abutting the subject lot;

Public Open House: A public open house shall be required for all non-exempted facilities,
and shall be open and accessible to all members of the public and local stakeholders;

The public open house will be convened and facilitated by the Proponent. The format of
the event is at the sole discretion of the Proponents;

The Proponent is responsible to inform all attendees on the applicant’s process and the
City’s responsibilities within the application process;

Newspaper Notice: the Proponent shall additionally place a Public Notice in the local print
media. Publication of this Public Notice shall be synchronized with the distribution of the
public notification package.

Staff Response to Recommendation #25

The Vaughan Planning Department discussed Recommendation #25 with the City Clerks
Department. This department is currently reviewing the matter of providing Proponents with a list
of landowners located in the predetermined radius from the proposed telecommunication tower
with a goal of finalizing an appropriate process, including determining the appropriate charge to
levy upon the Proponent, shortly. The Vaughan Planning Department will continue to work with
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the City Clerk’'s Department to ensure a finalized process to be addressed in the new draft
Protocol, for consideration at a future Committee of the Whole (Working Session) in Q1 2015.

The Vaughan Planning Department supports Recommendation #25 as it would ensure that
proper notification is provided to residents in the vicinity of a proposed telecommunication tower,
and stakeholders provided ample opportunity to voice their opinions, either by way of verbal
deputation at a public open house, or written correspondence.

However, to ensure that an appropriate location for a public open house is chosen by the
Proponent, Recommendation #25, should be amended to include the following:

“The Proponent shall choose a location for the Public Open House that is as close to the
proposed telecommunication tower as possible. If the Proponent is not able to secure a
location for the Public Open House within a maximum distance of 5 Km from the location
of the proposed telecommunication tower, the Proponent shall confirm the location of
the Public Open House with the Vaughan Planning Department.”

Recommendation #26: That the City of Vaughan provide the public, through the City’s
website, with easy access to the Industry Canada database of existing sites.

Staff Response to Recommendation #26

The Vaughan Planning Department agrees with Recommendation #26 and will provide a link
(http://sd.ic.gc.ca/pls/engdoc_anon/sldr_search.sldr_search input) to  Industry  Canada’s
“Environment Search of Spectrum Licences Technical Data” webpage on the Planning
Department website. Unfortunately, as this search page is not user-friendly, the Planning
Department will add a disclaimer to contact Industry Canada staff for further assistance. The
Planning Department has confirmed that the appropriate Frequency Range to search for a
telecommunications tower is 824 MHz to 1900 MHz. This information will be communicated on
the Planning Department webpage.

Recommendation #27: That an application will not be accepted if it does not completely
meet the submission requirements identified in the pre-consultation.

Background

The Planning and Conservation Land Statute Amendment Act (Bill 51), which received Royal
Assent on October 19, 2006, requires that a municipality amend their Official Plan in order to
identify the submission requirements for a complete application at the time of the application
submission. This Amendment also contains policies that require an applicant to consult with the
City of Vaughan prior to submitting an application for an Official Plan Amendment, Zoning By-law
Amendment, Draft Plan of Subdivision/Condominium, and/or Site Plan. The City of Vaughan
implemented Bill 51 through the adoption of OPA #705 and By-law 278-2009, and created the
formal Pre-Application Consultation process and document, as shown on Attachment #4. Bill 51
also implemented a new application timeline, whereby once an application is deemed “complete”
by a municipality, the municipality shall have a minimum timeframe to render a decision on the
development application (the timeframe varies based on the type of application).

Telecommunication towers are federally regulated and are not subject to Provincial Acts,
including the Planning Act. Therefore, the City of Vaughan is not able to formally proceed through
the Bill 51 Pre-Application Consultation process discussed above, which includes the ability to
deem an application “complete”, or “incomplete”, and to request the formal submission of further
information prior to deeming an application “complete”, which triggers the beginning of the
timeframe to render a decision on a development application. However, as stated in CPC-2-0-03,
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Industry Canada maintains an expectation that the formal consultation process for a
telecommunication tower proposal will be completed within 120 days from the date of application
submission. Therefore, the Vaughan Planning Department will only accept an application if it
meets the complete submission requirements identified in the Pre-Application Consultation
process.

Staff Response to Recommendation #27

Vaughan Planning Department agrees with Recommendation #27. As stated above, an
application for a telecommunication tower cannot be deemed “incomplete” to request further
documentation and is subject to a 120 day consultation process that begins upon application
submission. Therefore, it is prudent that the application only be accepted if it completely meets
the submission requirements outlined in the Pre-Application Consultation process, as discussed
in Recommendation #22.

Recommendation #28: That the City of Vaughan consider the date a complete application
was received as the official commencement of the consultation process. As such, the City
shall have 60 days to provide comments to the Proponent and 120 days to complete the
consultation process (from the date the site plan application is submitted).

Staff Response to Recommendation #28

Based on the background information provided for Recommendation #27, the Vaughan Planning
Department concurs with Recommendation #28. However, minor amendments to
Recommendation #28 are suggested as follows (changes shown in bold):

“That the City of Vaughan consider the date a complete application was received as the
official commencement of the site development application review process. As such,
the City shall have 60 days to provide comments to the Proponent on the first,
original submission, and 120 days to complete the consultation process (from the
date the complete site plan application is submitted).”

An application for a telecommunication tower is reviewed through the Site Development
application process. Therefore, Recommendation #28 should be amended to reference the Site
Development application review process, rather than the consultation process, which refers to the
entirety of the process, including pre-consultation and concluding consultation as discussed in
Industry Canada’s CPC-2-0-03. The site development application review process includes
reviewing the application, circulating the application to pertinent internal departments and external
public agencies, and formalizing a recommendation in the form of a technical report for
consideration and disposition by City of Vaughan Council, to obtain concurrence or non-
concurrence of the proposal.

It is also recommended that the time of 60 days commencing period be clarified to only apply to
the 1*/original submission made by the Proponent. It is not reasonable to expect a timeline of 60
days is sufficient in the event that multiple comments are provided by pertinent internal
departments and external review agencies requiring an additional resubmission(s).

As discussed through the background information for Recommendation #27, it is also important to
clarify that the Vaughan Planning Department will only accept an application that meets the
complete submission requirements identified in the Pre-Application Consultation process, to
ensure that staff can meet the 120-day timeline established by Industry Canada.
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Recommendation #29: If the City of Vaughan submits a request to the Proponent for
additional information prior to the City deeming the application complete and no additional
information is supplied within 60 days, the City shall advise Industry Canada of the
incomplete status of the application and request that Industry Canada not issue any
decision prior to the City issuing any comments.

Staff Response to Recommendation #29

The Vaughan Planning Department supports Recommendation #29, as it ensures that the
Proponent must conduct the consultation process in good faith with the City of Vaughan, and that
should a Proponent refuse to submit a complete application as required, the Vaughan Planning
Department shall notify Industry Canada. In that case, it would be unlikely that Industry Canada
would grant approval for a telecommunication tower.

Recommendation #30: The City of Vaughan Protocol shall include a dispute resolution
section containing the foregoing elements.

Background

As stated in the Task Force Findings Report, Industry Canada’s “Guide to Assist Land-Use
Authorities (LUA) in Developing Antenna Siting Protocols” encourages municipalities to document
their own process for resolving disputes while recognizing that when an impasse occurs, Industry
Canada is the final decision maker. Further, the document states “when developing protocols,
LUAs should consider the means by which disputes will be resolved, ensuring that they are
appropriate for the local community. By documenting this process, all stakeholders will
understand their roles and responsibilities as well as the process under which disputes will be
resolved. Industry Canada generally favours a process whereby the Proponent, the local public
and the LUA work toward a solution which takes into consideration each other's interests.”

The Task Force also recommends the following elements be included in a new City of Vaughan
created dispute resolution process:

a) In the normal course, the Director of Development Planning or his/her delegate would be
given authority to concur with applications which meet the requirements of the Protocol;

b) Where it appears to the Director that concurrence will not be granted, the Director will
provide the Proponent with a letter detailing the reasons for the pending non-concurrence
decision. The Proponent will be invited to meet with the Director to discuss reasonable
alternatives, and to amend its application to address the issues identified. Where these
discussions do not lead to concurrence with the proposal, and at the option of the
Proponent, the Director shall issue a notice of non-concurrence;

C) Should the Proponent wish, it may appeal the Director's non concurrence decision to
Council by requesting that the City Clerk place the matter on a Council agenda for
consideration, at which time the Proponent shall be permitted to make oral or written
submissions as may be appropriate;

d) At the option of the Proponent, once a notice of non-concurrence has been received,
Industry Canada may be asked to intervene and grant authority to construct the proposal
in accordance with Industry Canada’s impasse process set out in CPC-2-0-03.

Staff Response to Recommendation #30

The Vaughan Planning Department generally agrees with Recommendation #30, as it is
important and necessary to have a formal dispute resolution process in place, as recommended
by Industry Canada’'s CPC-2-0-03.
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The only change to this recommendation would be to paragraphs b) and c), for those proposals
that would be considered by Planning Staff but not by Vaughan Council as identified in the
proposed chart in Recommendation #13, if there was non-concurrence with the proposal. That is,
rather than the Director issuing a notice of non-concurrence, the Director would instead forward a
report to the next available Committee of the Whole meeting, where the Proponent could make a
deputation, and the Committee/Council would ultimately decide concurrence or non-concurrence
with the proposal.

For those proposals that would be considered by the Committee of the Whole and Council as per
the chart in Recommendation #13 to determine concurrence or non-concurrence, Industry
Canada would then be the appeal body as identified in paragraph d), where there is non-
concurrence.

Recommendation #31: That the timeline (120 days) and process for the disposition of
written correspondence shall be as per the Industry Canada process outlined in Section 4
of CPC-2-0-03.

Staff Response to Recommendation #31

The Vaughan Planning Department supports Recommendation #31, as it confirms a process that
is already required by Industry Canada through CPC-2-0-03.

Recommendation #32: That the Proponent will provide a package summarizing the results
of public consultation to the City containing, at a minimum, the following:

a) Summary of the open house including attendee list and contact information;
b) An affidavit that the Notification Package was distributed to all required recipients;
c) Copies of all letters and other written communications received on or before the

last day for comments associated with the application;

d) Copies of responses outlining how the concerns and issues raised were or will be
addressed or, alternatively, clearly setting out the reasons why such concerns are
not reasonable or relevant;

e) Copies of any follow-up responses received from residents.
Staff Response to Recommendation #32

The Vaughan Planning Department supports Recommendation #32, as the Proponent is
responsible for conducting the Public Open House and therefore should also be responsible for
advising the City of Vaughan of the results of the Public Open House and full public consultation
requirements. This process is currently conducted through the existing Vaughan Protocol for
Establishing Telecommunication Tower/Antenna Facilities. However, the consultation process
should be conducted prior to the Vaughan Planning Department preparing a technical report for
consideration by Vaughan Council. Currently, staff require that the Proponent conduct the Public
Open House and provide a summary package prior to determining whether an application for a
telecommunication tower is able to proceed to the Vaughan Committee of the Whole. This is
done to ensure that the public has been consulted as per the existing Protocol requirements, and
that any issues raised by the public have been adequately addressed.

Recommendation #33: That staff draft a letter of concurrence that includes a 3-year
requirement for a re-consultation.
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Recommendation #34: That if a telecommunication facility is not installed within 3 years
after the municipal concurrence and the Proponent wishes to proceed with installation, the
Proponent is required to consult with staff and review the application to determine if
further action is required.

Background

As discussed earlier, Industry Canada is currently proposing updates to CPC-2-0-03, one of
which proposes to include a post-consultation construction time limit and the proposed update as
follows:

“Whether the proponent followed a land-use authority’s process or Industry Canada’s
default public consultation process, construction of an antenna system must be
completed within three years of conclusion of consultation. After three years,
previous consultations will no longer be deemed to be valid.”

While this update has not yet been implemented and is subject to change, the Task Force pre-
empted this update by recommending a post-consultation construction time limit of 3 years, and
further recommending that the Proponent is required to consult with staff after a 3-year period to
determine if further action is required.

Staff Response to Recommendations #33 and #34

The Vaughan Planning Department agrees with Recommendations #33 and #34 in principle,
however, it is recommended that if a telecommunication facility is not installed within 3 years after
municipal concurrence is granted, the Proponent will be required to re-consult with the City of
Vaughan. This would ensure that each application is treated identically and would be consistent
with the proposed updates with Industry Canada’s CPC-2-0-03.

Further, this is consistent with the recently Vaughan Council approved changes to the existing
Notification Procedures for Public Hearings, to automatically require a new Public Hearing if a
development application has not been considered by the Committee of the Whole within 2 years
after being considered at a previous Public Hearing.

Recommendation #35: That copies of the Municipal Letter of Concurrence, with or without
conditions, or Failure to Concur (with reasons), shall be sent directly to Industry Canada
with copies sent to the following individuals:

The Proponent;

The Clerk of the City of Vaughan;

The Mayor and Members of Council (when applicable); and,
Any individual requesting a copy from the City

The Letter of Concurrence shall include a statement that consultation has been completed
as per the protocol.

Staff Response to Recommendation #35

The Vaughan Planning Department agrees with Recommendation #35. Currently the Proponent
relies on the executed Vaughan Council meeting minutes to prove municipal concurrence to
Industry Canada. Implementing Recommendation #35 would more appropriately formalize the
conclusion of the consultation process.

Further, a draft template of the Municipal Letter of Concurrence will be prepared for inclusion into
the new Protocol, which will be considered in the future Committee of the Whole (Working
Session) report in Q1 2015.
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Definitions

The Task Force Findings Report includes a definitions section, which provides the
following proposed definitions for inclusion in the new Protocol:

Antenna: Means an exterior transmitting device used in telecommunications designed for various
uses such as telephonic, radio, or television communications by sending and/or receiving radio
signals.

City: Means the City of Vaughan.

Co-location: Means the placement of antenna systems on an existing building or structure, or
the placement of additional antenna systems on an existing support structure, by one or more
Proponents.

CPC-2-0-03: Means Industry Canada’s Client Procedures Circular, “Radiocommunication and
Broadcasting Antenna Systems,” Issue 4, effective January 1, 2008.

Expanded Notification: Means notification beyond that which would be required in Part C
Section 3, as mutually agreed upon by staff and the Proponents, which may include for example:
a more detailed information package and/or offer of an information meeting with the Proponent
that may be sent to the school principal when the impacted land use is a school. Other examples
include in the event a community centre is impacted, community newsletters, bulletins, and/or
postings within the building.

Height: Means the vertical distance measured from the established grade of a building or
structure to the highest point of the building or structure, including any components attached to
the building or structure.

Industry Canada: Means the Federal Department which is responsible for radio frequency
spectrum management.

Proponent: Means a company, organization or person which offers, provides, or operates a
telecommunications facility for personal use or the general public.

Radiocommunications/Telecommunications Facility: Means the components, either
individually or in combination, required to operate a wireless communications network including
cell sites, transmitters, receivers, antennae, and signaling and control equipment, and may
include an accessory equipment shelter and support structure.

Safety Code 6: Means Health Canada’'s Safety Code 6, “Limits of Human Exposure to
Radiofrequency Electromagnetic Fields in the Frequency Range from 3 kHz to 300 GHz,” 2009.

Sensitive Lands (Community, Environmental and Visually Sensitive Lands): Means lands
on which tower siting is to be discouraged or requires enhanced design or expanded natification.
(Includes: elementary and secondary schools, local/neighbourhood parks, community centres,
low rise residential areas, environmentally sensitive areas (ANSI, ESA’s, Woodlot, Wetlands,
Interior Forest) GIS data to be provided.) If you should be in a Community, Environmental and
Visually sensitive area then the applicant should consult with the staff to determine whether if the
proposed site is discouraged or will require an enhanced consultation process.

Staff Response

The Vaughan Planning Department has no objections to the proposed definitions, however,
recommends that where a proposed term is also defined in the Radiocommunication Act, that the
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definition in the Radiocommunication Act is used to ensure consistency with all documents.
Should Vaughan Council approve staff's recommendation, the definitions will be updated for the
new Protocol.

Next Steps

Should Vaughan Council approve the recommendations in this report, the Vaughan Planning
Department will prepare a new draft City of Vaughan Telecommunication Facility Siting Protocol
(“Protocol”), which will incorporate the recommendations found in the Telecommunication Facility
Siting Protocol Task Force Findings Report (“Findings Report”) and the comments and amended
recommendations made by City staff, as discussed in this report, or as may be amended.

In consideration of the complexity of the Protocol, the number of City Department’s involved in it’s
review and the number of overall recommendations made by the Telecommunication Facility
Siting Protocol Task Force, the Vaughan Planning Department recommends that the new draft
Protocol be forwarded to Committee of the Whole (Working Session) for consideration in the 1
Quarter of 2015. As the new Protocol and the Telecommunication Facility Siting Protocol Task
Force Findings Report are related, the members of the Telecommunication Facility Siting Protocol
Task Force will be invited to the Committee of the Whole (Working Session) for an opportunity to
comment on the draft document. This is contained in the recommendation of this report.

Relationship to Vaughan Vision 2020/Strategic Plan

This report is consistent with the following initiatives set forth in the Vaughan Vision
2020/Strategic Plan:

i) Plan and Manage Growth & Economic Vitality

This report, the Task Force Findings Report, and the new City of Vaughan
Telecommunication Facility Siting Protocol work in conjunction to implement the City’s
current Official Plan and the Growth Management Strategy as set in Vaughan Official
Plan 2010.

Regional Implications

On April 23, 2009, York Region adopted Industry Canada’s Protocol (CPC-2-0-03) outright to
reduce redundancies and permit a more efficient and consistent approach for regulating
telecommunication facilities, while providing an opportunity for local municipalities to determine
individual procedures and protocols.

As the Local Land-Use Authority, the City of Vaughan is exercising its right to determine an
appropriate protocol specific to the requirements of the City. The City of Vaughan in adopting its
own protocol does not have any implications on York Region.

Conclusion

The Vaughan Planning Department has reviewed the Telecommunications Facility Siting Task
Force Findings Report based on the current jurisdictional structure regarding Telecommunication
Towers in Canada, Industry Canada’s CPC-2-0-03, the Provincial Policy Statement, Greenbelt
Plan, Oak Ridges Moraine Conservation Plan, the York Region Official Plan 2010 and the
Vaughan Official Plan 2010. The Vaughan Planning Department agrees with many of the
recommendations put forward by the Task Force, and, if Vaughan Council approves the
recommendations in this report, the Vaughan Planning Department will prepare a new draft
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Protocol for Establishing Telecommunication Towers/Antenna within the City of Vaughan
incorporating the recommendations of the Task Force, amendments proposed by staff or as
amended by the Committee of the Whole and Council, for future consideration at a Committee of
the Whole (Working Session) in the first quarter of 2015.

Attachments

1. Task Force Findings Report

2. Industry Canada’s CPC-2-0-03

3. Planning Department Comments on Proposed Updates to Industry Canada’s CPC-2-0-03
4. Pre-Application Consultation Form

Report prepared by:

Daniel Woolfson, Planner, ext. 8213
Carmela Marrelli, Senior Planner, ext. 8791

(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.)



COMMITTEE OF THE WHOLE JUNE 17, 2014

TELECOMMUNICATION FACILITY SITING PROTOCOL
TASK FORCE FINDINGS REPORT — STAFF REVIEW AND RESPONSE
ALL WARDS

Recommendation

The Commissioner of Planning, Interim Director of Planning/Director of Development Planning,
and Manager of Development Planning recommend:

1. THAT Vaughan Council BE ADVISED that the Vaughan Planning Department supports
Recommendations #1 to #3, #5 to #7, #9 to #11, #15 to #18, #20, #22 to #24, #26, #27,
#29, #31 to #32, and #35 of the Telecommunication Facility Siting Protocol Task Force.

2. THAT Vaughan Council BE ADVISED that the Vaughan Planning Department supports
Recommendations #4, #8, #12 to #14, #19, #21, #25, #28, #30, #33 and #34 of the
Telecommunication Facility Siting Protocol Task Force, subject to the responses and
amendments contained in this report.

3. THAT the Vaughan Planning Department be directed to prepare a new City of Vaughan
Telecommunication Facility Siting Protocol (“Protocol”), for consideration at a future
Committee of the Whole (Working Session) meeting, in early 2015.

Contribution to Sustainability

The application implements the following Goals and Objectives of Green Directions Vaughan:
Goal 2: To ensure sustainable development and redevelopment

e Objective 2.1: To achieve sustainable growth and development by completing and
implementing Vaughan Tomorrow, the City’s Consolidated Growth Management Strategy
— 2031, and by ensuring that the strategy is subject to periodic review and renewal

Goal 4: To create a vibrant community where citizens, businesses and visitors thrive

o Objective 4.2: Ensure that the City of Vaughan attracts businesses and investment that
will result in well-paying jobs for Vaughan citizens, a sustainable tax base and continuing
prosperity into the 21st century

In accordance with the goals and objectives identified above, implementing a new City of
Vaughan Telecommunication Facility Siting Protocol (“Protocol”) to provide a supportive
municipal framework to grow Vaughan's economy by providing high quality, efficient and
coordinated telecommunications infrastructure meets the goals and objectives stated above.

Economic Impact

There are no requirements for new funding associated with this report.

Communications Plan

On June 6, 2014, Vaughan Planning staff notified the members of the Telecommunication Facility
Siting Protocol Task Force (“Task Force”) of this report proceeding to the June 17, 2014, meeting
of the Committee of the Whole. Vaughan Council’s decision in this matter, and a copy of the staff
report, will be communicated to the Task Force and the Findings Report will be made available



through the City’s website. In addition, should Vaughan Council approve the recommendations in
this report, the new Telecommunication Facility Siting Protocol will be prepared and considered at
a future meeting of the Committee of the Whole (Working Session) and Vaughan Council
meeting, in early 2015.

Purpose

To seek approval from the Committee of the Whole on staff's response to the Telecommunication
Facility Siting Protocol Task Force Findings Report (“Findings Report”), which includes 35
recommendations and various definitions that are proposed to inform a new City of Vaughan
Telecommunication Facility Siting Protocol, to be later prepared by Planning staff for
consideration at a future Committee of the Whole (Working Session) and Council meeting in early
2015.

Background - Analysis and Options

Provincial Policy Statement, 2014

The Provincial Policy Statement, 2014 (PPS), which came into effect on April 30, 2014, speaks
broadly to the need for efficient land-use and development patterns that support sustainability,
protect public health and safety, and facilitate economic growth. Section 1.0 of the PPS states the
following:

“Ontario is a vast province with urban, rural, and northern communities with diversity in
population, economic activities, pace of growth, service levels and physical and natural
conditions. Ontario's long-term prosperity, environmental health and social well-being
depend on wisely managing change and promoting efficient land use and development
patterns. Efficient land use and development patterns support sustainability by promoting
strong, liveable, healthy and resilient communities, protecting the environment and public
health and safety, and facilitating economic growth.”

Section 1.1 — Managing and Directing Land Use to Achieve Efficient and Resilient Development
and Land Use Patterns of the PPS speaks to the need to sustain healthy, liveable and safe
communities by ensuring that necessary infrastructure (including telecommunications) are or will
be available to meet current and projected needs.

Further, Section 1.7 — Long-Term Economic Prosperity of the PPS speaks to the need to support
long-term economic prosperity by “encouraging efficient and coordinated communications and
telecommunications infrastructure”.

The provision of telecommunication towers and roof-top antenna facilities in an efficient and
coordinated manner, as recommended by the Task Force Findings Report, conforms to the PPS.

Greenbelt Plan

The Greenbelt Plan, which came into effect on February 28, 2005, permits existing, expanded or
new telecommunication infrastructure approved under the Environmental Assessment Act,
subject to specific policies (Section 4.2). In general, planning, design and construction practices
shall avoid and/or minimize any impacts to the landscape, particularly the Natural Heritage
System. The Greenbelt Plan also encourages the use of existing infrastructure and coordination
with different infrastructure services to maintain the rural character of the Greenbelt and support
provincial growth initiatives.



Oak Ridges Moraine Conservation Plan

The Oak Ridges Moraine Conservation Plan (ORMCP) does not permit applications for
telecommunication facilities in the Natural Linkage Area and Natural Core Area, unless Sections
41(2) and 41(3), respectively, are satisfied. As per Section 41(2), new telecommunication
infrastructure and upgrades to existing facilities are prohibited from locating on lands with key
natural heritage or hydrologically sensitive features, unless certain criteria in Section 41(5) are
met. As per Section 41(3), new telecommunication infrastructure and upgrades to existing
facilities are prohibited from locating on lands in a Natural Core Area, unless the requirements of
Section 41(2) are met, and the project is located as close to the edge of the Natural Core Area as
possible. Finally, Section 41(6) states that service and utility trenches for telecommunication
infrastructure must minimize disruption to natural groundwater flow.

York Region Official Plan 2010

The York Region Official Plan, as approved by the Ontario Municipal Board on June 20, 2013,
identifies the importance of telecommunication services in sustaining a high standard of living.
Such facilities must have regard for potential impacts on surrounding communities and the natural
environment. Additional policies in Section 7.5 include:

e encouraging utility networks that can adapt to emerging technologies;

e working with corporations, commissions and government agencies to coordinate and
integrate services, and minimize exposure to electromagnetic fields;

e requiring municipalities to engage with cellular service providers early in the process and
integrate telecommunication facilities within new buildings;

e encouraging steel poles instead of lattice towers, when it is not feasible to integrate
telecommunication facilities within buildings; and,

e permitting telecommunication infrastructure within the Greenbelt and Oak Ridges
Moraine Plan areas, subject to the requirements of the Environmental Assessment Act
and the respective provincial plans.

Vaughan Official Plan 2010 (VOP 2010)

The Vaughan Official Plan 2010 (“VOP 2010") was substantially approved by the Ontario
Municipal Board (“OMB”") on February 3, 2014. VOP 2010 contains policies that speak to the
importance of providing telecommunications infrastructure throughout the City of Vaughan.

Specifically, Section 5.1.1 — Economic Growth and Diversification states that
“It is the policy of Council:

To provide a supportive municipal framework to grow Vaughan's economy by
providing high quality, efficient and coordinated utilities, services and
telecommunications infrastructure.”

Further, Section 8.4.4 — Telecommunications and Data states, in part, that

“The City will support the provision of high speed, reliable and accessible
telecommunications and data service throughout the City where appropriate, including
wired infrastructure within public rights-of-way or wireless infrastructure, such as cellular
towers. Competing service providers will share resources and infrastructure in order to
minimize use of public rights-of-way and reduce visual clutter from infrastructure, where
possible. Design guidelines for wireless communications towers will be developed to
minimize the visual impacts of such infrastructure.



It is the policy of Council:

8.4.4.1 To encourage the development of comprehensive high-speed
telecommunications and data networks throughout Vaughan to contribute to
economic competitiveness and support widespread access to such services.

8.4.4.2 That providers shall be encouraged to share telecommunications and
data infrastructure, where feasible, to minimize adverse impacts, including visual
impacts, from wireless towers.

8.4.4.3 To develop comprehensive site planning and design guidelines to provide
direction for the development of wireless communications infrastructure,
including:

a. locating telecommunications towers and infrastructure to the rear of lots
and away from streets and prohibiting locating such towers in parks;

b. minimizing adverse impacts, including visual impacts, on surrounding
uses;

C. supporting integration into existing or new buildings and structures;

d. engaging cellular service providers early in the development process to

facilitate integration of wireless telecommunications infrastructure into
development;

e. ensuring infrastructure blends in with the existing built and natural
landscape; and

f. encouraging towers to be camouflaged where they are located in
sensitive areas, including the Countryside, open space and residential
areas.

8.4.4.4 To consider potential impacts on existing utility infrastructure and
opportunities for enhancement and/or replacement, as part of street construction,
improvements and maintenance through discussions with utility providers.

8.4.4.5. That the Telecommunications and Data policies 8.4.4.2 and 8.4.4.3 will
not apply until such time as the Telecommunication Facility Siting Protocol Task
Force has concluded its work and Council has adopted new policies.”

The completion of the Task Force Findings Report conforms to the policies of Vaughan Council,
as stated in VOP 2010, Section 8.4.4.5. The Vaughan Planning Department has conducted a
review of the Task Force Findings Report, and provides analysis and recommendations on these
findings in this report.

Role and Jurisdiction of Industry Canada

The approval authority for Telecommunication Tower/Antennas is Industry Canada, which is a
federal agency governed by the Radiocommunication Act. In its ongoing efforts to regulate
Telecommunication Tower/Antennas, Industry Canada has released documentation in the form of
a Client Procedures Circular (CPC-2-0-03) titled “Radiocommunication and Broadcasting Antenna
Systems (Formerly CPC-2-0-03 Environmental Process, Radiofrequency Fields and Land-Use
Consultation)”, a procedural outline to assist proponents and land use authorities in the
processing and implementation of radiocommunication and broadcasting antenna systems. This



documentation outlines requirements, which must be followed when installing a new or modifying
an existing antenna system.

Section 5 of the Radiocommunication Act, which governs the Telecommunication Industry states
that “The Minister may, taking into account all matters the Minister considers relevant for ensuring
the orderly development and efficient operation of radiocommunication in Canada, issue radio
authorizations and approve each site on which radio apparatus, including antenna systems
maybe located.” Furthermore, the Minister may approve the erection of all masts, towers and
other antenna-supporting structures.

Although Industry Canada has undertaken an effort to ensure involvement on the part of the local
municipalities, Industry Canada is the approval authority in matters respecting
Telecommunication Towers/Antennas and associated equipment.

The installation of any telecommunication tower/antenna system or the continuing operation of a
telecommunication tower, which is not in accordance with the process outlined by Industry
Canada may require alteration or removal and other sanctions against the operator to be
determined by Industry Canada, in accordance with the Radiocommunication Act.

Brief Overview of Industry Canada’s Current Guidelines

The Client Procedures Circular (CPC-2-0-03) outlines the required process to be undertaken by
proponents seeking to install or modify antenna systems.

At the onset of the process, the proponent is required to undertake the following:

1. Investigate the possibility of sharing or using existing infrastructure before proposing a
new antenna:

Industry Canada requires that proponents explore the possibility of sharing/co-located
facilities on existing towers. Proponents should consider, modifying or replacing a
structure if necessary, in an effort to reduce the number of structures erected overall.
Proponents should also locate, analyze and attempt to use any feasible existing
infrastructure such as rooftops, water towers, etc.

2. Contact the land-use authority (LUA — e.g. City of Vaughan) to determine the local
requirements and the implementation process regarding antenna systems, unless the
proposal is exempt from the standard LUA consultation process. Proposals would be
exempt from the requirement to consult with the LUA in the following circumstances:

i. maintenance of existing structures, including the antenna system;

ii. addition or modification of an antenna system, provided the addition or
modification does not result in an overall height increase above the existing
structure of 25% of the original structure’s height;

iii. a temporary installation, typically no more than 3 months; and,

iv. a new antenna system, tower, or other antenna-supporting structure, with a
height of less than 15 m above ground level.

Land-Use Authority (LUA) Consultation: Proponents are required to contact the local
land-use authority (LUA ie. City of Vaughan) to determine the consultation process as
required. Issues to be discussed include but are not limited to:

i. Site options;

ii. Local process related to proposal;

iii. Discussion of concerns raised by both the LUA and the community they
represent; and,



iv. Obtaining LUA concurrence in writing.

Through CPC-2-0-03 proponents have been made aware that there may be more than
one land-use authority with an interest in the proposal. If no agreement exists between
the land-use authorities, proponents must contact the land-use authority and/or
neighbouring land-use authorities when located within a radius of three times the tower
height measured from the tower base or the outside perimeter of the supporting structure,
whichever is greater.

Furthermore, in cases where the proponents are aware that a potential Aboriginal or
treaty right or land claim may be affected by the proposed installation of an antenna, the
proponent must contact Industry Canada in order to ensure that the requirements for
consultation are met.

Proponents for broadcasting undertakings are subject to Canadian Radio-television and
Telecommunications (CRTC) licensing processes in addition to Industry Canada
requirements. Proponents for broadcasting undertakings may decide to commence land-
use consultation after having been granted CRTC approvals. If the proponent chooses to
postpone entering into the approval process with the LUA at the time of submitting the
CRTC applications, the proponent is to notify the LUA with a Letter of Intent outlining a
commitment to conduct consultation after receiving CRTC approval. Should the LUA
raise concerns the proponent is encouraged to enter into discussions with the LUA
respecting the raised concerns.

3. Undertake the public notification and consultation process in an effort to address relevant
concerns, in keeping with the local LUA requirements or the default requirements set
forth by Industry Canada where the local LUA has no established protocol.

Public Consultation Process: Proponents must follow Industry Canada’s Default Public
Consultation Process where the local land-use authority does not have an established
and documented public consultation process applicable to antenna siting.

4, Satisfying the general and technical requirements set forth by Industry Canada.
Note: It is the expectation of Industry Canada that steps 2 through to 4 will normally be
completed within 120 days. It is also noted that some proposals may be excluded from
certain elements of the process as required.

Telecommunication Facility Siting Protocol Task Force

On June 7, 2011, Vaughan Council approved the Terms of Reference and creation of a
Telecommunication Facility Siting Protocol Task Force (“Task Force”). The objectives of the Task
Force were:

1) To conduct a background review of Industry Canada requirements, applicable
Provincial and Regional policies, the current City of Vaughan Protocol for
Establishing Telecommunication Tower/Antenna Facilities, telecommunication
protocols in other municipalities, and legal precedents.

2) To identify, review and analyze issues pertaining to the siting of
telecommunication towers and antenna facilities, establish appropriate
objectives, and evaluate alternative strategies in developing the new protocol.

3) To enable effective and transparent communication among members of the
public, ratepayer association representatives, telecommunication industry
representatives, the Region of York Medical Officer of Health, local experts in the



field, Members of Council, Industry Canada, City Staff, and other stakeholders or
agencies.

4) To make recommendations to Council addressing a Telecommunication Facility
Siting Protocol, harmonized with Industry Canada, for siting telecommunication
facilities within the City of Vaughan.

The Task Force included 10 members, comprised of various stakeholders (5 members from the
public, 3 industry representatives, and 2 Vaughan Councillors), with technical assistance from
Vaughan Planning staff.

The Task Force developed a comprehensive work plan in order to achieve the objectives stated
above. City staff, primarily staff from the Planning Department, attended the Task Force meetings
to provide advisory and technical support. The Task Force’s deliberations also included
consultation and presentations from outside sources such as Industry Canada, Public Health
Ontario, Bell Mobility, Region of York Medical Officer of Health, and telecommunication industry
professionals (who also participated as members of the Task Force).

The Task Force formally met a total of 14 times, and met numerous other times in a non-formal
capacity, during the period from September 2011 to December 2013. The meetings of the Task
Force culminated in the preparation of a Findings Report (Attachment #1), which was approved
by the Task Force on December 17, 2013, and forwarded to the Vaughan Committee of the
Whole on January 14, 2014, and subsequently to Vaughan Council for consideration. On January
28, 2014, Vaughan Council approved the following recommendation of the Committee of the
Whole as recommended by the City Clerk, on behalf of the Task Force:

“THAT the Telecommunication Facility Siting Protocol Task Force Findings and
Recommendations Report, be referred to staff for review, and that a report be provided to
a future Committee of the Whole meeting.”

Staff Review of the Task Force Findings Report

The Task Force Findings Report, set out in Attachment #1, contains 35 individual
recommendations, which were reviewed by the Vaughan Planning Department (including Urban
Design and Cultural Heritage).  Further, the Planning Department discussed pertinent
recommendations with staff from the Building and Facilities, Building Standards, City Clerks,
Development Finance and Investments, Engineering Services, Fire and Rescue, Legal Services
(including Real Estate), Parks Development, Property Tax and Assessment, and Recreation
Departments. The following section identifies each individual recommendation of the Task Force
(in bold text) with a corresponding response from City staff.

Recommendation #1: The Task Force recommended that the City of Vaughan, acting as
the land use authority, participate fully in Industry Canada’s land-use consultation process
set out in CPC-2-0-03.

Background

CPC-2-0-03, as shown on Attachment #2, is the Radiocommunication and Broadcasting Antenna
Systems document prepared by Industry Canada. It sets out the process that must be followed by
Proponents seeking to install or modify antenna systems, which includes the requirement of the
local land-use authority (being the City of Vaughan) to participate in this process. Unless a
proposal is excluded through Section 6 of the CPC-2-0-03, Proponents must consult with the
local land-use authority on any proposed antenna system prior to any construction of the
telecommunication tower. CPC-2-0-03 sets out a default consultation process, in the event that a
local land-use authority does not have a consultation process in place. The City of Vaughan has a
current process in place, through the Protocol for Establishing Telecommunication



Towers/Antenna Facilities (“Protocol”), which was approved by Vaughan Council on June 23,
2003. The Vaughan Planning Department recommends that a new City of Vaughan
Telecommunication Facility Siting Protocol be prepared, in light of the comments and
recommendations in this report, and forwarded to a future Committee of the Whole (Working
Session) meeting for consideration, as identified in the recommendation of this report.

On February 27, 2014, Industry Canada posted proposed updates to the existing CPC-2-0-03,
which has been in effect since January 1, 2008, in order to improve transparency and to address
concerns that local residents and municipalities across Canada have expressed about antenna
siting. The proposed updates are as follows:

Update #1

Antenna Siting Procedures — Proposed Update to Section 1.2 of CPC-2-0-03 (updates
shown in bold font)

The requirements of this document apply to anyone (referred to in this document as the
proponent) who is planning to install or modify an antenna system, regardless of the type.
This includes telecommunications carriers, businesses, governments, Crown
agencies and the public. Anyone who proposes, uses or owns an antenna system
must follow these procedures. The requirements also apply to those who install
towers or antenna systems on behalf of others or for leasing purposes (“third
party tower owners”). As well, parts of this process contain obligations that apply to
existing antenna system owners.

Update #2

Industry Canada’s Default Public Consultation Process — Proposed Update to Section 4.2
of CPC-2-0-03 (updates shown in bold font)

1. Proponents must ensure that the local public, the land-use authority and Industry
Canada are notified of the proposed antenna system. As a minimum, proponents
must provide a notification package (see Appendix 2) to the local public
(including nearby residences, community gathering areas, public institutions,
schools, etc.), neighbouring land-use authorities, businesses, and property
owners, etc. located within a radius of three times the tower height, measured
from the tower base or the outside perimeter of the supporting structure,
whichever is greater. For the purpose of this requirement, the outside perimeter
begins at the furthest point of the supporting mechanism, be it the outermost guy
line, building edge, face of the self-supporting tower, etc. Public notification of
an upcoming consultation must be clearly marked, making reference to the
proposed antenna system, so that it is not misinterpreted as junk mail. The
notice must be sent by regular mail or be hand delivered. The face of the
envelope must clearly indicate that the recipient is within the prescribed
notification radius of the proposed antenna system.

2. It is the proponent’s responsibility to ensure that the notification provides at least
30 days for written public comment.

3. In addition to the minimum notification distance noted above, in areas of
seasonal residence, the proponent, in consultation with the land-use authority, is
responsible for determining the best manner to notify such residents to ensure
their engagement.

4, In addition to the public notification requirements noted above, proponents of
antenna systems that are proposed to be 30 metres or more in height must place



a notice in a local community newspaper circulating in the proposed area. Height
is measured from the lowest ground level at the base, including foundation,
to the tallest point of the antenna system. Any attempt to artificially reduce
the height (addition of soil, aggregate, etc.) is unacceptable.

Update #3

Post-Consultation Construction Time Limit — Proposed New Section 4.4 to be added to
CPC-2-0-03 (new section shown in bold font)

Whether the proponent followed a land-use authority’s process or Industry
Canada’s default public consultation process, construction of an antenna system
must be completed within three years of conclusion of consultation. After three
years, previous consultations will no longer be deemed to be valid.

Update #4

Exclusions — Proposed Update to Section 6 of CPC-2-0-03 (updates shown in bold font)

All proponents must consult the land-use authority and the public unless a
proposal is specifically excluded. Individual circumstances vary with each antenna
system installation and modification, and the exclusion criteria below should be
applied in consideration of local circumstances. Consequently, it may be prudent
for the proponent to consult even though the proposal meets an exclusion noted
below. Therefore, when applying the criteria for exclusion, proponents should
consider such things as:

e the antenna system's physical dimensions, including the antenna, mast, and tower,
compared to the local surroundings;

e the location of the proposed antenna system on the property and its proximity to
neighbouring residents;

o the likelihood of an area being a community-sensitive location; and

e Transport Canada’s marking and lighting requirements for the proposed structure.

The following proposals are excluded from land-use authority and public consultation
requirements, but must still satisfy the General Requirements outlined in Section 7:

o New Antenna Systems: where the height is less than 15 metres above ground level.
This exclusion does not apply to antenna systems to be used by broadcasting
undertakings or telecommunications carriers;

e Existing Towers: modifications may be made, or the tower may be replaced, to
facilitate sharing or the addition of antennas, provided that the total height increase is
no greater than 25% of the height of the initial antenna system installation. No
increase in height may occur within one year of completion of the initial
construction;

e Non-Tower Structures: antennas on buildings, water towers, lamp posts, etc. may
be installed provided that the height of the structure is not increased by more than
25%; and,

e Temporary Antenna Systems: used for special events or emergency operations
and must be removed three months after the start of the emergency or special event.

No consultation is required prior to performing maintenance on an existing
antenna system.



Proponents who are not certain if their proposals are excluded, or whether consultation
may still be prudent, are advised to contact the land-use authority and/or Industry
Canada for guidance.

Height is measured from the lowest ground level at the base, including foundation,
to the tallest point of the antenna system. Any attempt to artificially reduce the
height (addition of soil, aggregate, etc.) will not be taken into account in the
measurement.

Update #5

Canadian _Environmental Assessment Act 2012 — Proposed Update to Section 7.4 of
CPC-2-0-03 (updates shown in bold font)

Industry Canada requires that the installation and modification of antenna systems be
done in a manner that complies with appropriate environmental legislation. This includes
the Canadian Environmental Assessment Act, 2012 (CEAA 2012), where the
antenna system is incidental to a physical activity or project designated under
CEAA 2012, or is located on federal lands.

An antenna system may not proceed where it is incidental to a designated project
(as described in the Requlations Designating Physical Activities), or is otherwise
expressly designated by the Minister of the Environment without satisfying certain
requirements applicable to designated projects. Therefore, a proponent of this type
of project must contact Industry Canada for direction on how to proceed.

Any proposed antenna system on federal land may not proceed without a
determination of environmental effects by Industry Canada. In order to assist the
Department in making such a determination, proponents must submit a project
description to Industry Canada, considering and addressing those elements of the
environment described in CEAA 2012, as well as any determination of
environmental effects that may have been made by the authority responsible for
managing the federal land. Industry Canada may also require further information
before it can complete its assessment. Industry Canada will inform the proponent
of the results of its determination and may impose conditions related to mitigating
any adverse effects after making its determination and/or may need to refer the
matter to the Governor-in-Council under CEAA 2012.

Also, notices under Industry Canada’s default public consultation process require
written confirmation of the project’s status under CEAA 2012 (e.g., whether it is
incidental to a designated project or, if not, whether it is on federal lands).

In addition to CEAA requirements, proponents are responsible to ensure that
antenna systems are installed and operated in a manner that respects the local
environment and that complies with other statutory requirements, such as those
under the Canadian Environmental Protection Act, 1999, the Migratory Birds
Convention Act, 1994, and the Species at Risk Act, as applicable.

For projects north of the 60th parallel, environmental assessment requirements
may arise from federal statutes other than the aforementioned Acts or from
Comprehensive Land Claim Agreements. Industry Canada requires that installation
or modification of antennas or antenna supporting structures be done in
accordance with these requirements, as appropriate.

After releasing the proposed updates, on February 27, 2014, Industry Canada solicited comments
from the public (including government agencies) on the proposed updates and amendments to



CPC-2-0-03, and required that all comments be submitted electronically between March 1 and
March 31, 2014. The City of Vaughan Planning Department provided written comments, in the
form of an electronic memo, as shown on Attachment #3, to the Director, Spectrum Management
Operations, Industry Canada, on March 31, 2014. Given the short window to respond to Industry
Canada, a formal report and resolution on the proposed changes could not be obtained from
Vaughan Council.

Staff Response to Recommendation #1

The Vaughan Planning Department agrees with Recommendation #1. The City of Vaughan has a
responsibility to fully participate within Industry Canada’s land-use consultation process, and is
already reviewing applications and participating fully in this process through the previous
Protocol.

Recommendation #2: That the City of Vaughan implement in the protocol an application
fee that is the same as the “Base Fee” for a Site Development Application, which would be
additional to the other fees that may be required from other approval authorities (York
Region, TRCA, etc.) and ensure that any public consultation costs are borne by the
Applicant.

Staff Response to Recommendation #2

The Vaughan Planning Department agrees with Recommendation #2. For an application
submitted on privately-held lands, the Vaughan Planning Department currently charges the “Base
Fee” (ie. $7,300 in 2014, with cost of living increases each year) for a Site Development
Application, and the Proponent covers all charges and costs related to the application, including
costs associated with arranging and holding a community consultation meeting related to the
proposed Telecommunication Tower.

Through Staff Review, if the application merits the installation of additional landscaping to screen
a proposed telecommunication tower/radio equipment cabinet, this is done at the proponent’s
cost, and the Vaughan Planning Department secures these costs to ensure the installation of the
said landscaping is implemented through a standard Letter of Credit submitted by the landowner,
through the process identified in City of Vaughan By-law 123-2013 (Site Plan Control By-law).

For Proponents who wish to locate telecommunication towers on City-owned lands, the Legal
Services Department (Real Estate Division) has provided the following comments:

When a Proponent submits a request to lease City-owned lands, a $1,500.00 Administration Fee
is charged. The fee is used towards the commencement of the circulation process, which is
described as follows:

1. The Proponent makes an enquiry to the Legal Services Department (Real Estate
Division). The Proponent is to provide details of their selected location(s). Note:
The Real Estate Division does not maintain an inventory of potential City owned
sites. Each site is reviewed on a case-by-case basis.

2. The Proponent is asked if any other co-location sites are available.

3. An Application and Administration Fee of $1,500.00 is required from the
Proponent.

4. The request is circulated to internal City departments for comments based on the

location of the proposed telecommunication tower and the departments affected.
However, at a minimum the Real Estate Division circulates the request to the
Vaughan Planning, Public Works, Development/Transportation Engineering and



Engineering Services Departments. Typically, additional circulated departments
include Parks Development and Parks Operations.

5. Comments are reviewed and discussed with the Proponent.

6. If the Proponent can demonstrate that the concerns or comments can be
addressed, a report is prepared for consideration by Vaughan Council for the
proposed location only.

If Vaughan Council approves the request, the Proponent is required to enter into the standard site
plan application process as identified earlier (i.e. conduct a Pre-Application Consultation meeting
with the Planning Department and submit a Site Development Application).

Further, the Property Tax and Assessment Division has advised that there is an increase in
property taxes for lands maintaining telecommunication towers and/or antennas due to the
increase of the assessment value to the lands where the towers and/or antennas are installed.
The impact to the taxes varies depending on the size of the tower. Finally, the classification/tax
rate of the telecommunication towers and/or antennas will always fall into the Commercial tax
class, even if the tower is installed on Residential or Agricultural lands.

Recommendation #3

a) That the City of Vaughan encourage Health Canada to continue to dedicate
resources to the review of health effects associated with radiofrequency exposure
with the goal of determining whether existing standards, such as Safety Code 6,
are appropriate;

b) That the City of Vaughan requests the York Region Medical Officer of Health to
provide the City with regular reviews of current research and updates, at least
annually;

c) That the City of Vaughan requests that Public Health Ontario conduct
radiofrequency measurement studies (similar to the Al Palladini study), at regular
intervals, at various sites within the City, and report to Council;

d) That the City of Vaughan's Wireless Antenna Siting Protocol shall be drafted
requiring Proponents to provide a written attestation that the proposed facilities
will comply with Health Canada's Safety Code 6 on a cumulative and ongoing
basis; and,

e) That members of the public be referred to Industry Canada if seeking
radiofrequency measurement information for existing wireless antenna facilities.

Staff Response to Recommendation #3

a) The Vaughan Planning Department agrees with Recommendation #3a) and will include in
the report for the new Protocol to be forwarded to a future Committee of the Whole
(Working Session) meeting for consideration, a draft letter and a Vaughan Council
resolution that Vaughan Council may forward to Health Canada respecting
Recommendation #3a).

b) The Vaughan Planning Department agrees with Recommendation #3b) and will formally
request the York Region Medical Officer of Health to provide the City with regular reviews
of research and updates on an annual basis, and will report to the Committee of the
Whole when Vaughan Planning Department receives any updates.



c)

d)

e)

The Vaughan Planning Department agrees with Recommendation #3c), and will formally
request through a Vaughan Council resolution at a future Committee of the Whole
(Working Session) when the draft Protocol is considered that Public Health Ontario
conduct radiofrequency measurement studies (similar to the Al Palladini study) at regular
intervals and at various sites throughout the City of Vaughan. Should Public Health
Ontario agree to undertaking regular radio frequency measurement studies, the Planning
Department will work with Public Health Ontario to establish criteria for selecting future
sites for testing.

Health Canada has established guidelines for exposure to radio frequency fields in its
Safety Code 6 publication, entitled: Limits of Human Exposure to Radiofrequency
Electromagnetic Fields in the Frequency Range from 3 kHz to 300 GHz. While Health
Canada is responsible for developing Safety Code 6, Industry Canada has adopted this
guideline for the purpose of protecting the general public. Through Industry Canada’s
CPC-2-0-03, all Proponents and Operators of Installations are responsible to ensure that
all radiocommunication and broadcasting installations comply with Safety Code 6 at all
times, including the consideration of combined effects of nearby installations within the
local radio environment. Finally, Industry Canada considers compliance with Safety Code
6 to be an ongoing obligation, and, at any time, can require a demonstrated compliance
with Safety Code 6 from Proponents and operators of existing antenna systems.

While understanding the jurisdictional issues associated with federally regulated
enterprises as discussed earlier, the Vaughan Planning Department agrees with
Recommendation #3d). Industry Canada already requires Proponents to retain copies of
all information related to Safety Code 6 compliance, and therefore, it will not be difficult
for Proponents to provide the information to the City of Vaughan, including a written
attestation that the proposed facilities will comply with Health Canada’s Safety Code 6 on
a cumulative and ongoing basis.

The Vaughan Planning Department agrees with Recommendation #3e), and will refer all
inquiries from members of the public to Industry Canada. Furthermore, contact
information for Industry Canada and links to Industry Canada’s website are currently
available on the Vaughan Planning Department’s website.

Recommendation #4: That the City encourages Proponents to voluntarily select sites in

the following order:

a)

b)

c)

Sites co-located on existing structures at least 200 metres from any residential
area,;

Where co-location is not possible, a new tower located 200 metres away from
residential areas in:

i Employment areas and rail facilities;

ii. Other non-residential areas;

iii.  Natural areas and open space, subject to certain criteria;

iv.  Other publicly-owned properties;

V. Regional and District parks;

vi. Towers should not be located at prominent vista wherever possible;

In each instance, the Proponent is encouraged to seek City-owned properties and
facilities; and,

Where it is not possible to locate outside 200 metres from any residential area, and
there is limited site availability, co-location may be encouraged at the time of pre-
application consultation.



Background

Significant discussion of the Task Force regarding site-selection revolved around the desire and
importance of co-locating on existing telecommunication towers and other existing infrastructure
(hydro towers, water towers, street furniture, etc., to be discussed further in Recommendation
#6). To ensure existing telecommunication towers are considered for co-location opportunities,
the Task Force specifically recommended a preference for co-locating on telecommunication
towers, rather than constructing a new tower.

This Recommendation by the Task Force also complies with Industry Canada’s CPC-2-0-03.
Section 3 of CPC-2-0-03 states the following, in part:

Before building a new antenna-supporting structure, Industry Canada requires that
proponents first explore the following options:

e consider sharing an existing antenna system, modifying or replacing a structure if
necessary;

e locate, analyze and attempt to use any feasible existing infrastructure such as
rooftops, water towers, etc.

Proponents are not normally expected to build new antenna-supporting structures where
it is feasible to locate their antenna on an existing structure, unless a new structure is
preferred by land-use authorities.

Staff Response to Recommendation #4

The Vaughan Planning Department agrees with Recommendation #4; however, it is
recommended that Recommendation #4 a) be reworded as follows:

“Sites co-located on existing telecommunication towers located at least 200 metres from
any residential area”

Staff recommends the change to Recommendation #4 a) to ensure future Proponents are aware
of the desire of the Task Force to co-locate new facilities on existing telecommunication towers,
as the primary site-selection criteria rather than co-locating on existing municipal/regional
infrastructure.

Further, the Vaughan Planning Department discussed Recommendation #4 b) with the Parks
Development Department, who provided the following comments in response to this
recommendation:

“The Task Force identifies natural areas and open spaces as preferred locations before
consideration of other publicly owned properties. Although the siting of
telecommunication towers within natural areas can provide opportunities for appropriate
setbacks and buffering from residential properties, placement within these areas can
impact the use and enjoyment of natural areas from a visual perspective, and for those
seeking active and passive nature experiences. It is suggested that natural areas be
moved to lower priority on the site selection list.”

While acknowledging the comments from the Parks Development Department, as stated above,
the Planning Department agrees with Recommendation #4, and is of the opinion that the site
selection criteria should remain as proposed by the Task Force. The Planning Department and
Vaughan Council have previously recommended approval and granted municipal concurrence for
telecommunication towers to be located in natural areas/open spaces, as locating



telecommunication towers in natural areas/open spaces provides a potentially appropriate
location for a tower that is setback away from a residential area.

Recommendation #5: Where the Proponent is unable to comply with the City’s siting
preferences, the application to consult must include a justification explaining the rationale
for the Proponent’s siting decision.

Staff Response to Recommendation #5

The Vaughan Planning Department agrees with Recommendation #5. To implement this
recommendation within the City’s current review process, the current Pre-Application
Consultation form will be amended to include a requirement for further justification if the
Proponent is unable to comply with the City’s siting preferences. Further, it is recommended that
the requirement for a justification report for a telecommunication tower be included in the City’s
new Protocol, to ensure all Proponents are aware of the requirement to provide further
justification if they are unable to comply with the City’s siting preferences. Finally, an addendum
to the Site Development Application form will be required to outline the requirement for further
justification, if Vaughan Council approves Recommendation #5.

Recommendation #6: That Proponents of telecommunication/antenna facilities be
strongly encouraged to utilize existing tower facilities in all instances, except visually
sensitive lands, in order to reduce further visual intrusions in these areas. In areas of
limited site availability where towers will be located in close proximity to each other, co-
location may be encouraged at the time of Pre-Application Consultation.

Staff Response to Recommendation #6

As mentioned in the background of Recommendation #4, much of the discussion of the Task
Force regarding site-selection was about the importance of co-locating services on existing
telecommunication towers, and other existing infrastructure in visually sensitive areas. In order to
reduce the proliferation of new towers and to comply with Industry Canada’'s CPC-2-0-03, the
Vaughan Planning Department supports Recommendation #6 and will work with the Proponent to
encourage the site-selection criteria and the City’s desire to co-locate on existing towers and
infrastructure.

Recommendation #7: That where co-location is appropriate, Proponents be required to
submit a Co-location Invitation Form, or similar evidence that the Industry has been
consulted with respect to co-location opportunities.

Background

With respect to the recommendation of the Task Force for Proponents to explore co-location
opportunities, currently the Vaughan Planning Department requires the Proponent to consult with
other licensed carriers at the time of Pre-Application Consultation, in order to determine the need
for any future co-location opportunities. If a co-location opportunity is secured prior to City of
Vaughan Council granting municipal concurrence on a proposed telecommunication tower, the
Vaughan Planning Department will work with the Proponent to achieve the best possible design
of the proposed tower.

Staff Response to Recommendation #7

The Vaughan Planning Department agrees with Recommendation #7. To implement this
recommendation within the City’s current review process, the Vaughan Planning Department will
prepare a formal Co-location Invitation Form, and include a draft document in the report to the
future Committee of the Whole (Working Session) for review and approval. If the formal Co-
location Invitation Form is approved, the current Pre-Application Consultation form will be



amended to include a requirement for the Form to be used by the Proponent for all future
telecommunication tower proposals. Further, this process will be included in the City's new
Protocol, to ensure all Proponents are aware of this requirement. Finally, an addendum to the
Site Development Application form will be required to outline the requirement for the use of a Co-
location Invitation Form.

Recommendation #8: That Proponents be required, where feasible and appropriate, to
size leased areas to accommodate future expansion and co-location when leasing tower
facilities.

Staff Response to Recommendation #8

The Vaughan Planning Department agrees with Recommendation #8, as it will assist the ability
for licensed telecommunication companies to co-locate upon existing towers. Should Vaughan
Council approve this recommendation, this requirement will be included in the new Protocol. Staff
will also ensure that this recommendation only applies where co-location is an appropriate
measure and where it will not impact visually sensitive areas, as defined in the Task Force
Findings Report.

However, co-location on an existing tower requires additional at-grade infrastructure, in the form
of radio equipment cabinets, to be added to the leased area. To ensure any potential visual
impact is mitigated from the larger leased areas and the necessary at-grade infrastructure, the
larger leased areas may need to accommodate additional landscaping for screening. This issue
will be explored and formalized within the future Urban Design Guidelines related to
Telecommunication Towers (the Urban Design Guidelines will be discussed later, in
Recommendation #17).

Recommendation #9: That Council pass a resolution encouraging Hydro One to allow co-
utilization of its infrastructure.

Background

The Task Force considered the co-utilization of Hydro One’s high-tension towers for the location
of future telecommunication antennas. Currently, Hydro One prohibits the use of their structures
for the location of telecommunication antennas, however, the Task Force was of the opinion it
would be advantageous to locate antennas on Hydro One’s existing infrastructure, due to the
impact said infrastructure already exhibits on the landscape.

Staff Response to Recommendation #9

The Vaughan Planning Department agrees with Recommendation #9. Co-utilizing existing Hydro
One infrastructure will reduce visual impact due to the reduction of the requirement for new
telecommunication towers.

If Vaughan Council approves Recommendation #9, the Vaughan Planning Department will
include in the report for the new Protocol, to be forwarded to a future Committee of the Whole
(Working Session) meeting for consideration, a draft letter and a Vaughan Council resolution that
will be forwarded to Hydro One formally requesting the co-utilization of its infrastructure.

Recommendation #10: That co-utilization of facilities and infrastructure such as utility
poles, street lights and other vertical real estate be encouraged in place of a new
structure.




Staff Response to Recommendation #10

Any co-utilization of facilities and infrastructure on Regional Roads will necessitate an agreement
with York Region. On April 23, 2009, York Region Council adopted Industry Canada’s Protocol
(CPC-2-0-03) outright to reduce redundancies and permit a more efficient and consistent
approach for regulating telecommunication facilities, while providing an opportunity for local
municipalities to determine individual procedures and protocols. Therefore, York Region has
adopted Industry Canada’s CPC-2-0-03, and operates under a similar mandate of supporting co-
location of existing telecommunication towers and co-utilization of existing Regional facilities and
infrastructure.

Regarding co-utilization of City of Vaughan facilities and infrastructure (including street light
poles), the Planning Department met with the Building and Facilities, and Engineering Services
Departments to discuss this matter.

The Building and Facilities and Engineering Services Departments have no fundamental issues
with co-utilizing on existing City of Vaughan facilities (including City of Vaughan buildings and
community centres) and infrastructure (including the replacement of existing street light poles for
poles that include lighting and wireless antennas), and support the use of existing City of
Vaughan facilities and infrastructure, where appropriate.

The Vaughan Planning Department supports Recommendation #10 and recommends that a
formal process be implemented for co-utilizing existing City of Vaughan facilities and
infrastructure. The Vaughan Planning Department will work with the Building and Facilities,
Engineering Services, and Legal Services (Real Estate Division) Departments to formalize a
process, which will be discussed in the report for the new Protocol, to be forwarded to a future
Committee of the Whole (Working Session) meeting.

Recommendation #11: That the visual impact of radio equipment cabinets visible from
public rights of way be mitigated.

Staff Response to Recommendation #11

The Vaughan Planning Department agrees with Recommendation #11. As discussed in
Recommendation #8, Urban Design Guidelines related to Telecommunication Towers will be
created, which will discuss the appropriate landscaping techniques to mitigate the visual impacts
associated with radio equipment cabinets. Further, as discussed in Recommendation #2, the
Vaughan Planning Department secures the costs to ensure the installation of landscape work by
the Proponent through a standard Letter of Credit and inspects the landscaping after installation
to ensure the landscaping was installed to City approved standards, prior to the release of the
Letter of Credit.

Recommendation #12: That City staff be directed to consult with Telecommunication
Facility Proponents and report back to Council on opportunities to promote unobtrusive
siting using the site plan process for new mid-rise and high-rise developments and the
Block Plan process.

Background

The Task Force held several discussions regarding the ability to properly plan for the location of
future telecommunication towers to ensure the least obtrusive locations are chosen, which
resulted in two resolutions being agreed upon by the Task Force. One, that existing and planned
mid and high-rise developments be used as unobtrusive locations for new antenna systems, and
secondly, that the Block Plan process be used to establish appropriate sites in new communities
for the location of telecommunication towers, if required.



Staff Response to Recommendation #12

The Vaughan Planning Department generally supports Recommendation #12. To implement the
recommendation, the Planning Department will be meeting with representatives from the
telecommunications industry on an annual basis, to discuss plans for required service
improvements and new telecommunication tower proposals. Recently, both Bell and Rogers
representatives have agreed to meet more frequently with the Planning Department, and to
participate in future Official Plan, Secondary Plan, and Block Plan reviews as stakeholders in the
process. As well, the Urban Design Guidelines will discuss opportunities to promote unobtrusive
siting of new antennas on existing and planned mid and high-rise developments. Planning Staff
does not believe it is necessary to report back to Vaughan Council, as Council will be given the
opportunity to review and approve the Urban Design Guidelines associated with
telecommunication towers, expected to be prepared in the 1% Quarter of 2015.

Further, the Vaughan Planning Department will review the opportunity to appropriately site new
telecommunication towers through the approval process for future Official Plan reviews,
Secondary Plans for new communities, and Block Plans. This will ensure that the
telecommunications industry has an opportunity to work with City Staff to ensure appropriate
locations for new telecommunication infrastructure are appropriately considered and planned in
these areas.

Recommendation #13: That the City of Vaughan Protocol incorporate the following
exemptions:

a) Industry Canada Exemptions from the Requirement to Consult with the City:

i. The maintenance of existing telecommunications apparatus including the
antenna system, transmission line, mast, or other antenna-supporting
structure or maintenance of an antenna system's painting or lighting in
order to comply with Transport Canada's requirements;

ii. Addition or modification of an antenna system (including improving the
structural integrity of its integral mast to facilitate sharing), the
transmission line, antenna-supporting structure or other radio apparatus to
existing infrastructure, a building, water tower, etc. provided the addition or
modification does not result in an overall height increase above the
existing structure of 25% of the original structure's;

iii. Installation, for a limited duration (typically not more than 3 months), of an
antenna system that is used for a special event, or one that is used to
support local, provincial, territorial or national emergency operations
during the emergency, and is removed within 3 months after the
emergency or special event;

iv. New antenna systems, including masts, towers or other antenna-
supporting structure, with a height less than 15 metres above ground level;

b) Vaughan Specific Exemptions from the Requirement to Consult with the City and
the Public:

i. New telecommunications facilities located a minimum of 200 metres within
employment/industrial lands;

ii. Amateur radio telecommunications towers, provided they are for personal
use only, set back from the respective yards in accordance with the
applicable zoning by-law and that the antenna is less than 15 metres in
height.



c) Vaughan Specific Exemptions from the Requirement to Consult with Council
and/or the Public In Accordance With the Chart Below:

Schedule 1: Telecommunication application review process; modified review procedures
to encourage Proponents to voluntarily select sites away from residential areas
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Legend:
Area "A”: Exempted from Municipal Review Process (Nofification Only)
Area "B": Staff Review and Approval (No Council Approval)
Area “C": Staff Review and Council Approval
Area "D": If Co-Located, Council Approval Not Required; If Single Camier, Council Approval Required
Area “E": Full Consultation Process

Explanatory Notes for Schedule 1:

a) With respect to proposals meeting the requirements of Area “A”, as per
Schedule 1 above, proposals with a height of less than 15 metres are
exempted from the municipal application review process. However, the
submission of a notification to inform the City of a new installation is
requested;

b) With respect to proposals meeting the requirements of Area “B”, as per
Schedule 1 above, proposals are recommended to be exempt from
Vaughan Council approval and public notification. Applications would be
reviewed and granted concurrence/non-concurrence by City staff if:

i a telecommunication tower is between 15 and 30 metres in height,
and is located at a distance between 200 and 300 metres from
residential areas; or

ii. a telecommunication tower height is equal to or higher than 15
metres and is installed farther than 300 metres from residential
areas;

c) With respect to proposals meeting the requirements of Area “C”, as per
Schedule 1 above, applications would be reviewed and processed by City
staff and approved by City of Vaughan Council. These proposals are
exempted from full consultation if:



i a telecommunication tower is equal to or higher than 15 metres in
height and below 30 metres, and is located at a distance between
150 and 200 metres from residential areas; or

ii. a telecommunication tower is equal to or higher than 30 metres in
height, and is located at a distance between 200 and 250 metres
from residential areas; or

iii. a telecommunication tower is equal to or higher than 35 metres in
height, and is located at a distance between 250 and 300 metres
from residential areas;

d) With respect to proposals meeting the requirements of Area "D”, as per
Schedule 1 above, if a telecommunication tower is between 30 and 35
metres in height, located at a distance between 250 and 300 metres from
residential areas, and is occupied by a single carrier, then the review
process for Area “C” would apply. If the tower installation is co-located on
an existing tower, the review process for Area “B” would apply;

e) With respect to proposals meeting the requirements of Area "E”, as per
Schedule 1 above, if a telecommunication tower has a height of 15 metres
or greater and is located within 150 metres from residential areas, or if a
telecommunication tower has a height of 30 metres or greater and is
located at a distance between 150 and 200 metres from residential areas,
then a full consultation process would apply;

f) This schedule should be reviewed by Staff in two years to reflect the
industry’s new information, technology and standards;

0) This section is not meant to apply if a facility is proposed within a Heritage
Conservation District, as they shall be subject to a full consultation
process.

Background

CPC-2-0-03 is the Radiocommunication and Broadcasting Antenna Systems document prepared
by Industry Canada. It sets out the process that must be followed by Proponents seeking to install
or modify antenna systems, and includes a section on Exclusions (Section 6, CPC-2-0-03), which
dictates areas where Proponents are excluded from the requirement to consult with the local
land-use authority (City of Vaughan) and the public. The Exclusions are noted above in
Recommendation #13a). As discussed earlier, Industry Canada posted proposed updates (see
Recommendation #1) to the existing CPC-2-0-03 in order to improve transparency and to address
concerns that local residents and municipalities across Canada have expressed about antenna
siting. The proposed updates, if approved by the Federal government and implemented, will
impact Section 6 - Exclusions, specifically by removing the Exclusion right for telecommunication
towers proposed to be under 15 m in height.

Staff Response to Recommendation #13

a) While the Vaughan Planning Department agrees in principle with Recommendation #13a)
as discussed in the Background section above, Industry Canada’s Exclusions may be
amended in the future, depending on the passing of new legislation based on the
proposed updates to Section 6 within Industry Canada’s CPC-2-0-03. If the proposed
updates have taken effect prior to the adoption of the City’s new Protocol, the Planning
Department will incorporate the proposed updates in the new Protocol. If the proposed
updates take effect after the adoption of the new Protocol, the Protocol will be



b)

c)

subsequently amended to incorporate the updates to Section 6 of Industry Canada'’s
CPC-2-0-03.

The Vaughan Planning Department agrees in principle with Recommendation #13b);
however, to clarify the intent of this recommendation it should be reworded as follows:

“New telecommunication facilities located a minimum of 200 m away from
residential zones, within lands zoned for employment and/or industrial uses”.

Further, as municipal Zoning By-laws do not apply to Federally regulated undertakings
(including Telecommunication Towers/Antennas), the reference to Zoning By-laws should
be removed from Recommendation #13b) ii). Therefore, the recommendation should
read as follows:

“Amateur radio telecommunication towers provided they are for personal use
only and less than 15 m in height”.

To note, amateur towers less than 15 m in height would currently be exempt by Industry
Canada’s CPC-2-0-03. However, the Vaughan Planning Department recommends that
urban design guidelines be incorporated into the protocol to minimize the impact of these
antennas on adjacent property owners, particularly in a residential context.

Vaughan Planning staff agree in principle with Recommendation #13c). However, as
stated above, the potential updates to Industry Canada’s CPC-2-0-03 may impact this
recommendation. Specifically, the exemption for proposed towers under 15 m in height
will need to be removed from Recommendation #13c) (i.e. Area “A”) if the proposed
updates to Industry Canada’'s CPC-2-0-03 are implemented. Therefore, if the proposed
updates have taken effect prior to the adoption of the a revised chart for the Protocol, the
Planning Department will incorporate the proposed updates in a revised chart for the
Protocol. If the proposed updates take effect after the adoption of the new Protocol, the
Protocol will be amended to incorporate the updates to Section 6 of Industry Canada’s
CPC-2-0-03.

Further, the Vaughan Planning Department agrees with the proposed 2 year mandated
review of the chart stated in Recommendation #13c) f), however, the recommendation
should be updated to also include periodic changes and updates from Industry Canada
that would affect the proposed chart in Recommendation #13c).

Recommendation #14: That the City of Vaughan strongly encourage the following in the

City’s forthcoming protocol:

a)

b)

The Proponent should follow the same guidelines as described in Part D (Urban
Design — see Attachment #1) Section 1 of this report and should consider the
additional guidelines described in this Section;

Telecommunication facilities shall not be installed in locations that would interfere
with the City’s wireless communication/security systems; Telecommunication
providers are to conduct preliminary radio frequency study report(s) confirming
that the intended wireless services will not interfere with any of the City’s wireless
services. City staff should provide technical information regarding the City’'s
wireless systems when required,;

Telecommunication providers are required to provide technical specifications of all
radio equipment to be used on the premises. Providers are required to supply
updated technical information when installing additional antennas/wireless
services on an existing tower. Providers are also required to work with City staff to



d)

f)

g9)

h)

mitigate any interference caused by their systems, including the removal of
devices causing interference to the City's wireless services if required;

Telecommunication facility proposals for City-owned lands should avoid the use of
local parks in residential areas. However, when no other suitable option can be
found, proposing the use of local parks in residential areas for telecommunication
facilities will be considered. As part of the evaluation process, Proponents shall
demonstrate other potential locations are not suitable as detailed in Part C Section
1 of this report. These evaluations shall be provided to the Development Planning
Department for review;

Telecommunication providers shall enter into a license agreement with the City
that specifies the terms and conditions of the provider’'s occupancy of City
property, including but not limited to length of term, rent payable, insurance
requirements, indemnity, co-locates, site location and access, design of facility,
letter of credit;

Occupancy agreements with providers should facilitate the removal or relocation
of a tower at no cost to the City, if necessary, in light of redevelopment of the City
site;

Telecommunication providers shall consult with the City to provide the most
suitable location on the identified City owned site that takes into account planned
development or redevelopment on the site, and so as to cause the least visual
disturbance;

Providers should be encouraged to design tower facilities in accordance with
urban design guidelines referenced in Part D Section 1.

Background

The Task Force held many discussions on the use of City-owned lands and/or facilities for
locating telecommunication towers and antennas. The Task Force eventually resolved and
agreed that Proponents be encouraged to consider the use of City-owned lands and/or facilities
where feasible, for the siting of telecommunication towers and antennas.

Staff Response to Recommenation#14

a)

b)

The Vaughan Planning Department agrees with Recommendation #14 a), as the Urban
Design Guidelines will form an important part of the new Protocol and will ensure that
appropriate design measures are taken when planning new telecommunication towers.

Vaughan Planning staff discussed Recommendation #14 b) with staff from the Building
and Facilities, Engineering Services and Fire and Rescue Departments. As mentioned
earlier, staff from the Building and Facilities and Engineering Services Departments have
no fundamental issues with co-utilizing upon existing City of Vaughan lands and facilities
(including City buildings and community centres) and infrastructure including on street
light poles, and support the use of existing City of Vaughan lands, facilities and
infrastructure, where appropriate. The Vaughan Fire and Rescue Department provided
the following comments in response to Recommendation #14 b):

“Staff's main concern is that all fire stations rely on wireless cell phones and radio
frequency for emergency notification. Where public safety is involved, staff
cannot take a chance that interference may take place with the alerting systems.”



c)

d)

e)

Keeping the concerns noted by Fire and Rescue in mind, Vaughan Planning staff agree
with Recommendation #14 b), and further recommend that telecommunication towers
and/or antennas not be considered on any Fire Station sites and related facilities.

For reasons stated above, the Vaughan Planning Department agrees with
Recommendation #14 c). Further, for any technical information provided, if City staff do
not have the expertise to review said information, the technical information shall be peer
reviewed at the cost of the Proponent.

The Vaughan Parks Development Department provided the following comments
respecting Recommendation #14 d):

Recommendation #14 d) identifies the use of local parks in residential areas
when no other suitable option can be found. Opportunities to use local parks for
the placement of telecommunication towers may be significantly limiting because
of the proximity of a park to residential properties and due to the impact of large
tower facilities on small parks. The siting criteria found in Recommendation #4
identifies the use of the Regional and District Parks for locating new
telecommunication towers. While typically not ideal, these may be considered
when no other suitable option can be found.

The Vaughan Planning Department supports Recommendation #14 d).

The Vaughan Planning Department discussed Recommendation #14 e) with the
Vaughan Legal Services (Real Estate Division) and Property Tax and Assessment
Departments. The Legal Services Department (Real Estate Division) provided the
following comments:

The City of Vaughan currently has four telecommunication towers on City-owned
lands, which were all executed under Lease Agreements not License
Agreements. For all four towers on City-owned lands, the City has not previously
requested Letters of Credit. Once a Lease Agreement has been finalized for City-
owned lands and/or facilities, Legal Services (Real Estate) forwards a copy of the
Lease Agreement to Property Tax & Assessment for notification and preparation
of the tenant’s portion of the property taxes.

The Property Tax and Assessment Department provided the following comments
respecting Recommendation #14 e):

The Lease Agreement should include a standard clause which describes that
taxes are payable by the tenant as applicable. Once Lease Agreements, with
respect to City-owned lands and/or facilities are finalized, a copy of said
agreement is forwarded to the attention of the Manager, Property Tax and
Assessment. Thereby allowing Property Tax and Assessment to correctly assess
the taxable nature of the property. Further, there is an increase in property taxes
for lands maintaining telecommunication towers and/or antennas due to the
increase of the assessment value to the lands where the towers and/or antennas
are installed. The impact to the taxes varies depending on the size of the tower.
Finally, the classification/tax rate of the telecommunication towers and/or
antennas will always fall into the Commercial tax class, even if the tower is
installed on Residential or Agricultural lands.

Given the information above, the Vaughan Planning Department supports
Recommendation #14 e), as amended to reflect a Lease Agreement and not a Licence
Agreement, and that a Letter of Credit is not required given the provisions that can be
included in the lease agreement.



f) The Vaughan Planning Department agrees with Recommendation #14 f), and consulted
with the Legal Services Department (Real Estate Division) to confirm that future
Lease/Occupancy Agreements will include a clause that permits the removal or relocation
of a tower at no cost to the City of Vaughan, if this recommendation is approved by
Vaughan Council.

0) The Vaughan Planning Department agrees with Recommendation #14 g), and confirmed
with the Legal Services Department (Real Estate Division) that this process is currently in
place and conducted when an application is submitted for a proposed telecommunication
tower on City-owned lands.

h) Recommendation #14 h) is redundant, as it reflects the same sentiment as
Recommendation #14 a).

Recommendation #15: That design be harmonized with the surrounding environment.
Surrounding structures and the natural environment should be considered in the design
and telecommunication facilities should minimize the visual impact.

Recommendation #16: That public art and street furniture be considered in the design of
facility siting in areas that are visually sensitive.

Recommendation #17: That City staff develop Urban Design Guidelines, in consultation
with Industry representatives, which incorporate Recommendations #15 and #16.

Recommendation #18: When designing rooftop antenna installations and antennas on
other structures, Proponents are requested to conform with the Urban Design Guidelines.

Background

The Task Force held extensive discussions regarding the importance of design as it relates to
Telecommunication Towers. The Task Force resolved that Telecommunication Towers are an
important component of urban infrastructure, and that the installation of new Telecommunication
Towers should not compromise the character of quality of urban and rural areas within the City of
Vaughan. Specifically, the Task Force resolved that the design of Telecommunication Towers
should strive to minimize the negative visual impact of this important infrastructure, which led to
Recommendations #15, #16, #17, and #18.

Staff Response to Recommendations #15, #16, #17 and #18

The Vaughan Planning Department agrees with Recommendations #15, #16, #17 and #18, as
Urban Design Guidelines will clearly communicate the City of Vaughan's urban design
expectations for proposed Telecommunication Towers. Therefore, Proponents can plan
accordingly, prior to submitting applications to the Vaughan Planning Department. Further, staff
agree with the specific design requirements mentioned in the recommendations.

The Vaughan Planning Department will work with telecommunication Industry representatives
and affected stakeholders to draft Urban Design Guidelines that reflect the resolutions and
recommendations maintained in the Task Force Findings Report. These draft Guidelines will
likely be available in the 1* quarter of 2015. Once approved, the guidelines will be included in the
future city-wide Urban Design Guidelines.

Prior to the Design Guidelines being developed and approved, the Vaughan Planning Department
will work with all Proponents to ensure a high standard of design is achieved, as recommended
by the Task Force.



Recommendation #19: That the City of Vaughan require the following as part of their
Complete Application Requirements within the City’s future protocol:

a) Any proposals for non-exempted telecommunications facilities will require the
submission of a completed application form, fee, and five sets and one electronic
set of the required materials to the City;

b) At the time of submission of their application, Telecommunications Facility
Proponents shall append a justification report, which will chronicle the network
requirements in the context of the Protocol for the proposed new
telecommunications facility. The report shall include the following information to
support the application:

i. Written description of the engineering rationale for the proposed tower
installation;

ii. Technical coverage and/or capacity plots (mapping) showing current
compromised network state, and desired end state;

iii. Written description of the geographical area to be serviced by the proposed
tower installation;

iv. Address and written description of the tower site being proposed,;

v. Survey plan showing the layout of the proposed structure and ancillary
equipment;

vi. Brief description of type of tower structure being proposed;

vii. Identification of any and all existing infrastructure(s) within the required
coverage/capacity area. Its assessed suitability for co-location and reason(s)
for disqualification;

viii.Notes from pre-consultation meeting/s;

iX. Where the proposal does not meet a preference expressed in the protocol and
explanation.

e The justification report shall be appended to the Council Report written by Staff to
accompany the application for final decision.

e Survey plans shall be prepared to appropriate metric scale showing:

= The location of existing lot lines, buildings and structures, and setbacks
from those from the proposed facility;

= Setbacks from the nearest building used for low rise residential land use,
measured from the nearest point of the building, structure, or feature, if
applicable;

= Measurement of the subject lot to sensitive lands, if applicable;

= Existing and proposed landscaping;

= Key Plan showing the structure type, colours, height, and materials
proposed to be used for all structural elements;

= Proposed access to the facility, including any motor vehicle parking
spaces, if applicable.

City staff shall identify the final submission requirements through the pre-consultation
process, including any additional items that may be required.

Background

With the assistance of the Vaughan Planning Department, the Task Force reviewed the current
Site Development Application submission requirements for Telecommunication Towers. The Task
Force identified some additional submission requirements, including a modified justification report
that is to be appended to the final technical report prepared by the Vaughan Planning



Department. It is noted that a justification report is currently required with the submission of a Site
Development Application for a Telecommunication Tower.

Staff Response to Recommendation #19
The Vaughan Planning Department supports Recommendation #19, subject to the following:

a) The Vaughan Planning Department agrees that any proposal for a non-exempted
telecommunication facility will require the submission of a completed site plan application
form, required fee, and a required number of materials (plans, drawings, reports, etc.) for
review. However, five sets of the required materials for review is insufficient. The current
Pre-Application Consultation form, as shown on Attachment #4, is used to determine the
required number of submission documents to form a complete application and 25 copies
of a proposed site plan/survey plan is typically requested. Therefore, the
recommendation should be amended as follows:

“Any proposals for non-exempted telecommunications facilities will require the
submission of a complete application to be determined by the Vaughan Planning
Department through the Pre-Application Consultation process.”

b) The Vaughan Planning Department agrees with the recommendation to include a
justification report prepared by the Proponent and agrees with the recommendation
contained within the Task Force Findings Report. However, it is recommended that a
coloured photo rendering of the proposed telecommunication tower within the context of
the surrounding area, from a minimum of two angles as determined by the Vaughan
Planning Department, be included in the justification report. A coloured photo rendering
provides a more complete understanding of the proposed telecommunication tower and
is very helpful from a review perspective.

Recommendation #20: That wireless carriers should be encouraged to engage with the
City of Vaughan’s Development Planning Department biannually in order to review
upcoming City-wide network site requirements before commencing site acquisition
activities.

Staff Response to Recommendation #20

The Vaughan Planning Department agrees with Recommendation #20, as it allows staff to work
with the telecommunication industry to properly plan the location of telecommunication towers,
and further identify areas where co-location of telecommunication towers can and should occur.
This will help to reduce the overall number of telecommunication towers in the City of Vaughan.
The Vaughan Planning Department will arrange meetings with other pertinent City departments,
including Building and Facilities, Engineering Services, Legal Services (including the Real Estate
Division), and Parks Development, where appropriate.

The Vaughan Planning Department expects that an annual meeting rather than biannual will be
conducted and is appropriate, as telecommunication industry representatives have advised that
telecommunication providers plan for new telecommunication towers and related infrastructure on
an annual basis. However, in recent meetings with Bell and Rogers, they have both expressed
that they would like to meet regularly throughout the year with the Planning Department to
discuss future tower/antenna locations, and to participate as stakeholders in the Secondary Plan
and Block Plan reviews for new communities and development areas. The new Protocol should
at a minimum include one annual meeting.

Recommendation #21: As a courtesy, Proponents notify the City of Vaughan when siting
telecommunication facilities that are exempt.




Staff Response to Recommendation #21

The Vaughan Planning Department supports Recommendation #21 although this cannot be
mandated and enforced as the current Industry Canada CPC-2-0-03 exempts a Proponent, who
proposes a telecommunication tower under 15 m in height, from the requirement to consult with
the local land-use authority. However, Planning staff will add this to the new Protocol.

In addition, as stated in Recommendation #1, the updates to Industry Canada’s CPC-2-0-03
propose to remove the exemption for telecommunication towers under 15 m in height and will
require consultation on all new telecommunication towers, regardless of height, which may then
make this recommendation redundant.

Recommendation #22: That the City of Vaughan’'s Development Planning Department
host pre-consultation meetings with Proponents at the time a Telecommunications Facility
Proponent begins its site search and again when the Proponent is preparing its
application to consult. Based on the models of other protocols, it is suggested that
requests for a formal consultation be made at least 7 working days prior to the pre-
consultation meeting by submitting the following information:

a) The location of the proposed telecommunications facility (including rooftop
antennas), including the address and location on the lot or structure;

b) Setbacks from the nearest residential zone; and,

c) A description of the proposed telecommunications facility, its objective, applicable
planning policies, search area and candidate sites if available, and, if applicable,
how the facility meets one of the exclusion criteria under Part B Section 3 of this
Findings Report.

Staff Response to Recommendation #22

The Vaughan Planning Department agrees with Recommendation #22. Pre-consultation is an
important part of the review process as it allows staff to provide feedback and comments prior to
the Proponent entering into a lease agreement with a private land-owner and prior to finalizing a
design objective and choice for the proposed telecommunication tower. After the preliminary
consultation period where City staff will provide input on the location and design of a proposed
telecommunication tower, Proponents will contact City staff to arrange a formal Pre-Application
Consultation meeting (current PAC form shown as Attachment #4), whereby staff will confirm
application submission requirements only. This recommendation ensures that staff are included in
the process of site selection and tower design, which is imperative to ensure that the objectives of
the new Protocol will be achieved.

Recommendation #23: That the Proponent shall organize and facilitate the process with
support from City staff, as required.

Background for Recommendations #23, #24, and #25

The Task Force discussed the value of public consultation at significant length, which is reflected
in the recommendations discussed below. Currently, the existing Vaughan Protocol requires that
for each application the Proponent shall give notice of a community meeting by regular mail to all
land-owners within a radius of 120 m, or three times the height of the proposed tower within
urban areas, and within 250 m in rural areas, and to ratepayers associations impacted by the
proposal, at least 20 days prior to the date of the community meeting. It further outlines the
required information to be included in notices, the responsibility for the Proponent to sponsor the
meeting, and required post-community meeting follow-up with City of Vaughan Council and staff.
Recommendations #23 to #25 expand on the current process, as discussed below.



Staff Response to Recommendation #23

The Vaughan Planning Department agrees with Recommendation #23, as it reflects the current
practice as identified in the in-effect Protocol for Establishing Telecommunication Tower/Antenna
Facilities within the City of Vaughan, which is operating efficiently and appropriately, and does not
need to be amended.

Recommendation #24: That a notification package be sent to affected landowners. In the
case of sensitive land uses, this may result in expanded notification.

Staff Response to Recommendation #24

The Vaughan Planning Department agrees with Recommendation #24, for the reasons stated in
Recommendation #23. Further, the Vaughan Planning Department agrees with the requirement
for expanded notification as defined in the Task Force Findings Report, where a
telecommunication tower is proposed to be located on sensitive lands. This will allow a greater
deal of potentially affected residents to be notified and properly informed of a proposed
telecommunication tower. The City’s current Protocol does not contemplate or permit an
expanded notification area.

Recommendation #25: That the City will provide the Proponent with a list of landowners
within a radius of: the greater of 150 metres within urban areas; or 250 metres within rural
areas; or, three times of the height of the proposed facility. This distance shall be
measured outward from the furthest point of the facility’s supporting mechanism (i.e.
outermost building edge). All properties within this distance shall be included on the
mailing list;

The Proponent will be required to prepare and distribute the notification package a
minimum of 21 days prior to the public open house;

The mailed notice shall include the following items:

Address, location (including a key map), and time of the public open house;
Description of and rationale for the proposed facility;

The project’s status under the Canadian Environmental Assessment Act;
Reference to the City’s Telecommunications Facilities Protocol;

Information on how to submit comments to the Proponent and the closing date for
submission of written public comments (which shall be not less than 30 days from
the receipt of notification);

The Proponent shall erect one notice sign along any lot line abutting a public street for
any telecommunications facility;

All notice signs shall be designed and erected on the lot so that they are clearly visible
and legible from all public streets abutting the subject lot;

Public Open House: A public open house shall be required for all non-exempted facilities,
and shall be open and accessible to all members of the public and local stakeholders;

The public open house will be convened and facilitated by the Proponent. The format of
the event is at the sole discretion of the Proponents;

The Proponent is responsible to inform all attendees on the applicant’s process and the
City’s responsibilities within the application process;



Newspaper Notice: the Proponent shall additionally place a Public Notice in the local print
media. Publication of this Public Notice shall be synchronized with the distribution of the
public notification package.

Staff Response to Recommendation #25

The Vaughan Planning Department discussed Recommendation #25 with the City Clerks
Department. This department is currently reviewing the matter of providing Proponents with a list
of landowners located in the predetermined radius from the proposed telecommunication tower
with a goal of finalizing an appropriate process, including determining the appropriate charge to
levy upon the Proponent, shortly. The Vaughan Planning Department will continue to work with
the City Clerk's Department to ensure a finalized process to be addressed in the new draft
Protocol, for consideration at a future Committee of the Whole (Working Session) in Q1 2015.

The Vaughan Planning Department supports Recommendation #25 as it would ensure that
proper notification is provided to residents in the vicinity of a proposed telecommunication tower,
and stakeholders provided ample opportunity to voice their opinions, either by way of verbal
deputation at a public open house, or written correspondence.

However, to ensure that an appropriate location for a public open house is chosen by the
Proponent, Recommendation #25, should be amended to include the following:

“The Proponent shall choose a location for the Public Open House that is as close to the
proposed telecommunication tower as possible. If the Proponent is not able to secure a
location for the Public Open House within a maximum distance of 5 Km from the location
of the proposed telecommunication tower, the Proponent shall confirm the location of the
Public Open House with the Vaughan Planning Department.”

Recommendation #26: That the City of Vaughan provide the public, through the City’s
website, with easy access to the Industry Canada database of existing sites.

Staff Response to Recommendation #26

The Vaughan Planning Department agrees with Recommendation #26 and will provide a link
(http://sd.ic.gc.cal/pls/engdoc_anon/sldr_search.sldr_search_input) to  Industry  Canada’s
“Environment Search of Spectrum Licences Technical Data” webpage on the Planning
Department website. Unfortunately, as this search page is not user-friendly, the Planning
Department will add a disclaimer to contact Industry Canada staff for further assistance. The
Planning Department has confirmed that the appropriate Frequency Range to search for a
telecommunications tower is 824 MHz to 1900 MHz. This information will be communicated on
the Planning Department webpage.

Recommendation #27: That an application will not be accepted if it does not completely
meet the submission requirements identified in the pre-consultation.

Background

The Planning and Conservation Land Statute Amendment Act (Bill 51), which received Royal
Assent on October 19, 2006, requires that a municipality amend their Official Plan in order to
identify the submission requirements for a complete application at the time of the application
submission. This Amendment also contains policies that require an applicant to consult with the
City of Vaughan prior to submitting an application for an Official Plan Amendment, Zoning By-law
Amendment, Draft Plan of Subdivision/Condominium, and/or Site Plan. The City of Vaughan
implemented Bill 51 through the adoption of OPA #705 and By-law 278-2009, and created the
formal Pre-Application Consultation process and document, as shown on Attachment #4. Bill 51
also implemented a new application timeline, whereby once an application is deemed “complete”



by a municipality, the municipality shall have a minimum timeframe to render a decision on the
development application (the timeframe varies based on the type of application).

Telecommunication towers are federally regulated and are not subject to Provincial Acts,
including the Planning Act. Therefore, the City of Vaughan is not able to formally proceed through
the Bill 51 Pre-Application Consultation process discussed above, which includes the ability to
deem an application “complete”, or “incomplete”, and to request the formal submission of further
information prior to deeming an application “complete”, which triggers the beginning of the
timeframe to render a decision on a development application. However, as stated in CPC-2-0-03,
Industry Canada maintains an expectation that the formal consultation process for a
telecommunication tower proposal will be completed within 120 days from the date of application
submission. Therefore, the Vaughan Planning Department will only accept an application if it
meets the complete submission requirements identified in the Pre-Application Consultation
process.

Staff Response to Recommendation #27

Vaughan Planning Department agrees with Recommendation #27. As stated above, an
application for a telecommunication tower cannot be deemed “incomplete” to request further
documentation and is subject to a 120 day consultation process that begins upon application
submission. Therefore, it is prudent that the application only be accepted if it completely meets
the submission requirements outlined in the Pre-Application Consultation process, as discussed
in Recommendation #22.

Recommendation #28: That the City of Vaughan consider the date a complete application
was received as the official commencement of the consultation process. As such, the City
shall have 60 days to provide comments to the Proponent and 120 days to complete the
consultation process (from the date the site plan application is submitted).

Staff Response to Recommendation #28

Based on the background information provided for Recommendation #27, the Vaughan Planning
Department concurs with Recommendation #28. However, minor amendments to
Recommendation #28 are suggested as follows (changes shown in bold):

“That the City of Vaughan consider the date a complete application was received as the
official commencement of the site development application review process. As such,
the City shall have 60 days to provide comments to the Proponent on the first, original
submission, and 120 days to complete the consultation process (from the date the
complete site plan application is submitted).”

An application for a telecommunication tower is reviewed through the Site Development
application process. Therefore, Recommendation #28 should be amended to reference the Site
Development application review process, rather than the consultation process, which refers to the
entirety of the process, including pre-consultation and concluding consultation as discussed in
Industry Canada’'s CPC-2-0-03. The site development application review process includes
reviewing the application, circulating the application to pertinent internal departments and external
public agencies, and formalizing a recommendation in the form of a technical report for
consideration and disposition by City of Vaughan Council, to obtain concurrence or non-
concurrence of the proposal.

It is also recommended that the time of 60 days commencing period be clarified to only apply to
the 1*/original submission made by the Proponent. It is not reasonable to expect a timeline of 60
days is sufficient in the event that multiple comments are provided by pertinent internal
departments and external review agencies requiring an additional resubmission(s).



As discussed through the background information for Recommendation #27, it is also important to
clarify that the Vaughan Planning Department will only accept an application that meets the
complete submission requirements identified in the Pre-Application Consultation process, to
ensure that staff can meet the 120-day timeline established by Industry Canada.

Recommendation #29: If the City of Vaughan submits a request to the Proponent for
additional information prior to the City deeming the application complete and no additional
information is supplied within 60 days, the City shall advise Industry Canada of the
incomplete status of the application and request that Industry Canada not issue any
decision prior to the City issuing any comments.

Staff Response to Recommendation #29

The Vaughan Planning Department supports Recommendation #29, as it ensures that the
Proponent must conduct the consultation process in good faith with the City of Vaughan, and that
should a Proponent refuse to submit a complete application as required, the Vaughan Planning
Department shall notify Industry Canada. In that case, it would be unlikely that Industry Canada
would grant approval for a telecommunication tower.

Recommendation #30: The City of Vaughan Protocol shall include a dispute resolution
section containing the foregoing elements.

Background

As stated in the Task Force Findings Report, Industry Canada’s “Guide to Assist Land-Use
Authorities (LUA) in Developing Antenna Siting Protocols” encourages municipalities to document
their own process for resolving disputes while recognizing that when an impasse occurs, Industry
Canada is the final decision maker. Further, the document states “when developing protocols,
LUAs should consider the means by which disputes will be resolved, ensuring that they are
appropriate for the local community. By documenting this process, all stakeholders will
understand their roles and responsibilities as well as the process under which disputes will be
resolved. Industry Canada generally favours a process whereby the Proponent, the local public
and the LUA work toward a solution which takes into consideration each other's interests.”

The Task Force also recommends the following elements be included in a new City of Vaughan
created dispute resolution process:

a) In the normal course, the Director of Development Planning or his/her delegate would be
given authority to concur with applications which meet the requirements of the Protocol;

b) Where it appears to the Director that concurrence will not be granted, the Director will
provide the Proponent with a letter detailing the reasons for the pending non-concurrence
decision. The Proponent will be invited to meet with the Director to discuss reasonable
alternatives, and to amend its application to address the issues identified. Where these
discussions do not lead to concurrence with the proposal, and at the option of the
Proponent, the Director shall issue a notice of non-concurrence;

C) Should the Proponent wish, it may appeal the Director's non concurrence decision to
Council by requesting that the City Clerk place the matter on a Council agenda for
consideration, at which time the Proponent shall be permitted to make oral or written
submissions as may be appropriate;

d) At the option of the Proponent, once a notice of non-concurrence has been received,
Industry Canada may be asked to intervene and grant authority to construct the proposal
in accordance with Industry Canada’s impasse process set out in CPC-2-0-03.



Staff Response to Recommendation #30

The Vaughan Planning Department generally agrees with Recommendation #30, as it is
important and necessary to have a formal dispute resolution process in place, as recommended
by Industry Canada’s CPC-2-0-03.

The only change to this recommendation would be to paragraphs b) and c), for those proposals
that would be considered by Planning Staff but not by Vaughan Council as identified in the
proposed chart in Recommendation #13, if there was non-concurrence with the proposal. That is,
rather than the Director issuing a notice of non-concurrence, the Director would instead forward a
report to the next available Committee of the Whole meeting, where the Proponent could make a
deputation, and the Committee/Council would ultimately decide concurrence or non-concurrence
with the proposal.

For those proposals that would be considered by the Committee of the Whole and Council as per
the chart in Recommendation #13 to determine concurrence or non-concurrence, Industry
Canada would then be the appeal body as identified in paragraph d), where there is non-
concurrence.

Recommendation #31: That the timeline (120 days) and process for the disposition of
written correspondence shall be as per the Industry Canada process outlined in Section 4
of CPC-2-0-03.

Staff Response to Recommendation #31

The Vaughan Planning Department supports Recommendation #31, as it confirms a process that
is already required by Industry Canada through CPC-2-0-03.

Recommendation #32: That the Proponent will provide a package summarizing the results
of public consultation to the City containing, at a minimum, the following:

a) Summary of the open house including attendee list and contact information;
b) An affidavit that the Notification Package was distributed to all required recipients;
c) Copies of all letters and other written communications received on or before the

last day for comments associated with the application;

d) Copies of responses outlining how the concerns and issues raised were or will be
addressed or, alternatively, clearly setting out the reasons why such concerns are
not reasonable or relevant;

e) Copies of any follow-up responses received from residents.
Staff Response to Recommendation #32

The Vaughan Planning Department supports Recommendation #32, as the Proponent is
responsible for conducting the Public Open House and therefore should also be responsible for
advising the City of Vaughan of the results of the Public Open House and full public consultation
requirements. This process is currently conducted through the existing Vaughan Protocol for
Establishing Telecommunication Tower/Antenna Facilities. However, the consultation process
should be conducted prior to the Vaughan Planning Department preparing a technical report for
consideration by Vaughan Council. Currently, staff require that the Proponent conduct the Public
Open House and provide a summary package prior to determining whether an application for a
telecommunication tower is able to proceed to the Vaughan Committee of the Whole. This is



done to ensure that the public has been consulted as per the existing Protocol requirements, and
that any issues raised by the public have been adequately addressed.

Recommendation #33: That staff draft a letter of concurrence that includes a 3-year
requirement for a re-consultation.

Recommendation #34: That if a telecommunication facility is not installed within 3 years
after the municipal concurrence and the Proponent wishes to proceed with installation, the
Proponent is required to consult with staff and review the application to determine if
further action is required.

Background

As discussed earlier, Industry Canada is currently proposing updates to CPC-2-0-03, one of
which proposes to include a post-consultation construction time limit and the proposed update as
follows:

“Whether the proponent followed a land-use authority’s process or Industry Canada’s
default public consultation process, construction of an antenna system must be
completed within three years of conclusion of consultation. After three years, previous
consultations will no longer be deemed to be valid.”

While this update has not yet been implemented and is subject to change, the Task Force pre-
empted this update by recommending a post-consultation construction time limit of 3 years, and
further recommending that the Proponent is required to consult with staff after a 3-year period to
determine if further action is required.

Staff Response to Recommendations #33 and #34

The Vaughan Planning Department agrees with Recommendations #33 and #34 in principle,
however, it is recommended that if a telecommunication facility is not installed within 3 years after
municipal concurrence is granted, the Proponent will be required to re-consult with the City of
Vaughan. This would ensure that each application is treated identically and would be consistent
with the proposed updates with Industry Canada’'s CPC-2-0-03.

Further, this is consistent with the recently Vaughan Council approved changes to the existing
Notification Procedures for Public Hearings, to automatically require a new Public Hearing if a
development application has not been considered by the Committee of the Whole within 2 years
after being considered at a previous Public Hearing.

Recommendation #35: That copies of the Municipal Letter of Concurrence, with or without
conditions, or Failure to Concur (with reasons), shall be sent directly to Industry Canada
with copies sent to the following individuals:

The Proponent;

The Clerk of the City of Vaughan;

The Mayor and Members of Council (when applicable); and,
Any individual requesting a copy from the City

The Letter of Concurrence shall include a statement that consultation has been completed
as per the protocol.

Staff Response to Recommendation #35

The Vaughan Planning Department agrees with Recommendation #35. Currently the Proponent
relies on the executed Vaughan Council meeting minutes to prove municipal concurrence to



Industry Canada. Implementing Recommendation #35 would more appropriately formalize the
conclusion of the consultation process.

Further, a draft template of the Municipal Letter of Concurrence will be prepared for inclusion into
the new Protocol, which will be considered in the future Committee of the Whole (Working
Session) report in Q1 2015.

Definitions

The Task Force Findings Report includes a definitions section, which provides the
following proposed definitions for inclusion in the new Protocol:

Antenna: Means an exterior transmitting device used in telecommunications designed for various
uses such as telephonic, radio, or television communications by sending and/or receiving radio
signals.

City: Means the City of Vaughan.

Co-location: Means the placement of antenna systems on an existing building or structure, or
the placement of additional antenna systems on an existing support structure, by one or more
Proponents.

CPC-2-0-03: Means Industry Canada’s Client Procedures Circular, “Radiocommunication and
Broadcasting Antenna Systems,” Issue 4, effective January 1, 2008.

Expanded Notification: Means notification beyond that which would be required in Part C
Section 3, as mutually agreed upon by staff and the Proponents, which may include for example:
a more detailed information package and/or offer of an information meeting with the Proponent
that may be sent to the school principal when the impacted land use is a school. Other examples
include in the event a community centre is impacted, community newsletters, bulletins, and/or
postings within the building.

Height: Means the vertical distance measured from the established grade of a building or
structure to the highest point of the building or structure, including any components attached to
the building or structure.

Industry Canada: Means the Federal Department which is responsible for radio frequency
spectrum management.

Proponent: Means a company, organization or person which offers, provides, or operates a
telecommunications facility for personal use or the general public.

Radiocommunications/Telecommunications Facility: Means the components, either
individually or in combination, required to operate a wireless communications network including
cell sites, transmitters, receivers, antennae, and signaling and control equipment, and may
include an accessory equipment shelter and support structure.

Safety Code 6: Means Health Canada’'s Safety Code 6, “Limits of Human Exposure to
Radiofrequency Electromagnetic Fields in the Frequency Range from 3 kHz to 300 GHz,” 2009.

Sensitive Lands (Community, Environmental and Visually Sensitive Lands): Means lands
on which tower siting is to be discouraged or requires enhanced design or expanded notification.
(Includes: elementary and secondary schools, local/neighbourhood parks, community centres,
low rise residential areas, environmentally sensitive areas (ANSI, ESA’s, Woodlot, Wetlands,
Interior Forest) GIS data to be provided.) If you should be in a Community, Environmental and



Visually sensitive area then the applicant should consult with the staff to determine whether if the
proposed site is discouraged or will require an enhanced consultation process.

Staff Response

The Vaughan Planning Department has no objections to the proposed definitions, however,
recommends that where a proposed term is also defined in the Radiocommunication Act, that the
definition in the Radiocommunication Act is used to ensure consistency with all documents.
Should Vaughan Council approve staff's recommendation, the definitions will be updated for the
new Protocol.

Next Steps

Should Vaughan Council approve the recommendations in this report, the Vaughan Planning
Department will prepare a new draft City of Vaughan Telecommunication Facility Siting Protocol
(“Protocol™), which will incorporate the recommendations found in the Telecommunication Facility
Siting Protocol Task Force Findings Report (“Findings Report”) and the comments and amended
recommendations made by City staff, as discussed in this report, or as may be amended.

In consideration of the complexity of the Protocol, the number of City Department’s involved in it's
review and the number of overall recommendations made by the Telecommunication Facility
Siting Protocol Task Force, the Vaughan Planning Department recommends that the new draft
Protocol be forwarded to Committee of the Whole (Working Session) for consideration in the 1
Quarter of 2015. As the new Protocol and the Telecommunication Facility Siting Protocol Task
Force Findings Report are related, the members of the Telecommunication Facility Siting Protocol
Task Force will be invited to the Committee of the Whole (Working Session) for an opportunity to
comment on the draft document. This is contained in the recommendation of this report.

Relationship to Vaughan Vision 2020/Strategic Plan

This report is consistent with the following initiatives set forth in the Vaughan Vision
2020/strategic Plan:

i) Plan and Manage Growth & Economic Vitality

This report, the Task Force Findings Report, and the new City of Vaughan
Telecommunication Facility Siting Protocol work in conjunction to implement the City’s
current Official Plan and the Growth Management Strategy as set in Vaughan Official
Plan 2010.

Regional Implications

On April 23, 2009, York Region adopted Industry Canada’s Protocol (CPC-2-0-03) outright to
reduce redundancies and permit a more efficient and consistent approach for regulating
telecommunication facilities, while providing an opportunity for local municipalities to determine
individual procedures and protocols.

As the Local Land-Use Authority, the City of Vaughan is exercising its right to determine an
appropriate protocol specific to the requirements of the City. The City of Vaughan in adopting its
own protocol does not have any implications on York Region.

Conclusion
The Vaughan Planning Department has reviewed the Telecommunications Facility Siting Task

Force Findings Report based on the current jurisdictional structure regarding Telecommunication
Towers in Canada, Industry Canada’s CPC-2-0-03, the Provincial Policy Statement, Greenbelt



Plan, Oak Ridges Moraine Conservation Plan, the York Region Official Plan 2010 and the
Vaughan Official Plan 2010. The Vaughan Planning Department agrees with many of the
recommendations put forward by the Task Force, and, if Vaughan Council approves the
recommendations in this report, the Vaughan Planning Department will prepare a new draft
Protocol for Establishing Telecommunication Towers/Antenna within the City of Vaughan
incorporating the recommendations of the Task Force, amendments proposed by staff or as
amended by the Committee of the Whole and Council, for future consideration at a Committee of
the Whole (Working Session) in the first quarter of 2015.

Attachments

1. Task Force Findings Report

2. Industry Canada’s CPC-2-0-03

3. Planning Department Comments on Proposed Updates to Industry Canada’'s CPC-2-0-03
4, Pre-Application Consultation Form

Report prepared by:

Daniel Woolfson, Planner, ext. 8213
Carmela Marrelli, Senior Planner, ext. 8791

Respectfully submitted,

JOHN MACKENZIE GRANT UYEYAMA
Commissioner of Planning Interim Director of Planning, and
Director of Development Planning

MAURO PEVERINI
Manager of Development Planning
ICM



ATTACHMENT 1

A - BACKGROUND

1. Summary

This report provides recommendations and guidelines for the development of a
protocol for the siting of Telecommunication Towers and Antennas in the City of
Vaughan. Under the Radiocommunications Act, Industry Canada has the final
authority to approve the location of telecommunication towers and antennae. As
Industry Canada currently has a process in place for taking municipal and public
concerns into consideration during their review of telecommunications proposals,
many Canadian municipaliies have developed protocols to review
telecommunication proposals. The City of Vaughan adopted a protocol in 2002,
‘with a small revision in 2003, but has not otherwise amended it since that time.

The Task Force met regularly in 2011, 2012, and 2013. In addition to extensive
discussions, the Task Force heard presentations from:

» Madeline Zito, then Director of Communications, City of Vaughan, who
provided input with respect to communications:

» Melissa Rossi, Senior Planner, Policy Planning Depariment, City of
Vaughan, with respect to the City's growth projections to 2031;

o Farhad Jalili, Urban Designer, City of Vaughan, with respect to urban
design matters;

» Task Force members Stephen D'Agostino and Colin Lavery, concerning

telecommunication facility siting challenges from the Industry’s perspective
and other municipal protocols of note;

« Samuel Domingues, RF Engineering Manager, Bell Mobility, with respect
to Health Canada’s Safety Code 6;

* Dr. Ray Copes, Chief, Environmental and Occupational Health, Public
Health Ontario, concerming the risk of health effects; and

» Mike Lang, Spectrum Manager, Industry Canada, conceming Industry

Canada’'s process for wireless communications approvals and
expeciations for a municipai protocoi.



2.

In addition to this findings report, the Task Force conducted a review of the
Terms of Reference, and this report was prepared with express adherence to
these Terms, and considered all concerns brought forward by City staff and the
general public. The future City of Vaughan Telecommunication Tower and
Antenna Protocol will propose to establish a vision for a harmonized municipal
process and criteria for evaluating all wireless proposals subject to compliance
with Industry Canada's CPC-2-0-03, and not exempted by the forthcoming
protocol. This report includes recommendations that work within Industry
Canada’'s CPC-2-0-03 guidelines, and provides a foundation for the future
protocol, that will aim to appropriately site wireless facilities, promoting a
transparent consultation process that considers the public and the
telecommunications industry.

In response to the City of Vaughan's desire to review telecommunications towers
and antennas and in consideration of the Terms of Reference, the following
findings report has been prepared by the Task Force.

2. Objectives
The Task Force was given the following objectives:

1) To conduct a background review of Industry Canada requirements,
applicable Provincial and Regional policies, the current City of Vaughan
Protocol for Establishing Telecommunication Tower/Antenna Facilities,
telecommunication protocols in other municipalities, and legal precedents;

2) To identify, review and analyze issues pertaining to the siting of
telecommunication fowers and antenna facilities, establish appropriate
objectives, and evaluate alternative strategies in developing the new
protocol, as discussed in Section 8.0 of this Terms of Reference;

3) To enable effective and transparent communication among members of
the public, ratepayer association representatives, telecommunication
industry representatives, the Region of York Medical Officer of Health,
local experts in the field, Members of Council, Industry Canada, City Staff,
and other stakeholders or agencies; and

4) To make recommendations to Council addressing a Telecommunication
Facility Siting Protocol, harmonized with Industry Canada, for siting
telecommunication facilities within the City of Vaughan.

The Task Force was fortunate to receive guidance and assistance from City staff.
Representatives from a number of departments/divisions were present at
meetings, including the Development Planning Department and Corporate
Communications. Staff members made themselves available to provide support,
educate, clarify, and aid the Task Force in their deliberations. A Recording
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Secretary from the City Clerk’s Office was also available to assist the Task Force
by providing notification of meetings, preparing and circulating agendas and

minutes, attending meetings, recording minutes, and keeping attendance
records.

The Task Force thanks City staff for their valued clarification, assistance, and
support.

B - GENERAL ISSUES

A list of key issues was provided to members of the Task Force for their
consideration. These key issues are reflected and addressed in the findings of

this report as are other matters deemed to be of concern to the committee, and
provide the basis for a future protocol.

1. Jurisdiction

The Terms of Reference provided to the Task Force from the City of Vaughan
outline the following:

Under the Radiocommunications Act, Industry Canada is the designated
approval authority for all matters respecting telecommunication towers and
antenna systems. As federal regulations supersede the Ontario Building Code
and the Planning Act, {elecommunication towers and antenna facilities are
exempt from municipal zoning by-law requirements and site plan control. Industry

Canada requires that Proponents seeking to install or modify an antenna system
adhere to the following broadly outlined process:

1) Investigating sharing or using existing infrastructure before proposing new
antenna-supporting structures;

2) Contacting the local land-use authority (LUA) to determine local
requirements regarding antenna systems;

3) Undertaking public notification and addressing relevant concerns, whether
by following local LUA requirements or Industry Canada’s default process,
as is required and appropriate; and

4) Satisfying Industry Canada’s general and technical requirements,
including: Health Canada guidelines as per Safety Code 8, radiofrequency
immunity criteria, notification of nearby broadcasting stations,
environmental considerations under the Canadian Environmental

Assessment Act, and Transport Canada and NAV CANADA requirements
regarding aeronautical safaty.
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" The Radiocommunication Act and the Telecommunications Act provide for the
regulation, where required, of Canadian telecommunications common carriers.
These inciude, among others, the incumbent teilephone companies, the new
competitive local and long distance service providers, mobile and fixed wireless
service providers, as well as satellite services providers.

Telecommunications has increasingly become an essential facet of daily life. This
is attested to in Section 7 of the Telecommunications Act, which reads as follows:

7. ltis hereby affirmed that telecommunications performs an essential role
in the maintenance of Canada's identity and sovereignty and that the
Canadian telecommunications policy has as its objectives;:

(a)

(b)

(c)

(d)

(f)

(@

(h)

(i)

to facilitate the orderly development throughout Canada of a
telecommunications system that serves to safeguard, enrich and

strengthen the social and economic fabric of Canada and its
regions;

to render reliable and affordable telecommunications services of

high quality accessible to Canadians in both urban and rural areas
in all regions of Canada;

to enhance the efficiency and competitiveness, at the national and
intemational levels, of Canadian telecommunications;

to promote the ownership and control of Canadian carriers by
Canadians;

to promote the use of Canadian transmission facilities for
telecommunications within Canada and between Canada and
points outside Canada;

to foster increased reliance on market forces for the provision of
telecommunications services and to ensure that regulation, where
required, is efficient and effective;

to stimulate research and development in Canada in the field of
telecommunications and to encourage innovation in the provision of
telecommunications services;

to respond to the economic and social requirements of users of
telecommunications services;

to contribute to the protection of the privacy of persons.
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Telecommunication Facility Proponents operate their networks based on

spectrum licenses issued by the Federal government pursuant to these two Acts.
A spectrum license provides pre-approval for the construction of wireless
facilities within a specific geographic area at a specific frequency subject to
conditions of license. Once the conditions have been satisfied, the carrier is free
to construct the Telecommunication Facility in accordance with its spectrum
license. Compliance with the CPC-2-0-03 including the requirement to obtain
municipal concurrence is a condition of those licenses. Industry Canada is only
involved in decision making concerning siting and design where an impasse has
arisen that requires their determination related to a specific site. As a result of the

condition of license, CPC-2-0-03 provides a legal framework for the City’s review
of Telecommunication Facility proposals.

CPC-2-0-03 provides the framework for land-use consultation and the
development of protocols. It contains default municipal and land use authority
consultation provisions as well as technical requirements. The CPC requires that
the Wireless Carriers follow its default consultation provisions unless the council
of the municipality has adopted a protocol establishing a local wireless
telecommunications process. In some respects, such as the usual requirement

for co-location, protocols are permitted to influence processes or influence siting
decisions to accommodate local preferences.

Based on the findings of the Task Force, and as outlined above, the City of
Vaughan would have limited jurisdiction around the regulation of communication
faciliies. The federal government has jurisdiction over all inter-provincial and
international communication facilities. Therefore, the execution of decisions
around approving the location and operation of telecommunications facilities can
only occur through Industry Canada’s approval process. The Task Force believes
that Industry Canada’s requirements, including CPC-2-0-03, provide Vaughan

with the ability to meaningfully influence the siting of wireless telecommunications
facilities.

Recommendation: The Task Force recommends that the City of Vaughan,

acting as the land use authority, participate fully in Industry Canada’s land use
consultation process set out in CPC-2-0-03.

2. Economic Issues

According to Section 5 of the City of Vaughan's Official Plan (2010), "Vaughan

has one of the strongest local economies in the Greater Golden Horseshoe and a
high ratio of jobs fo population.”

The City is an attractive location for newcomers, as the City boasts a wide range
of employment opportunities, industries, and is expected fo grow at a brisk pace
as per the Growth Plan’s growth projections to 2031. A strong economic future
for Vaughan requires further economic growth and diversification. Forecast to
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grow from 162,200 jobs in 2006 to 266,100 jobs by 2031, economic growth will
occur within strong and established sectors. However, new growth will also occur
in a variety of emerging sectors that together have potential for significant
expansion. With a diverse economic base, Vaughan will promote a welcoming
environment for a variety of new employers and job opportunities, where
residents and employees can both live and work in Vaughan.”

In the contexi of developing a protocol for the siting of telecommunications
facilities, it is important to note that, as is reflected above, the City of Vaughan is
a cenire of economic activity, most notably in recent decades, and the City

makes the encouragement of such activity a priority. The Official Plan addresses
this:

it is the policy of Council:

5.1.1.1. To promote economic growth and diverse employment
opportunities in order to:

a) support the long-term economic health and financial stability
of the City;

b) allow residents and employees the opportunity to both live
and work in Vaughan.

Under Section 5.1.1.1, the sheer growth and promise of stability, which will aliow
residents and employees to both live and work in Vaughan, ushers forward a
greater need for businesses to thrive, as well as the impetus to respond to the
needs of daily family life. With the many technological advances of recent years,
Vaughan residents are expected to be counted among the countless users who
employ wireless telecommunications in their daily lives. As such, it is essential

that the City encourage further growth and provide ample opportunity for its
residents to do the same.

The City should promote economic competitiveness, while supporting effective
telecommunication services that meet the needs of Vaughan residents and
businesses. This can be accomplished simply by providing various carriers with
access to Vaughan in order to increase capacity. Information has a great role in
economic development. Wireless telecommunications can impact economic
development by reducing the costs of communication by lowering search costs
and making information more accessible to the general population. Businesses
thrive on wireless telecommunications and providing better access to business

owners employing these services will encourage more businesses to open their
doors in Vaughan.

The City of Vaughan establishes a set list of fees, through subsection 69(1) of
the Ontario Planning Act, which an applicant shall remit to the City upon
submission of a Planning Act application. The fee schedule is set through By-law
187-2012, which was enacted by Vaughan Council on December 10, 2012, and



7-

establishes fees for Planning Act applications to the end of the calendar year
2016. The fees are based on the anticipated cost to process applications and
include a variety of factors, including, but not limited to the complexity of each
application type (e.g. Official Plan Amendment, Zoning By-law Amendment, Site
Development and Draft Plan of Subdivision Applications, etc.), and the amount of
staff time and resources required to review each application. The fees increase
yearly for each application type. As the Task Force considers it appropriate to
treat the submission of applications to site Telecommunication Facilities akin to
the submission of a Site Development Application, and further, as the amount of
staff time and resources required to review an application to site a
Telecommunication Facility is similar to that of a Site Development Application,
the Task Force deems it appropriate to install a fee for Telecommunication

Facility applications that mirrors the “base fee” for Site Development Applications
outlined in By-law 187-2012,

Recommendation: That the City of Vaughan implement in the protocol an
application fee that is the same as the “Base Fee” for a Site Plan Application,
which would be additional to the other fees that may be required from other

approval authorities (York Region, TRCA, etc.) and ensure that any public
consultation costs are borne by the Applicant.

3. Radiofrequency Exposure, Health Concerns, and Safety Standards

According to Health Canada’s, “Safety of Cell Phones and Cell Phone Towers”'
which discusses the concerns around the safety of cellular phone towers and the
growing demand for new wireless services, “the number of cell phone users in
Canada rose from 100,000 in 1987 to more than 24 million by the end of 2010 .
To meet the demand for new wireless services, cell phone towers have been put
up across the country.” While the demand for wireless services has increased,
the amount of attention on the potential risks of radiofrequency- exposure has
also increased. This topic was the subject of much debate during the Task

Force's discussions and it should be noted that, ultimately, the Task Force was
deeply divided. '

Health Canada reports that “there are a small number of epidemiology studies
that have shown brain cancer rates may be elevated in long-term/heavy cell
phone users. Other epidemiclogy studies on cell phone users, laboratory studies
and animal cancer studies have not supported this association.”® Health Canada
concludes that “with respect to cell phone towers, as long as exposures respect
the limits set in Health Canada's guidelines (Safety Code 8), there is no scientific
reason to consider cell phone towers dangerous to the public’® .

: http:/mwww.he-sc.ge.ca/hl-vs/ivh-vsy/prod/cell-engz.php

? http://www.he-sc.ge.ca/hl-vs/ivh-vev/prod/ cell-eng.php

3 http://www.he-se.gc ca/hl-vs/ivh-vsv/prod/celi-eng.nhp




According to Industry Canada’s Frequently Asked Questions web page®, while
there is evidence {o suggest that exposure to radiofrequency (RF) energy can
result in biological effects, “for frequencies from 3 kHz to 100 kHz, the biological
end point on which the limits are based is nerve and muscle stimulation.
Although these are acute effects, they are non-thermal in nature. At higher
frequencies, non-thermal effects are not well established and currently do not

form a scientifically acceptable basis for restricting human exposure to RF
energy.”

in addition, Industry Canada states “Health Canada has no scientific reason to
consider that RF exposures have any link to cancer initiation or promotion. The
body of peer-reviewed literature in this area overwhelmingly demonstrates a lack
of linkage, and where the few reports of linkage effects were found, it was
concluded that these results could be attributed to factors other than RF energy.”

Industry Canada’'s websile states the following: “The biclogical effects from
laboratory studies reported in scientific peer-reviewed literature include those
related to changes in temperature, blood brain barrier, melatonin, calcium efflux,
DNA damage and gene expression. However, not all these biological effects
have been established or are considered to be health effects. For example, blood
brain barrier and melatonin effects have not been consistently replicated. Studies
on DNA sirand breaks have also failed numerous independent aftempts at
confirmation and calcium efflux changes are considered to be more of a
biclogical response than an adverse health effect.”

“Several laboratory studies have looked into whether RF energy can initiate and
promote cancer. The overwhelming majority of these studies have found no

evidence that RF energy damages DNA or that it is likely to act as an initiator or
a promoter of carcinogenesis.”

Although currently there is no consensus, 2 number of studies have been
published which raise concerns about the potential biological and health effects
of RF energy. These studies confributed to a World Health Organization
classification of RF energy as “possibly carcinogenic to humans” (Group 2B)°.

Health Canada indicated that it updates Safety Code 6 based on monitoring and
reviewing current research on the potential biological effects. Although the latest
guideline was updated in 2009, the safe dose limits were unchanged since the
revision completed in 1899. While there is continued scientific debate on the
health effects of RF radiation, here in Canada the safe dose has not been

* hitp://www.ic.ac.ca/eic/site/smt-gst.nsf/eng/sf08792.html

* http://monographs.iarc.fr/ENG/Monographs/vol102/mono102.pdf
IARC Press Release dated May 31, 2011,
IARC Report dated October 3, 2011
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changed, although some regulators internationally have chosen to put more
stringent limits to the use of this technology.

In an effort to understand the various risk factors and latest scientific findings with
respect to radiofrequency exposure, the Task Force heard from Dr. Ray Copes of
Public Health Ontario, as well as Mike Lang of Industry Canada, and Samuel
Domingues, an RF engineer from Bell Mobility.

The Task Force heard from Mr. Lang that Industry Canada has made it a
condition of the wireless carriers’ licenses that they comply with the
radiofrequency exposure requirements of Health Canada’s Safety Code 6 on an
ongoing and cumulative basis. Safety Code 6 is Health Canada’s guideline for
human exposure to radiofrequency electromagnetic energy. its exposure limits
are set 50 times below the threshold for poténtial adverse health effects.
Provided a wireless facility meets the requirements’ of Safety Code 6, Industry
Canada informed the Task Force that its process is satisfied. Industry Canada
provides in its Municipal Consultation document that the adequacy of Safety

Code 6 is not relevant to a Proponent's consultation with the public or a
municipality.

Dr. Copes advised the Task Force of the following:

« Despite proliferation of wireless technologies, measurements done in
community settings are typically a small fraction of current limits;

* Exposures from cell phone base stations, TV, radio, Bluetooth are all
orders of magnitude lower than cell phones;

In reviewing studies that addressed the possible association between
environmental exposure to RF-EMF and cancer, the International Agency

for Research on Cancer Working Group found the available evidence
insufficient for any conclusion:

Cell phone use dominates exposures. One can reduce exposure through:
reducing use, texting, selection of phone with lower SAR, use of speaker,
headset, and avoiding use where there is weak signal, because mobile

devices increase power output levels to compensate. However, it is
unclear whether this reduces risk of adverse effects.

The Task Force learned from Mr. Domingues and Dr. Copes that the total
radiofrequency energy received by the public located close to a wireless base

station, such as the one currently located at the Al Palladini Centfre, is very small
in refation to Safety Code 6.

in the case of the Al Palladini Centre, Public Health Ontario undertook an
investigation which found that the measurement taken closest (80 metres) to the
existing communication tower produced a cumulative reading (for all RF energy
sources such as radio, TV and the communication tower) 1286 times below
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Health Canada's requirements. Public Health Ontario’s report was presented to
Council in September, 2012.

The Task Force was presented with a number of studies, in addition to those
referenced above, that concluded that no health effects were atiributed to cell
towers. In the interest of fairness, the Task Force also considered other reporis
that concluded that the non-thermal effects of RF radiation may in fact elicit
negative health effects, contrary to the findings of the above referenced studies.
in considering all such studies, there was much discussion on this subject,
however no consensus emerged. It was agreed that ongoing research and
reporting to Council by the Medical Officer of Health is recommended.

As detailed in Section 1, exposure limits to RF Radiation, are federally regulated
by defined limits set forth in Safety Code 6. Therefore the municipality does not
have the authority to address health effects. The Task Force can, however,
recommend responsible siting based on other factors.

The City is expanding rapidly and wireless communications facilities will continue
to be necessitated so as to respond to the demands of its citizens. While the City
must respond fo this need, the Task Force believes that the continued study of
health effects associated with radiofrequency exposure is also in the public
interest. This view was shared by several members of the public who attended
Task Force meetings. As such, the Task Force recommends the following:

Recommendation:

a) That the City of Vaughan encourage Health Canada fo continue to dedicate
resources o the review of health effects associated with radiofrequency
exposure with the goal of determining whether existing standards, such as
Safety Code 6, are appropriate;

b) That the City of Vaughan requests the York Region Medical Officer of Health

to provide the City with regular reviews of current research and updates, at
least annually;

¢) That the City of Vaughan requests that Public Health Ontario conduct
radiofrequency measurement studies (similar fo the Al Palladini study), at
regular intervals, at various sites within the City, and report to Council;

d) That the City of Vaughan's Wireless Antenna Siting Protocol shall be drafted
requiring Proponents to provide a written attestation that the proposed
facilities will comply with Health Canada's Safety Code 6 on a cumulative
and ongoing basis; and
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e) That members of the public be referred to Industry Canada if seeking

radiofrequency measurement information for existing wireless antenna
facilities.

C - SITING ISSUES

1. Site Selection Criteria

The Task Force heard that site selection of Telecommunications Facilities is

often constrained. Among the factors considered by the Telecommunication
Facility Proponents are:

1) expected usage patterns of wireless service including proximity to users;

2) local terrain and building heights which can be a significant chalienge as a
result of shadowing;

3) interaction with existing radic base stations;
4) line of site requirements for high quality communications:
5) opportunities to use existing structures; and

6) the availability of a willing landlord.

Notwithstanding, the Task Force believes that it is appropriate for the City of
Vaughan to influence the siting of Telecommunication Facilities recognizing that

the Provincial Policy Statement requires that they be accommodated to setve
present and future needs.

The Task Force believes that selection and design should, where possible,
respect the policies of the relevant Provincial Plans and most updated and in-
force Vaughan Official Plan document. Where such facilities are proposed within
the Greenbelt ‘or the Oak Ridges Moraine, the protocol should refer to the
respective policies in each of the applicable plans, specifically Section 3.4 of the
Oak Ridges Moraine Conservation Plan, subsection 3.4.10, which addresses
Transportation/Infrastructure Utilittes on the Oak Ridges Moraine, and Section

3.5 of the Greenbelt Plan, specifically subsection 3.5.6, which addresses General
Infrastructure in the Greenbelt.

Once a preliminary consultation has occurred and/or a search area has been
determined, which should include consideration of City owned land, the
Proponent is strongly encouraged to contact the City's Real Estate Department,

to determine if an appropriate municipally-owned property could accommodate
the proposed communication facility.
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The consideration of municipal or privately owned lands in the site selection
process should be made with deference to the following recommendations:

Recommendation: That the City encourages Proponents to voluntarily select
sites in the following order:

a) Sites co-located on existing structures at least 200 metres from any
residential area;

b) Where co-location is not possible, a new tower located 200 metres
away from residential areas in:

i. Employment areas and rail facilities;
ii. Other non-residential areas;
iii. Natural areas and open space, subject to certain criteria;
iv.  Other publicly-owned properties;
v. Regional and District parks;
vi. Towers should not be located at prominent vista wherever
possible;

In each instance, the Proponent is encouraged to seek City-owned
properties and facilities;

c) Where it is not possible to locate outside 200 metres from any
residential area, and there is limited site availability, co-location may be
encouraged at the time of pre-application consultation.

Recommendation: Where the Proponent is unable to comply with the City's
siting preferences, the application to consult must include a justification
explaining the rationale for Proponent's siting decision.

2. Co-location and Use of Existing Infrastructure

Industry Canada defines “co-location® to occur when two or more
Telecommunication Facility Proponents locate their antennas on the same
support structure. Co-location is the default preference expressed in CPC-2-0-03
as it has the effect of reducing the number of towers required in a given area.

While Telecommunication Facility Proponents are prepared to co-locate when
the existing tower meets their radio requirements, since co-location is generally a
faster and cheaper option, the Task Force discovered that co-location results in
an increase in the visual obtrusiveness of the Telecommunication Facility.
Generally co-location resulis in:

* an increase in massing compared to a facility that has not been co-
iocated due o the additional number of antennas, cabling and other tower
mounted equipment, and the increase in size of the structure required by
the increased weight and wind loading;
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* anincrease in the height of the facility in order to meet radio obiectives
and prevent radio interference between antennas:

1]

¢ and more radio equipment at the base of the Telecommunication Facility
to power the antennas.

The Task Force learned that many of the stealth or unobtrusive designs will not
accommodate co-location for the foregoing reasons. As a result it was
determined that a better approach for the City would be to balance the desire for
co-location against the desire to reduce impact in visually sensitive areas.

Accordingly, it is the opinion of the Task Force that existing tower facilities,
structures and infrastructure should be utilized for the purpose of co-location, in
areas where there is less concern with visual impact so as to minimize the
proliferation of new tower facilities in the City of Vaughan. In order to maximize
co-location opportunities and further minimize the number of Telecommunication

Facilities, Proponents of new towers in areas where co-location is encouraged
should notify other industry carriers.

The Task Force considered the co-utilization of Hydro One’s high tension towers.
Currently, Hydro One is prohibiting the use of their hydro structures for locating
telecommunication antennas, however because of the negative impact these
towers already exhibit on the landscape, it is advantageous to locate antennas

on the existing structures and preclude the need for erecting additional structures
that add to even more visual clutter.

However, in areas where visual impact is more important, (such as when
Telecommunication Facilities are proposed to be located within 200 metres of a
residential area), the Task Force recommends single carrier stealth or minimally
obtrusive towers, except in areas of limited site availability where towers will be

located in close proximity to each other. In such a scenario, a co-located tower is
suggested.

Inirastructure such as utility poles and street light poles should be used when

possible to minimize the visual impact of wireless facilities, especially in high-
profile and visually sensitive areas.

Where co-location of towers is strongly preferred away from residential areas and
encouraged in industrial/employment areas, commercial areas and natural areas
and open space, incentives have been developed as detailed in Part C Section 1
Site Selection Criteria. Further guidance with respect to the siting of facilities,
including co-located facilities, is provided in Part C Section 3 under Schedule 1.

Recommendation: That Proponents of telecommunication/antenna facilities be
strongly encouraged fo utilize existing tower facilities in all instances, except
visually sensitive lands, in order to reduce further visual intrusions in these areas.
In areas of limited site availability where towers will be located in close proximity
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to each other, co-location may be encouraged at the time of pre-application
consultation.

Recommendation: That where co-location is appropriate, Proponents be
required to submit a Co-location Invitation Form, or similar evidence that the
Industry has been consulted with respect to co-location opportunities.

Recommendation: That Proponenis be required, where feasible and

appropriate, to size leased areas {0 accommeodate future expansion and co-
location when leasing tower facilities.

Recommendation: That Council pass a resolution encouraging Hydro One to
allow co-utilization of its infrastructure.

Recommendation: That co-utilization of facilities and infrastructure such as

utility poles, street lights and other vertical real estate be encouraged in place of
a new structure.

Recommendation: That the visual impact of radio equipment cabinets visible
from public rights of way be mitigated.

Recommendation: That City staff be directed to consult with Telecommunication
Facility Proponents and report back to Council on opportunities to promote
unobftrusive siting using the site plan process for new mid-tise and high-rise
developments and the Block Plan Process.

3. Exemptions

industry Canada's CPC-2-0-03 contains a number of exemptions to the usual
requirement to consult with municipalities such as the City of Vaughan. These
exemptions were put in place after the adoption of Vaughan's current protocol.
Industry Canada expects that these exemptions will be respected in local
protocols. However, Industry Canada's documentation makes it clear that its

exemptions may be expanded or new exemptions created in order to meet local
needs.

Exemptions have long been used io encourage Telecommunication Facility
Proponents to adjust the preferred location of their infrastructure based upon the
encouragement of a faster process, or a path of least resistance. Often, these
Proponents will, to some degree, compromise their engineering objectives in
exchange for a quick approval. Where the Telecommunication Facility Proponent
is unable fo meet the terms of the exemption, the proposal is subject to more
scrutiny through a more intense process.

The protocols considered by the Task Force contained exemptions that focused
on template designs and distance from identified land uses to trigger a fast track .
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process (i.e. shorter consultation process). In some instances the fast track was
facilitated by exempting the Telecommunication Fagility Proponent from the need
to consult with the municipality and/or the public. In other instances the fast track

was facilitated by the delegation of the concurrence function from Council to an
identified member of the City's staff.

The City of Vaughan's current protocol outlines a number of exemptions,
including co-locating antennae on existing structures, or modifying or replacing
towers where’the proposed height does not exceed the existing height by a
certain percentage. The Task Force would like to build on the current provisions
in the protocol in addition to Industry Canada's requirements in order to meet the
Task Force’s objectives of reducing visual obtrusiveness and maximizing the
distance between sensitive land uses and wireless facilities. As a result, the Task

Force, would like to recommend that the following specifications be included in
the forthcoming protocol:

Recommendation: That The City of Vaughan Protocol incorporate the following
exemptions:

a} Industry Canada Exemptions from the Requirement to Consult with
The City:

. The maintenance of existing telecommunications apparatus
including the antenna system, transmission line, mast, or other
antenna-supporting structure or maintenance of an antenna
system's painting or lighting in order to comply with Transport
Canada's requirements;

ii. Addition or modification of an antenna system (including
improving the structural integrity of its integral mast to facilitate
sharing), the fransmission line, antenna-supporting structure or
other radio apparatus to existing infrastructure, a building, water
tower, etc. provided the addition or modification does not resuit
in an overall height increase above the existing structure of 25%
of the original sfructure's:

iii.  Installation, for a limited duration (typically not more than 3
months), of an antenna system that is used for a special event,
or one that is used to support local, provincial, territorial or
national emergency operations during the emergency, and is
removed within 3 months after the emergency or special event;

iv. New antenna systems, including masts, towers or other

antenna-suppotting structure, with a height less than 15 metres
above ground level;

b) Vaughan Specific Exemptions from the Requirement to Consult with
the City and the Public:

i. New telecommunications facilities located a minimum of 200
metres within employment/industrial lands:
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ii. Amateur radio telecommunications towers, provided they are for
personal use only, set back from the respective yards in
accordance with the applicable zoning by-iaw and that ihe
antenna is less than 15 metres in height.

¢} Vaughan Specific Exemptions from the Requirement to Consult with
Council and/or the Public In Accordance With the Chart Below.

Schedule 1: Telecommunication application review process; modified review
procedures to encourage Proponents to voluntarily select sites away from
residential areas

H Co-Location Discouragsd
excepl for areas of limited site availability

' \D\\ ‘
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Tawer Height 30 > ;
(Metres) 25 o
0 79 /C,: \ \\_ B
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10 Y
- Distance (Melres
0 50 100 150 200 250 300 380 7 From resis:lential graas
Legend:

Area “A”™:. Exempted from Municipal Review Process (Motification Only)

Area "B" Staff Review and Appravat (Ne Coungil Approval)

Area "C": Staff Review and Council Approval

Area "D": If Co-Located, Cauncil Approval Not Required; if Single Carrier, Council Approval Required
Area “E™: Full Cansultation Process

Explanatory Notes for Schedule 1:

a) With respect to proposals meeting the requirements of Area “A”, as per
Schedule 1 above, proposals with a height of less than 15 metres are
exempted from the municipal application review process. However, the
submission of a nofification to inform the City of a new instailation is
requested;

b) With respect to proposals meeting the requirements of Area “B”, as per
Schedule 1 above, proposals are recommended to be exempt from
Council approval and public notification. Applications would be
reviewed and granted concurrence/non-concurrence by City staff if;

i. a telecommunication tower is between 15 and 30 metres in
height, and is located at a distance between 200 and 300
metres from residential areas; or

ii. a telecommunication tower height is equal to or higher than 15

metres and is installed farther than 306 metres from residential
areas,
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d)

f)

g)
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With respect to proposals meeting the requirements of Area "C’, as per
Schedule 1 above, applications would be reviewed and processed by

City staff and approved by City Council. These proposals are
exempted from full consultation if:

* a telecommunication tower is equal to or higher than 15
metres in height and below 30 metres, and is located at a

distance between 150 and 200 metres from residential
areas; or

e a telecommunication tower is equal to or higher than 30

metres in height, and is located at a distance between 200
and 250 metres from residential areas; or

 a telecommunication tower is equal to or higher than 35

metres in height, and is located at a distance between 250
and 300 metres from residential areas:

With respect to proposals meeting the requirements of Area "D, as per
Schedule 1 above, if a telecommunication tower is between 30 and 35
metres in height, located at a distance between 250 and 300 metres
from residential areas, and is occupied by a single carrier, then the
review process for Area “C” would apply. If the tower installation is co-
located on an existing tower, the review process for Area “B" would
apply;

With respect to proposals meeting the requirements of Area "E”, as per
Schedule 1 above, if a telecommunication tower has a height of 15
metres or greater and is located within 150 metres from residential
areas, or if a telecommunication tower has a height of 30 metres or
greater and is located at a distance between 150 and 200 metres from
residential areas, then a full consultation process would apply;

This schedule should be reviewed by Staff in two years to reflect the
industry’s new information, technology and standards;

This section is not meant to apply if a facility is proposed within a
Heritage Conservation District, as they shall be subject to a full
consultation process.

4. Telecommunication Facilities Siting on City-Owned Lands

Proponents are encouraged to consider the use of City-owned lands and/or
facilities where feasible, for the siting of telecommunications facilities. It is the
opinion of the Task Force that the City of Vaughan should be adequately
prepared for such a possibility. The Task Force recommends the foliowing:
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Recommendation: That the City of Vaughan strongly encourage the following in

the City’s forthcoming protocol:

a)

b)

d)

f)

g)

The Proponent should follow the same guidelines as described in Part
D Section 1 of this report and should consider the additional guidelines
described in this Section;

Telecommunication facilities shall not be installed in locations that
would interfere with the City's wireless communication/security
systems; Telecommunication providers are to conduct preliminary
radio frequency study reports confirming that the intended wireless
services will not interfere with any of the City's wireless services. City
staff should provide technical information regarding the City's wireless
systems when required;

Telecommunication providers are required to provide technical
specifications of all radio equipment fo be used on the premises.
Providers are required to supply updated technical information when
installing additional antennas/wireless services on an existing tower.
Providers are also required to work with City staff to mitigate any
interference caused by their systems, including the removal of devices
causing interference to the City’s wireless services if required;

Telecommunication facility proposals for City-owned lands should
avoid the use of local parks in residential areas. However, when no
other suitable option can be found, proposing the use of local parks in
residential areas for telecommunication facilities will be considered. As
part of the evaluation process, Proponents shall demonstrate other
potential locations are not suitable as detailed in Part C Section 1 of
this report. These evaluations shall be provided to the Development
Planning Department for review;

Telecommunication providers shall enter into a license agreement with
the City that specifies the terms and conditions of the provider's
occupancy of City property, including but not limited to length of term,
rent payable, insurance requirements, indemnity, co-locates, site
location and access, design of facility, leiter of credit;

Occupancy agreements with providers should facilitate the removal or
relocation of a tower at no cost to the City, if necessary, in light of
redevelopment of the City site;

Telecommunication providers shall consult with the City to provide the
most suitable location on the identified City owned site that takes into
account planned development or redevelopment on the site, and so as
to cause the least visual disturbance;
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h) Providers should be encouraged to design tower facilities in

accordance with urban design guidelines referenced in Part D Section
1.

D - URBAN ISSUES

1. Urban Design Guidelines

Considering the growing demand for telecommunication facilites and their
increasing presence within the public realm, the Task Force recommends that
comprehensive design guidelines be developed to complement the City's
Telecommunication Facilities Siting Protocol. These guidélines will provide a

framework to set out the City’s expectations and desires for appropriate design
for future telecommunication facility proposals.

A number of municipalites in Ontario make mention of the importance of
executing particular design styles that complement and respect the surrounding
land uses and ensures that the telecommunication facilities are not visually
obtrusive. The - City of Vaughan has emphasized its recognizance of the
importance of facilitating the telecommunication network as a major
infrastructural component of the City: However, the character and quality of the
urban areas should not be compromised. As such, the design of these facilities
should strive to minimize negative visual impact, where possible. The following
represent considerations the Task Force feels would be appropriate to include
within the forthcoming Protocol's Urban Design Guidelines.

Recommendation: That design be harmonized with the surrounding
environment. Surrounding structures and the .natural environment should be

considered in the design and telecommunication facilities should minimize the
visual impact.

Recommendation: That public art and street furniture be considered in the
design of facility siting in areas that are visually sensitive.

Recommendation: That City staff develop Urban Design Guidelines, in

consultation with Industry representatives, that ‘incorporate  the above
recommendations, ,

Recommendation: When designing rooftop antenna installations and antennas

on other structures, Proponents are requested to conform with the Urban Design
Guidelines.
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E - PROCESS ISSUES

1. Application Process

It is the opinion of the Task Force that a comprehensive application should be
made to the City at such a time as the Proponents wish to site a
telecommunications facility in the municipality.

The Task Force makes the following recommendation:

Recommendation: That the City of Vaughan require the following as part of their

Complete Application Requirements within the City’s future protocol:

a) Any proposals for non-exempied telecommunications facilities wili
require the submission of a completed application form, fee, and five
sets and one electronic set of the required materiais to the City;

b) At the time of submission of their application, Telecommunications
Facility Proponents shall append a justification report which will
chronicle the network requirements in the context of the Protocol for
the proposed new telecommunications facility:. The report shall include
the following information to support the application:

i
i
iil.
iv.
V.
Vi.

vil.

viii.

Written description of the engineering rationale for the proposed
tower installation;

Technical coverage and/or capacity plots (mapping) showing
current compromised network state, and desired end state;
Written description of the geographical area to be serviced by
the proposed tower installation;

Address and written description of the tower site being
proposed,;

Survey plan* showing the layout of the proposed structure and
ancillary equipment;

Brief description of type of tower structure being proposed;
Identification of any and all existing infrastructure(s) within the
required coverage/capacity area. Its assessed suitability for co-
location and reason(s) for disqualification;

Notes from pre-consultation meeting/s;

Where the proposal does not meet a preference express in the
protocol and expianation.

« The justification report shall be appended to the Council Report written
by Staff to accompany the application for final decision.

s Survey plans shall be prepared to appropriate metric scale showing:
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= The location of existing lot lines, buildings and structures,
and setbacks from those from the proposed facility;

» Setbacks from the nearest building used for low rise
residential land use, measured from the nearest point of the
building, structure, or feature, if applicable;

* Measurement of the subject lot to sensitive lands, if
applicable;

* Existing and proposed landscaping; .

* Key Plan showing the structure type, colours, height, and
materials proposed to be used for all structural elements:

* Proposed access to the facility, including any motor vehicle
parking spaces, if applicable.

City staff shall identify the final submission requirements through the pre-
consuliation process, including any additional items that may be required.

2. Preiiminary Consultation with the City

There are two aspects to pre-consultation. The first is a voluntary opportunity for
Proponents to meet with City planning staff early in their siting process to help

identify acceptable siting options. The second is a formal requirement of the
protocol prior to submission.

Pre consultation is one of the most important elements in the consultation
process as it generally occurs at a point before the Proponent is committed to a
site or design. As a result, it represents the City's best opportunity to influence
the siting decision at an early stage since the Proponent will more likely become
committed to a site once the detailed engineering has been completed. While a
discussion of submission requirements is appropriate, the proposal will benefit
most from early direction on matters of siting and design which will then inform
the production of the detailed engineering and other studies required for the
application to consult. It is for that reason that pre-consultation meetings should
be documented by staff in @ memo to the carrier. )

In Section 6 of CPC-2-3-03, Industry Canada recommends that Proponents be
prudent and consult with the land use authority and general public prior to
construction, even where a proposed telecommunications facility is éxcluded or
exempted. In the opinion of the Task Force, unless a proposal is exempt,
Proponents should pre-consult with the City of Vaughan conceming- siting and
site’design, at which point staff will provide details regarding location, potential
sites within City-owned lands, process, public consultation, submission
requirements, and fees, and to identify the City of Vaughan's requirement that
the Proponent address issues of emission levels (in compliance with Safety Code

6), land use compatibility, consideration of sensitive lands, and any other
potential impacts.
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Recommendation: That wireless carriers should be encouraged to engage with
the City of Vaughan's Development Planning Department biannually in order to
review upcoming City wide network site requirements before commencing site
acquisition activities.

Recommendation: As a courtesy, Proponents notify the City of Vaughan when
siting telecommunication facilities that are exempt.

Recommendation: That the City of Vaughan's Development Planning
Department host pre-consultation meetings with Proponents at the fime a
Telecommunications Facility Proponent begins its site search and again when
the Proponent is preparing its application to consult. Based on the models of
other protocals, it is suggested that requests for a formal consultation be made at

least 7 working days prior to the pre-consultation meeting by submitting the
following information:

a) The location of the proposed telecommunications facility (including

rooftop antennas), including the address and location on the lot or
structure; _

b) Setbacks from the nearest residential zone; and

¢) A description of the proposed telecommunications facility, its objective,
applicable planning policies, search area and candidate sites if
available, and, if applicable, how the facility meets one of the exclusion

_ criteria under Part B Section 3 of this Findings Report.

3. Public Consultation

The public consultation process is a key requirement in the land use planning
process, and should continue to be valued as an essential component of the
planning for the siting of a telecommunications facility. Based on research into
similar protocols, the Task Force recommends the following when completing a
public consultation process for a new, non-exempted telecommunications facility:

Recommendation: That the Proponent shall organize and facilitate the process
with support from City staff, as required;

Recommendation: That a notification package be sent to affected landowners.
In the case of sensitive land uses, this may result in expanded notification;

Recommendation: That the City will provide the Proponent with a list of
landowners within a radius of: the greater of 150 metres within urban areas; or
250 metres within rural areas; or, three times of the height of the proposed
facility. This distance shall be measured outward from the furthest point of the
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facility's supporting mechanism {i.e. outermost building edge). All properties
within this distance shall be included on the mailing list;

The Proponent will be required to prepare and distribute the notification
package a minimum of 21 days prior to the public open house;

The mailed notice shall include the following items:

Address, location (including a key map), and time of the public
open house;

Description of and rationale for the proposed facility;

The projects status under the Canadian Environmental
Assessment Act,

Reference to the City's Telecommunications Facilities Protocol;
Information.on how to submit comments to the Proponent and the
closing date for submission of written public comments (which shall
be not less than 30 days from the receipt of notification)

The Proponent shall erect one notice sign along any ot line abutting a
public street for any telecommunications facility;

All notice signs shall be designed and erected on the lot so that they are
clearly visible and legible from all public streets abutting the subject iot:

Public Open House: A public open house shall be required for all non-

exempted facilities, and shall be open and accessible to all
members of the public and local stakeholders:

The public open house will be convened and facilitated by the

Proponent. The format of the event is at the sole discretion of the
Proponents;

The Proponent is responsible to inform all attendees on the

applicant's process and the City's responsibilities within the
application process;

Newspaper Notice: the Proponent shall additionally place a Public Notice

in the local print media. Publication of this Public Notice shall be
synchronized with the distribution of the public notification package;

Recommendation: That the City of Vaughan provide the public, through the
City's website, with easy access to the Industry Canada database of existing

sites.
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4. City Review Process

The application review process should consist of a clear step-by-step process by
which the City can thoroughly review all applications and subsequently render
them complete, or in some instances, request further information, should it be
required. To aid in the review process, the Task Force recommends that the
foliowing be instituted as part of the final protocol:

Recommendation: That an application will not be accepted if it does not
completely meet the submission requirements identified in the pre-consultation.

Recommendation: That the City of Vaughan consider the date a complete
application was received as the official commencement of the consultation
process. As such, the City shall have 60 days to provide comments to the

Proponent and 120 days to complete the consultation process (from the date the
site plan application is submitted).

Recommendation: If the City of Vaughan submits a request to the Proponent for
additional information prior to the City deeming the application complete and no
additional information is supplied within 60 days, the City shall advise Industry
Canada of the incomplete status of the application and request that Industry
Canada not issue any decision prior to the City issuing any comments.

5. Dispute Resolution

The City of Vaughan's existing protocol currently leaves the issue of resolving
any disputes up to the Proponent. Industry Canada's® Guide to Assist Land-use
Authorities in Developing Antenna Siting Protocols encourages municipalities to
document their own process for resolving disputes while recognizing that when
an impasse occurs, Industry Canada is the final decision maker.

According to that document:

“When developing protocols, LUAs should consider the means by which disputes
will be resolved, ensuring that they are appropriate for the local community. By
documenting this process, all stakeholders will understand their roles and
responsibilities as well as the process under which disputes will be resolved.
industry Canada generally favours a process whereby the Proponent, the iocal

public and the LUA work toward a solution which takes into consideration each
other's interests.”

In order to ensure that, to the extent possible, wireless facility siting decisions are
made in conjunction with the City, the Task Force believes that a dispute
resolution process should be adopted which fosters dialogue between the City

5 hitp:/fwww.ic.gc.caleic/site/smt-gst.nsf/eng/sf08839. htmldsect26
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and the Proponent in advance of a final decision. The elements of such =
process include:

a) In the normal course, the Director of Development Planning or his/her

delegate would be given authority to concur with applications which
meet the requirements of the Protocol;

b) Where it appears to the Director that concurrence will not be granted,
the Director will provide the Proponent with a letter detailing the
reasons for the pending non-concurrence decision. The Proponent will
be invited to meet with the Director to discuss reasonable alternatives,
and to amend its application to address the issues identified. Where
these discussions do not lead to concurrence with the proposal, and at

the option of the Proponent, the Director shall issue a notice of non-
concurrence;

¢} Should the Proponent wish, it may appeal the Director's non
concurrence decision to Council by requesting that the City Clerk
place the matter on a Council agenda for consideration, at which time

the Proponent shall be permitted to make oral or written submissions
as may be appropriate;

d) At the option of the Proponent, once a notice of non-concurrence has
been received, Industry Canada may be asked to intervene and grant
authority to construct the proposal in accordance with Industry
Canada’s impasse process set out in CPC-2-0-03.

To ensure that the City is adequately prepared, should a dispute occur, the Task
Force recommends the foliowing:

Recommendation: The City of Vaughan protocol shall include a dispute
resolution section containing the foregoing elements.

6. Concluding Consultation

Under the existing protocol, the City of Vaughan endeavours to conclude the
consultation process via a clear and straightforward process. However, the
protocol does not address the completion of the consultation process as
executed by the Land Use Authority (i.e. the City of Vaughan). To provide for this
aspect of the process, the Task Force makes the following recommendations:

Recommendation: That the timeline and process for the disposition of written

correspondence shall be as per the Industry Canada process outlined in Section
4 of CPC-2-0-03.
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Recommendation: That the Proponent will provide a package summarizing the
resuits of public consultation to the City containing, at a minimum, the following:

a) Summary of the open house including attendee list and contact
information;

b) An affidavit that the Notification Package was distributed to all required
recipients;

c) Copies of all letters and other written communications received on or
before the last day for comments associated with the application;

d) Copies of responses outlining how the concerns and issues raised
were or will be addressed or, alternatively, clearly setting out the
reasons why such concerns are not reasonable or relevant;

e) Copies of any follow-up responses received from residents.

Recommendation: That staff draft a letter of concurrence that includes a 3 year
requirement for a re-consuitation;

Recommendation: That if a telecommunication facility is not installed within
three years after municipal concurrence and the Proponent wishes to proceed
with the installation, the Proponent is required fo consult with staff and review the
application to determine if further action is required;

Recommendation: That copieé of the Municipal Letter of Concurrence, with or
without conditions, or Failure to Concur (with reasons), shall be sent directly to
Industry Canada with copies sent to the following individuals:

The Proponent;

The Clerk of the City of Vaughan;

The Mayor and Members of Council (when applicable);
Any individual requesting a copy from the City.

The Letter of Concurrence shall include a statement that consultation has been
completed as per the protocol.



-27-

F ~ DEFINITIONS

Antenna: Means an exterior transmitting device used in telecommunications
designed for various uses such as telephonic, radio, or television
communications by sending and/or receiving radio signals.

City: Means the City of Vaughan.

Co-location: Means the placement of antenna systems on an existing building or
structure, or the placement of additional antenna systems on an existing support
structure, by one or more Proponents.

CPC-2-0-03: Means Industry Canada’s Client Procedures Circular,

“Radiocommunication and Broadcasting Antenna Systems,” Issue 4, effective
January 1, 2008,

Expanded Notification: Means notification beyond that which would be required
in Part C Section 3, as mutually agreed upon by staff and the Proponents, which
may include for example: a more detailed information package and/or offer of an
information meeting with the Proponent that may be sent to the school principal
when the impacted land use is a school. Other examples include in the event a

community centre is impacted, community newsletters, bulletins, and/or postings
within the building.

Height: Means the vertical distance measured from the established grade of a

building or structure to the highest point of the building or structure, including any
components attached to the building or structure.

Industry Canada: Means the Federal Department which is responsible for radio
frequency spectrum management.

Proponent: Means a company, organization or person which offers, provides, or
operates a telecommunications facility for personal use or the general public.

Radiocommunications/Telecommunications Facility: Means the components,
either individually or in combination, required to operate a wircless
communications network including cell sites, transmitters, receivers, antennae,

and signalling and control equipment, and may include an accessory equipment
shelter and support structure.

Safety Code 6: Means Health Canada's Safety Code 6, “Limits of Human

Exposure to Radiofrequency Electromagnetic Fields in the Frequency Range
from 3 kHz to 300 GHz,” 2009.
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Sensitive Lands (Community, Environmental and Visually Sensitive Lands):
Means lands on which tower siting is to be discouraged or requires enhanced
design or expanded notification. (Inciudes: elementary and secondary schoois,
local/neighbourhood. parks, community centres, low rise residential areas,
environmentally sensitive areas (ANSI, ESA’s, Woodlot, Wetlands, Interior
Forest) GIS data to be provided.) If you should be in a Community,
Environmental and Visually sensitive area then the applicant should consulf with

the staff to determine whether if the proposed site is discouraged or will require
an enhanced consultation process.
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1. Introduction

Radiocommunication and broadcasting services are important for all Canadians and are used daily by
the public, safety and security organizations, government, wireless service providers, broadcasters,
utilities and businesses. In order for radiocommunication and broadcasting services to work, antenna
systems including masts, towers, and other supporting structures are required. There is a certain measure
of flexibility in the placement of antenna systems which is constrained to some degree by: the need to
achieve acceptable coverage for the service area; the availability of sites; technical limitations; and
safety. In exercising its mandate, Industry Canada believes that it is important that antenna systems be
deployed in a manner that considers the local surroundings.

1.1 Mandate

Section 5 of the Radiocommunication Act states that the Minister may, taking into account all matters
the Minister considers relevant for ensuring the orderly development and efficient operation of
radiocommunication in Canada, issue radio authorizations and approve each site on which radio
apparatus, including antenna systems, may be located. Further, the Minister may approve the erection of
all masts, towers and other antenna-supporting structures. Accordingly, proponents must follow the
process outlined in this document when installing or modifying an antenna system. Also, the installation
of an antenna system or the operation of a currently existing antenna system that is not in accordance

with this process may result in its alteration or removal and other sanctions against the operator in
accordance with the Radiocommunication Act.

1.2 Application

The requirements of this document apply to anyone (referred to in this document as the proponent) who
is planning to install or modify an antenna system regardless of the type of installation or service. This
includes, amongst others, Personal Communications Services (PCS) and cellular, fixed wireless,
broadcasting, land-mobile, licence-exempt and amateur radio operators. As well, parts of this process
contain obligations that apply to existing antenna system operators.

1.3 Process Overview

This document outlines the process that must be followed by proponents seeking to mstall or modify
antenna systems. The broad elements of the process are as follows:

1. Investigating sharing or using existing infrastructure before proposing new antenna-supporting
structures.

2. Contacting the land-use authority (LUA) to determine local requirements regarding antenna systems.

3. Undertaking public notification and addressing relevant concerns, whether by following local LUA
requirements or Industry Canada’s default process, as is required and appropriate.

4. Satisfying Industry Canada’s general and technical requirements.
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It is Industry Canada’s expectation that steps (2) to (4) will normally be completed within 720 days.
Some proposals may be excluded from certain elements of the process (see Section 6). It is Industry

Canada’s expectation that all parties will carry out their roles and responsibilities in good faith and in a
manner that respects the spirit of this document.

2, Industry Canada Engagement

There are a number of points in the processes outlined in this document where parties must contact
Industry Canada to proceed. Further, anyone with any question regarding the process may contact the
local Industry Canada office' for guidance. Based on a query by an interested party, Industry Canada

may request parties to provide relevant records and/or may provide direction to one or more parties to
undertake certain actions to help move the process forward.

3. Use of Existing Infrastructure (Sharing)

This section outlines the roles of proponents and owners/operators of existing antenna systems. In all

cases, parties should retain records (such as analyses, correspondence and engineering reports) relating
to this section.

Before building a new antenna-supporting structure, Industry Canada requires that proponents first
explore the following options:

* consider sharing an existing antenna system, modifying or replacing a structure if necessary;

* locate, analyze and attempt to use any feasible existing infrastructure such as rooftops, water towers
- etc.

Proponents are not normally expected to build new antenna-supporting structures where it is feasible to
locate their antenna on an existing structure, unless a new structure is preferred by land-use authorities.

Owners and operators of existing antenna systems are to respond to a request to share in a timely fashion

and to negotiate in good faith to facilitate sharing where feasible. It is anticipated that 30 days is

reasonable time for existing antenna system owners/operators to reply to a request by a proponent in
writing with either:

» a proposed set of reasonable terms to govern the sharing of the antenna system; or

* a detailed explanation of why sharing is not possible.

! Please refer to Radiocommunication Information Circular 66 (RIC-66) for 2 list of addresses and telephone numbers for
Industry Canada’s regional and district offices. RIC-66 is available via the Tntemnet at:

http://strategis.ic.ge.ca/epic/internet/insmt-gst.nsfen/sf01 742 html.

2
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4, Land-use Authority and Public Consultation

Contacting the Land-use Authority

Proponents must always contact the applicable land-use authorities to determine the local consultation
requirements unless their proposal falls within the exclusion criteria outlined in Section 6. If the land-
use authority has designated an official to deal with antenna systems, then proponents are to engage the
authority through that person. If not, proponents must submit their plans directly to the council, elected
local official or executive. Proponents are expected to establish initial formal contact with the land-use
authority 1n writing in order to mark the official commencement of the 120-day consultation process.

Proponents should note that there may be more than one land-use authority with an interest in the
proposal. Where no established agreement exists between such land-use authorities, proponents must, as
a minimum, contact the land-use authority(ies) and/or neighbouring land-use authorities located within a
radius of three times the tower height, measured from the tower base or the outside perimeter of the
supporting structure, whichever is greater. As well, in cases where proponents are aware that a potential
Aboriginal or treaty right or land claim may be affected by the proposed installation, they must contact
Industry Canada in order to ensure that the requirements for consultation are met.

Following the Land-nse Authority Process

Proponents must follow the land-use consultation process for the siting of antenna systems, established
by the land-use authority, where one exists. In the event that a land-use anthority’s existing process has
no public consultation requirement, proponents must then fulfill the public consultation requirements
contained in Industry Canada’s Default Public Consultation Process (see Section 4.2). Proponents are
not reqnired to follow this requirement if the LUA’s established process explicitly excludes their type of
proposal from consultation or it is excluded by Industry Canada’s criteria. Where proponents believe the

local consultation requirements are unreasonable, they may contact the local Industry Canada office in
writing for guidance.

Broadcasting Undertakings

Applicants for broadcasting undertakings are subject to Canadian Radio-television and
Telecommunications (CRTC) Heensing processes in addition to Industry Canada requirements.
Although Industry Canada encourages applicants to consult as early as practical in the application
process, in some cases it may not be prudent for the applicants to initiate public and municipal/land-use
consultation before receiving CRTC approval, as application denial by the CRTC would result in
unnecessary work for all parties involved. Therefore, assuming that the proposal is not otherwise
excluded, broadcasting applicants may opt to commence land-use consultation after having received
CRTC approval. However, broadcasting applicants choosing this option are required, at the time of the
CRTC application, fo notify the Jand-use authority with a Letter of Intent outlining a commitment to
conduct consultation after receiving CRTC approval. If the land-use authority raises concerns with the
proposal as described in the Letter of Intent, applicants are encouraged to engage in discussions with the
land-use authority regarding their concerns and attempt to resolve any issues. See Broadcasting
Procedures and Rules, Part I (BPR-1), for further details.
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4.1 Land-use Authority Consultation

Industry Canada believes that any concerns or suggestions expressed by land-use authorities are
important elements to be considered by proponents regarding proposals to install, or make changes to,
antenna systems. As part of their commumnity planning processes, land-use authorities should facilitate

the implementation of local radiocommunication services by establishing consultation processes for the
siting of antenna systems.

Unless the proposal meets the exclusion criteria outlined in Section 6, proponents must consult with the
local land-use authority(ies) on any proposed antenna system prior to any construction with the aim of:

+ discussing site options;
* ensuring that local processes related to antenna systems are respected;

« addressing reasonable and relevant concerns (see Section 4.2) from both the land-use authority and the
communify they represent; and

* obtaining land-use authority concurrence in writing.

Land-use authorities are encouraged to establish reasonable, relevant, and predictable consultation
processes’ specific to antenna systems that consider such things as:

+ the designation of suitable contacts or responsible officials;
* proposal submission requirements;
* public consultation;

* documentation of the concurrence process; and

« the establishment of milestones to ensure consultation process completion within 120 days.

Where they have specific concerns regarding a proposed antenna system, land-use authorities are
expected to discuss reasonable alternatives and/or mitigation measures with proponents.

Under their processes, land-use authorities may exclude from consultation any antenna system
installation in addition to those identified by Industry Canada’s own consultation exclusion criteria
(Section 6). For example, an authority may wish to exclude from public consultation those installations

located within industrial areas removed from residential areas, low visual impact installations, or certain
types of structures located within residential areas.

? Industry Canada is available to assist land-use authorities in the development of local processes. In addition, land-use
authorities may wish to consult Industry Canada’s guide for the development of local consultation processes.

4
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4.2 Industry Canada’s Default Public Censultation Process

Proponents must follow Industry Canada’s Default Public Consuitation Process where the local land-use
authority does not have an established and documented public consultation process applicable to
antenna siting. Proponents are not required to follow Industry Canada’s Default Public Consultation
Process if the land-use authority’s established process explicitly excludes their type of proposal from
public consultation or it is excluded by Industry Canada’s criteria (see Section 6). Industry Canada’s
default process has three steps whereby the proponent:

1. provides written notification to the public, the land-use authority and Industry Canada of the
proposed antenna system installation or modification (i.e. public notification);

2. engages the public and the land-use authority in order to address relevant questions, comments and
concerns regarding the proposal (i.e. responding to the public); and

3. provides an opportunity to the public and the land-use authority to formally respond in writing to the

proponent regarding measures taken to address reasonable and relevant concerns (i.e. public reply
comment),

Public Notification

1. Proponents must ensure that the local public, the land-use authority and Industry Canada are notified
of the proposed antenna system. As a minimum, proponents must provide a notification package (see
Appendix 2) to the local public (including nearby residences, community gathering areas, public
institutions, schools, etc.), neighbouring land-use authorities, businesses, and property owners, etc.
located within a radius of three times the tower height, measured from the tower base or the outside
perimeter of the supporting structure, whichever is greater. For the purpose of this requirement, the
outside perimeter begins at the furthest point of the supporting mechanism, be it the outermost guy
line, building edge, face of the self-supporting tower, etc.

2. Itisthe proponent’s responsibility to ensure that the notification provides at least 3@ days for written
public comment.

3. In addition to the minimum notification distance noted above, in areas of seasonal residence, the
proponent, in consultation with the land-use authority, is responsible for determining the best
manner to notify such residents to ensure their engagement.

4. In addition to the public notification requirements noted above, proponents of antenna-supporting
structures that are proposed to be 30 metres or more in height must place a notice in a local
community newspaper circulating in the proposed area.?

¥ The notice must be synchronized with the distribution of the public notification package. It must be legible and placed in
the public notice section of the newspaper. The notice must include: a description of the proposed installation; its location
and street address; proponent contact information and mailing address; and an invitation to provide public comments to the
proponent within 3¢ days of the notice. In areas without a local newspaper, other effective means of public notification
must be implemented. Proponents may contact the local Industry Canada office for guidance.

5
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Responding to the Public

Proponents are to address all reasonable and relevant concerns, make all reasonable efforts to resolve
them in a mutually acceptable manner and must keep a record of all associated communications. If the
local public or land-use authority raises a question, comment or concern relating to the antenna system
as a result of the public notification process, then the proponent is required to:

1. respond to the party in writing within 74 days acknowledging receipt of the question, comment or
concern and keep a record of the commumnication;

2. address in writing all reasonable and relevant concerns within 60 days of receipt or explain why the
question, comment or concern is not, in the view of the proponent, reasonable or relevant; and

3. in the written communication referred to in the preceding point, clearly indicate that the party has 21
days from the date of the correspondence to reply to the proponent’s response, The proponent must
provide a copy of all public reply comments to the local Industry Canada office.

Responding to reasonable and relevant concerns may include contacting a party by telephone, engaging
in a community meeting or having an informal, personal discussion. Between steps 1 and 2 above, the
proponent is expected to engage the public in a manner it deems most appropriate. Therefore, the letter
at step 2 above may be a record of how the proponent and the other party addressed the concern at hand.

Public Reply Comments

As indicated in step 3 above, the proponent must clearly indicate that the party has 21 days from the date
of the correspondence to reply to the response. The proponent must also keep a record of all
correspondence/discussions that occurred within the 22-day public reply comment period. This includes
records of any agreements that may have been reached and/or any concerns that remain outstanding.

The factors that will determine whether a concern is reasonable or relevant according to this process will
vary but will generally be considered if they relate to the requirements of this document and to the

particular amenities or important characteristics of the area surrounding the proposed antenna system.
Examples of concerns that proponents are to address may include:

* Why is the use of an existing antenna system or structure not possible?

* Why is an alternate site not possible?

* What is the proponent doing to ensure that the antenna system is not accessible to the general public?
* How is the proponent trying to integrate the antenna into the local surroundings?

* What options are available to satisfy acronautical obstruction marking requirements at this site?

* What are the steps the proponent took to ensure compliance with the general requirements of this
document including the Canadian Environmental Assessment Act (CEAA), Safety Code 6, etc.?
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Concerns that are not relevant include:

+ disputes with members of the public relating to the proponent’s service, but unrelated to antenna
installations;

« potential effects that a proposed antenna system will have on property values or municipal taxes;

+ questions whether the Radiocommunication Act, this document, Safety Code 6, locally established
by-laws, other legislation, procedures or processes are valid or should be reformed in some manner.

4.3 Concluding Consultation

The proponent may only commence installation/modification of an antenna system after the consultation
process has been completed by the land-use authority, or Industry Canada confirms concurrence with
the consultation portion of this process, and after all other requirements under this process have been
met. Consultation responsibilities will normally be considered complete when the proponent has:

1. concluded consultation requirements (Section 4.1) with the land-use authority;

2. carried out public consultation either through the process established by the land-use authority or the
Industry Canada’s Default Public Consultation Process where required; and

3. addressed all reasonable and relevant concerns.

Concluding Land-use Authority Consultation

Industry Canada expects that land-use consultation will be completed within 720 days from the
proponent’s initial formal contact with the local land-use authority. Where unavoidable delays may be
encountered, the land-use authority is expected to indicate when the proponent can expect a response to
the proposal. If the authority is not responsive, the proponent may contact Industry Canada. Depending

on individual circumstances, Industry Canada may support additional time or consider the land-use
authority consultation process concluded.

Depending on the land-use authority’s own process, conclusion of local consultation may include such
steps as obtaining final concurrence for the proposal via the relevant committee, a letter or report
acknowledging that the relevant municipal process or other requirements have been satisfied, or other
valid indication, such as the minutes of a town council meeting indicating LUA approval. Compliance

with informal city staff procedures, or grants of approval strictly related to zoning, construction, etc. will
pot normally be sufficient.

Industry Canada recognizes that approvals for construction (e.g. building permits) are used by some
land-use authorities as evidence of consultation being concluded. Proponents should note that
Industry Canada does not consider the fact a permit was issued as confirmation of concurrence, as
different land-use authorities have different approaches. As such, Industry Canada will only consider
such approvals as valid when the proponent can demonstrate that the LUA’s process was followed and
that the LUA’s preferred method of concluding LUA consultation is through such an approval.
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Concluding Industry Canada’s Default Public Consultation Process

Industry Canada’s Default Public Consultation Process will be considered concluded when the
proponent has either:

* received no written questions, comments or concerns to the formal notification within the 30-day
public comment period; or

» if written questions, comments or concerns were received, the proponent has addressed and resolved

all reasonable and relevant concerns and the public has not provided further comment within the
21-day reply comment period.

In the case where the public responds within the 21 -day reply comment period, the proponent has the
option of making further attempts to address the concern on its own, or can request Industry Canada
engagement. If a request for engagement is made at this stage, Industry Canada will review the relevant
material, request any further information it deems pertinent from any party and may then decide that:

* the proponent has met the consultation requirements of this process and that Industry Canada concurs
 that installation or modification may proceed; or

» the parties should participate in further attempts to mitigate or resolve any outstanding concern.

5. Dispute Resolution Process

The dispute resolution process is a formal process intended to bring about the timely resolution where
the parties have reached an impasse.

Upon receipt of a written request, from a stakeholder other than the general public, asking for
Departmental intervention concerning a reasonable and relevant concern, the Departrnent may request
that all involved parties provide and share all relevant information. The Department may also gather or

obtain other relevant information and request that parties provide any further submissions if applicable,
The Department will, based on the information provided, either:

* make a final decision on the issue(s) in question, and advise the parties of its decision; or

* suggest the parties enter into an alternate dispute resokution process in order to come to a final

decision. Should the parties be unable to reach a mutually agreeable solution, either party may request
that the Department make a final decision.

Upon resolution of the issue under dispute, the proponent is to continue with the process contained
within this document as required.
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6. Exclusions

For the following types of installations, proponents are excluded from the requirement to consult with
the LUA and the public, but must still fulfill the General Requirements outlined in Section 7:

+ maintenance of existing radio apparatus including the antenna system, transmission line, mast, tower
or other antenna-supporting structure;

addition or modification of an antenna system (including improving the structural integrity of its
integral mast to facilitate sharing), the transmission line, antenna-supporting structure or other radio
apparatus to existing infrastructure, a building, water tower, etc. provided the addition or modification

does not result in an overall height increase above the existing structure of 25% of the original
structure’s height;

+ maintenance of an antenna system’s painting or lighting in order to comply with Transport Canada’s
requirements;

« installation, for a limited duration (typically not more than 3 months), of an antenna system that is
used for a special event, or one that is used to support local, provincial, territorial or national

emergency operations during the emergency, and is removed within 3 months after the emergency or
special event; and

» new antenna systems, including masts, towers or other antenna-supporting structure, with a height of
less than 15 metres above ground level.

Individval circumstances vary with each antenna system installation and modification, and the exclusion
criteria above should be applied in consideration of local circumstances. Consequently, it may be
prudent for the proponents to consult the LUA and the public even though the proposal meets an

exclusion noted above. Therefore, when applying the criteria for exclusion, proponents should consider
such things as:

« the antenna system’s physical dimensions, including the antenna, mast, and tower, compared to the
local surroundings;

» the location of the proposed antenna system on the property and its proximity to neighbouring
residents;

« the likelihood of an area being a community-sensitive location; and
» Transport Canada marking and lighting requirements for the proposed structure.

Proponents who are not certain if their proposed structure is excluded, or whether consultation may still
be prudent, are advised to contact the land-use authority and/or Industry Canada for guidance.
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7. General Requirements

In addition to roles and responsibilities for site sharing, land-use consultation and public consultation,
proponents must also fulfill other important obligations including: compliance with Health Canada’s
Safety Code 6 guideline for the protection of the general public; compliance with radio frequency
immunity criteria; notification of nearby broadcasting stations; environmental considerations; and

Transport Canada/NAV CANADA aeronautical safety responsibilities.

7.1 Radio Frequency Exposure Limits

Heatth Canada has established safety guidelines for exposure to radio frequency fields, in its Safety
Code 6 publication, entitled: Limits of Human Exposure to Radiofrequency Electromagnetic fields in the
Frequency Range from 3 kHz to 300 GHz." While the responsibility for developing Safety Code 6 rests
with Health Canada, Industry Canada has adopted this guideline for the purpose of protecting the
general public. Current biomedical studies in Canada and other countries indicate that there is no
scientific or medical evidence that a person will experience adverse health effects from exposure to
radio frequency fields, provided that the installation complies with Safety Code 6.

It is the responsibility of proponents and operators of installations to ensure that all radiocommunication
and broadcasting installations comply with Safety Code 6 at all times, including the consideration of
combined effects of nearby installations within the local radio environment.

For all proponents following Industry Canada’s Default Public Consultation Process, the proponent’s
notification package must provide a written attestation that there will be compliance with Safety Code 6
for the protection of the general public, including consideration of nearby radiocommunication systems.

The notification package must also indicate any Safety Code 6 related signage and access control
mechanisms that may be used.

Compliance with Safety Code 6 is an ongoing obligation. At any time, antenna system operators may be
required, as directed by Industry Canada, to demonstrate compliance with Safety Code 6 by (1)
providing detailed calculations, and/or (if) conducting site surveys and, where necessary, by
implementing corrective measures. Proponents and operators of existing antenna systems must retain
copies of all information related to Safety Code 6 compliance such as analyses and measurements.

72 Radio Frequency Immunity

All radiocommunication and broadcasting proponents and existing spectrum users are to ensure that
their installations are designed and operated in accordance with Industry Canada’s immunity criteria as
outlined in EMCAB-2° in order to minimize the malfunctioning of electronic equipment in the local
surroundings. Broadcasting proponents and existing undertakings should refer to Broadcasting

4 Safety Code 6 can be found on Health Canada’s website at:
hitp:/fwww.hc-sc.ge.ca/ewh-semt/pubs/radiation/99ehd-dhm237/index_e.html.

* For more information see EMCAB-2, entitled: Criteria for Resolution of Immunity Complaints Involving Fundamental
Emissions of Radiocommunications Transmitters available on Industry Canada’s Spectrum Management and

Telecommunications website at: www.strategis.ic.ge.ca/epic/internet/insmt-gst.nsf/en/sf01005e.html.

10
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Procedures and Rules - Part 1, General Rules (BPR-1) for additional information and requirements® on
this matter.

Proponents are advised to consider the potential effect that their proposal may have on nearby electronic
equipment. In this way, they will be better prepared to respond to any questions that may arise during
the public and land-use consultation processes, or after the system has been installed.

Land-use authorities should be prepared to advise proponents and owners of broadcasting undertakings
of plans for the expansion or development of nearby residential and/or industrial areas. Such expansion
or development generally results in the introduction of more electronic equipment in the area and
therefore an increased potential for electronic equipment to malfunction. By keeping broadcasters aware
of planned developments and changes to adjacent land-use, they will be better able to work with the
community. Equally, land-use authorities have a responsibility to ensure that those moving into these
areas, whether prospective residents or industry, are aware of the potential for their electronic equipment
to malfunction when located in proximity to an existing broadcasting installation. For example, the LUA
could ensure that clear notification be provided to future prospective purchasers.

7.3 Proximity of Proposed Structure to Broadcasting Undertakings

Where the proposal would result in a structure that exceeds 30 metres above ground level, the proponent
is to notify operators of AM, FM and TV undertakings within 2 kilometres, due to the potential impact
the physical structure may have on these broadcasting undertakings. Metallic structures close to an AM
directional antenna array may change the antenna pattern of the AM broadcasting undertaking. These

proposed structures can also reflect nearby FM and TV signals, causing ‘ghosting” interference to
FM/TV receivers used by the general public.

7.4 Canadian Environmental Assessment Act

Industry Canada requires that the installation and modification of antenna systems be done in a manner
that complies with appropriate environmental legislation. This includes the CEAA and local
environmental assessment requirements where required by the CEAA.

Proponents will ensure that the environmental assessment process is applied as early as is practical in
the planning stages. This will enable proponents and other stakeholders to consider environmental
factors in any decisions that may be made. As part of their environmental assessment, proponents are to
give due consideration to potential environmental impacts including cumulative effects.

Proponents are advised to view the current CEAA exclusion list” to see if their proposed installation
meets the requirements to be excluded from assessment under the CEAA.

§ BPR-1 - Part I: General Rules can be found on the Spectrum Management and Telecommunications website at:
hitp://strategis.ic.ge.ca/epic/internet/insmt-gst.nsf/en/sf01326e.html.

" The CEAA exchision list can be found at hitp:/laws justice.ge.ca/en/C-15.2/SOR-94-63%/index.html.
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If not excluded, the proponent must first notify the local Industry Canada office which will direct the
proponent on how to proceed with an envirommental assessment. At this point, the proponent must not
proceed with any construction related to the proposal.

Where the proposal requires assessment under the CEAA, the proponent must either:

+ abandon the proposal; or

* participate in the environmental assessment process as established under the CEAA. -

Should the environmental assessment identify that there is the potential for an adverse environmental
effect, the proponent will be required to describe the effect and propose mitigation measures, Through
an environmental assessment, careful consideration may be given to potential adverse environmental

effects during the planning stages. This makes it possible to introduce measures which permit the project
to proceed while protecting the environment.

Should any significant adverse environmental effect become apparent at any time during the installation,

all construction must be stopped, regardless of whether the installation was excluded from
environmental assessment.

For all proponents following Industry Canada’s Default Public Consultation Process, the proponent’s

notification package must provide written confirmation of the project’s status under the Canadian
Environmental Assessment Act.

In those situations where an environmental assessment is required, Industry Canada will post a
notification of the commencement of the assessment on the Canadian Environmental Assessment
Registry website.® This will help to ensure that all interested parties, including the general public, are
aware of an assessment from the outset. The notification will include the name, location and a summary-
description of the project, and identify the project proponent(s) and federal department(s) directly
involved in the assessment. Other pertinent documents will be placed on the Internet site as the
assessment proceeds, including all public notices, decisions and information about follow-up programs.
Should mitigation measures be identified further to the assessment, Industry Canada will ensure that the
project does not proceed unless these measures are adequately addressed.

In addition, proponents are responsible to ensure that antenna systems are installed and operated in a
manner that respects the local environment and complies with other statutory requirements such as the

Canadian Environmental Protection Act, the Mi gratory Birds Convention Act and the Species at Risk
Act, where applicable. '

* The Canadian Environmental Assessment Registry website can be found at: http://www.ceaa-acee.ge.ca/050/index_e.cfm,
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7.5 Aeronautical Safety

Proponents must ensure their proposals for any anterna system are first reviewed by Transport Canada
and NAV CANADA.

Transport Canada will perform an assessment of the proposal with respect to the potential hazard to air
navigation and will notify proponents of any painting and/or lighting requirements for the antenna
system. NAV CANADA will comment on whether the proposal has an impact on the provision of their
national air navigation system, facilities and other services located off-airport.

As required, the proponent must:

1. submit an Aeronautical Obstruction Clearance form to Transport Canada;

2. submit a Land-use Proposal Submission form to NAV CANADA,;

3. include Transport Canada marking requirements in the public notification package;

4. install and maintain the antenna system in a manner that is not a hazard to aeronautical safety; and

5. retain all correspondence.

For those antenna systems subject to Industry Canada’s Defanlt Public Consultation Process, the
proponent will inform the community of any marking requirements. Where options are possible,
proponents are expected to work with the local community and Transport Canada to implement the best
and safest marking options. Proponents should be aware that Transport Canada does not advise Industry
Canada of marking requirements for proposed structures. Proponents are reminded that the addition of,
or modification to, obstruction markings may result in community concern and so any change is to be
done in consultation with the local public, land-use authority and/or Transport Canada, as appropriate.

References and Details

Aeronautical Obstruction Clearance forms are available from any Transport Canada Aviation Group
Office. Both the Aeronautical Obstruction Clearance form (#26-0427) and a list of Transport Canada
Aviation Group regional offices are available on the Transport Canada website.” Completed forms are to
be submitted direcily to the nearest Transport Canada Aviation Group office. (Refer to Canadian
Aviation Regulations, Standard 621.19, Standards Obstruction Markings).

Land-use Proposal Submission forms are available from NAY CANADA'" and completed forms are to

be sent to the appropriate NAV CANADA General Manager Airport Operations (GMAO) office, East or
West.

* The Transport Canada website can be found at: http:/farww.tc.gc.ca.

' Search keywords “Land-use Proposal” on the NAV CANADA website at: htip:/Awww.navcanada.ca.
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Appendix 1 - Consultation Flow Chart
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Appendix 2 - Industry Canada’s Default Public Consultation Process - Public Notification

Package (See Section 4.2)

The proponent must ensure that at least 30 days are provided for public comment. Notification must
provide all information on how to submit comments to the proponent in writing. The proponent must

also provide a copy of the notification package to the land-use authority and the local Industry Canada
office at the same time as the package is provided to the public.

Notification must include, but need not be limited to:

(1) the proposed antenna system’s purpose, the reasons why existing antenna systems or other
infrastructure cannot be used, a list of other structures that were considered unsuitable and future
sharing possibilities for the proposal;

(2) the proposed location within the community, the geographic co-ordinates and the specific property

or rooftop;

(3) an attestation' that the general public will be protected in compliance with Health Canada’s Safety

Code 6 including combined effects within the local radio environment at all times;

(4) identification of areas accessible to the general public and the access/demarcation measures to
control public access;

(5) the project’s status under the Canadian Environmental Assessment Act

(6) adescription of the proposed antenna system including its height and dimensions, a description of

any antenna that may be mounted on the supporting structure and simulated images of the
proposal;

(7) Transport Canada’s aeronautical obstruction marking requirements (whether painting, lighting or

both) if available; if not available, the proponent’s expectation of Transport Canada’s requirements

together with an undertaking to provide Transport Canada’s requirements once they become
available;

(8) an attestation that the installation will respect good engineering practices including structural
adequacy;

(9) reference to any applicable local land-use requirements such as local processes, protocols, efc.;

Example: I, (name of individual or representative of company) attest that the radio installation described in this notification

package will be installed and operated on an ongoing basis so as to comply with Health Canada’s Safsty Code 6, as may be

amended from time to time, for the protection of the general public including any combined effects of nearby installations
within the local radio environment,

Example: 1, (name of individual or representative of company) attest that the radio antenna system described in this
notification package is excluded from environmental assessment under the Canadian Environmental Assessment Act.
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(10) notice that general information relating to antenna systems is available on Industry Canada’s
Spectrum Management and Telecommunications website (http://strategis.ic.gc.ca/antenna);

(11) contact information for the proponent, land-use authorities and the local Industry Canada office;
and

(12) closing date for submission of written public comments (not less than 3¢ days from receipt of
notification),
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ATTACHMENT NO. 2

\ |2

memorandum
DATE: March 31, 2014
VIAEMAIL:  $psctrum.opefations@ic.ac.ca
TO: Director, Spectrum Manhagement Opérations, industry Canada

235 Queen Street, Ottawa, Ontafio K1A OH5
FROM: Grant Uyeyama

interim Director of Planning, and

Director of De\ielopment Planning

RE: Canada Gazelte, Part F March: 1, 2014, Congultation on Amendments to Industry

Canada s Antenna Tower Sztmg Procedures {DGSO- 001 14}

The Vaughan PlanAing Départiment would like {6 provide comrments on the proposed updates-to
Industry Canada’s Anterina Tower Siting Procedites.

For your information, the City of Vaighan is cutently Updating its Protocsl fof Establishing
Telecommunication Tower/Antenna Faciliies. This updéfe is based on the fi indings -and
recominendations of the City 6f Vaughan's Telecoimiinication Facility Siting Protocol Task
Force Qaﬂached) The Cotincil of the C;ty of Vaugﬁan estabnshed the Task Forc;e on June 7,
2011, with a mandate to bring together various stakehalders to q_evelqp recommendations for
siting telecommunication toweérs and anterina facifiies in the City"of Vaughan. The Task Force
concluded its term in December 2013 and forwarded its ﬂndmgs and recommendaitons o
Vaughan Council in January 2014 for furthér consideration by City staff.

The Vaughan Pianrung ‘Depariment has revaewed the proposed updates as detau ed in Section
5 — Review of Updates in the “Consu[tat:on on Amendmignts to Industry Canada s Anfenna
Tower Siting Progedures” document. The foliowing ‘constitutes: the Planning Department's.
commerits, Given the short wiridow to commenit on the proposed Updates (March 1 1.31, 2014),
Planning staif was unabie to-develdp & report in time Tor consideration by Vaughan Council and
obtain & Council resolution on the proposed Industry Canada changes.

Eig_ date #1

Antenna Slhnq Procedurgs — Prcposed Update to Section 1.2 of CPC-2-0-03 — updates -shown
in bold font



The requiremerifs of this document apply fo anyone (referred to in this document as the
proponent} whao is planning te instalt or modify an antenna system, regardiess of the type: This
includes telecommunications carriers, businesses, go\ke'rnm'ent's- Crown agenci"es- ahd
procedures. The ,requ;rements also appiy ,to. those,..wb_o :nstaii towers. nr.a_ntenna systems-
on bebalf of others or for leasing. purposes ("third party tower owners”). As well, parts of
this process Eontain obligations that apply to-existing anferina system owners:

Comment on Update #1

The Vaughan Plarning Department has no objestion. fo Update #1. We agree with the
recommended update, &s it provides Tuitfiei clarification. 28 o thé application of Industry
Canada’s Anttenna Tower Siting Procedures. Further, fhe inclusion of “third parly lower owners”
is.a welcomed addition to Section 1.2 — Application, as the Vaughan Planning Eepar’tmé_r_i; has
held conversations with, arid reviewed foriial applications by, companies wha provide the
service of constructing and installing @ tower for lease to licensed telecommunication
companies. This practice has becoifie Thars commoan in the City of Vaughan In' retarit years.

For further clarification; the -additiori of a definition section for pertinent terms such as an’fenna
systems “telecommunication carriers, efc, may be useful and should be considered, espemaﬂy
for terms that are not defined i in the Rad;ocommumcat?on Act,

Update #2

Industry Canadas Default Pubhc Consultatlon Process - Proposed U&date {o Section 4. 2 of
CPC- 2 0—03 updates shown in bold font '

1. Proponents must ensurg that the local public, the Tand-use authority and Industry Canada are
no'fif ed df the pmpose‘d anffeﬁna fsyste‘m‘ ,éis a -mfnii'n-um' -prapdﬁezﬁsnd'ﬂs{ p'rOVEé'ie'a nc:tiﬁéét'ion

areas, ,publa_c mstlt_utmns, gchoals, reEc-,)J nmghbounng i_a_nd—use authoma_es, busmesses, arid
property owners, etc. located within a radius of three fimes. the tower height, measured from the
tower hase or the outside perimeter of tha supporting structisra, whickiever is greater’ Fdr the
purpose of this requirement, the outside perimeter begins at the furthest paint of the supporting
mechanism, be it the outermost guy line, building edge, face of the self-suppériing tower, et;

Public notification of an upcoming consultation must be clearly marked, making



reference to the proposed antenna systerhi, so that it is Aot misinterpreted as Junk mail.

The notice must be sent by regular mail or be hand deliverad. The

face of the envelope
must clearly

indicate that the recipient is within the préscribed notification fadius of the
proposed antenna system.

2. 1t is thé proponent's responsibility to ensure that the notification provrdes at least 30 days for
written public comment.

3. In addition to-the minimum netlf cation drstance noted above, in areas of seasonal residence,

the proponent, i consultation with the Iand-use authority, Is responSabie for determrmng the best
manner to notify such residents to- ensure thelr engagement.

4. In .addition to the public: nof:ﬂcetlon requirements noted abeve ‘proponents of .antenna

systems that are propesed to be 30 metres or more in hezght must piace a notice in a local
commmunify hewspaper circulating i

ground lavel at the base, mclt.cimg fn;.‘nda*zon fo the ta%!esf point of the antenna system

Any attempt to art;frc:al!y reduce the herght (addition of $oil,

aggregate, etc.) is
unacceptable.

Comnient on Update #2

The Vaughan Planning Department has no objection to Update #2. We agree. with the
recommended tpdate as it allows for an open. and transparent process that provides. further
diraction to accurately notify residents of an apcoming communlty!pubirc consultation meeting
fora proposed telecommunrcatron tower, where questions can be agked. and answers obtained
throuigh a more ‘informative Process. However to ensure censzstency with nehﬁcatlen marhngs.
throughout Canada, the Vaughan Ptannmg Department suggests the inclusion of a standard
template far the face of the envelops and. letter withini Industry Canada’s Anterina Tower Sltrng.
Procedures to ensure a consistent natification process. The \faughan Planting Department has
worked with various teiecommumcatlen companies and consulting firms in the Industry, and
ensuring consistency of documents is a difficult task. If lndusﬁry Canada provides a template
that all proponents (rncludmg telecommunication. compames industry consultants, government
agencies, etc.) must adhere fo, this would erisure consistency in notification across Canada.

Further, the Vaughan Planning Department would like Industry Canada to consider the use of a
notification sigr, to be placed on the lands for which a telécommunication tower is proposed, to
provide additional notification to neighbouring residents. and landowners, Again, a template for



the notification sigh ¢ould be provided within Industry Canada’s Antenna Tower Siting
Procedures: o ensure a consistent nofification process throughout Canada.

The Vaughan Planning Departrmient is of the opinion that the inclusion of new, clear language fo.
clarify how 'héigﬁtr will be measured, and what actions arefare not acceptable; is appropriate and
has no cbjection to this updats.

Ut date #3

Post-Consuitation Constriiction Time Lirhit — Proboséd New Sectlon 4.4 16 hé added o CPC-2-
0-03 —new section shownin bold font

Whether the progouent followed a Iand-usé authority’s process oF Industry Canada s
default public consultation, process, construction of an antenna system muist be completed

within three years of conclusion of consultation. After fhree years, premus censu’itatzons
will no-longer be deemed to be valid.

Comment on Update #3

The Vaagﬁan- Piannfng Depal‘fmeﬁt s’uppo'ﬁs the 'inc]'usion ofa 3-’year ﬁme ﬁm"it an the d‘ur‘ation,

au{hont_y, W!’[hDUt any mtenho_n of c.onstructing a telecommunication tower shorﬂy:ther.:eafter_.. The
Vaughan Planning i[iiveparti'fie:rit agrees with the rationale for the new section as detailed in
Section 5 — Review of Updates in the *"‘Consulté:t'ibnqun' Amendments to lndustry Canada’s.
Antenna Tower Siting Procedures” document,

The Vaughan Planning Department recéritly proposed :chaﬁges to the existing Notification
Procedures for Public Hearings (OPA #478), ﬂto—aufbmfaﬁcalty require @ new Public Hearing if a
déVefdpﬁléhf apgjﬁcatioﬁ has not been 6§ﬁ’si'¢iéfédi'ﬁ¥ the Comimittes of the Whale-Within Zyears
after being considered at @ previogs Public Hearing. Also, in June 2013, Vaughan Coungil
approved amendmerits to the City's Site Plan approval process to apply a 24-month expiration
date {o obtain a building permit after sité plan appioval has been granted. These changes are
similar to Update #3, noted above, excep.t for the specified timeframe..As the Vaughén Planning
Department is moving iri a similar dirgttiar for Notification Proceduras, We havé fic objection to,
and agree with, Update #3, and encourage the use of a 3-year time limit as proposed by
industry Canada.

Further, the Vaughan Planning Departiment has the following questions on the proposed new
section:



1. How doés Industry Canada expact the 3-year timé limit to be moritored? Will the 6AuS
be on the local land-use authority to notify proponents thaf their time fimit has expired, or
will the onus be on the proponent f© -ensure they do not construct new
telecormmunication towers beyond the 3-year time limit? Once municipal concurrence
has been granted, there is no means to keep track of the status of the cans—truﬁtio,n of the
telecommunication fower as a municipal bilding pérmit is not issued (unlike for roof-tap
antennas). _

If the proponient constructs d telecommiinication fowsr beyond the 3-year time limit, and
the Tocal land-use authodty notifies Industry Canada of such, what puinishiment
mechariist, if any, will be employed by Industry Canada {i.e. will fines be levied upon
the proponént and the parent felecommuriication sempany, ete.)? |

The Vaughan Planning Department requests that a response to the -above-noted questions be

provided arid/or fo have further clatificationi added to the proposed hew séction based on the
above-noted guestions,

Update #4

Exclusions — Proposed Update to Sectfion 6 of CPC-2-0-03 —updates shown in bold forit

All proponents must consult. thé land-use authority and the public unless a proposal is
specifically excluded. Individual circumstances vary with each anténna system installation
and modification, and the exclusion criteria below should be applied in considerafion of
local circumstances. Consequently, it #fiay be prudent for the proponent to consult even
though the proposal sests an exclusion fated below. Therefore, when applying theé eriteria
for-exchusion; proponents should consider such things as: '
» fhe antenna system's physical dimensions, including the antenna, mast, and tower, compared
to the local surrotindings; '
thie loeation -of thé proposed antenna Systéin on the property and its proximity o
nieighbouring residents; ' o
»  the Tikelihood of an area beinga community-sensitive Jocation; and

Transport Canada’s marking and lighting requirsments for the proposed structure.

The following proposals aré excluded from lafd-use authority and public consultation
requirements, but must still satisfy the General Requirements outlined in Section 7:

»  New Antenna Systems: where the height is less than 135 metres above ground level. This
exclusion does mot apply fo -antenna systems to be used by broadcasting

undertakiiigs or telecommiinications carriers;

Exdsting Towers: inodifications may bé niade, or the tower may be-réplaced, to facilitate

sharing or the addition of antennas, provided that the total height incredse is no greater

than 25% of the height of the initial anfenna system installation. No increase in height

may occur within one year of completion of the inifial construction;



« Non-Tower Structyres: antennas on buildings, watér towets, lamp posts, ete. miay be

inistalled provxded tliat the height of the structure is ot mcreased by more than 25%; and
Temporary Antepna Systems: used for special events or emergency operations and must
be removed three months after the start of the emergency or special event.

Nd consultation is Fequired prmr to performma mainfenance on an eustmc anfenna
system.

Propenents who are not certain if their proposals are excluded, or whether consultation may still
be prudent, ire ddvised to eontact the land-use anthority and/or Industry Canada for guidance.

Helcht is measired from the lowest ground levil at the base, mc{udmv foundation, to the

tallest pomt of the anfenna system Any attempt to arﬁficmﬂy reduce the heloht (adﬁlﬁon
of seil, aggreoate, efc.y wdi not be faken info account in the measurement,

Comment_ on 'Upgi_-ate #4

The Vaughan Planning Departmient has nio objection to Update #4. We agrée with the
‘rec:o'mmend'ed'- u;ﬁdla’t‘e% to requi’re— ,ccm'su{taﬁon on all new antenna systems -pfoposed by

.....

through the Bro_adca_s_fmg A_ct.

However, the Vaughan Planning Department réquests farthér clarification on whether the 15 m
height exemption would -apply to any Antenna Sysiem" not proposed by a broadcasting
undertakmg or telecommunications carrier, such as a pri

te business, government; a Crown
agency,. and 2 mémber of the public? Although the exampticn of telecommunication towers are

currently the main sourge of contention for residents with respect to not allowing public.

consultation, the City has enteftained radio transmission antening. towers from the Region: of
York, and other public agencies, to facilitate communication. In addition, there have been
proposalg for ham radio anfennas on residential properties In the City of Vaughan. Given the
proximity and visibility of these types of towers and antennas fo residential and other sensitive
land uses; this should warrant the same public consultation requireménts as antennaltawer
systems proposed by broadcast unidertakings and telécommunication carriers.

The Vaughan Planning Department is very pleased with the proposed update fo Section 6 of
CPC-2-0-03. It has been Very difficlt for Vaughan Planning staff to maintain a record of all new
Anfenna Systems in the City of Vaughan, without required nofification for any new Antenna
Bystern less than 15 m in height. This new update will asslst Vaughan Planning staff in
maintaining a propér record of all new Anténfia Systems id the City of Vaughan, regardless of
height.



As a point of record, there .are two updated paragraphs that deal with. height, which are found

within the document “Consultation on Amendments to Industry Canada’s Antenna Tower Siting
" Procedures”, It is noted that-these two paragraphs have differerii language. That is; in the
proposed update fo -Sec_;ﬂgn 4.2, it states that “any atfempt {o artificially reduce the height is
tnacceptable”, whereas in the proposed update to Section 5.4, It states that “any attempt 1o
artificially reduce the height will not be taken into account in the measurament”, The Vaughan
Planning Department is of the dpinion that thesé two sentences should be identical and préfers
the stronger language found in the first sentence (i.e. any attempt to artificially reduce the height
is unacceptabie).
Update #5

Canadian Environmental Assessment Act 2012 — P

roposed Update to Section 7.4 of CPC-2-0-
03— updates shown in bold font

Industry-Canada requires that the installation and modifieation of antenna systems be doné ifi a
manner-that complies with appropriafe envirsnmental legislation. This includes the Canadian
Environmental Assessment Act, 2012 (CEAA. 2012}, where the antenna system is incidental
to a physical activity or project designated under CEAA 2012; or is Tocated on federal
lands.

An antenna system may mot proceed where it is incidental to a designated project {as
described in the Regulations Desienating Physical Activities), or is otherwise expressly
-designated by the Minister of the Environment without satisfying cerfain requirements
applicable fo designated projects. Therefore, a propotient of this type of project must
contact Industry Canada for diréction on how to proceed. '

Any proposed antenna system on federal land may not proceed without a determination of
environmental effects by Industry Canada. In order to assist the Department in ‘making
such a determination, proposents. must submit a-project deseription to Industry Canada,
cofisidering and addressing those elemerits 6 the environnterit described it CEAA 2012, &s
well as any determination of environmental effects fhat ¥iay have besti niade by the
authority responsible for managing the federal Iand, Indusfry Canada may also require
further information before it can complete its asséssuient, Tndustry'Canada will inform the
proponént of the results of its deterinination and ‘may impose conditions related to
miitigating any adversé effects after Hiakiiig it determination and/o¥ may néed to refer the
matter to the Governor-in-Couneil under CEAA 2012,

Also, notices under Industry Canada’s default public consultation process require written
confirmation of the project’s status under CEAA 2012 (e.g., whether it is incidental to
designated project or, if not, whether it is 5 federal lands),

In addition to CEAA requireinents
_ systems are installed and operated
that complies with other statutor

» proponents are responsible to erisure that antenna
in a manner that respects the Jocal environment and
y requirements, such as those under the :Cizmzd;‘;m



- Envirpnmenial Pmtecnon Act; 1999 the Migr atory Birds. Corwem‘wn Aect, 1994, and.-the
Species at Risk Act, as applicable.

For projects north of the 60th parallel, environmental asSessrijent requu'emenfs mzy arise’
from federal statutes other than the aforementioned Acts or from ‘Comprehensive Land
Claim Agreements. Industry Canada requzres that installation or modification of antennas

or anteniia supporting structures bé done in accordance w1th these: requu'ements, as
appropriate.

Comment on Updaté #5
The Vadghan Planning Depariment has no objection to Update #5. We agree with the
recommended update.

Conclusion

The City of Vaughar Planning Department gerierally supports the changes proposed to Industry
Canada's: Anterina Tower Siting Procedure. However,. there dre a few changes that we are
requesting to be made, questions that we wotiid fike a response to, and inconsistencies i
wording that we would fike o see rectified.

Should you require additional information, please contact the. undersignsd at 905.832.8585,
Extension 8635, or Daniel Woolfson, Planner af Extension 8213.

Dlrector of Deve!opment Plénning

Copy to: Honourable Mayor and Members of Council
Barbara Cribbett, Interim City Manager
Jeffrey A, Abrams, City Clerk.
Johii MacKenzig, Commissioner of Planning
Mauro Peverini, Manager of Developmenit Planning
Rob Bayléy, Manager of Urban Design
Carmela Marrelli, Senior Planner
Farhad Jalllll, Urban Designer
Daniel Woaifson, Plannet



ATTACHMENT NO. 4

Application
Consultation

Complete Application
Package Guide

Development Planning
Department

2141 Major Mackenzie Drive
Vaughan, Ontario L6A 1T1 Canada
T. (905) 832-8585

F: {905) 832-6080




For the purposes of the following Development Planning Applications:

» Official Plan Amendment
= Zoning By-law Amendment
= Draft Plan of Subdivision

« Site Development

* Draft Plan of Condominium (Vacant Land/Common Element Only)

This package includes the following:

1. Guide for Applicants
2. Chart 1: Development Planning Application Process

Official Plan, Zoning By-law, and Draft Plan of Subdivision and
Condominium

3. Chart 2: Development Planning Application Process Site Plan

4, Pre-Application Consultation [PAC] Understanding
5. Appendix A: Glossary



Y PRE-APPLICATION CONSULTATION
"?VAU GHAN GUIDE FOR APPLICANTS

Purpose of Pre-Application Consultation Meetings

Pursuant to Bill 51 changes to the Planning Act, the City of Vaughan has implemented
OPA #705 and By-law 278-2009, which requires Pre-Application Consultation (PAC)
meetings prior to the submission of all Development Planning applications.

The purpose of this meeting is for the applicant to present a development proposal on
which the City would on a preliminary basis only identify required materials for a full and
complete submission of the development application(s). Pre-Application consultation is
helpful to both the applicant and the City as it ensures applications are processed

efficiently and establishes the requirements for the submission of a complete
application. '

For additional information, please contact the Development Planning Department at
(905) 832-8585 or visit our website: hitp://www.vaughan.ca.

PLEASE NOTE:

1. The intent of the PAC meeting 'is to only identify the requirements and

materials to assist the applicant in their submission of a complete planning
application. :

2. The comments generated from the PAC meeting do net constitute an approval
nor does it reflect the position of the Development Planning Department.

3. The applicant is advised that any discussion on the merit or the design of the
development proposal(s) may require a separate meeting.

1. Introduction

This guide has been developed to assist in the preparation of the following
development applications: Official Plan Amendment, Zoning By-law Amendment,

Site Development, Draft Plan of Subdivision, and/or Draft Plan of Condominium
(vacant land and common element).

2. Planning Application Process

The City’s planning application approval process for an Official Plan Amendment,
Zoning By-law Amendment, Draft Plan of Subdivision and Draft Plan of

Pre-Application Consultation — Guide for Applicants
Page 1 of 4
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PRE-APPLICATION CONSULTATION
GUIDE FOR APPLICANTS

Condominium is summarized on Chart 1. The application process for Site
Development approval is summarized on Chart 2. The required forms and
related background information to prepare for the mandatory PAC meeting are
provided in this package. The application form is not part of this package.

Pre-Application Consuitation Meeting Request

The City requires all applicants to attend a PAC meeting before submitting a
development planning application. PAC meetings are hosted by the
Development Planning Department and may include representatives from
various other City departments involved in the evaluation of planning applications
(e.g. Building Standards, Finance, Parks Development, Public Works ™
Depariment, and Engineering Services). Please contact your Area Planner in the
Development Planning Department at (805) 832-8585 to arrange for a PAC
meeting or for further information.

Preparation for Pre-Application Consultation Meeting

The applicant is required to provide the Development Planning Department with
the following in order to schedule a PAC meeting:

a) the site address and legal description;
by a written summary of the development proposal;

¢) information on any known encumbrances on the property (e.g. easements); =

and,

MATERIALS

8 Copies + digital form Official, Zoning | Site

Sub. | Condo.
(PDF/Tiff) Pian | By-law | Plan

Concept Plan v

Architectural Site Plan v v

Preliminary Buiiding
Elevations

Draft Plan of Subdivision v

Draft Plan of

Condominium v
{Vacant Land/Common Element)

Pre-Application Consultation — Guide for Applicants
Page Z of 4
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PLEASE NOTE: If the above noted information is not submitted in its
entirety, a Pre-Application Consultation meeting will not be held.

5. Complete Application requirements

The City has established submission requirements for complete applications in
the Official Pian. An application for Official Plan Amendment, Zoning By-law
Amendment, Site Development, Draft Plan of Subdivision and/or Draft Plan of
Condominium (vacant land and common element) will be considered complete

under the Planning Act only when all of the following items have been provided to
the City:

a complete application form;

all information or materials prescribed by statute;

an executed Pre-Application Understanding;

all supporting information and materials required to be provided with the initial
submission pursuant to the Pre-Application Understanding;

the prescribed application fee(s); and,

external agency preliminary review acknowledgement' (as required).

OoOooao

(|

Note ': A letter from an external agency on their letterhead acknowledging
that they met the applicant on a preliminary basis and that additional
requirements for a complete application were identified.

6. Other Fees & Approvals

Please note that there may be additional financial requirements arising from the
application to be paid by the applicant, including, but not limited to: parkiand
dedication; development charges; payment of outstanding taxes; peer review of

technical reports; agreements and associated fees: securities; retrieval from
archives; and/or, Ontario Municipal Board appeals.

b
Additional applications to the other agencies, including federal, provincial,
regional and/or other City Departments, may be necessary depending on the

nature of the application. The applicant is advised to consuit with other agencies
identified at the PAC meeting.

Pre-Application Consuiltation - Guide for Applicants
Page 3of 4
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7. Requirement for Additional Meeting(s)

Policies and regulations are continually changing in the Development Planning
industry, i.e. changes to parking standards, fees and tariffs, provincial policies.
As a result, and to the benefit of the applicant, an additional PAC meeting shall
be required under the following circumstances:

a) a complete application submission has not been submitted to the
Development Planning Department following 180 days, or at an extended
date up to 1 year upon the review of the Development Planning Department,
after the date of the execution of the Pre-Application Consultation

Understanding by the owner/applicant/agent and the Development Planning
Department; and/or, - )

b) if the development proposal has been changed from the initial Pre-
Application Consultation meeting.

The applicant can arrange for subsequent meetings through the Development
Planning Department.

RASER\SHAREDBILLS 1 DOCUMENTS\Pre-Application Packaga\Final\Final 2011\ - Guide for Applicants.doc

Pre-Application Consultation — Guide for Applicants
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"\?VAUGHAN UNDERSTANDING

IMPORTANT: READ THIS FIRST

1. This form will be completed with Development Planning Department Staff at a PAC meeting and will

form part of a complete application;

2. All AutoCAD drawings must be Geo-Referenced and be tied to. UTM NAD 83, Zone 17

All Drawings and subsequent revisions submitted in support of a Planning application(s) and signed

and/or stamped by a qualified professional shall be submitted in hard copy and in an AutoCAD and
PDF format on a CD or USB device;

All documents (e.g. reports, studies, photos, design briefs) and subsequent submissions in support of
a Planning application(s) shall be submitted in hard copy and in a digital PDF format on a CD and,
where required, must be prepared and signed and/or stamped by a qualified professionat;

In the event of an Ontario Municipal Board (OMB) appeal, the applicant wili be required to submit

additional hard copies of all documents submitted in support of a Planning application(s), consistent
with the OMB requirements;

With the exception of Plan of Condominium Planning Applications, site walks or site visits may be
required for all Planning Applications and must be conducted prior to the submission of the complete

application(s), as determined by the Development Planning Department. This typically includes staff
from the City, Conservation Authority, and/or the Region of York;

if the subject lands are within or adjacent to the Toronto and Region Conservation Authority (TRCA)
screening area, members of the TRCA may be invited to the PAC meeting:

For development proposals within intensification and/or heritage areas or as deemed appropriate, the
application may be considered by the Design Review Panel prior to formal submission of any

development planning application. More information about the Vaughan Design Review Panel is
available at www.vaughan.cs;

If the lands subject to a Planning application is located abutting a Regional Road, Provincial Highway,
railway line, an adjacent municipality (if required), and/or special study areas (for example, but not
limited to, the GTA West Corridor), include 3 additional copies of alf Drawings and Reports.

10. Acknowledgement and Acceptance of the above:

Owner/Agent (Please Print) Cwner/Agent (Please Initial)

Pre-Application Consultation - Understanding
Page 1 of 10
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UNDERSTANDING
Applicant:
Site Location:
Proposal:
Chetk tha Required Applications
O Official Plan Amendment O Plan of Subdivision O Site Development

O Zoning By-law Amendment [0 Plan of Condominium Ht!
(Vacant Land/Common Element only)

Requirements {Planner to confirm if not required)

Submission Requirements

Drawings and Reports OPA ZBL DA | suB CONDQ | # of Copies
1. Description of Development Proposal v v v v R4 3
2. Application Form v v v v v 3
3. Aerial Orthophotograph(s) - Colour v v v v v 8
4. Planning Justification Report v 10
5. Parcel Abstract (within last 30 days) v 3
6. Draft Official Plan Amendment v 4
7. Draft Zoning By-law Amendment v 3
8. Legal Survey Plan v v v v v 3
9. Concept Plan v 20
10. Draft Plan of Subdivision v 45
11. Draft Plan of Condominium v 25
| 12_Reductions of Plans (Legal Size 8-112x14) | v | ¥V | v v | ¥ 3
13. Heritage Impact Assessment 3
14. Archaeological Assessment v 3
15. Market Impact Study v 3
16. Architectural Site Plan v v 25
17. Intemnal Floor Plans v 8
18. Parking Level Plans v v 8

Pre-Application Consultation — Understanding
Page 2of 10
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UNDERSTANDING
Submission Requirements
Drawings and Reports CPA ZBL DA suUB CONDO | #of Copies
19. Cross Sections (Bullding) v 6
20. Sign Design v 5
21. Comprehensive Development Plan 3
22. Digital Drawing Documents (UTM NAD 83, Zone 17) v v v v v 1CD
23. Digital Supporting Documents (Reports, Studies, &tc.) v v A v v 1CD
24, Real Estate Appraisai Report 3
26. NAV Canada (6-Storeys or Greater)*? v v v v e PDF Only
26. Bambardier (Within Downsview Flight Path)N®e? v v v v v PDF Oniy
27. Community Services & Facilities Study v v v v 8
Engineering Requirements:
1. Master Environmental Servicing Plan (MESP) v v &
2. Stormwater Management Report v 6
3. Functional Servicing Report v v 6
4. Phase | Environmental Site Assessment (ESA) Moo 2 v v v v v 6
5. Transportation Study or Trafflc impact Study v v 12
6. Nolse and Vibration Report v v 8
7. Geotechnical/Soils Report v 6
8. Parking Study v 4
9. Site Servicing and Grading Plan v 6
10. Erosion and Sediment Controf Plan _ v 4
11. Environmental Site Screening Chacklist v v v v v 3
12. Transit Facilities Plan 3
13. Environmental Impact Study/Repart v 6
14. Waste Caliection Design Standards v v 3
Urban Design Requirements:
1. Urban Design and Sustainable Design Guidelines v v 4
2. Urban Design and Sustalnable Design Brief V v 4
3. Landscape Cost Estimate 7 v v 3
4, Landscape Plans and Landscaée Details v v v 9
5. Landscape Master Plan v v 4

Pre-Application Consultation — Understanding
Page 3 of 10
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UNDERSTANDING
Submission Requirements
Drawings and Reports OPA ZBL DA SUB CONDC | # of Copies
6. Elevations (Black and White) v v g
7. Colour Rendered Drawings and Perspectives v v 16
8. Architecturat Control Architect Approved Drawings 2
9. Architectural Guidelines v 4
10. Pedestrian Level Wind Impact Study v v 3
11. Sun/Shadow Study v . v 3
12. Demarcation of physical and stable top of bank,
areas requlated by tl?e Toronto anfi Region v v 8
Conservation Autharity, and/for limits of natural
heritage systems, wetlands, and/or natural hazards
13. Tree Inventory and Preservation Study/Arborist v v v 6
Report/fEdge Management/Restoration Plans
14. Pedesfrian and Bicycle Circulafion Plan v v 6
15. Computer Generated Building Mass Model v 6
16. Architectural Materials Board or High-Queality Photos 7 v 1
17. Exterior Photometric Lighting Plan v 6

Public Works Requiremeant

1. Waste Collection Design Standards v

L)

Specific Area Requirements:

1. Qak Ridges Moraine Conformity Report

2. Greenbelt Conformity Report

3. Environmental Features Checklist

4, Special Policy Area Studies (Woodbridge)

5. Valley Policy Area 1 to 4 (Kleinburg)

6. Heritage District Conformity Report

" Additional Requirements: (Planner to Fill In} o - ST T e e

1.

2
3.

Pre-Application Consuiltation - Understanding
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Notes:

PRE-APPLICATION CONSULTATION
UNDERSTANDING

1. Where rental housing is to be converted to condominium status, condominium approval authority is
assigned by the Rental Housing Protection Act to local Councils.

Phase 2 and/or Phase 3 Environmental Impact Reports may be required by the Engineering

Department after the review of the Phase 1 Report. Prior to any approval, the City requires
documented proof of registration of the Record of Site Condition (RSC) with the Environmental Site
Registry (ESR) of the Ministry of Environment (MOE), which includes the RSC signed by a Qualified
Person. The acknowledgement from MOE is required by the City for review and approval.

Coordinates (in longitude and latitude) and the geodetic heights of all proposed buildings are required
for review by Nav Canada and/or Bombardier.

Other Agencies to be Contacted by Applicant
(Check the Required Agency(ies))

Region of York

PowerStream

Toronto and Region Conservation Authority

City of Toronto

Toronto Transit Commission

Region of Peel’

Go Transit/Metrolinx

City of Brampton
TransCanada Pipeline Township of King
Enbridge Gas Town of Richmond Hill
Adndustry Canada Conseil Scolaire de District Catholique
(Telecommunication towers) Centre — Sud
VIVA

York Region Catholic School Board

Canada Post

York Region District School Board

Hydre One

Canadian National Railway

Telecommunication Companies

Canadian Pacific Railway

Nav Canada Bombardier
Other: Other:
Other: Other:
Other: Other:

Affected Provincial Ministries

(e.g. Ministry of Municipal Affairs and Housing, Ministry of Transportation, Ministry of Environment,
Ministry of Culture, Ministry of Consumer and Commercial Relations)

Pre-Application Consultation - Understanding
Page 5 of 10
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Background Information

1. In-effect Regional Official Plan Designation:

Conformity with Regional Official Plan land use designation? (www.region.york.ca) YesO Nof(
if “No”, has or will an application been made to amend the Reglonal Officiat Plan or

Regional Exemption? {(Note: an Exemption must be approved by the Regionof YesO NoO
York PRIOR TO the statutory Public Meeting)

2. Euxisting City Official Plan designation:

Conformity with the City’s Official Plan land use designation? YesO NoO

if “No” what is the nature of the amendment needed?

3. City of Vaughan Official Plan (VOP) 2010 designation:

Conformity with VOP 2610 land use designation? YesO NoO

If “No”, provide an explanation.

4. Existing Zoning:

Compliance with the City's Zoning By-law? Yesd NoO
If “No” what is the proposed zoning or amendment required?

5. Applicable Policies:

Compliance with the Greenbalt Plan? Yes[D Ne NAD
Compliance with the Oak Ridges Moraine Plan? YesO NoDO NADO
Compliance with the applicable Heritage Conservation District Plan? Yesl NoO NADO

Pre-Application Consultation — Understanding
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"?VAUGHAN UNDERSTANDING

Compliance with the Special Policy Area? YesO NoO NAQO

Compliance with the Architectural/Urban Design Guidelines? YesO NoO NAO
Compliance with the following additional policies:
YesO NoO
YesO NoO

6. Related File No(s):

7. Additional Information:

Reminders:

a) The purpose of this agreement Is to identify the information required to commence a complete
application as set out in the Planning Act for only the specific development application(s) subject to
this Understanding. Pre-Application Consuitation does not imply or suggest any decision

whatsoever on the part of City staff or the Corparation of the City of Vaughan to either support or
refuse the application(s).

b)  This agreement expires 180 days from the date of signing, or at an extended date up to 1 year
upon the review of the Development Planning Department. In the event that this Pre-Application

Consuitation Understanding expires prior to the complete application being accepted by the City,
another agreement shall be required.

c)  An application submitted without the information identified in this  Pre-Application Consultation
Understanding will not be considered a complete application. If a site walk is required, the
application will not be considered compiete until it has taken place.

d)  All AutoCAD drawings must be Geo-Referenced and be tied to UTM NAD 83. Zone 17,

€)  Additional studies and/or information may be required to be submitted as identified by the City
andfor external agencies through the planning review process. ‘

f) Al required fees are required to be submitied in accordance with

the Tariff of Fees for Vaughan
Planning Applications at the time of submission.

Pre-Application Consuitation - Understanding
Page 7 of 10
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"%VAU G H A N PRE-APPLICATION CONSULTATION

g} Acknowledgement of Public Information:

The applicant acknowledges that the City considers the application forms and all supporting
materials, including studies and drawings, filed with any application to be public information and to
form part of the public record. By filing an application, the applicant consenis to the City
photocopying, posting on the internet and/or releasing the application and any supporting materials
gither for its own use in processing the application cor at the request of a third party, without further
notification to or permission from the applicant. The applicant also hereby states that it has
authority to bind its consultants to the terms of this acknowledgement. '

Development Planning Staff Development Planning Staff Date
(Please Print) (Signature)
Applicant Signature:

This Understanding, which in no way confirms support or non-support by the City of the presented
proposal, is based on the agreed processing and submission requirements discussed. Additional PAC
meetings may be reguired in accordance with By-law 278-2009.

By signing this agreement, | acknowledge that, subject to any appeals, the drawings, report(s) and other
requirements indicated in the above table must be submitied along with a completed application form, any
information or materials prescribed by statute, the required planning application fees and this executed
Pre-Application Consultation Understanding to be considered complete. in addition, | have read,
understood, and agreed to all the notes listed in this Understanding. '

Owner/Agent Owner/Agent Date
(Please Print} {Signaturs)

RASER\SHAREPABILLS1DOCUMENTS\Pre-Application Package\FinaliFinal 2012\S - PAC Understanding.doc

Pre-Application Consultation — Undarstanding
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Planner's Notes:

Pre-Application Consultation — Understanding
Page 9 of 10



PRE-APPLICATION CONSULTATION

"9 VAUGHAN UNDERSTANDING

Pre-Application Consultation - Understanding
Page 10 of 10



GLOSSARY

\ ;?VAU GHAN APPENDIX ‘A’

Drawings and Reports:

1.

10.

Description of Development Proposal

A formal letter addressed to the Development Planning Department that provides a detailed
description of the development proposal.

Appiication Form

A development planning application form in accordance with the Ontario Planning Act and includes
applications for official plan amendment, zoning by-law amendment, draft plan of subdivision, draft
pian of condominium (for vacant land/common element), and site development approval.

Aerial Orthophotograph(s)

A recent high-resolution colour aerial photo, showing the context of the subject site to the extent of
one urban block on every direction.

Planning Justification Report

Prepared and provided by a land use planner or other related qualified professional, a planning
justification report must address the development proposal’s compliance with Provincial regulations,
documents and principies (e.g. Places to Grow Act and Provincial Policy Statement), and York

Region and City of Vaughan planning documents.
Parcel Abstract

An up-to-date (within the last 30 days) parcel abstract obtained from the Ontario Land Registry
Office to verify the ownership and legal description of the subject property.

Draft Official Plan Amendment
A draft official plan amendment includes all text, maps and appendices required by the City.

Draft Zoning By-law Amendment
A draft zoning by-law amendment includes all text, maps and appendices required by the City.

Legal Survey Plan

Current legal survey plan prepared by a licensed member of the Ontario Land Surveyor Association
that includes the location and nature of any easement affecting the subject lands.

Concept Plan

A Concept plan showing the proposed development in context of the adjacerit lands to the extent of
one urban block on all directions. The plan is to show all existing natural and human elements,
such as buildings, public and private amenities, sidewalks, walkways, driveways, landscaped areas,
street intersections as well as land uses, zones, and property limits and descriptions.

Draft Plan of Subdivision

The information required on plans is to be in accordance with the Planning Act and its regulations.
The information required to be shown on the draft plan are:

a) the boundaries of the land to be subdivided as certified by an Ontario Land Surveyor;

b) the locations, widths, and names of the proposed highways within the proposed subdivision
and of existing highways on which the proposed subdivision abuts;

c) on a small key plan, on a scale of not less than one centimetre to 100 metres, all of the

land adjacent to the proposed subdivision that is owned by the applicant or in which the
applicant has an interest, every subdivision adjacent to the proposed subdivision, and the
relationship of the boundaries of the land to be subdivided to the boundaries of the
township lot or other original grant of which such land forms the whole or part;

Appendix ‘A’ - Glossary
Page 1 of '!1
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11.

12,

13.

GLOSSARY
d) the purpose for which the lots or blocks are to be usad;
e) the existing uses of all adjoining lands;
f) the approximate dimenslons and layout of the proposed lots;
Q) natural and artificial features such as buildings or other structures or installations, railways,

highways, watercourses, drainage ditches, swamps, and wooded areas within or adjacent
to the land proposed to be subdivided;

h) the availability and nature of domestic water supplies;

i) the nature and porosity of the soll;

)] existing contours or elevations as may be required to determine the grade of the highways
and the drainage of the land;

k) the municipal services available or to be available to the land proposed to be subdivided,
and,

1) the nature and extent of any resfrictive covenants or easements affecting the fand
proposed to be subdivided.

It is necessary to take into account the health, safety, convenience and welfare of the future
inhabitants when considering a subdivision application.

Every municipality may enter into a subdivision agreement imposed as a condition of draft plan
approval by the Minister, regional, district or municipality.

The Minister, regional, or municipality may impose conditions of approval, including that a
maximum of 2% of the land in a proposed commercial or industrial subdivision, or a maximum of

5% of the land in any other proposed subdivision, be conveyed to the area municipality for park or
other public recreational purposes.

Where the Minister, regional, or municipality imposes a condition regarding parkland conveyance
and the municipality has parkland provision policies in its official plan, the municipality may require
that land included in a residential subdivision plan be conveyed at the rate of up to 1 hectare for
each 300 dweiling units proposed.

Where the Minister, regional, or municipality imposes a condition regarding parkland conveyance,
the area municipality may, in lieu of accepting such conveyance, require the payment of money by
the Owner of the land to the value of the [and otherwise required o be conveyed.

Draft Plan of Condominium
The information required on plans is to be in accordance with the Planning Act and its regulations.
It is necessary to take into account the health, safety, convenience and welfare of the future

inhabitants when considering a2 condominium application, The information required to be shown on
the draft plan are:

a) - Proposedexclusive-use areas of the eommoen element; such as- outdoer yards and-parking;
and,
b) Roadways and pedestrian access to proposed private units.

Reduction of Plans

Legal size (8.5" x 14"} reductions of ali original plans or surveys submitted in support of the
application.

Heritage Impact Assessment

A Heritage Impact Assessment demonstrates how new development involving a heritage resource
will preserve, revitalize, improve, and manage the heritage-components.

Appendix ‘A’ - Glossary
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14,

15.

16.

17.

GLOSSARY

Archaeological Assessment

An Archaeological Assessment in accordance with Provincial and municipal requirements in or near
areas of archaeological potential.

Market Impact Study

The purpose of a Market Impact Study is to define the trade area, the current and future market
supports, identify the area and measure the existing competition, evaluate the sales impact
implications for existing and planned retail facilities, and address the existing market and potential

impacts of an application. These studies will be evaluated by the City on the basis of a peer review
to be undertaken at the applicant’s expense.

Architectural Site Plan

A site plan, with the signed architect's seal, shall be prepared in accordance to the City of

Vaughan's drawing requirements with the following, but not limited to, information in metric scale
and dimensions:

a) a true north arrow, scale bar, key plan, and project north arrow to create clearer referencing
for the provided elevation;
b} site statistics including total site area, total building area, percentage of lot coverage, paved

and/or gravelled area, parking space breakdown; a legibie chart on the plan summarizing
the total area of the property (m?);

c) boundary lines of property with dimensions;
d) location of buildings and structures and their setbacks, including adjacent properties and
structures when required, all municipal services, roads, sidewalks, storm sewers, sanitary

sewers, watermain and ditches, septic tile field, If required, and water bodies, including
streams, lakes, ponds and wetlands:

e) abutting road allowances and their widths (existing and futurey;

f curbs, parking facllities, driveways with dimensions and widths, including proposed
direction of traffic flow (including emergency vehicle routes);

a) parking and loading spaces; =

h) existing and proposed sidewalks, walkways and bikeways (identify surface type);

i) existing and proposed grades;

Il exterior lighting: show loeation and height of all parking lot, walkway and wall fixtures,
luminaire specifications and sustainability measures;

K) access to interior refuse and recyclable collection areas:

) proposed and existing use(s) on the lands;

m} location and detailed drawings of fences and retaining walls;

n) freestanding sign locations and setback dimensions:

0) information in accordance with the City's “Waste Collection Design Standards Pglicy”,

including, but not limited to, waste collection access routes, designated collection and
internal storage areas (dimensioned), and construction of the collection pad area;

p) municipal address, names of adjacent streets, project name, applicant’s name, and name
of firm preparing the plans;

q) drawing title and number, preparation date, dates of any revisions: and,

r) municipal reference file name {e.g. DA.11.111).

For more information, please see the Urban Design Submission Requirements.

Internal Floor Plans

Floor plans show the typical layout of each floor, representing internal vertical and horizontal
access areas and facilities, as well as functional and service areas of the building(s}. The floor
plans shall identify the multi-sort waste and recycling systems on every floor, in accordance with the
City's “Waste Collection Design Standards Policy” and “Recycling in New Residential Apartment
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18.

19,

20.

21.

22,

23.

24,

and Condominium Buildings” report (for more information visit the City of Vaughan's website at
www.vaughan.ca).

Parking Level Plans
Parking level plans show the planned layout of each parking level within dimensions of all parking
spaces and parking alsles and all exit and entry points and may Include accessary areas such as,

but not limited to, storage lockers spaces, bicycle parking, garbage rooms/storage, elevators and
lobby areas, etc.

Cross Sections (Building)
Cross-sections of the building are to ensure that:

a) roof-top mechanical equipments and rooms are not visible from any abutfing public areas.

The pian shall include details of all screening materials (heights, finishing materials,
dimensions, and colours); and,

b) underground parking ceiling level is not higher than adjacent public sidewalks and streets.

Sign Design

A sign design package consisis of the following:

a) a site plan indicating the location of the proposed signs;

b) existing building photos or elevations showing the proposed signs in relation with the
structure(s);

c) detailed, descriptive and dimensionsd plans (in metric), cross-sections and elevations
showing the materials used, electrical and mechanical components; and,

d) colour elevations with Pantone colour index reference numbers.

Comprehensive Development Plan

A plan that llustrates the subject lands in context with abutting properties and land uses in the
surrounding area.

Digital Drawing Documents

All digital drawing files are to be compatible with the City’s current software requirements as
follows:

a) AutoCAD drawings must be gec-referenced and be tied to UTM NAD 83, Zone 17;

AND
b) digital vector files copies of the provided drawings in DWG or DXF formats;
c) raster base image files in JPG format; and,
d) illustrated graphic files in AL or PDF formats.

Digital Supporting Documents
Digital supporting documents, which are to be prepared and signed and/ar stamped by a qualified
professional, include, but are not limited to reports, studies and briefs, along with all subsequent

submissions In support of a Planning application{s) are to be submitted in a PDF format and on a
CD or cther devices (e.g. USB).

Real Estate Appraisal Report

An appraisal prepared by a certified member of the Ontario Assaciation of the Appraisal Institute of
Canada (OA-AIC) to establish the current market value of the lands.
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Nav Canada (6-storeys or Greater)

Nav Canada is a private sector, non-share Capital Corporation that owns and operates Canada's
civil air navigation service (ANS). NAV CANADA co-ordinates the safe and efficient movement of
aircraft in Canadian domestic airspace and international airspace assigned to Canadian control.
Through its coast to coast to coast operations, NAV CANADA provides air traffic control, flight
information, weather briefings, aeronautical information, airport advisory services, and electronic
aids to navigation. For more information please visit www.navcanada.ca.

Nav Canada acknowledgement and approval will be required for all developments that are 6-

storeys in height and higher. The coordinates (in longitude and Iatitude) along with the geodetic
heights of all proposed buildings will be required.

Bombardier (With Downsview Flight Path)

Bombardier Aerospace exclusively owns and operates the Toronto Downsview Airport for the
purposes of a testing facility. All development proposals within the flight path to the airport will
require review by Bombardier, in addition to Nav Canada. The coordinates (in longitude and
latitude) along with the geodetic heights of all proposed buildings will be required.

Community Services & Facilities Study
A community services and facility study is a report providing specific information about
demographics, community services and facilities that exist in a study area surrounding the subject

lands. Such studies assist in identifying the levels of necessary infrastructure required to support
health, safety and the well-being of local and area residents.

Engineering Requirements:

1.

Master Environmental Servicing Plan (MESP)

A plan to address environmental and servicing considerations in regards to a development
application.

Storm Water Management Report

A report that presents the data, methads, procedures and predicted results associated with the
design of drainage works and erosion protection measures related to a development application.
Such a report shall be prepared by a qualified engineer and provide details on the following:

techniques used to contral storm runoff to allowable runoff rate; and method and volume of storm
water storage.

Functional Servicing Study

The report must address and ensure that the proposed development may be serviced in
accordance with all City of Vaughan Engineering Department Design Standards and Criteria. The
Report should include the proposed servicing scheme (Water Supply and Distribution, and Sanitary

and Storm Drainage), the proposed grading for the site, and Roads/Access and Right-of-Way
widths, etc.

Phase | Environmental Site Assessment {ESA)

The first phase of the systematic identification and evaluation of the potential impacts (effects) of
proposed developments relative to the physical, chemical and biological components of the
environment. Please note that a Phase ! or lf! Enviranmental Rsport may be reguired pending the
recommendations of the Phase 1 Report.

Please Note: Prior to any approval, the City requires documented proof of registration of the Record
of Site Condition (RSC) with the Enviranmental Site Registry (ESR) of the Ministry of Environment
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10.

11.

12,

13,

(MOE), which includes the RSC signed by a Qualified Person. The acknowledgement from MOE is
required by the City for review and approval.

Transportation Study or Traffic Impact Study

These can be required by City or Regional Staff. Contact the City’s Engineering Department and/or
the Regional Transportation Services Department for detailed information on study requirements.
The prescribed format for this study can be obtained from the Region of York website at
www.york.ca.

Noise and Vibration Report

A noise and/or vibration study determines the impact on adjacent developments and recommends
mitigation measures.

Geotechnical/Soils Report

This report analyses soil composition to determine its structural stability and its ability to
accommadate development.

Parking Study

A study typically prepared when a development proposal that does not meet the minimum parking
standards prescribed by the City's zoning by-law. The study shall be prepared by a qualified
transportation engineer and provide a basis in support of the reduced parking standard.

Site Servicing and Grading Plan

A plan detailing the water and sanitary servicing, hydro, lighting, and other infrastructure, and
grading to facilitate the development of a specific site. The plan shall be prepared by a qualified
engineer.

Erosion and Sediment Control Plan

A plan detailing the measures that will be taken to controf sediment and erosion. The plan shali be
prepared by a qualified engineer.

Environmental Site Screening Checklist
A copy of the Environmental Site Screening Checklist is found in the respective apphcat:on form. In
accordance with the protocal for contaminated sites, the possibility of site contamination may result

in a required Phase 1 Environmental Assessment, Phase 2 Environmental Assessment and/or
Record of Site Condition. -

Transit Facilities Plan

The Transit Facilities Plan addresses transit facilities in the planning of the proposed development
and their integration into the transit network.

“Environmental Impact Study/Report - T -

A report that addresses among other things and contains a descnptlon of the proposal
description of the natural environment, and assessment of environmental effects, a description of
mitigating measures and recommendations.
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U

rban Design Requirements:

1.

Urban Design and Sustainable Design Guidelines

The purpose of the Urban Design and Sustainable Design Guidelines is to provide designers with
detailed knowledge of the City's current urban design and sustainable communities policies and
directions, as well as design tools to organize and optimize development proposals. The design

guidelines assist City staff as a reference document to examine all development proposals for
different development types.

Urban Design and Sustainable Design Brief
A shorter version of Urban Design and Sustainable Design Guidelines, a design brief report is

provided by the applicant for larger scale developments that have a great impact on the

surrounding neighbourhoods and urban environments, such as high-density residential and large
mixed-used or commercial proposals.

Landscape Cost Estimate

The landscape cost estimate includes detailed information on the hard and soft fandscaping
elements itemizing quantities, areas, sizes, equipment, and labour and material costs required for
the total cost of the construction of the plan, including fencing, sidewalks, decorative hard service
areas, retaining walls, recreation equipment, plant material, fine grade and sod, irrigation system
where applicable, cost of one year maintenance, actual current market price, and cost for municipal
streetscape works (applicable in some areas). For phased projects, a detailed landscape cost
estimate, which indicates the area and work to be undertaken for each phase, must be provided.
The landscape cost estimate shall be provided by a fully certified landscape architect.

Landscape Plans and Landscape Details )
The landscape plan, provided by a fully certified landscape architect, is to include:

a) location of existing trees 20cm in caliper or greater and proposed methods of preservation;

b) boundary lines of the property with dimensions;

c) existing site features, retention/preservation areas;

d) surrounding streets and sidewalks;

e) contour lines and spot elevations (ghosted lines or separate grading plan);

)] existing and future setbacks, easements, and rights-of-way;

q) existing natural features, open space, water bodies, and preservation areas:

h) vehicular and pedestrian paving;

i} existing and proposed plant materials at installed sizes, location and spacing and
dimensions of planting areas in metric;

i plant list naming all recommended plant material and size specifications;

k) location and detailed drawings of fences and retaining walls;

1) locations of buildings and structures:

m) location of all engineering services (overhead, underground, light standards, ete.), which
may affect landscaping;

n) adjacent landscape/development features, where applicable;

0) area of site to be landscaped;

p) parking and loading spaces;

q) curbs, parking facilities and driveways with dimensions and widths;

r) existing and proposed walkways and bikeways: and,

s) planting details should conform with the City of Vaughan standards.

The landscape plan shall provide opportunities for the creation of well defined and dynamic public
spaces, which includes, but not limited to public squares, public courtyards, and public commons.
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10.

1.

Landscape Master Plan

Required for any application where all or part of a new City park/open space or addition to a City
park/open space and boulevards, buffers and sireetscape areas, are included as part of the
proposal. The required facilittes and standards are available from the Parks Development
Department and the Development Planning Department.

Elevations {Black and White)

Architectural drawings presenting the external makeup of all proposed structures within the site
building, Including, retaining walls, fences, signs, and loading and .garbage collection doors. The
elevations shall include all components and finishing of the building’s exterior, such as windows,
doors, loading doors, projections, decorative elements, and lighting, as well as all finishing
materials (e.g., brick, stucco, vinyl siding, and metal siding).

Colour Rendered Drawings and Perspectivas
All rendered drawings and illustrations should present realistic views of the proposed building(s),
featuring all finishing material texture, colour, shades, shadows, landscaping, etc. Perspectives are

to be presented from critical and important parts of the project, normally from surrounding public
areas, viewed from human eye level.

Architectural Control Architect Approved Drawings
Where mandated by the Urban Design Guidelines, Block Plans, or the City's other official
documents, site plan approval drawings, including site and landscape plans, elevations, and cross-

sections, are to be reviewed by the “Control Architect” to confirm that all aspects of the project are
in accordance with the abovementioned documents’ requirements.

Architectural Guidelines

The intent of the architectural guidelines is to provide architects and designers direction on the
character and standards of future buildings and ancillary structures.

Pedestrian Level Wind Impact Study

A wind study will determine the wind impact on adjacent developments and public reaim areas at
the pedestrian level for existing and after construction of the proposed development conditions.
The study is to provide solutions and recommends mitigation measures to provide adequate
protection for all surrounding pedestrian areas by suggesting architectural and permanent sclutions.

The study is required for Zoning By-law Amendment applications and may be necessary at the site
development stage.

Sun/Shadow Study

A study showing the effects of the development on sunilight reaching surrounding properties,
buildings, and adjacent public realm areas by calculating the shadow that will be cast by the
development at different times of day in different seasons. Sun/Shadow Studies may be required
for- ‘Official - Ptanm -Amendments,—Zoning—By-taw -Amendments -and Site Plan -Applications for
developments usually over 20 metres in height. The Study may also be required for developments
that are lower than 20 metres near shadow sensitive areas.

Sun/Shadow tests should be done for March 21 and September 21 at the following hours: 9:18am;
10:18am; 11:18am; 12:18pm; 3:18pm; 4:18pm; 5:18pm; &:18pm. These times allow for the
measuring of hours of sunlighi windows. The Sun/Shadow diagram should identify permanently
shaded areas between the beginnings of December to the end of February.

Development with potential shadow impacts on adjacent parks or public open spaces will require
Sun/Shadow tests at hourly increments for both June 21 and December 21 to provide additional
information to measure the effects on these shadow sensitive areas,
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14,

15.

16.
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Demarcation of physical and stable top of bank, areas regulated by the Toronto and Region
Conservation Authority, and/or limits of natural heritage systems, wetlands, and/or natural
hazards

A recent plan of survey showing the staked limits of natural features {e.g. physical top-of-bank,

stable top-of-bank, natural heritages system limit, natural hazards and/or lands regulated by the
TRCA) to the satisfaction of the TRCA and the City of Vaughan.

Tree Inventory and Preservation Study/Arborist Report/Edge Management/Restoration Plans
A tree survey must be prepared by a certified arborist, identifying all existing trees, their type, size
and condition, those trees proposed to be removed and retained, and the methods to be used to

ensure preservation of those trees to be retained. The report shall have regard for the Regional
and City Tree By-laws.

Edge managementirestoration plans must be prepared by a qualified professional, which will

identify how vegetation at the fringes of a development will be maintained and/or restored to its
original state.

Pedestrian and Bicycle Circulation Plan

If required, the plan-is to demonstrate conformity with the City's approved pedestrian and bicycle
circulation master plan or a proposed alternative with justification.

Computer Generated Building Mass Model

The digital model needs to be completed in DWG format or other software supported by the City,
i.e. Sketch-Up.

Architectural Materials Board or High-Quality Photos

A board including samples of exterior finish materials with labels. High-quality photos are
acceptable showing the exterior finish materials are acceptable.

Exterior Photometric Lighting Plan

The Photometric Lighting Plan shows the location of each current andfor proposed outdoor lighting
fixture with projected hours of use measured in lux and the area of the lighting dispersement by
each lighting fixture. lllustrate no light spill onto adjacent properties.

Public Works Requirement:

1.

Waste Collection Design Standards

Applicant must complete the Waste Collection Design Standards form in accordance with City
policy.

Specific Area Requirements:

1.

Oak Ridges Moraine Conformity Report

A report required in accordance with the Oak Ridges Moraine Conservation Plan (ORMCP) for

developments on any lands located on the Oak Ridges Moraine for the purpose of ensuring that the
proposed deveilopment conforms fo the Plan’s policiss.

For applications in the Natural Cdre, Natural Linkage or Countryside designations, the applicant
should follow the policies provided in Section 19(2) under Part lil of the Oak Ridges Moraine
Conservation Plan. For applications in Setttement designations, the applicant should follow the
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palicies in Section 19(3) under Part lli of the Oak Ridges Moraine Conservation Plan. The technical
papers associated with the Oak Ridges Moraine Conservation Plan shall be consulied in the
preparation of the conformity report.

Note that a Natural Heritage Evaluaticn (NHE) is required for applications:

a) within 90 m of an OS5 Zone as described in Zoning By-law 1-88, equivalent to the 120 m
area of influence of a key natural heritage feature or key hydrological feature; and,
b) in the Natural Core, Natural Linkage or Countryside designation of the ORCMP.

The NHE requirements are described in Section 23 of the ORMCP and in ORMCP Technical Paper
8 (Preparation of Natural Heritage Evaluations for All Key Natural Heritage Features) and ORMCP
Technical Paper 12 {Hydrological Evaluations for Hydrologically Sensitive Features).

2. Greenbelt Conformity Report
A report required in accordance with the Greenbelt Plan for developments on any lands located
within the Greenbelt. Applications for development or site alteration shall be supported by a natural
heritage and/or hydrological evaluation as detailed in the Graenbelt Plan if it occurs:

a) within 120 metres of a key natural heritage feature within the Natural Heritage System of
the Protected Countryside of the Greenbelt Plan; or,

b} within 120 metres of a key hydrologic feature anywhere within the Protected Countryside of
the Greenbelt Plan.

Applicants are advised to seek advice from City staff regarding the nature and scope of a
conformity report.

3. Environmental Features Checklist
A checklist used to ensure that the applicant identifies each feature or policy area of relevance to
the development application and demonstrates actions, as appropriate, o maintain or enhance the
feature. The environmental feature or policy is of relevance when the application {a} includes or is

in proximity to the feature or (b} is either in or adjacent to a policy area (e g. Oak Ridges Moraine or
Greenbelt Plan area).

In most cases, the feature or policy area has been considered at the Block Plan stage and through
an Environmentat Impact Study and related reports. The applicant should demonstrate consistency
with these past studies or recommend changes if new information is available.

4, Special Policy Area Studies (Woodbridge)
Studies carried out in relation to a proposed deveiopment in the Woodbridge Special Policy Area.
The nature of these studies as well as the geographical boundaries of the Special Policy Areas is
—-explained in Subsection 6.3.3 of OPA 240, the Woodbridge Community-Plan, as amended by OPA -
440 and OPA 597. These studies must be approved by the City and/or other relevant agencies
before their findings are accepted, and shall be carried out by qualified professionals in the relevant
fieldffields. Please note that an Official Plan Amendment within a Special Policy Area must be

approved by both the Minister of Municipal Affairs and Housing and the Minister of Natural
Resources as noted in the Provincial Policy Statement.

Proposed changes to the policies and boundaries pertaining to the VWoodbridge Special Policy Area
are currently being prepared as part of the Woodbridge Centre Secondary Plan and will be provided
for review by the Province in 2011. Once approved by the Province (Minister of Municipal Affairs
and Housing and the Minister of Natural Resources), the City will seek approval from the Region
for the SPA policies and boundaries as described in the Woodbridge Centre Secondary Plan.
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5. Valley Policy Area 1 to 4 (Kleinburg/Nashvilte)
Studies to be carried out in relation to a proposed development in the Kleinburg/Nashville Valley
Policy Area - the nature of these studies as well as the geographical boundaries of the Valley Policy
Area are explained in 5.4.10.10.1 15) of OPA 601, as amended by OPA 610. The purpose of these
studies will be to identify the appropriate, primarily low intensity land uses, while also addressing
issues regarding the following: the environmental function of the area, inciuding integration of a trail
system, transportation impacts on the functioning of Regional Road 27, servicing options, urban
design, etc. The studies will include consuitation with the TRCA, affected landowners, York
Region, and area residents, and shall be carried out by qualified professionals in the relevant fields.

6. Heritage District Conformity Report
A report prepared for development on any lands located within a designated Heritage District in the
City's Official Plan to ensure that any development on these lands are in conformance with the
Heritage District designation and do not resuit in a change in the factors that led to the decision to

designate the property as part of a Heritage District. This report must be prepared by a Certified
Heritage Consultant.
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