CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF JANUARY 30, 2018

Iltem 1, Report No. 2, of the Committee of the Whole, which was adopted without
amendment by the Council of the City of Vaughan on January 30, 2018.

1 ZONING BY-LAW AMENDMENT FILE Z.15.021
DRAFT PLAN OF SUBDIVISION FILE 19T-13V006
SITE DEVELOPMENT FILE DA.13.021
1834371 ONTARIO INC.
VICINITY OF REGIONAL ROAD 7 AND JANE STREET

The Committee of the Whole recommends approval of the recommendation
contained in the following report of the Deputy City Manager, Planning and
growth Management, dated January 23, 2018:

Purpose

The Owner seeks approval from the Committee of the Whole for Zoning By-law
Amendment File Z.15.021 and Draft Plan of Subdivision File 19T-13V006 for the subject
lands, shown on Attachments #2 and #3, and Site Development File DA.13.021 to
permit Phase 1 of a proposed mixed-use development, shown on Attachments #6 to
#17, which consists of:

e three 35-storey residential apartment buildings (Towers A, B, and D) having a
total of 1,162 units and with at-grade retail,

e an eight-storey office building (Tower C); and

e the entire underground parking structure for the subject lands.

Recommendations

1. THAT Zoning By-law Amendment File Z.15.021 (1834371 Ontario Inc.) BE
APPROVED,; to amend Zoning By-law 1-88, to rezone the subject lands shown
on Attachments #2 and #3 from C9(H) Corporate Centre Zone and OS2(H) Open
Space Park Zone both with the Holding Symbol “(H)”, subject to site-specific
Exception 9(1402), as shown on Attachment #4, to C9(H) Corporate Centre Zone
and OS2(H) Open Space Park Zone both with the Holding Symbol “(H)”, in the
manner shown on Attachment #6, together with the site-specific zoning
exceptions identified in Table 1 of this report.

2. THAT the Owner be permitted to apply for a Minor Variance Application(s) to the
Vaughan Committee of Adjustment, if required, before the second anniversary of
the day on which the implementing Zoning By-law comes into full force and effect
to seek permission for a minor variance(s) to the in-effect zoning by-law.
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3.

THAT Draft Plan of Subdivision File 19T-13V006 (1834371 Ontario Inc.) BE
APPROVED; to facilitate a Draft Plan of Subdivision on the subject lands shown
on Attachments #2 and #3 consisting of three mixed-use blocks, a stratified
public square and stratified streets, as shown on Attachment #6, subject to the
Conditions of Draft Plan of Approval set out in Attachment #1.

THAT Site Development File DA.13.021 (1834371 Ontario Inc.) BE APPROVED;
to permit Phase 1 of the proposed development of the subject lands shown on
Attachment #3 consisting of three 35-storey residential (future condominium)
buildings (Towers, A, B, and D) on a 2-storey podium containing 1,162 residential
units, 2,358 m? of grade-related commercial uses, and an eight-storey office
building (Tower C), a stratified public square (i.e. a public square on top of an
underground parking garage), associated woonerf (flex street), stratified streets,
pedestrian public mews, and the entire underground parking structure for the
overall development (Phases 1 and 2), as shown on Attachments #7 to #17,
subject to the following conditions:

a) prior to the execution of the Site Plan Agreement:

i) the Development Planning Department shall approve the final site
plan, building elevations, landscape cost estimate, landscape
plans, sun/shadow analysis, and wayfinding and signage design;

i) the Owner shall submit a final Wind Tunnel Model Analysis Study to
the satisfaction of the Development Planning Department, which
shall include existing and planned buildings and demonstrate the
incorporation of appropriate mitigation measures to ensure
favourable micro-climactic conditions to the satisfaction of the City;

i) the Development Engineering Department shall approve the final
site servicing plan, site grading plan, erosion control plan,
Functional Servicing and Stormwater Management Report and
drawings, geotechnical and hydrogeological assessment, external
lighting plan, the utility coordination plan, environmental noise
assessment, Transportation Impact Study, and Transportation
Demand Management Plan;

iv) the Owner shall enter into a Development Agreement, if required,
for the widening, construction, and servicing of the Maplecrete
Road right-of-way, to the satisfaction of the Development
Engineering Department;

.13



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF JANUARY 30, 2018

ltem 1, CW Report No. 2 — Page 3

v)

Vi)

vii)

viii)

xii)

the Owner shall pay the Development Engineering Site Plan fee for
Phase 1, Blocks 1 and 2 (Towers A, B, C, and D), pursuant to the
Fees and Charges By-law 198-2016, as amended, to the
satisfaction of the Development Engineering Department;

the Owner shall submit an application to the City for any permanent
dewatering systems that are required for the proposed
development, and enter into an agreement and/or permit to
discharge groundwater as required by the City, to the satisfaction of
the Environmental Services Department;

the Owner shall submit to the City the final 3D digital model of the
Phase 1 development with conceptual massing for Phase 2, which
shall include the accurately geo-referenced digital data, as outlined
in the final VMC Submission Protocol, to the satisfaction of the
Development Planning Department. If the 3D digital model of the
development has not been completed by the Owner and provided
to the City prior to the execution of the Site Plan Agreement, the
Owner shall provide a separate Letter of Credit in a format
satisfactory to the City of Vaughan in the amount of $20,000.00 to
guarantee the completion of the 3D digital model;

the Owner shall satisfy all requirements of the Environmental
Services Department, Solid Waste Management Division and the
Owner also agrees to include in all Purchase and Sale Agreements
the details regarding solid waste collection services and advise all
future owners and residents through the same means that the
development will have private waste collection services;

the Owner shall satisfy all requirements of Alectra Utilities
Corporation;

the Owner shall satisfy all requirements of York Region;

the Owner shall satisfy all requirements of the Toronto and Region
Conservation Authority;

the Owner shall satisfy all requirements of the Canadian National
Railway (CN), which includes:

. the mitigation of noise and vibration measures substantially
in accordance with the noise and vibration mitigation
measures in the final approved noise study; and
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xiii)

Xiv)

XV)

. the registration of an environmental easement on the subject
lands, with postponements for any financing and/or
mortgages, to the satisfaction of CN;

the Owner shall satisfy all requirements of Canada Post;

The Owner shall enter into a Site Plan Agreement with York
Region, including the resolution of any necessary maintenance
obligation(s) along Regional Road 7; and

The Owner and the City shall execute a separate agreement that
will include a requirement for the Owner to submit a Letter of Credit
to the City, to address the details to commission and install a
permanent piece of public art as a public art contribution consistent
with the principles of Site 10 - Private Development, as outlined in
the City’s VMC Culture and Public Art Framework, to the
satisfaction of the City. The Owner shall develop a public art
program that follows the approved process outlined in the City-wide
Public Art Program, to the satisfaction of the City. The Owner will
own and maintain the public art piece.

b) the Site Plan Agreement shall include the following clauses:

)

“The Owner shall convey land and/or pay to Vaughan by way of
certified cheque, cash-in-lieu of the dedication of parkland
equivalent to 5% or 1 ha per 300 units of the value of the subject
lands, and subject to any additional considerations arising out of
the stratified arrangements, if any, prior to the issuance of a
Building Permit, in accordance with Section 42 of the Planning Act
and the City’s Cash-in-Lieu of Parkland Policy.

For commercial uses, the Owner shall convey land and/or pay to
Vaughan by way of certified cheque, cash-in-lieu of the dedication
of parkland equivalent to 2% of the value of the subject lands, prior
to issuance of a Building Permit, in accordance with Section 42 of
the Planning Act.

For high-density residential development, the Owner shall convey
land and/or pay to Vaughan by way of certified cheque, cash-in-lieu
of the dedication of parkland equivalent to 5% of the value of the
subject lands, prior to the issuance of a Building Permit, or a fixed
unit rate per unit, whichever is higher in accordance with Section 42
of the Planning Act and the City’s Cash-in-Lieu of Parkland Policy.
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ii)

Vi)

vii)

The Owner shall submit an appraisal of the subject land, in
accordance with Section 42 of the Planning Act, prepared by an
accredited appraiser for approval by the Office of the City Solicitor,
Real Estate Department, and the approved appraisal shall form the
basis of the cash-in-lieu payment.”

“The Owner shall pay to Vaughan all applicable Development
Charges in accordance with the Development Charges By-laws of
the City of Vaughan, York Region, York Region District School
Board and York Catholic District School Board, prior to the
issuance of any Building Permit.”

“The Owner shall agree that the future development and site
organization on the east side of Maplecrete Road shall be designed
in a comprehensive manner to appropriately respond to the built
form context along the western edge of Maplecrete Road, to the
satisfaction of the Development Planning Department.”

“The Owner shall include clauses in the Purchase and Sale
Agreements, Condominium Agreement, and Condominium
Declaration and Articles of Incorporation that vehicular access will
be provided for the adjacent lands (the Zzen 2 lands — 7725 Jane
Street) to the west through the underground parking garage on the
subject lands for the benefit of the users of the Zzen 2 lands.”

“Should archaeological resources be found on the property during
construction activities, the Owner must immediately cease all
construction activities and notify the Ontario Ministry of Tourism,
Culture and Sport and the Development Planning Department,
Urban Design and Cultural Heritage Division.”

“In the event that human remains are encountered during
construction activities, the Owner must immediately cease all
construction activities. The Owner shall contact the York Regional
Police Department, the Regional Coroner, the Registrar of the
Cemeteries and Crematoriums Regulation Unit of the Ministry of
Government and Consumer Services, and the City of Vaughan
Development Planning Department, Urban Design and Cultural
Heritage Division.”

“If required, one or more conduit or conduits of sufficient size from
each unit to the room(s) in which the telecommunication facilities
are situated and one or more conduits from the room(s) in
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viii)

which the telecommunication facilities are located to the street line,
to the satisfaction of Bell Canada.”

“The Owner shall agree to remove all existing accesses, curb cuts,
and traffic control signs along the frontage of the subject lands that
are no longer required and the Owner shall reinstate the boulevard
within the right-of-way, in accordance with the City’s standards and
to the satisfaction of the Development Engineering Department.”

the Site Plan Agreement and the future Condominium Agreement(s) and
Condominium Declaration(s) and Articles of Incorporation shall include
conditions which obligate the Owner to include the following Canadian
National Railway Company warning clauses in all agreements of purchase
and sale or lease, including agreements pertaining to resale or lease of
individual units:

‘)

ii)

That Canadian National Railway Company (CN) is the Owner of
certain lands known as its MacMillan Rail Yard (the CN Lands)
located within one kilometer of the Subject Lands, and that the CN
Lands are now and will continue to be used for the present and
future railway and trucking facilities and operations of CN and its
customers on a continuous basis (24 hours of each day in each
year) including, without limitation, the operation and idling of diesel
locomotives and trucks with the generation of diesel fumes and
odours, 24 hours a day artificial lighting of the CN Lands which may
illuminate the sky, the classification, loading, unloading, braking
and switching of rail cars containing bulk and other commodities
including hazardous substances and/or goods containing the same
which can make wheel squeal, noise, vibration, odours, airborne
particulate matter and/or dust and the operation of various
processes for the maintenance of rail and truck equipment;

That CN may in the future renovate, add to, expand or otherwise
change its facilities on the CN Lands and/or expand, extend,
increase, enlarge or otherwise chance its operations conducted
upon the CN Lands;

Warning clause for units on the north and east facades of the
buildings on the subject lands that have unenclosed balconies,
patios, or terraces. Noise levels from CN’s MacMillan Rail Yard
may not meet the maximum noise limits of the Ministry of the
Environment and Climate Change (“MOECC?”) criteria as defined in
Noise Assessment Criteria in Publication NPC-300, “Environmental
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Noise Guideline — Stationary and Transportation Noise Sources —
Approval and Planning”. Such outdoor areas have not been
designed to be used as Outdoor Living Areas as defined in
Publication NPC-300, “Environmental Noise Guideline — Stationary
and Transportation Noise Sources — Approval and Planning”. Noise
levels from activities from the CN MacMillan Rail Yard could
potentially cause discomfort or annoyance and/or interrupt
conversations in these outdoor areas.”

iv) “The Owner shall execute and register on the title of the subject
lands an easement(s) to protect for a reciprocal vehicular access in
favour of the lands to the west (the Zzen 2 lands — 7725 Jane
Street). The Owner shall register the required easement(s) at the
time of registration of the condominium for Tower D, to the
satisfaction of the City.”

5. THAT Council adopt the following resolution for the allocation of water and
sewage servicing capacity:

“THAT Site Plan Development File DA.13.021 be allocated servicing
capacity from the York Sewage Servicing / Water Supply System for a
total of 1,162 residential units (2,568 persons equivalent).”

6. THAT Council delegate authority to the Mayor and City Clerk to enter into a
Community Improvement Plan Agreement, in a form satisfactory to the City
Solicitor.

Report Highlights

e The Owner proposes to develop the subject lands with a mixed-use, high-
density development consisting of two phases, as shown on Attachments #6
and #7:

e Phase 1: a three 35-storey residential apartment buildings with retail at
grade, an eight-storey office building, a pedestrian public mews, a
stratified public square, two stratified public roads, and an underground
parking structure over the entire subject lands; and

e Phase 2: a future hotel use serviced by an integrated above ground
parking structure.

e The Development Planning Department supports the approval of the proposed
development as it conforms with the Official Plan and is compatible with the
existing and planned uses in the surrounding area, subject to the conditions in
this report.
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Background
The subject lands are located on the southwest corner of Maplecrete Road and

Regional Road 7, and are municipally known as 2951 Regional Road 7 and 180 and
190 Maplecrete Road, shown as “Subject Lands” on Attachments #2 and #3. The 2.01
ha subject lands represent the consolidation of three former employment properties
where pre-existing, multi-unit buildings were recently demolished.

The Zoning By-law Amendment and the Draft Plan of Subdivision Applications
were received by Council at two separate Public Hearings

The Draft Plan of Subdivision

On November 1, 2013, a Notice of Public Hearing was circulated to all property owners
within 150 m of the subject lands and on line as follows:

a) City’s On-line Calendar on November 7 and November 21, 2013;

b) On the City Page, which was posted on the City’s website on November 7, 2013;

C) The November 2013 e-news City Update, which was emailed to over 8,000
subscribers;

d) The City’s website at www.vaughan.ca; and

e) The City’s Facebook and Twitter sites leading to the December 3, 2013, Public
Hearing meeting.

Two Notice Signs were also installed on the subject lands in accordance with the City’s
Notice Signs Procedures and Protocols. At the November 26, 2013, Public Hearing,
deputations and written submissions were received from the following:

= Kirkor Architects, Martin Ross Avenue, Toronto
. Loopstra Nixon LLP, Queens Plate Drive, Toronto

The major concern identified at the November 7, 2013, Public Hearing was related to an
agreement with Royal 7 Developments Ltd. (“Royal 7”) and the owner of the EXPO City
development located north of the subject lands, for a full cost recovery mechanism of
the 400-mm and 600-mm water mains that Royal 7 front-ended and to which the Owner
(“1834371 Ontario Inc.”) would connect to service the subject lands. Royal 7 and
1834371 Ontario Inc. subsequently agreed to a cost recovery and proportional cost
sharing for the construction of the water mains and the matter has been resolved.

The Zoning By-law Amendment Application (File Z.15.021)

On December 18, 2015, a Notice of Public Hearing was circulated to all property owners
within 150 m of the subject lands and on-line as follows:
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a) The City’s On-line Calendar on December 17 and 24, 2015, and January 7,
2016;

b) The City Page on the December 21, 2015, and January 4, 2016;

) The December 2015 E-news City Update (e-mailed to over 8,000 subscribers);

d) The City’s website at www.vaughan.ca; and

e) The City’s Facebook and Twitter sites leading up to the January 12, 2016, Public
Hearing meeting.

Two Notice Signs were also installed on the subject lands in accordance with the City’s
Notice Signs Procedures and Protocols. At the January 12, 2016, Public Hearing,
deputations and written submissions were received from the following:

" Davies Howe Partners LLP, Spadina Avenue, Toronto
. Horosko Planning Law, North Queen Street, Toronto
" Kirkor Architects, Martin Ross Avenue, Toronto

" KLM Planning Partners, Jardin Drive, Vaughan

" MHBC Planning Limited, Weston Road, Vaughan

" Scargall Owen-King LLP, Yonge Street, Toronto

The major concern identified at the January 12, 2016, Public Hearing was the proposed
location of the east-west road connection located west of Street A, as shown on
Attachment #6. Specifically, the issue relates to the location of the road connection and
the potential impacts on the future development of the adjacent lands to the west,
currently owned by “Zzen 2” and York Region Condominium Corporation 499 (“YRCC
499”), hereinafter collectively referred to as “the stakeholders”, as identified on
Attachment #3. For clarity, the stakeholders had no objection, in principle, to the
proposed development.

Council, at the January 12, 2016, Public Hearing, directed the Owner to arrange a
meeting with the adjacent stakeholders to resolve the road connection matter. The
Development Planning Department was advised that the Owner and the stakeholders
met on several occasions, which has resulted in a mutually agreed upon solution for the
vehicular connection, which is discussed below.

i) East-West Road Connection

On May 19, 2016, and July 27, 2016, the Owner and the stakeholders presented
to City staff the mutually agreed upon vehicular connection between the Owner
and Zzen 2. The parties proposed a built-form solution to address the
approximate 4 m grade difference between the subject lands and the lands
located to the immediate west.
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The solution involves vehicles utilizing a driveway from Jane Street that would
connect to Street B, through the future underground parking garage on the Zzen
2 lands, to the proposed underground parking garage on the subject lands. The
connection between the underground parking garages will involve an internal
one-storey access ramp that will exit from the garage of the Owner’s
development, as illustrated in Attachment #7. To ensure that this future
connection remains open at all times, both landowners will be required to register
on title reciprocal access easements, which is discussed later in this report. The
location of the driveway from Jane Street to the Zzen 2 lands is subject to review
by York Region and the City of Vaughan through a future development
application by Zzen 2.

YRCC 499 is an existing condominium corporation located south of the Zzen 2
lands, as shown on Attachment #3, with no immediate plans to redevelop.
Through the stakeholder negotiations, YRCC 499 identified it has no objection in
principle with the vehicular access arrangement negotiated between the Owner
and Zzen 2.

The Development Planning Department, in consultation with the Development
Engineering and the Parks Development Departments, is supportive of the
design solution. The Owner has advised that an access agreement between the
Owner and Zzen 2 was executed in November 2017. Furthermore, a letter dated
November 1, 2017, from Zzen 2 to the Development Planning Department states
that the agreement addresses access between the two sites. As a result, Zzen 2
has withdrawn its previous letter of concern and has no objection with the
proposed development. The agreement and any associated easements must be
reviewed and in a form approved to the satisfaction of the City. A condition to this
effect is included in the recommendation of this report.

The recommendations of the Committee of the Whole to receive the Public Hearing
reports of November 23, 2013, and January 12, 2016, respectively, and to forward a
comprehensive technical report to a future Committee of the Whole meeting were
ratified by Council on December 10, 2013 and January 19, 2016, respectively.

On January 13, 2018, a notice of this Committee of the Whole meeting was sent to all
those individuals who made a deputation before Council or submitted written
correspondence regarding the subiject files to the City.
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Previous Reports/Authority

December 10, 2013, Committee of the Whole Public Hearing (Item 4, Report No. 54)
June 24, 2014, Committee of the Whole (ltem 22, Report No. 30)
January 19, 2016, Committee of the Whole Public Hearing (Iltem 2, Report No. 3)

Analysis and Options

The overall proposed development, (hereinafter referred to as the “proposed
development”) includes the Owner’s entire landholdings (the subject lands). The Owner
proposes to amend the existing Zoning By-law 1-88 site-specific Exception 9(1402) for
the subject lands and to facilitate the creation of three mixed-use blocks, a pedestrian
public mews, a stratified public square, and stratified streets, as shown on Attachment
#6.

Phase 1 of the proposed development consists of the following:

a) three residential apartment buildings with a maximum building height of 35-
storeys;

b) a maximum total of 1,162 residential dwelling units;

C) a total Gross Floor Area (GFA) of 107,918 m? (all uses);

d) an eight-storey office building with a maximum GFA of 13,549 m?;

e) a total GFA of 2,358 m? of commercial uses;

f) a maximum density (Floor Space Index - FSI) of 5.5 times the area of the lot, as
approved by the Ontario Municipal Board (OMB); and
0) 1,316 parking spaces in three levels of underground parking.

The proposed development conforms to the in-effect OPA #500, as amended, and
the partially approved VMC Secondary Plan

In 2013, the Owner appealed to the OMB the in-effect Official Plan, being Official Plan
Amendment (OPA) #500 (Vaughan Corporate Centre Plan), as amended, and Vaughan
Official Plan (VOP) 2010. The Owner cited a non-decision by the City of Vaughan on
Official Plan and Zoning By-law Amendment Files OP.12.010 and Z.12.025 as they
apply to the subject lands, which were subsequently approved in July 2014 by the OMB.
The following Official Plan policies apply to the subject lands.

a) OPA #500, As Amended

The subject lands are designated “Corporate Centre Node” by in-effect Official
Plan Amendment (OPA) #500 (Vaughan Corporate Centre Plan), as amended by
OPA #528, OPA #663 (The Avenue 7 Land Use Future Study Plan), and OPA
#746. The subject lands are also identified within the “Station Precinct” (2951
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Regional Road 7 and 190 Maplecrete Road) and “Neighbourhood Precincts” (180
Maplecrete Road) designations of the partially approved VMC Secondary Plan,
which forms part of the Volume 2 of VOP 2010.

OPA #746 permits development on the subject lands with a maximum building
height of 35-storeys, a FSI (density) of 5.5 times the area of the lot, and identifies
the location of an approximately 0.25 ha public square. High density residential
uses, service uses, restaurants, entertainment uses, banks and financial
institutions, office commercial, and retail uses are permitted on the subject lands.
The proposed development conforms to the in-effect Official Plan.

b) VMC Secondary Plan

The subject lands are located within the “Station Precinct” (2951 Regional Road
7 and 190 Maplecrete Road) and the “Neighbourhood Precincts” (180 Maplecrete
Road) of the approved VMC Secondary Plan. A broad mix of uses are permitted
in the Station Precinct designation, including residential dwellings (i.e. high-rise
and mid-rise buildings), park, retail, service commercial, and public uses. In the
Neighbourhood Precinct, the VMC Secondary Plan permits primarily residential
uses complemented by community amenities (e.g. parks and daycare facilities)
and retail and service commercial uses (including hotel), in a mix of high-rise,
mid-rise, and low-rise buildings types.

The Planning Act, permits Vaughan Council to pass a resolution to apply for
future Minor Variance application(s), if required, within 2 years of a Zoning By-law
coming into full force and effect

Section 29(2) of the Planning Act restricts a landowner from applying for a Minor
Variance Application to the Committee of Adjustment within two years of the day on
which a Zoning By-law comes into effect. It also permits Council to pass a resolution to
allow an applicant to apply for a minor variance(s) within 2 years of the passing of a by-
law. Should Council approve Zoning By-law Amendment File Z.15.021, the
Development Planning Department has included a recommendation to permit the
Owner to apply for a Minor Variance application(s), if required, prior to the two-year
moratorium in order to address minor zoning deficiencies that may arise through the
finalization and construction of the subject development.

The Owner has submitted a Community Improvement Plan (CIP) application for
the subject lands

The Owner has submitted a Community Improvement Plan (CIP) application (File
CIP.16.004) for VMC CIP Program eligibility, specifically for the proposed 13,549 m?
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office component within the mixed-use building, in accordance with the criteria set in the
City of Vaughan CIP By-law, CIP Program Guide, and CIP Application. The construction
and occupancy of the new office space would provide a mix of uses in the VMC, direct
and indirect jobs, and taxable assessment growth in the long term. A condition to
authorize the Mayor and City Clerk to enter into a CIP agreement, in a form satisfactory
to the City Solicitor, has been included in the recommendation of this report.

Amendments to Zoning By-law 1-88 are required to permit the proposed
development

The subject lands are zoned C9 (H) Corporate Centre Zone and OS2 (H) Open Space
Park Zone, both with the Holding Symbol “(H)” by Zoning By-law 1-88, subject to site-
specific Exception 9(1402).

Site-specific Exception 9(1402) was approved by the Ontario Municipal Board (OMB) on
June 16, 2015, based on the original conceptual site plan shown on Attachment #5.
Since the approval of site-specific Exception 9(1402) to Zoning By-law 1-88 by the
OMB, the Owner amended the original conceptual site plan as shown on Attachment #5
with the proposed site plan shown on Attachment #7, which requires the following
amendments to Zoning By-law 1-88, subject to site-specific Exception 9(1402):

Table 1: Zoning By-law Amendment

Zoning By-law
1-88 Standard

C9 Corporate Centre Zone
Requirements, Subject to
Site-Specific Exception

Proposed Exception to the
C9 Corporate Centre Zone,
subject to Site-Specific

9(1402) Exception 9(1402)
a) Number of 3 2
Phases
b) Minimum Lot 5,000 m? Block 2: 3,712 m?
Area Block 3: 3,318 m?
C) Minimum Lot 50 m Block 2: 32 m along

Frontage

Regional Road 7

Block 3: 34 m along
Maplecrete Road
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d) Maximum 82m To exclude two storeys from
Building Height the maximum permitted
(Phase 2 lands) building height, provided two

storeys of underground
parking is included in Phase 2.
e) Site Triangle Om 0.7 m (at the intersection of
Encroachment Street “A” and Regional Road 7)
(Regional)
f) Minimum | Tower A Tower A
Building | = Abutting Maplecrete Road: | = Abutting Maplecrete Road:
Setbacks 3m 2 m at second storey
= Abutting Street A: 3 m = Abutting Street A: 0.2m
= Abutting Street B: 3 m = Abutting Street B: 0.6m
Tower D Tower D
= Abutting Street A: 3 m = Abutting Street A: 2.75 m
= Abutting the pedestrian = Abutting the pedestrian
public mews: 6 m public mews: 3.5 m
0) Access and | Access Access
Parking | Access to the subject lands Permit access to the subject
Requirements | shall be secured solely on the | lands from the adjacent lands
for the VMC | subject lands. to the west (Zzen 2 lands), as

Residential Visitor Parking
1,162 units @ 0.15 visitor
parking spaces / unit = 175
parking spaces

Minimum Access Width
7.5 m

shown on Attachment #7.

Residential Visitor Parking
1,162 units @ 0.15 visitor
parking spaces / unit = 175
parking spaces where
Residential Visitor Parking
may be shared with non-
residential parking within a
mixed-use building.

Minimum Access Width
Pedestrian public mews (as
shown on Attachment #6): 6 m
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h)

Permitted Uses

All uses in the C9 Corporate
Centre Zone and all permitted
Uses in a Commercial Zone

All uses in the OS2 Open
Space Park Zone

In addition to the uses
permitted in the C9 Corporate
Centre Zone, the following
additional uses shall be
permitted:

Retirement Residence
Nursing Home

Long Term Care Facility
Independent Living Facility
Stratified Arrangement
An Underground Parking
Structure shall be
permitted in a Stratified
Arrangement prior to the
removal of the Holding
Symbol “(H)” symbol

In addition to the uses
permitted in the OS2 Open
Space Park Zone, the
following additional use shall
be permitted:

= A building or structure for
access stairs to and from
the underground parking
structure

Setbacks in an
OS2 Open
Space Zone

15 m (front, rear, and interior
and exterior sides)

0 m to all property lines

)

Loading Space

A loading space shall be
located internally within a
wholly enclosed building with
access onto a local road.

Permit a loading space(s)
located internally within a
wholly enclosed building with
access onto a public or private
street.
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k) Portions of | The minimum setback from No minimum setback shall be

Buildings Below | the front lot line (Maplecrete required from any property line
Grade | Road) to the nearest part of to the nearest part of the

the building below finished building below finished grade

grade shall be 0 m

) Minimum | = 2m along Regional Road 7 | = 0 m along Regional Road 7
Landscape
Strip Width

m) Minimum | 5 m? per apartment dwelling 4 m? per apartment dwelling
Amenity Area | unit unit

n) | Maximum Retail 3,301 m? 3,500 m?
Gross Floor Area
(GFA)

The Development Planning Department can support the zoning exceptions in Table 1
on the following basis.

The proposed phasing will facilitate a development proposal in the VMC and
accommodate the Owner’s construction schedule. The lot area and frontage
requirements recognize the creation of the development blocks that will facilitate a
compact built form. The adjustment to in the retail GFAs provide flexibility that would
contribute to the success of the mixed-use development, while providing a major office
tenant in the VMC. The introduction of additional uses are on the site are considered
compatible with the uses permitted in the C9 Corporate Centre Zone.

The proposed landscape will create a comfortable built form and pedestrian realm
relationship that is appropriate in an intensification area. The landscape width along
Regional Road 7 is appropriate in consideration of the additional boulevard right-of-way
width that exists between the existing VivaNext rapid way and the subject lands. The
minimum (private) amenity area standards of Zoning By-law 1-88 do not reflect
development proposals that provide a more intensified form of development, which is
intended within the VMC. The reduced per unit amenity area standard is appropriate in
consideration of the proposed public square.

The proposed elimination of the below grade building setbacks, will allow for a seamless
stratified title arrangement under Streets A and B, the pedestrian public mews and the
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public square, which is discussed later in this report. The reduced building setbacks will
enable the construction of the proposed development and maximize the efficient use of
subject lands. The encroachment into the sight triangle is for the purpose of permitting
architectural elements into the building design that will add visual interest to the built
form.

The Owner has demonstrated, as shown on Attachment #7, to the satisfaction of the
Development Planning Department how the future Phase 2 hotel use, with an integrated
above grade parking structure, will function in the context of the overall development on
the subject lands. In principle, the Development Planning Department has no objection
to this design approach. The exclusion of two levels of above-grade parking integrated
within the building podium from the total number of storeys of the building height, where
two or more levels of underground parking are provided for a mixed-use building, is
consistent with the policies of the VMC Secondary Plan.

The Owner has submitted a Draft Plan of Subdivision Application to permit the
proposed development

The proposed Draft Plan of Subdivision, as shown on Attachment #6, facilitates the
creation of three mixed-use blocks (Blocks 1, 2, and 3), the stratified public streets
(Streets A, B, and the pedestrian public mews), and the stratified public square, as
follows:

Table 2: Draft Plan of Subdivision

Land Use Block(s) Area (ha)
Mixed-Use 1,2,and 3 1.2072
Stratified Public Square 4 0.2199
Road Widening 5 0.0233
Fire Route (woonerf/flex street) 6 0.0581
0.3 m Reserves 7,8,11,12, 13, and 16 0.0053
Stratified Streets A and B 17 and 18 0.4386
Mews (Pedestrian and Public) 19 0.0587
Strata 9, 10, 14, 15, and 20 to 26 N/A
Total 2.011

Blocks 1, 2, 4, 6, 17, 18, and 19, and Blocks 20 to 26 (strata) constitute Phase 1 of the
proposed development and consists of three 35-storey residential apartment buildings,
an eight-storey office building, a public square, a pedestrian public mews, and Streets A
and B. Block 3 will be developed as Phase 2 and is planned for a future hotel.
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The Owner proposes to construct the portion of the planned 15 m to 17 m wide
pedestrian public mews (Block 19), in accordance with the VMC Secondary Plan. Block
4 is planned for a stratified public square and Blocks 17 and 18 are planned for the
stratified local streets (Streets A and B), and will be subject to the Owner entering into a
Stratified Title Arrangement Agreement (“STAA”) with the City, prior to the registration of
the Plan of Subdivision. The agreement will delineate the boundaries of the stratified
elements of the proposal and establish the maintenance, liability, and responsibilities of
the Owner and future condominium corporation(s) and the City. The surface rights of
the public square and streets will be owned and operated by the City and the entire
below grade parking structure will be under the ownership of the office building owner.
The agreement will be prepared in accordance with the guiding principles of the report
entitled “Stratified Title Arrangements” approved by Council on June 4, 2013, to the
satisfaction of the City.

The Development Planning Department is satisfied with the proposed Draft Plan of
Subdivision shown on Attachment #6, subject to the comments contained in this report,
and the Conditions of Draft Plan of Approval in Attachment #1.

The Final Road Alignment, Connections and Loading have been resolved

The proposed road alignment and the supporting Transportation Impact Assessment
Update, dated February 2017, have been approved by the Development Engineering
Department. The Owner also proposes to construct the portion of the planned 15 m to
17 m wide pedestrian public mews located on the subject lands that is planned to link to
the Black Creek Greenway, in accordance with the VMC Secondary Plan. The planned
pedestrian public mews will be completed upon the development of the land holdings to
the south and west.

The Owner proposes to service the mixed-use development with a main loading area
located on the ground floor of Tower A with access onto Maplecrete Road. An auxiliary
loading bay is also located on the ground floor of Tower B for the convenience of the
residents. Both loading areas are wholly enclosed within the building.

Strata Framework Agreement has been executed by the Owner and City

Vaughan Council on June 4, 2013, approved a report titled “Stratified Title
Arrangements”, which identifies guiding principles for stratified title arrangements. The
Owner proposes a major office use in Phase 1, which is the basis of one of the
principles identified for considering stratified title arrangements and a City objective for
the VMC. Furthermore, the proposed stratified local public streets (Streets A and B)
would implement the public road network and streetscape for the southeast quadrant of
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the VMC Secondary Plan.

In October 2017, the Owner and the City entered into a Strata Framework Agreement,
which outlines the access, ownership, operation, maintenance, liability, and financial
responsibilities (among others) of the parties and forms the basis for the preparation of
the final STAA, to be executed prior to final approval of the Plan of Subdivision.

The proposed development includes two roads and a public space that would be
subject to the stratified title arrangements as follows:

a)

b)

Roads - Streets A and B

OPA #500, as amended, and the VMC Secondary Plan identify two internal local
public roads that traverse the subject lands in an east-west and north-south
direction, which are included in the proposed development. The Owner proposes
that these roads be under public ownership, with stratified title arrangements for
the proposed underground parking located under Streets A and B, which will
service the mixed-use residential, office and commercial uses in the proposed
development.

Public Square

The proposed development includes a 0.22 ha stratified public square that is
flanked by two local roads, being Streets A and B. Street A will provide vehicular
access from Regional Road 7 to the subject lands. Street B will provide a
connection to the pedestrian public mews that is planned to link to the Black
Creek Greenway, which is envisioned to be a series of public open spaces and
parks.

The Parks Development Department has reviewed the development proposal
and provided the following comments. The proposed public square is part of the
VMC'’s open space and parks network. The configuration and scale of the public
square will increase the diversity of open spaces envisioned for this VMC
neighbourhood. The public square vision is aligned with the following VMC
Secondary Plan Objectives and Parks and Open Space policies:

i) parks and parkland that are adequate for a range of recreational activities
and passive enjoyment within a walking distance for VMC residents and
workers;

i) the VMC develops with a variety of public open spaces, including
neighbourhood parks and urban squares, courtyards, gardens and
naturalized spaces;
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ii)

parks and parkland that provide critical connections within the larger
pedestrian and bicycle network that are designed with movement desire
lines in mind and generally should accommodate pedestrian through-
traffic, and where appropriate, cycling; and

Underground parking (proposed within designated parks) will generally be
appropriate under parks and public squares designed predominantly for
intense daily use and/or civic events and where mature trees and
significant tree canopy are not envisioned.

The proposed development, if approved, will be one of the first to be built in the
southeast quadrant of the VMC where other planned parks may not occur in the
short term. Accordingly, the Parks Development Department is currently working
with the Owner on the public square design to facilitate its timely implementation.

The planning, design and construction of the public square will be completed by
the Owner in accordance with the Stratified Title Arrangement Council approved
report, and the strata framework and subsequent agreements. Matters to be
addressed include, but are not limited to:

adequate structural design for the proposed strata condition;

services such as water, sanitary, stormwater and electrical infrastructure
to be fully integrated to the parking structure;

improved facilities to a higher level of service at the Owner’s cost; and

consideration for liability and insurance requirements to cover any
potential issues with the underground parking operation and maintenance.

Prior to final approval of the Plan of Subdivision, the final STAA must be executed that
addresses all stratified title arrangements respecting, but not limited to, access,
maintenance, liability, cross section details, and monetary contributions to the
satisfaction of the City. A condition to this effect is included in the recommendation and
Attachment #1a of this report.

A Site Development Application is required to permit Phase 1, which includes
three 35-storey residential apartment buildings and an eight-storey office building

The proposed site plan for Phase 1, as shown on Attachment #7, permits the first phase
of the mixed-use development.
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a)

b)

Site Design and Access

The development of the subject lands will occur in two phases. Phase 1, subject
to Site Development File DA.13.021, consists of the entire underground parking
structure for the development, three 35-storey apartment buildings, a two-storey
retail podium, an eight-storey office building, and the public square. Towers A
and B are separated by 20 m instead of 25 m as identified in the VMC Secondary
Policy. However, the Towers are offset and oriented such that the 20 m
separation is limited only to the corners of Towers A and B. The above grade
area for Phase 1 is limited to the area identified in Attachment #3.

The Owner has submitted a wind study and is required to submit a final wind
tunnel model and sun/shadow analysis to the satisfaction of the City to confirm
that the recommended mitigation measures are successfully integrated into the
design and ensure favourable micro-climate conditions are met within the public
realm. A condition to this effect is included in the recommendation of this report.

Phase 1 includes 1,316 parking spaces distributed over three levels of
underground parking and accessed by a ramp from Street B. Access to the
subject lands is from Streets A and B, which are proposed to be stratified, where
the top 0.95 m of depth will be owned, operated and maintained by the City. The
P1 parking level will be owned by the future office building owner (one owner)
and the remaining P2 and P3 parking levels will be owned by the future
Condominium Corporation(s).

Landscape Plan

The proposed landscape plan, which is comprised predominately of hard
landscape, shown on Attachment #7 illustrates an enhanced urban landscape
treatment for the proposed development. Hardscape treatment along Regional
Road 7 will be coordinated with the installed VivaNext Bus Rapid Transit design.
A proposed public square is planned at the centre of the subject lands and
flanked on the south and west sides by the planned stratified local streets. The
proposed woonerf (flex street) along the north and east side of the public square
is planned as a pedestrian-first environment with opportunities for pick-up and
drop-off. This area must be designed seamlessly from the curb to the building
face to create a safe zone for users.

One exit stair from the underground parking garage is proposed within the public
square, with additional exit stairs incorporated into the building design. The
design and construction of the public square will be developed with the Owner
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d)

through the Draft Plan of Subdivision File 19T-13V006, to the satisfaction of the
Parks Development, Development Engineering and Development Planning
Departments.

Building Elevations

The proposed building elevations and perspectives, illustrated on Attachments #8
to #17, consists of curved and vertical glazed elements. The balconies are
glazed with curved corner conditions to articulate the building elevations.

The Development Planning Department has reviewed the proposed building
elevations. Staff will continue to work with the Owner to finalize the pedestrian
level building elevations, particularly the west elevation of Tower A, which must
be improved to incorporate the appropriate architectural and design treatments to
minimize the extent of the blank wall and articulate the built form in a manner that
will activate the public realm and the interface with the public square. Public art
will be considered as an enhancement to the west elevation of Tower A, in
accordance with the City’s Public Art Program, which is a condition identified in
the recommendation of this report.

Underground Parking Structure

The Owner is proposing to build the entirety of the underground parking structure
for Phases 1 and 2 as part of Phase 1. The approach taken by the Owner must
consider the potential built form for Phase 2. In particular, stairwell location(s)
and mechanical equipment including vent shafts shall not impede the ability to
achieve active uses at grade.

The Development Planning Department is satisfied with the proposed
development, as shown on Attachments #6 to #17, subject to the conditions
included in the recommendation of this report and identified in Attachment #1.

The Owner will be required to provide, with the Phase 2 Site Development

Application, community benefits in the form of facilities or services, pursuant to

Section 37 of the Planning Act, the policies of VOP 2010, and the City of Vaughan
Guidelines for the Implementation of Section 37 of the Planning Act

Zoning By-law 1-88, as amended by site-specific Exception 9(1402), permits on the
Phase 2 lands (municipally known as 180 Maplecrete Road) an increase in building
height from 25 m to 82 m, subject to the Owner’s contribution to community benefits to
be used for the provision of services, facilities or other matters to assist in achieving
municipal objectives, subject to an Agreement(s) with the City pursuant to Section 37 of

...123



CITY OF VAUGHAN

EXTRACT FROM COUNCIL MEETING MINUTES OF JANUARY 30, 2018

ltem 1, CW Report No. 2 — Page 23

the Planning Act. The identified community benefits must be reflected in the
implementing Zoning By-law Amendment for the Phase 2 lands, to the satisfaction of
Vaughan Council, and subject to a separate Section 37 Agreement that will be
registered on title, should the future Phase 2 site development be approved.

The Owner has addressed the Vaughan Design Review Panel’s comments, for
Phase 1 of the development

On September 24, 2015, and November 24, 2016, the Design Review Panel (DRP)
considered the proposed development and advised that a strong and highly visible
pedestrian connection to the pedestrian public mews and the Black Creek corridor,
through the site to Regional Road 7, should be an integral design element. The DRP
also identified that the built form should be refined to contribute to the public realm and
the pedestrian experience, and that the building elevations and uses facing the public
square are important to animate the square and create active edges. The DRP also
provided several comments based on the following themes, including:

a) Site Design

)] The design of retail frontages along Regional Road 7 should consider the
pedestrian movement and transit stops;
i) The connection from Regional Road 7 to the public square through the

built form (Block 1) should be treated as a prominent feature. A strong
edge with active uses should face the public square;

i) To ensure pedestrian connectivity to the Black Creek and to take
advantage of the City’s investment in the Black Creek, coordination with
adjacent land owners is essential; and

iv) Further activation of the ground floor conditions, particularly Street A
would increase pedestrian movement.

b) Landscape Architecture

i) The public square layout should consider public programming needs,
durability, and be open to the public realm edges.

C) Architecture Expression

i) The expression of the architecture, including variation in the facades,
requires improvements;
i) The design of the podium should engage the public realm;

i) The materiality of Towers C and D requires greater differentiation; and
iv) The spatial quality of the mid-block breezeway must ensure light
penetration and creation of a pedestrian friendly environment.
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Staff are satisfied that the Owner has addressed the comments by the DRP through the
current proposed development, subject to the recommendations of this report.

The Owner is required to provide a Letter of Credit to guarantee the completion of
the final 3D Digital Model

The Owner is required to submit a 3D digital model of the development including
accurately geo-referenced digital data, as outlined in the Final VMC Submission
Protocol, to the satisfaction of the Development Planning Department. However, if the
3D digital model is not completed by the Owner and provided to the City prior to the
execution of the Site Plan Agreement, the Owner must provide a separate Letter of
Credit in a format satisfactory to the City of Vaughan in the amount of $20,000.00 to
guarantee the completion of the final 3D digital model. A condition to this effect is
reflected in the recommendation of this report.

The Owner must submit a Draft Plan of Condominium application to establish the
condominium tenure of the proposed development

Should Council approve the subject applications, the proposed condominium tenure for
the development will be created through a future Draft Plan of Condominium
application(s), which is subject to approval by Council. The future condominium
corporation(s) will be responsible for all common elements in the development,
including but not limited underground parking, landscape, and the obligations of the
STAA.

The Parks Development Department supports the proposed development subject
to the finalization of the details of the public square planning, design and
implementation.

The Parks Development Department supports the proposed development, including the
proposed open space configuration, as it will allow residents and office/retail workers to
have access to the first public square in the VMC, which will be implemented at an
enhanced level of service, at no cost to the City. The proposed public square includes a
combination of raised planters and hardscape, benches, a shade structure, pedestrian
lighting, bike racks and other amenities that will be available to the residents and
visitors.

The Parks Development Department and the Owner have finalized the principles of the
public square design, which is discussed in the Stratified Title Arrangement section of
this report, and includes the design, construction, maintenance, and cost-sharing
requirements that will be detailed through the Subdivision Agreement process, to the
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satisfaction of the Parks Development Department. A condition to this effect is included
in Attachment #1a.

The Development Engineering Department supports the proposed development
subject to the conditions in this report

The Development Engineering Department has provided the following comments
regarding the proposed development:

a) Road Network

The subject lands are bounded by Regional Road 7 and Maplecrete Road. The
VMC Secondary Plan requires a new north/south road (Street A) and an
east/west road (Street B) crossing the lands between the buildings. In
accordance with the VMC Secondary Plan, Street A needs to be extended
southerly to intersect with Doughton Road and Street B needs to be extended
westerly to intersect with Jane Street. The proposed right-of-way widths and
cross-section details are being established to the satisfaction of the City and in
accordance with the VMC Secondary Plan, as follows and as shown on
Attachment #6:

)] The north/south public road (Street A) shall be designed to its ultimate
configuration with a 22 m right-of-way and protected for the future
extension to Doughton Road. The Street A and Regional Road 7
intersection is subject to York Region’s comments and approval;

i) The east/west public road (Street B) shall be designed to its ultimate
configuration to Street “A” with a 20 m right-of-way;

iii) The planned pedestrian public mews shall be designed to its ultimate
configuration on the Owner’s portion with a 17 m right-of-way. The
balance of the southerly portion of the pedestrian public mews will occur
when the lands to the south redevelops. The pedestrian public mews will
extend west to the urban promenade along the Black Creek channel,
when development to the west proceeds; and

iv) A widening is required on Maplecrete Road to accommodate a minimum
26 m right-of way that will flare out at the intersection of Regional Road 7
in order to satisfy turning lanes, which will support future growth in this
guadrant of the VMC. To service the development, the Owner is required
to design and reconstruct the west boulevard and interim turn lane at the
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b)

new intersection. The required widening has been incorporated into the
site plan and reflected in the building placement.

Noise Attenuation

The Owner submitted a preliminary noise report for Phase 1 of the development
to verify the surrounding noise sources and identified the noise control measures
for the subject lands. The noise analysis considered the road traffic on Regional
Road 7 and Jane Street, the existing Bus Rapid Transit route, and the operations
associated with the CN MacMillan yard and the Ready-Mix concrete plant. Due to
the significant setback of the subject lands from the CN MacMillan yard and that
the Ready-Mix concrete plant is primarily an indoor operation, including the truck
loading, the noise impact assessment concluded that these noise sources are
expected to be minimal, but may be audible at times.

The road traffic noise is a concern that can be mitigated by the appropriate
construction of exterior walls, windows and doors in accordance with the Ministry
of Environment and Climate Change (MOECC) guidelines. Balconies are
proposed for some of the units, but they are not large enough to be considered
as outdoor living area pursuant to the MOECC guidelines. Dwelling units that
face an arterial road shall be provided with central air conditioning to permit the
windows to remain closed. Appropriate warning clauses must be placed in the
purchase and sale agreements, and condominium agreements and declarations
to make future occupants aware of the potential noise situation.

Prior to final approval of the Draft Plan of Subdivision, the Owner shall provide a
final Environmental Noise and Vibration Impact Study for review and approval of
the City, and the Owner shall agree in the Subdivision Agreement and/or Site
Plan Agreement to implement all recommendations of the final Environmental
Noise and Vibration Impact Study to the satisfaction of the City. A condition to
this effect is included in Attachment #1 of this report.

Municipal Servicing

The subject lands are located in the north-west quadrant of the VMC. The
anticipated growth within the VMC will result in higher population densities, which
will lead to an increased demand for water, wastewater production, and surface
water run-off. To address this situation, the City recently completed a Municipal
Servicing Master Plan that identified the preferred strategy for water, wastewater
and stormwater servicing for the VMC Secondary Plan area.
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The Owner submitted a Functional Servicing and Stormwater Management
Report (FSR), prepared by Valdor Engineering, dated September 2017, which
confirms that the existing municipal services can be used to service the proposed
development. The Development Engineering Department has reviewed the
report and provided comments. The Owner is required to submit a revised FSR,
to the satisfaction of the City, prior to the execution of the Site Plan Agreement. A
condition to this effect is included in the recommendation of this report. The
foregoing provides an overview of the servicing strategy for the proposed
development.

)

ii)

Water Supply

The subject lands are located within Pressure District 6 (PD6) of the York
Water Supply System. In accordance with the VMC Servicing Strategy
Master Plan, the servicing strategy for proposed development includes
installation of a new water main along Maplecrete Road between Regional
Road 7 and Doughton Road.

Sanitary Servicing

In accordance with the VMC Servicing Strategy Master Plan, the servicing
strategy and the submitted functional servicing report recommends the
installation of a new 375 mm-diameter sanitary sewer along Maplecrete
Road between Regional Road 7 and Doughton Road to service the
proposed development.

The proposed development is a tributary to the Jane Collector Sanitary
Trunk Sewer within the York Durham Sewage System (YDSS). At this
time, the existing sanitary infrastructure between the Maplecrete Road and
Jane Street trunk sewer will be at capacity upon build-out of this proposed
development. However, the available capacity of this infrastructure will
require a re-evaluation when the Owner submits the future Site
Development application for the Phase 2 lands.

Storm Drainage

The VMC is located within the Humber River Watershed, which includes
the Black Creek. A comprehensive strategy to manage the flows in the
Black Creek is vital to service the planned development in the VMC. Both
the Black Creek Stormwater Optimization Master Plan and the VMC
Master Servicing Strategy (VMCMSS) have identified the need to carry out
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d)

f)

improvements to the existing Black Creek channel east of Jane Street and
the existing Jane Street/Regional Road 7 Storm Water Management Pond
(quality, quantity and erosion protection).

The Owner is required to replace the existing storm sewer with a new
connection to the proposed storm sewer on Maplecrete Road, which will
lower the storm capacity and enable sewer discharge utilizing a gravity fed
system. An on-site storm quantity control facility will be provided to
achieve the Toronto and Region Conservation Authority’s (TRCA) Humber
River Unit Flow Rates.

Area Specific Development Charge (ASDC)

The City is currently undertaking a Development Charges Update Study. The
necessary infrastructure improvement works for this development are included in
the Development Charge Update Study as an Area Specific Development
Charge (ASDC) By-Law or within the City-wide Development Charge By-law.
Accordingly, the financial requirements for construction of the infrastructure
works associated with the proposed development shall be calculated as part of
the DC Update. In advance of completing the DC Update Study, financial
commitments for the proposed development will be secured by a Subdivision
Agreement and will be based on the City’s latest available cost estimate for the
required infrastructure improvements.

Geotechnical and Hydrogeological Report

The Owner shall submit a Geotechnical and Hydrogeological Investigation
Report for the proposed development. The Report shall recommend the ground
water control measures that need to be implemented during the detailed design
stage, and provide an assessment of potential water quantity/quality effects due
to dewatering activities on proposed and existing development in the VMC. A
condition to this effect is included in the recommendation of this report.

Sewer and Water Servicing Allocation

On December 13, 2016, the City’s latest annual servicing capacity allocation
strategy report was endorsed by Council, which included reservation for 800
residential apartment units for Phase 1 of the proposed development. The
proposed development (Site Development File DA.13.021) seeks approval for
1,162 apartment units (2,568 persons equivalent). Therefore, a resolution to
allocate servicing capacity from the York Sewage Servicing / Water Supply
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9)

h)

System to the proposed development is recommended for Council approval, and
is included in the recommendation of this report.

Development Agreement

Prior to the execution of the Site Plan Agreement, the Owner shall enter into a
Development Agreement, if required, for the widening and construction of the
Maplecrete Road right-of-way, to the satisfaction of the Development
Engineering Department. A condition to this effect is included in the
recommendation of this report.

Environmental Site Assessment

Phase One and Phase Two Environmental Site Assessment (ESA) reports were
submitted to the City by the Owner and identified soil impacts generally within the
central portion of the site and approximately 1 to 3 m deep. The Owner
developed and submitted a Remedial Action Plan (RAP) which involved the
excavation and off-site disposal of approximate 5,000 m? of impacted soil. There
were no groundwater impacts identified in the ESA reports.

Following the implementation of the RAP, the Owner successfully filed to the
Ministry of the Environment and Climate Change (MOECC) Records of Site
Condition (RSCs) (RSC# 223539 for 180 Maplecrete Road and RSC# 223724 for
2951 Regional Road 7 and 190 Maplecrete Road) which were acknowledged by
the MOECC on August 2, 2017 and October 2, 2017, respectively. The RSCs
confirm the subject lands meet the applicable MOECC standards for the
proposed development.

The Urban Design and Cultural Heritage Division of the Development Planning
Department support the approval of the proposed development, subject to
conditions

In areas that have been cleared of concern for archaeological resources, the Owner is
advised that:

a)

b)

Should archaeological resources be found on the property during construction
activities, all construction activity and work must cease and the Owner shall notify
the Ontario Ministry of Tourism, Culture and Sport and the City of Vaughan
Development Planning Department, Urban Design and Cultural Heritage Division
immediately; and

If human remains are encountered during construction activities, the Owner must
immediately cease all construction activities. The Owner shall contact the York
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Regional Police Department, the Regional Coroner, the Registrar of the
Cemeteries and Crematoriums Regulation Unit of the Ministry of Government
and Consumer Services, and the City of Vaughan Development Planning
Department, Urban Design and Cultural Heritage Division.

A condition to include the above clauses in the Site Plan Agreement in included in the
recommendation of this report.

Office of the City Solicitor, Real Estate Department requires conditions to be
included in the Site Plan Agreement

The Real Estate Department has reviewed the applications and has provided the
following condition for approval:

“The Owner shall convey land and/or pay to Vaughan by way of certified
cheque, cash-in-lieu of the dedication of parkland equivalent to 5% or 1ha
per 300 units of the value of the subject lands, and subject to any
additional considerations arising out of stratified arrangements, if any,
prior to the issuance of a Building Permit, in accordance with Section 42 of
the Planning Act and the City’s Cash-in-Lieu of Parkland Policy.

For commercial uses, the Owner shall convey land and/or pay to Vaughan
by way of certified cheque, cash-in-lieu of the dedication of parkland
equivalent to 2% of the value of the subject lands, prior to issuance of a
Building Permit, in accordance with Section 42 of the Planning Act.

For high-density residential development, the Owner shall convey land
and/or pay to Vaughan by way of certified cheque, cash-in-lieu of the
dedication of parkland equivalent to 5% of the value of the subject lands,
prior to the issuance of a Building Permit, or a fixed unit rate per unit,
whichever is higher in accordance with Section 42 of the Planning Act and
the City’s Cash-in-Lieu Policy.

The Owner shall submit an appraisal of the subject land, in accordance
with Section 42 of the Planning Act, prepared by an accredited appraiser
for approval by the Office of the City Solicitor, Real Estate Department,
and the approved appraisal shall form the basis of the cash-in-lieu
payment.”
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The Environmental Services Department, Solid Waste Management Division, has
no objection to the proposed development

The Environmental Services Department, Solid Waste Management Division has
reviewed the Site Development Application, which includes a tri-sorted waste
management system. The final waste management plan and waste collection design
standards submission must be approved to the satisfaction of the Vaughan
Environmental Services Department, Solid Waste Management Division. A condition to
this effect is included in the recommendation of this report.

The Toronto and Region Conservation Authority has no objection to the proposed
development, subject to the conditions identified in this report

The Toronto and Region Conservation Authority (TRCA) has reviewed the proposed
Draft Plan of Subdivision and has identified that the western portion of the subject lands
are part of the Humber River Watershed (Blocks 2 and 19, as shown on Attachment #6)
and subject to Ontario Regulation 166/06. The property includes a portion of the Black
Creek flood plain and buffer area, which has been altered through urbanization. The
area of influence based on the proposed development is negligible and the TRCA has
no objection to the proposed development, subject to the Conditions of Draft Approval
set out in Attachment #1.

The Canadian National Railway has no objection the proposed development
subject to the conditions identified in this report.

The subject lands are within the review area of the Canadian National (CN) Railway.
The Owner has provided an Environmental Noise Feasibility Assessment, dated March
6, 2013, and any updates to the report must be reviewed to the satisfaction by CN.

CN has requested that an agreement under the Industrial and Mining Lands Act be
entered into between the Owner of the whole of the Subject Lands and CN releasing
any right now or in the future to sue CN, its customers, invitees, lessees and/or
licensees for nuisance arising out of the operation of an activity at the CN Lands
including any noise, vibration, light, dust, odour, particulate matter emanating there
from.

In principle, CN has no objections to the Site Development application, subject to the
inclusion of their warning clauses in the Site Plan Agreement and the future
condominium agreement, the articles of incorporation and condominium declaration for
the warning clauses identified in the recommendation of this report and in Attachment
#1.
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NavCanada and Bombardier Aerospace have no objection to the proposed
development.

NavCanada, a private sector, non-share Capital Corporation that owns and operates
Canada'’s civil air navigation service (ANS) and Bombardier Aerospace, owner and
operator of the Toronto Downsview Airport, has advised they have no objection to the
proposed development.

Canada Post has no objection to the development proposal

Canada Post has reviewed the proposed development and indicated that it is the
Owner’s responsibility to contact Canada Post to discuss a suitable mailbox/mailroom
location and ensure that Canada Post specifications are met. The Owner is required to
supply, install and maintain a centralized mailbox facility.

The York Region District School Board has no objection to the development
proposal.

The York Region District School Board has reviewed the proposed development and
has advised that they will not require a public elementary school site within the
proposed development. The York Region Catholic and the French School Boards have
no comments or objections to the proposed development.

The various utilities have no objection to the proposed development

Alectra Utilities Corporation has indicated it has no objection to the approval of the
proposed development. Alectra advises that the proposed development must meet the
minimum clearances from their power lines (overhead and underground electrical
distribution systems). It is the Owner’s responsibility to contact Alectra and discuss all
aspects of the proposed development with respect to electrical supply, transformer
locations, and temporary service requirements.

Enbridge Gas has no objection to the proposed development and has advised that it is
the Owner’s responsibility to contact Enbridge Gas with respect to installation and
clearance requirements for service and metering facilities.

Bell Canada has advised that one or more conduit or conduits of sufficient size from
each unit to the room(s) in which the telecommunication facilities are situated and one
or more conduits from the room(s) in which the telecommunication facilities are located
to the street line. A condition to this effect is included in the recommendation of this
report.
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Rogers Communication Inc. has no objection to the proposed development.

Financial Impact

The Owner has submitted a CIP application (File CIP.16.004) to the City for evaluation
in accordance with the criteria set in the City’s CIP By-law and CIP Program Guide for
the office component (Tower C) of the proposed development, which will provide a
positive economic impact.

Broader Regional Impacts/Considerations

The York Region Community Planning and Development Services Department has
advised they have no objection to the proposed development subject to the following
comments and the pre-conditions and conditions included in Attachment #1b.

a) The Owner will be required to enter into a Site Plan Agreement with York Region,
prior to an above-grade Building Permit being issued by the City of Vaughan; and

b) The Owner has been advised not to undertake any works within the Regional
Road 7 right-of-way without York Region engineering approval and the issuance
of a Road Occupancy Permit from York Region.

The Owner is required to address all York Region requirements prior to the execution of
the Regional Site Plan Agreement, in accordance with the recommendations of this
report.

Conclusion

Zoning By-law Amendment File Z.15.021, Draft Plan of Subdivision File 19T-13V006,
and Site Development File DA.13.021 have been reviewed in consideration of the
policies of the Official Plan, Zoning By-law 1-88, comments from City Departments and
external public agencies, and the area context.

The Development Planning Department is satisfied that Phase 1 of the mixed-use
proposed development consisting of three 35-storey (1,162 units) residential (future
condominium) buildings, commercial uses in the 2-storey podium, an eight-storey office
building, and the stratified streets and public square, is appropriate and compatible with
the planned uses in the surrounding area and conforms to the Official Plan. Accordingly,
the Development Planning Department supports the approval of the proposed
development, subject to the conditions included in the recommendation of this report.

This report was prepared in consultation with the Director of Development Planning and
the Senior Manager of Development Planning. For more information, please contact:
Stephen Lue, Senior Planner, at Extension 8210.
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Attachments

Conditions of Draft Approval

Context Location Map

Location Map

Original Schedule to By-law 095-2014

Original Conceptual Site Plan

Proposed Draft Plan of Subdivision File 19T-13V006 and Proposed Zoning

Proposed Site Plan and Landscape Plan

Towers A & B - Proposed North Building Elevations (Along Regional Road 7)

Towers A & B - Proposed South Building Elevations (Along Street B)

10. Towers A & B - Proposed West Building Elevations (Along Maplecrete Road)

11. Towers A & B - Proposed East Building Elevations (Along Street A)

12. Towers C & D - Proposed East Building Elevations (Along Street A)

13. Towers C & D - Proposed North Building Elevations (Along Regional Road 7)

14. Towers C & D - Proposed South Building Elevations (Along Pedestrian Public
Mews)

15. Towers C & D - Proposed West Building Elevations

16.  Proposed Perspective (South View)

17.  Proposed Perspective (Along Regional Road 7)

©CoNoO~whE

Prepared by
Stephen Lue, Senior Planner, extension 8210

(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.)



Item:

"?VAUGHAN

Committee of the Whole Report

DATE: Tuesday, January 23, 2018 WARD: 4

TITLE: ZONING BY-LAW AMENDMENT FILE Z.15.021

DRAFT PLAN OF SUBDIVISION FILE 19T-13V006
SITE DEVELOPMENT FILE DA.13.021

1834371 ONTARIO INC.

VICINITY OF REGIONAL ROAD 7 AND JANE STREET

FROM:

Jason

Schmidt-Shoukri, Deputy City Manager, Planning and Growth Management

ACTION: DECISION

Purpose
The Owner seeks approval from the Committee of the Whole for Zoning By-law
Amendment File Z.15.021 and Draft Plan of Subdivision File 19T-13V006 for the subject
lands, shown on Attachments #2 and #3, and Site Development File DA.13.021 to permit
Phase 1 of a proposed mixed-use development, shown on Attachments #6 to #17, which
consists of:

three 35-storey residential apartment buildings (Towers A, B, and D) having a total
of 1,162 units and with at-grade retail;

an eight-storey office building (Tower C); and
the entire underground parking structure for the subject lands.

Recommendations

1.

THAT Zoning By-law Amendment File Z.15.021 (1834371 Ontario Inc.) BE

APPROVED,; to amend Zoning By-law 1-88, to rezone the subject lands shown

on Attachments #2 and #3 from C9(H) Corporate Centre Zone and OS2(H) Open
Space Park Zone both with the Holding Symbol “(H)”, subject to site-specific



Exception 9(1402), as shown on Attachment #4, to C9(H) Corporate Centre Zone
and OS2(H) Open Space Park Zone both with the Holding Symbol “(H)”, in the
manner shown on Attachment #6, together with the site-specific zoning
exceptions identified in Table 1 of this report.

THAT the Owner be permitted to apply for a Minor Variance Application(s) to the
Vaughan Committee of Adjustment, if required, before the second anniversary of
the day on which the implementing Zoning By-law comes into full force and effect
to seek permission for a minor variance(s) to the in-effect zoning by-law.

THAT Draft Plan of Subdivision File 19T-13V006 (1834371 Ontario Inc.) BE
APPROVED; to facilitate a Draft Plan of Subdivision on the subject lands shown
on Attachments #2 and #3 consisting of three mixed-use blocks, a stratified
public square and stratified streets, as shown on Attachment #6, subject to the
Conditions of Draft Plan of Approval set out in Attachment #1.

THAT Site Development File DA.13.021 (1834371 Ontario Inc.) BE APPROVED;
to permit Phase 1 of the proposed development of the subject lands shown on
Attachment #3 consisting of three 35-storey residential (future condominium)
buildings (Towers, A, B, and D) on a 2-storey podium containing 1,162 residential
units, 2,358 m? of grade-related commercial uses, and an eight-storey office
building (Tower C), a stratified public square (i.e. a public square on top of an
underground parking garage), associated woonerf (flex street), stratified streets,
pedestrian public mews, and the entire underground parking structure for the
overall development (Phases 1 and 2), as shown on Attachments #7 to #17,
subject to the following conditions:

a) prior to the execution of the Site Plan Agreement:

i) the Development Planning Department shall approve the final site
plan, building elevations, landscape cost estimate, landscape
plans, sun/shadow analysis, and wayfinding and signage design;

i) the Owner shall submit a final Wind Tunnel Model Analysis Study to
the satisfaction of the Development Planning Department, which
shall include existing and planned buildings and demonstrate the
incorporation of appropriate mitigation measures to ensure
favourable micro-climactic conditions to the satisfaction of the City;

iii) the Development Engineering Department shall approve the final
site servicing plan, site grading plan, erosion control plan,
Functional Servicing and Stormwater Management Report and
drawings, geotechnical and hydrogeological assessment, external
lighting plan, the utility coordination plan, environmental noise
assessment, Transportation Impact Study, and Transportation
Demand Management Plan;



Vi)

vii)

viii)

xii)

the Owner shall enter into a Development Agreement, if required,
for the widening, construction, and servicing of the Maplecrete
Road right-of-way, to the satisfaction of the Development
Engineering Department;

the Owner shall pay the Development Engineering Site Plan fee for
Phase 1, Blocks 1 and 2 (Towers A, B, C, and D), pursuant to the
Fees and Charges By-law 198-2016, as amended, to the
satisfaction of the Development Engineering Department;

the Owner shall submit an application to the City for any permanent
dewatering systems that are required for the proposed
development, and enter into an agreement and/or permit to
discharge groundwater as required by the City, to the satisfaction of
the Environmental Services Department;

the Owner shall submit to the City the final 3D digital model of the
Phase 1 development with conceptual massing for Phase 2, which
shall include the accurately geo-referenced digital data, as outlined
in the final VMC Submission Protocol, to the satisfaction of the
Development Planning Department. If the 3D digital model of the
development has not been completed by the Owner and provided
to the City prior to the execution of the Site Plan Agreement, the
Owner shall provide a separate Letter of Credit in a format
satisfactory to the City of Vaughan in the amount of $20,000.00 to
guarantee the completion of the 3D digital model,

the Owner shall satisfy all requirements of the Environmental
Services Department, Solid Waste Management Division and the
Owner also agrees to include in all Purchase and Sale Agreements
the details regarding solid waste collection services and advise all
future owners and residents through the same means that the
development will have private waste collection services;

the Owner shall satisfy all requirements of Alectra Utilities
Corporation;

the Owner shall satisfy all requirements of York Region;

the Owner shall satisfy all requirements of the Toronto and Region
Conservation Authority;

the Owner shall satisfy all requirements of the Canadian National
Railway (CN), which includes:

. the mitigation of noise and vibration measures substantially
in accordance with the noise and vibration mitigation
measures in the final approved noise study; and



xiii)

Xiv)

XV)

. the registration of an environmental easement on the subject
lands, with postponements for any financing and/or
mortgages, to the satisfaction of CN;

the Owner shall satisfy all requirements of Canada Post;

The Owner shall enter into a Site Plan Agreement with York
Region, including the resolution of any necessary maintenance
obligation(s) along Regional Road 7; and

The Owner and the City shall execute a separate agreement that
will include a requirement for the Owner to submit a Letter of Credit
to the City, to address the details to commission and install a
permanent piece of public art as a public art contribution consistent
with the principles of Site 10 - Private Development, as outlined in
the City’s VMC Culture and Public Art Framework, to the
satisfaction of the City. The Owner shall develop a public art
program that follows the approved process outlined in the City-wide
Public Art Program, to the satisfaction of the City. The Owner will
own and maintain the public art piece.

b) the Site Plan Agreement shall include the following clauses:

)

“The Owner shall convey land and/or pay to Vaughan by way of
certified cheque, cash-in-lieu of the dedication of parkland
equivalent to 5% or 1 ha per 300 units of the value of the subject
lands, and subject to any additional considerations arising out of
the stratified arrangements, if any, prior to the issuance of a
Building Permit, in accordance with Section 42 of the Planning Act
and the City’s Cash-in-Lieu of Parkland Policy.

For commercial uses, the Owner shall convey land and/or pay to
Vaughan by way of certified cheque, cash-in-lieu of the dedication
of parkland equivalent to 2% of the value of the subject lands, prior
to issuance of a Building Permit, in accordance with Section 42 of
the Planning Act.

For high-density residential development, the Owner shall convey
land and/or pay to Vaughan by way of certified cheque, cash-in-lieu
of the dedication of parkland equivalent to 5% of the value of the
subject lands, prior to the issuance of a Building Permit, or a fixed
unit rate per unit, whichever is higher in accordance with Section 42
of the Planning Act and the City’s Cash-in-Lieu of Parkland Policy.

The Owner shall submit an appraisal of the subject land, in
accordance with Section 42 of the Planning Act, prepared by an
accredited appraiser for approval by the Office of the City Solicitor,



ii)

Vi)

vii)

viii)

Real Estate Department, and the approved appraisal shall form the
basis of the cash-in-lieu payment.”

“The Owner shall pay to Vaughan all applicable Development
Charges in accordance with the Development Charges By-laws of
the City of Vaughan, York Region, York Region District School
Board and York Catholic District School Board, prior to the
issuance of any Building Permit.”

“The Owner shall agree that the future development and site
organization on the east side of Maplecrete Road shall be designed
in a comprehensive manner to appropriately respond to the built
form context along the western edge of Maplecrete Road, to the
satisfaction of the Development Planning Department.”

“The Owner shall include clauses in the Purchase and Sale
Agreements, Condominium Agreement, and Condominium
Declaration and Articles of Incorporation that vehicular access will
be provided for the adjacent lands (the Zzen 2 lands — 7725 Jane
Street) to the west through the underground parking garage on the
subject lands for the benefit of the users of the Zzen 2 lands.”

“Should archaeological resources be found on the property during
construction activities, the Owner must immediately cease all
construction activities and notify the Ontario Ministry of Tourism,
Culture and Sport and the Development Planning Department,
Urban Design and Cultural Heritage Division.”

“In the event that human remains are encountered during
construction activities, the Owner must immediately cease all
construction activities. The Owner shall contact the York Regional
Police Department, the Regional Coroner, the Registrar of the
Cemeteries and Crematoriums Regulation Unit of the Ministry of
Government and Consumer Services, and the City of Vaughan
Development Planning Department, Urban Design and Cultural
Heritage Division.”

“If required, one or more conduit or conduits of sufficient size from
each unit to the room(s) in which the telecommunication facilities
are situated and one or more conduits from the room(s) in which
the telecommunication facilities are located to the street line, to the
satisfaction of Bell Canada.”

“The Owner shall agree to remove all existing accesses, curb cuts,
and traffic control signs along the frontage of the subject lands that
are no longer required and the Owner shall reinstate the boulevard



within the right-of-way, in accordance with the City’s standards and
to the satisfaction of the Development Engineering Department.”

the Site Plan Agreement and the future Condominium Agreement(s) and
Condominium Declaration(s) and Articles of Incorporation shall include
conditions which obligate the Owner to include the following Canadian
National Railway Company warning clauses in all agreements of purchase
and sale or lease, including agreements pertaining to resale or lease of
individual units:

“)

ii)

That Canadian National Railway Company (CN) is the Owner of
certain lands known as its MacMillan Rail Yard (the CN Lands)
located within one kilometer of the Subject Lands, and that the CN
Lands are now and will continue to be used for the present and
future railway and trucking facilities and operations of CN and its
customers on a continuous basis (24 hours of each day in each
year) including, without limitation, the operation and idling of diesel
locomotives and trucks with the generation of diesel fumes and
odours, 24 hours a day artificial lighting of the CN Lands which may
illuminate the sky, the classification, loading, unloading, braking
and switching of rail cars containing bulk and other commodities
including hazardous substances and/or goods containing the same
which can make wheel squeal, noise, vibration, odours, airborne
particulate matter and/or dust and the operation of various
processes for the maintenance of rail and truck equipment;

That CN may in the future renovate, add to, expand or otherwise
change its facilities on the CN Lands and/or expand, extend,
increase, enlarge or otherwise chance its operations conducted
upon the CN Lands;

Warning clause for units on the north and east facades of the
buildings on the subject lands that have unenclosed balconies,
patios, or terraces. Noise levels from CN’s MacMillan Rail Yard
may not meet the maximum noise limits of the Ministry of the
Environment and Climate Change (“MOECC?”) criteria as defined in
Noise Assessment Criteria in Publication NPC-300, “Environmental
Noise Guideline — Stationary and Transportation Noise Sources —
Approval and Planning”. Such outdoor areas have not been
designed to be used as Outdoor Living Areas as defined in
Publication NPC-300, “Environmental Noise Guideline — Stationary
and Transportation Noise Sources — Approval and Planning”. Noise
levels from activities from the CN MacMillan Rail Yard could
potentially cause discomfort or annoyance and/or interrupt
conversations in these outdoor areas.”



iv) “The Owner shall execute and register on the title of the subject
lands an easement(s) to protect for a reciprocal vehicular access in
favour of the lands to the west (the Zzen 2 lands — 7725 Jane
Street). The Owner shall register the required easement(s) at the
time of registration of the condominium for Tower D, to the
satisfaction of the City.”

5. THAT Council adopt the following resolution for the allocation of water and
sewage servicing capacity:

“THAT Site Plan Development File DA.13.021 be allocated servicing
capacity from the York Sewage Servicing / Water Supply System for a
total of 1,162 residential units (2,568 persons equivalent).”

6. THAT Council delegate authority to the Mayor and City Clerk to enter into a
Community Improvement Plan Agreement, in a form satisfactory to the City
Solicitor.

Report Highlights

e The Owner proposes to develop the subject lands with a mixed-use, high-
density development consisting of two phases, as shown on Attachments #6
and #7:

e Phase 1: a three 35-storey residential apartment buildings with retail at
grade, an eight-storey office building, a pedestrian public mews, a
stratified public square, two stratified public roads, and an underground
parking structure over the entire subject lands; and

e Phase 2: a future hotel use serviced by an integrated above ground
parking structure.

e The Development Planning Department supports the approval of the proposed
development as it conforms with the Official Plan and is compatible with the
existing and planned uses in the surrounding area, subject to the conditions in
this report.

Background

The subject lands are located on the southwest corner of Maplecrete Road and
Regional Road 7, and are municipally known as 2951 Regional Road 7 and 180 and
190 Maplecrete Road, shown as “Subject Lands” on Attachments #2 and #3. The 2.01
ha subject lands represent the consolidation of three former employment properties
where pre-existing, multi-unit buildings were recently demolished.




The Zoning By-law Amendment and the Draft Plan of Subdivision Applications
were received by Council at two separate Public Hearings

The Draft Plan of Subdivision

On November 1, 2013, a Notice of Public Hearing was circulated to all property owners
within 150 m of the subject lands and on line as follows:

a) City’s On-line Calendar on November 7 and November 21, 2013;

b) On the City Page, which was posted on the City’s website on November 7, 2013;

C) The November 2013 e-news City Update, which was emailed to over 8,000
subscribers;

d) The City’s website at www.vaughan.ca; and

e) The City’s Facebook and Twitter sites leading to the December 3, 2013, Public
Hearing meeting.

Two Notice Signs were also installed on the subject lands in accordance with the City’s
Notice Signs Procedures and Protocols. At the November 26, 2013, Public Hearing,
deputations and written submissions were received from the following:

. Kirkor Architects, Martin Ross Avenue, Toronto
. Loopstra Nixon LLP, Queens Plate Drive, Toronto

The major concern identified at the November 7, 2013, Public Hearing was related to an
agreement with Royal 7 Developments Ltd. (“Royal 7”) and the owner of the EXPO City
development located north of the subject lands, for a full cost recovery mechanism of
the 400-mm and 600-mm water mains that Royal 7 front-ended and to which the Owner
(1834371 Ontario Inc.”) would connect to service the subject lands. Royal 7 and
1834371 Ontario Inc. subsequently agreed to a cost recovery and proportional cost
sharing for the construction of the water mains and the matter has been resolved.

The Zoning By-law Amendment Application (File Z.15.021)

On December 18, 2015, a Notice of Public Hearing was circulated to all property owners
within 150 m of the subject lands and on-line as follows:

a) The City’s On-line Calendar on December 17 and 24, 2015, and January 7,
2016;

b) The City Page on the December 21, 2015, and January 4, 2016;

C) The December 2015 E-news City Update (e-mailed to over 8,000 subscribers);

d) The City’s website at www.vaughan.ca; and

e) The City’s Facebook and Twitter sites leading up to the January 12, 2016, Public
Hearing meeting.

Two Notice Signs were also installed on the subject lands in accordance with the City’s
Notice Signs Procedures and Protocols. At the January 12, 2016, Public Hearing,
deputations and written submissions were received from the following:



= Davies Howe Partners LLP, Spadina Avenue, Toronto

= Horosko Planning Law, North Queen Street, Toronto
. Kirkor Architects, Martin Ross Avenue, Toronto

" KLM Planning Partners, Jardin Drive, Vaughan

" MHBC Planning Limited, Weston Road, Vaughan

" Scargall Owen-King LLP, Yonge Street, Toronto

The major concern identified at the January 12, 2016, Public Hearing was the proposed
location of the east-west road connection located west of Street A, as shown on
Attachment #6. Specifically, the issue relates to the location of the road connection and
the potential impacts on the future development of the adjacent lands to the west,
currently owned by “Zzen 2” and York Region Condominium Corporation 499 (“YRCC
499", hereinafter collectively referred to as “the stakeholders”, as identified on
Attachment #3. For clarity, the stakeholders had no objection, in principle, to the
proposed development.

Council, at the January 12, 2016, Public Hearing, directed the Owner to arrange a
meeting with the adjacent stakeholders to resolve the road connection matter. The
Development Planning Department was advised that the Owner and the stakeholders
met on several occasions, which has resulted in a mutually agreed upon solution for the
vehicular connection, which is discussed below.

i) East-West Road Connection

On May 19, 2016, and July 27, 2016, the Owner and the stakeholders presented
to City staff the mutually agreed upon vehicular connection between the Owner
and Zzen 2. The parties proposed a built-form solution to address the
approximate 4 m grade difference between the subject lands and the lands
located to the immediate west.

The solution involves vehicles utilizing a driveway from Jane Street that would
connect to Street B, through the future underground parking garage on the Zzen
2 lands, to the proposed underground parking garage on the subject lands. The
connection between the underground parking garages will involve an internal
one-storey access ramp that will exit from the garage of the Owner’s
development, as illustrated in Attachment #7. To ensure that this future
connection remains open at all times, both landowners will be required to register
on title reciprocal access easements, which is discussed later in this report. The
location of the driveway from Jane Street to the Zzen 2 lands is subject to review
by York Region and the City of Vaughan through a future development
application by Zzen 2.

YRCC 499 is an existing condominium corporation located south of the Zzen 2
lands, as shown on Attachment #3, with no immediate plans to redevelop.



Through the stakeholder negotiations, YRCC 499 identified it has no objection in
principle with the vehicular access arrangement negotiated between the Owner
and Zzen 2.

The Development Planning Department, in consultation with the Development
Engineering and the Parks Development Departments, is supportive of the
design solution. The Owner has advised that an access agreement between the
Owner and Zzen 2 was executed in November 2017. Furthermore, a letter dated
November 1, 2017, from Zzen 2 to the Development Planning Department states
that the agreement addresses access between the two sites. As a result, Zzen 2
has withdrawn its previous letter of concern and has no objection with the
proposed development. The agreement and any associated easements must be
reviewed and in a form approved to the satisfaction of the City. A condition to this
effect is included in the recommendation of this report.

The recommendations of the Committee of the Whole to receive the Public Hearing
reports of November 23, 2013, and January 12, 2016, respectively, and to forward a
comprehensive technical report to a future Committee of the Whole meeting were
ratified by Council on December 10, 2013 and January 19, 2016, respectively.

On January 13, 2018, a notice of this Committee of the Whole meeting was sent to all
those individuals who made a deputation before Council or submitted written
correspondence regarding the subject files to the City.

Previous Reports/Authority

December 10, 2013, Committee of the Whole Public Hearing (ltem 4, Report No. 54)
June 24, 2014, Committee of the Whole (Item 22, Report No. 30)
January 19, 2016, Committee of the Whole Public Hearing (ltem 2, Report No. 3)

Analysis and Options

The overall proposed development, (hereinafter referred to as the “proposed
development”) includes the Owner’s entire landholdings (the subject lands). The Owner
proposes to amend the existing Zoning By-law 1-88 site-specific Exception 9(1402) for
the subject lands and to facilitate the creation of three mixed-use blocks, a pedestrian
public mews, a stratified public square, and stratified streets, as shown on Attachment
#6.

Phase 1 of the proposed development consists of the following:

a) three residential apartment buildings with a maximum building height of 35-
storeys;

b) a maximum total of 1,162 residential dwelling units;

C) a total Gross Floor Area (GFA) of 107,918 m? (all uses);



d)
e)

f)

9)

an eight-storey office building with a maximum GFA of 13,549 m?;

a total GFA of 2,358 m? of commercial uses;

a maximum density (Floor Space Index - FSI) of 5.5 times the area of the lot, as
approved by the Ontario Municipal Board (OMB); and

1,316 parking spaces in three levels of underground parking.

The proposed development conforms to the in-effect OPA #500, as amended, and
the partially approved VMC Secondary Plan

In 2013, the Owner appealed to the OMB the in-effect Official Plan, being Official Plan
Amendment (OPA) #500 (Vaughan Corporate Centre Plan), as amended, and Vaughan
Official Plan (VOP) 2010. The Owner cited a non-decision by the City of Vaughan on
Official Plan and Zoning By-law Amendment Files OP.12.010 and Z.12.025 as they
apply to the subject lands, which were subsequently approved in July 2014 by the OMB.
The following Official Plan policies apply to the subject lands.

a)

b)

OPA #500, As Amended

The subject lands are designated “Corporate Centre Node” by in-effect Official
Plan Amendment (OPA) #500 (Vaughan Corporate Centre Plan), as amended by
OPA #528, OPA #663 (The Avenue 7 Land Use Future Study Plan), and OPA
#746. The subject lands are also identified within the “Station Precinct” (2951
Regional Road 7 and 190 Maplecrete Road) and “Neighbourhood Precincts” (180
Maplecrete Road) designations of the partially approved VMC Secondary Plan,
which forms part of the Volume 2 of VOP 2010.

OPA #746 permits development on the subject lands with a maximum building
height of 35-storeys, a FSI (density) of 5.5 times the area of the lot, and identifies
the location of an approximately 0.25 ha public square. High density residential
uses, service uses, restaurants, entertainment uses, banks and financial
institutions, office commercial, and retail uses are permitted on the subject lands.
The proposed development conforms to the in-effect Official Plan.

VMC Secondary Plan

The subject lands are located within the “Station Precinct” (2951 Regional Road
7 and 190 Maplecrete Road) and the “Neighbourhood Precincts” (180 Maplecrete
Road) of the approved VMC Secondary Plan. A broad mix of uses are permitted
in the Station Precinct designation, including residential dwellings (i.e. high-rise
and mid-rise buildings), park, retail, service commercial, and public uses. In the
Neighbourhood Precinct, the VMC Secondary Plan permits primarily residential
uses complemented by community amenities (e.g. parks and daycare facilities)
and retail and service commercial uses (including hotel), in a mix of high-rise,
mid-rise, and low-rise buildings types.



The Planning Act, permits Vaughan Council to pass a resolution to apply for
future Minor Variance application(s), if required, within 2 years of a Zoning By-law
coming into full force and effect

Section 29(2) of the Planning Act restricts a landowner from applying for a Minor
Variance Application to the Committee of Adjustment within two years of the day on
which a Zoning By-law comes into effect. It also permits Council to pass a resolution to
allow an applicant to apply for a minor variance(s) within 2 years of the passing of a by-
law. Should Council approve Zoning By-law Amendment File Z.15.021, the
Development Planning Department has included a recommendation to permit the
Owner to apply for a Minor Variance application(s), if required, prior to the two-year
moratorium in order to address minor zoning deficiencies that may arise through the
finalization and construction of the subject development.

The Owner has submitted a Community Improvement Plan (CIP) application for
the subject lands

The Owner has submitted a Community Improvement Plan (CIP) application (File
CIP.16.004) for VMC CIP Program eligibility, specifically for the proposed 13,549 m?
office component within the mixed-use building, in accordance with the criteria set in the
City of Vaughan CIP By-law, CIP Program Guide, and CIP Application. The construction
and occupancy of the new office space would provide a mix of uses in the VMC, direct
and indirect jobs, and taxable assessment growth in the long term. A condition to
authorize the Mayor and City Clerk to enter into a CIP agreement, in a form satisfactory
to the City Solicitor, has been included in the recommendation of this report.

Amendments to Zoning By-law 1-88 are required to permit the proposed
development

The subject lands are zoned C9 (H) Corporate Centre Zone and OS2 (H) Open Space
Park Zone, both with the Holding Symbol “(H)” by Zoning By-law 1-88, subject to site-
specific Exception 9(1402).

Site-specific Exception 9(1402) was approved by the Ontario Municipal Board (OMB) on
June 16, 2015, based on the original conceptual site plan shown on Attachment #5.
Since the approval of site-specific Exception 9(1402) to Zoning By-law 1-88 by the
OMB, the Owner amended the original conceptual site plan as shown on Attachment #5
with the proposed site plan shown on Attachment #7, which requires the following
amendments to Zoning By-law 1-88, subject to site-specific Exception 9(1402):



Table 1: Zoning By-law Amendment

Zoning By-law
1-88 Standard

C9 Corporate Centre Zone
Requirements, Subject to
Site-Specific Exception

Proposed Exception to the
C9 Corporate Centre Zone,
subject to Site-Specific

9(1402) Exception 9(1402)
a) Number of 3 2
Phases
b) Minimum Lot 5,000 m? Block 2: 3,712 m?
Area Block 3: 3,318 m?
C) Minimum Lot 50 m Block 2: 32 m along
Frontage Regional Road 7
Block 3: 34 m along
Maplecrete Road
d) Maximum 82 m To exclude two storeys from
Building Height the maximum permitted
(Phase 2 lands) building height, provided two
storeys of underground
parking is included in Phase 2.
e) Site Triangle Om 0.7 m (at the intersection of
Encroachment Street “A” and Regional Road 7)
(Regional)
f) Minimum | Tower A Tower A
Building | = Abutting Maplecrete Road: | = Abutting Maplecrete Road:
Setbacks 3m 2 m at second storey

= Abutting Street A: 3 m
= Abutting Street B: 3 m

Tower D

= Abutting Street A: 3 m

= Abutting the pedestrian
public mews: 6 m

= Abutting Street A: 0.2m
= Abutting Street B: 0.6m

Tower D

= Abutting Street A: 2.75 m

= Abutting the pedestrian
public mews: 3.5 m




Zoning By-law
1-88 Standard

C9 Corporate Centre Zone
Requirements, Subject to
Site-Specific Exception

Proposed Exception to the
C9 Corporate Centre Zone,
subject to Site-Specific

9(1402) Exception 9(1402)
Q) Access and | Access Access
Parking | Access to the subject lands Permit access to the subject
Requirements | shall be secured solely on the | lands from the adjacent lands
for the VMC | subject lands. to the west (Zzen 2 lands), as
shown on Attachment #7.
Residential Visitor Parking Residential Visitor Parking
1,162 units @ 0.15 visitor 1,162 units @ 0.15 visitor
parking spaces / unit =175 parking spaces / unit = 175
parking spaces parking spaces where
Residential Visitor Parking
may be shared with non-
residential parking within a
mixed-use building.
Minimum Access Width Minimum Access Width
7.5m Pedestrian public mews (as
shown on Attachment #6): 6 m
h) | Permitted Uses | All uses in the C9 Corporate | In addition to the uses

Centre Zone and all permitted
Uses in a Commercial Zone

All uses in the OS2 Open
Space Park Zone

permitted in the C9 Corporate
Centre Zone, the following
additional uses shall be
permitted:

= Retirement Residence

= Nursing Home

= Long Term Care Facility

= Independent Living Facility

= Stratified Arrangement

= An Underground Parking
Structure shall be permitted
in a Stratified Arrangement
prior to the removal of the
Holding Symbol “(H)”
symbol

In addition to the uses
permitted in the OS2 Open



Zoning By-law
1-88 Standard

C9 Corporate Centre Zone
Requirements, Subject to
Site-Specific Exception
9(1402)

Proposed Exception to the
C9 Corporate Centre Zone,
subject to Site-Specific
Exception 9(1402)

Space Park Zone, the
following additional use shall
be permitted:

= A building or structure for
access stairs to and from
the underground parking
structure

) Setbacks in an | 15 m (front, rear, and interior | O m to all property lines
OS2 Open | and exterior sides)
Space Zone
)] Loading Space | A loading space shall be Permit a loading space(s)
located internally within a located internally within a
wholly enclosed building with | wholly enclosed building with
access onto a local road. access onto a public or private
street.
K) Portions of | The minimum setback from No minimum setback shall be
Buildings Below | the front lot line (Maplecrete required from any property line
Grade | Road) to the nearest part of to the nearest part of the
the building below finished building below finished grade
grade shall be O m
) Minimum | = 2m along Regional Road 7 | = 0 m along Regional Road 7
Landscape
Strip Width
m) Minimum | 5 m? per apartment dwelling 4 m? per apartment dwelling
Amenity Area | unit unit
n) | Maximum Retail 3,301 m? 3,500 m?

Gross Floor Area
(GFA)




The Development Planning Department can support the zoning exceptions in Table 1
on the following basis.

The proposed phasing will facilitate a development proposal in the VMC and
accommodate the Owner’s construction schedule. The lot area and frontage
requirements recognize the creation of the development blocks that will facilitate a
compact built form. The adjustment to in the retail GFAs provide flexibility that would
contribute to the success of the mixed-use development, while providing a major office
tenant in the VMC. The introduction of additional uses are on the site are considered
compatible with the uses permitted in the C9 Corporate Centre Zone.

The proposed landscape will create a comfortable built form and pedestrian realm
relationship that is appropriate in an intensification area. The landscape width along
Regional Road 7 is appropriate in consideration of the additional boulevard right-of-way
width that exists between the existing VivaNext rapid way and the subject lands. The
minimum (private) amenity area standards of Zoning By-law 1-88 do not reflect
development proposals that provide a more intensified form of development, which is
intended within the VMC. The reduced per unit amenity area standard is appropriate in
consideration of the proposed public square.

The proposed elimination of the below grade building setbacks, will allow for a seamless
stratified title arrangement under Streets A and B, the pedestrian public mews and the
public square, which is discussed later in this report. The reduced building setbacks will
enable the construction of the proposed development and maximize the efficient use of
subject lands. The encroachment into the sight triangle is for the purpose of permitting
architectural elements into the building design that will add visual interest to the built
form.

The Owner has demonstrated, as shown on Attachment #7, to the satisfaction of the
Development Planning Department how the future Phase 2 hotel use, with an integrated
above grade parking structure, will function in the context of the overall development on
the subject lands. In principle, the Development Planning Department has no objection
to this design approach. The exclusion of two levels of above-grade parking integrated
within the building podium from the total number of storeys of the building height, where
two or more levels of underground parking are provided for a mixed-use building, is
consistent with the policies of the VMC Secondary Plan.

The Owner has submitted a Draft Plan of Subdivision Application to permit the
proposed development

The proposed Draft Plan of Subdivision, as shown on Attachment #6, facilitates the
creation of three mixed-use blocks (Blocks 1, 2, and 3), the stratified public streets
(Streets A, B, and the pedestrian public mews), and the stratified public square, as
follows:



Table 2: Draft Plan of Subdivision

Land Use Block(s) Area (ha)
Mixed-Use 1,2,and 3 1.2072
Stratified Public Square 4 0.2199
Road Widening 5 0.0233
Fire Route (woonerf/flex street) 6 0.0581
0.3 m Reserves 7,8,11, 12,13, and 16 0.0053
Stratified Streets A and B 17 and 18 0.4386
Mews (Pedestrian and Public) 19 0.0587
Strata 9, 10, 14, 15, and 20 to 26 N/A
Total 2.011

Blocks 1, 2, 4, 6, 17, 18, and 19, and Blocks 20 to 26 (strata) constitute Phase 1 of the
proposed development and consists of three 35-storey residential apartment buildings,
an eight-storey office building, a public square, a pedestrian public mews, and Streets A
and B. Block 3 will be developed as Phase 2 and is planned for a future hotel.

The Owner proposes to construct the portion of the planned 15 m to 17 m wide
pedestrian public mews (Block 19), in accordance with the VMC Secondary Plan. Block
4 is planned for a stratified public square and Blocks 17 and 18 are planned for the
stratified local streets (Streets A and B), and will be subject to the Owner entering into a
Stratified Title Arrangement Agreement (“STAA”) with the City, prior to the registration of
the Plan of Subdivision. The agreement will delineate the boundaries of the stratified
elements of the proposal and establish the maintenance, liability, and responsibilities of
the Owner and future condominium corporation(s) and the City. The surface rights of
the public square and streets will be owned and operated by the City and the entire
below grade parking structure will be under the ownership of the office building owner.
The agreement will be prepared in accordance with the guiding principles of the report
entitled “Stratified Title Arrangements” approved by Council on June 4, 2013, to the
satisfaction of the City.

The Development Planning Department is satisfied with the proposed Draft Plan of
Subdivision shown on Attachment #6, subject to the comments contained in this report,
and the Conditions of Draft Plan of Approval in Attachment #1.

The Final Road Alignment, Connections and Loading have been resolved

The proposed road alignment and the supporting Transportation Impact Assessment
Update, dated February 2017, have been approved by the Development Engineering
Department. The Owner also proposes to construct the portion of the planned 15 m to
17 m wide pedestrian public mews located on the subject lands that is planned to link to
the Black Creek Greenway, in accordance with the VMC Secondary Plan. The planned



pedestrian public mews will be completed upon the development of the land holdings to
the south and west.

The Owner proposes to service the mixed-use development with a main loading area
located on the ground floor of Tower A with access onto Maplecrete Road. An auxiliary
loading bay is also located on the ground floor of Tower B for the convenience of the
residents. Both loading areas are wholly enclosed within the building.

Strata Framework Agreement has been executed by the Owner and City

Vaughan Council on June 4, 2013, approved a report titled “Stratified Title
Arrangements”, which identifies guiding principles for stratified title arrangements. The
Owner proposes a major office use in Phase 1, which is the basis of one of the
principles identified for considering stratified title arrangements and a City objective for
the VMC. Furthermore, the proposed stratified local public streets (Streets A and B)
would implement the public road network and streetscape for the southeast quadrant of
the VMC Secondary Plan.

In October 2017, the Owner and the City entered into a Strata Framework Agreement,
which outlines the access, ownership, operation, maintenance, liability, and financial
responsibilities (among others) of the parties and forms the basis for the preparation of
the final STAA, to be executed prior to final approval of the Plan of Subdivision.

The proposed development includes two roads and a public space that would be
subject to the stratified title arrangements as follows:

a) Roads - Streets A and B

OPA #500, as amended, and the VMC Secondary Plan identify two internal local
public roads that traverse the subject lands in an east-west and north-south
direction, which are included in the proposed development. The Owner proposes
that these roads be under public ownership, with stratified title arrangements for
the proposed underground parking located under Streets A and B, which will
service the mixed-use residential, office and commercial uses in the proposed
development.

b) Public Square

The proposed development includes a 0.22 ha stratified public square that is
flanked by two local roads, being Streets A and B. Street A will provide vehicular
access from Regional Road 7 to the subject lands. Street B will provide a
connection to the pedestrian public mews that is planned to link to the Black
Creek Greenway, which is envisioned to be a series of public open spaces and
parks.



The Parks Development Department has reviewed the development proposal
and provided the following comments. The proposed public square is part of the
VMC'’s open space and parks network. The configuration and scale of the public
square will increase the diversity of open spaces envisioned for this VMC
neighbourhood. The public square vision is aligned with the following VMC
Secondary Plan Objectives and Parks and Open Space policies:

)] parks and parkland that are adequate for a range of recreational activities
and passive enjoyment within a walking distance for VMC residents and
workers;

i) the VMC develops with a variety of public open spaces, including

neighbourhood parks and urban squares, courtyards, gardens and
naturalized spaces;

iii) parks and parkland that provide critical connections within the larger
pedestrian and bicycle network that are designed with movement desire
lines in mind and generally should accommodate pedestrian through-
traffic, and where appropriate, cycling; and

iv) Underground parking (proposed within designated parks) will generally be
appropriate under parks and public squares designed predominantly for
intense daily use and/or civic events and where mature trees and
significant tree canopy are not envisioned.

The proposed development, if approved, will be one of the first to be built in the
southeast quadrant of the VMC where other planned parks may not occur in the
short term. Accordingly, the Parks Development Department is currently working
with the Owner on the public square design to facilitate its timely implementation.

The planning, design and construction of the public square will be completed by
the Owner in accordance with the Stratified Title Arrangement Council approved
report, and the strata framework and subsequent agreements. Matters to be
addressed include, but are not limited to:

i) adequate structural design for the proposed strata condition;

i) services such as water, sanitary, stormwater and electrical infrastructure
to be fully integrated to the parking structure;

iii) improved facilities to a higher level of service at the Owner’s cost; and

iv) consideration for liability and insurance requirements to cover any
potential issues with the underground parking operation and maintenance.

Prior to final approval of the Plan of Subdivision, the final STAA must be executed that
addresses all stratified title arrangements respecting, but not limited to, access,



maintenance, liability, cross section details, and monetary contributions to the
satisfaction of the City. A condition to this effect is included in the recommendation and
Attachment #1a of this report.

A Site Development Application is required to permit Phase 1, which includes
three 35-storey residential apartment buildings and an eight-storey office building

The proposed site plan for Phase 1, as shown on Attachment #7, permits the first phase
of the mixed-use development.

a)

b)

Site Design and Access

The development of the subject lands will occur in two phases. Phase 1, subject
to Site Development File DA.13.021, consists of the entire underground parking
structure for the development, three 35-storey apartment buildings, a two-storey
retail podium, an eight-storey office building, and the public square. Towers A
and B are separated by 20 m instead of 25 m as identified in the VMC Secondary
Policy. However, the Towers are offset and oriented such that the 20 m
separation is limited only to the corners of Towers A and B. The above grade
area for Phase 1 is limited to the area identified in Attachment #3.

The Owner has submitted a wind study and is required to submit a final wind
tunnel model and sun/shadow analysis to the satisfaction of the City to confirm
that the recommended mitigation measures are successfully integrated into the
design and ensure favourable micro-climate conditions are met within the public
realm. A condition to this effect is included in the recommendation of this report.

Phase 1 includes 1,316 parking spaces distributed over three levels of
underground parking and accessed by a ramp from Street B. Access to the
subject lands is from Streets A and B, which are proposed to be stratified, where
the top 0.95 m of depth will be owned, operated and maintained by the City. The
P1 parking level will be owned by the future office building owner (one owner)
and the remaining P2 and P3 parking levels will be owned by the future
Condominium Corporation(s).

Landscape Plan

The proposed landscape plan, which is comprised predominately of hard
landscape, shown on Attachment #7 illustrates an enhanced urban landscape
treatment for the proposed development. Hardscape treatment along Regional
Road 7 will be coordinated with the installed VivaNext Bus Rapid Transit design.
A proposed public square is planned at the centre of the subject lands and
flanked on the south and west sides by the planned stratified local streets. The
proposed woonerf (flex street) along the north and east side of the public square
is planned as a pedestrian-first environment with opportunities for pick-up and



d)

drop-off. This area must be designed seamlessly from the curb to the building
face to create a safe zone for users.

One exit stair from the underground parking garage is proposed within the public
square, with additional exit stairs incorporated into the building design. The
design and construction of the public square will be developed with the Owner
through the Draft Plan of Subdivision File 19T-13V006, to the satisfaction of the
Parks Development, Development Engineering and Development Planning
Departments.

Building Elevations

The proposed building elevations and perspectives, illustrated on Attachments #8
to #17, consists of curved and vertical glazed elements. The balconies are
glazed with curved corner conditions to articulate the building elevations.

The Development Planning Department has reviewed the proposed building
elevations. Staff will continue to work with the Owner to finalize the pedestrian
level building elevations, particularly the west elevation of Tower A, which must
be improved to incorporate the appropriate architectural and design treatments to
minimize the extent of the blank wall and articulate the built form in a manner that
will activate the public realm and the interface with the public square. Public art
will be considered as an enhancement to the west elevation of Tower A, in
accordance with the City’s Public Art Program, which is a condition identified in
the recommendation of this report.

Underground Parking Structure

The Owner is proposing to build the entirety of the underground parking structure
for Phases 1 and 2 as part of Phase 1. The approach taken by the Owner must
consider the potential built form for Phase 2. In particular, stairwell location(s)
and mechanical equipment including vent shafts shall not impede the ability to
achieve active uses at grade.

The Development Planning Department is satisfied with the proposed
development, as shown on Attachments #6 to #17, subject to the conditions
included in the recommendation of this report and identified in Attachment #1.

The Owner will be required to provide, with the Phase 2 Site Development

Application, community benefits in the form of facilities or services, pursuant to

Section 37 of the Planning Act, the policies of VOP 2010, and the City of Vaughan
Guidelines for the Implementation of Section 37 of the Planning Act

Zoning By-law 1-88, as amended by site-specific Exception 9(1402), permits on the
Phase 2 lands (municipally known as 180 Maplecrete Road) an increase in building
height from 25 m to 82 m, subject to the Owner’s contribution to community benefits to



be used for the provision of services, facilities or other matters to assist in achieving
municipal objectives, subject to an Agreement(s) with the City pursuant to Section 37 of
the Planning Act. The identified community benefits must be reflected in the
implementing Zoning By-law Amendment for the Phase 2 lands, to the satisfaction of
Vaughan Council, and subject to a separate Section 37 Agreement that will be
registered on title, should the future Phase 2 site development be approved.

The Owner has addressed the Vaughan Design Review Panel’s comments, for
Phase 1 of the development

On September 24, 2015, and November 24, 2016, the Design Review Panel (DRP)
considered the proposed development and advised that a strong and highly visible
pedestrian connection to the pedestrian public mews and the Black Creek corridor,
through the site to Regional Road 7, should be an integral design element. The DRP
also identified that the built form should be refined to contribute to the public realm and
the pedestrian experience, and that the building elevations and uses facing the public
square are important to animate the square and create active edges. The DRP also
provided several comments based on the following themes, including:

a) Site Design

i) The design of retail frontages along Regional Road 7 should consider the
pedestrian movement and transit stops;

i) The connection from Regional Road 7 to the public square through the
built form (Block 1) should be treated as a prominent feature. A strong
edge with active uses should face the public square;

iii) To ensure pedestrian connectivity to the Black Creek and to take
advantage of the City’s investment in the Black Creek, coordination with
adjacent land owners is essential; and

iv) Further activation of the ground floor conditions, particularly Street A
would increase pedestrian movement.

b) Landscape Architecture

i) The public square layout should consider public programming needs,
durability, and be open to the public realm edges.

C) Architecture Expression

i) The expression of the architecture, including variation in the facades,
requires improvements;

i) The design of the podium should engage the public realm;

iii) The materiality of Towers C and D requires greater differentiation; and

iv) The spatial quality of the mid-block breezeway must ensure light
penetration and creation of a pedestrian friendly environment.



Staff are satisfied that the Owner has addressed the comments by the DRP through the
current proposed development, subject to the recommendations of this report.

The Owner is required to provide a Letter of Credit to guarantee the completion of
the final 3D Digital Model

The Owner is required to submit a 3D digital model of the development including
accurately geo-referenced digital data, as outlined in the Final VMC Submission
Protocol, to the satisfaction of the Development Planning Department. However, if the
3D digital model is not completed by the Owner and provided to the City prior to the
execution of the Site Plan Agreement, the Owner must provide a separate Letter of
Credit in a format satisfactory to the City of Vaughan in the amount of $20,000.00 to
guarantee the completion of the final 3D digital model. A condition to this effect is
reflected in the recommendation of this report.

The Owner must submit a Draft Plan of Condominium application to establish the
condominium tenure of the proposed development

Should Council approve the subject applications, the proposed condominium tenure for
the development will be created through a future Draft Plan of Condominium
application(s), which is subject to approval by Council. The future condominium
corporation(s) will be responsible for all common elements in the development,
including but not limited underground parking, landscape, and the obligations of the
STAA.

The Parks Development Department supports the proposed development subject
to the finalization of the details of the public square planning, design and
implementation.

The Parks Development Department supports the proposed development, including the
proposed open space configuration, as it will allow residents and office/retail workers to
have access to the first public square in the VMC, which will be implemented at an
enhanced level of service, at no cost to the City. The proposed public square includes a
combination of raised planters and hardscape, benches, a shade structure, pedestrian
lighting, bike racks and other amenities that will be available to the residents and
visitors.

The Parks Development Department and the Owner have finalized the principles of the
public square design, which is discussed in the Stratified Title Arrangement section of
this report, and includes the design, construction, maintenance, and cost-sharing
requirements that will be detailed through the Subdivision Agreement process, to the
satisfaction of the Parks Development Department. A condition to this effect is included
in Attachment #1a.



The Development Engineering Department supports the proposed development
subject to the conditions in this report

The Development Engineering Department has provided the following comments
regarding the proposed development:

a)

b)

Road Network

The subject lands are bounded by Regional Road 7 and Maplecrete Road. The
VMC Secondary Plan requires a new north/south road (Street A) and an
east/west road (Street B) crossing the lands between the buildings. In
accordance with the VMC Secondary Plan, Street A needs to be extended
southerly to intersect with Doughton Road and Street B needs to be extended
westerly to intersect with Jane Street. The proposed right-of-way widths and
cross-section details are being established to the satisfaction of the City and in
accordance with the VMC Secondary Plan, as follows and as shown on
Attachment #6:

)] The north/south public road (Street A) shall be designed to its ultimate
configuration with a 22 m right-of-way and protected for the future
extension to Doughton Road. The Street A and Regional Road 7
intersection is subject to York Region’s comments and approval;

i) The east/west public road (Street B) shall be designed to its ultimate
configuration to Street “A” with a 20 m right-of-way;

iii) The planned pedestrian public mews shall be designed to its ultimate
configuration on the Owner’s portion with a 17 m right-of-way. The
balance of the southerly portion of the pedestrian public mews will occur
when the lands to the south redevelops. The pedestrian public mews will
extend west to the urban promenade along the Black Creek channel,
when development to the west proceeds; and

iv) A widening is required on Maplecrete Road to accommodate a minimum
26 m right-of way that will flare out at the intersection of Regional Road 7
in order to satisfy turning lanes, which will support future growth in this
guadrant of the VMC. To service the development, the Owner is required
to design and reconstruct the west boulevard and interim turn lane at the
new intersection. The required widening has been incorporated into the
site plan and reflected in the building placement.

Noise Attenuation

The Owner submitted a preliminary noise report for Phase 1 of the development
to verify the surrounding noise sources and identified the noise control measures
for the subject lands. The noise analysis considered the road traffic on Regional



Road 7 and Jane Street, the existing Bus Rapid Transit route, and the operations
associated with the CN MacMillan yard and the Ready-Mix concrete plant. Due to
the significant setback of the subject lands from the CN MacMillan yard and that
the Ready-Mix concrete plant is primarily an indoor operation, including the truck
loading, the noise impact assessment concluded that these noise sources are
expected to be minimal, but may be audible at times.

The road traffic noise is a concern that can be mitigated by the appropriate
construction of exterior walls, windows and doors in accordance with the Ministry
of Environment and Climate Change (MOECC) guidelines. Balconies are
proposed for some of the units, but they are not large enough to be considered
as outdoor living area pursuant to the MOECC guidelines. Dwelling units that
face an arterial road shall be provided with central air conditioning to permit the
windows to remain closed. Appropriate warning clauses must be placed in the
purchase and sale agreements, and condominium agreements and declarations
to make future occupants aware of the potential noise situation.

Prior to final approval of the Draft Plan of Subdivision, the Owner shall provide a
final Environmental Noise and Vibration Impact Study for review and approval of
the City, and the Owner shall agree in the Subdivision Agreement and/or Site
Plan Agreement to implement all recommendations of the final Environmental
Noise and Vibration Impact Study to the satisfaction of the City. A condition to
this effect is included in Attachment #1 of this report.

Municipal Servicing

The subject lands are located in the north-west quadrant of the VMC. The
anticipated growth within the VMC will result in higher population densities, which
will lead to an increased demand for water, wastewater production, and surface
water run-off. To address this situation, the City recently completed a Municipal
Servicing Master Plan that identified the preferred strategy for water, wastewater
and stormwater servicing for the VMC Secondary Plan area.

The Owner submitted a Functional Servicing and Stormwater Management
Report (FSR), prepared by Valdor Engineering, dated September 2017, which
confirms that the existing municipal services can be used to service the proposed
development. The Development Engineering Department has reviewed the
report and provided comments. The Owner is required to submit a revised FSR,
to the satisfaction of the City, prior to the execution of the Site Plan Agreement. A
condition to this effect is included in the recommendation of this report. The
foregoing provides an overview of the servicing strategy for the proposed
development.



)] Water Supply

The subject lands are located within Pressure District 6 (PD6) of the York
Water Supply System. In accordance with the VMC Servicing Strategy
Master Plan, the servicing strategy for proposed development includes
installation of a new water main along Maplecrete Road between Regional
Road 7 and Doughton Road.

i) Sanitary Servicing

In accordance with the VMC Servicing Strategy Master Plan, the servicing
strategy and the submitted functional servicing report recommends the
installation of a new 375 mm-diameter sanitary sewer along Maplecrete
Road between Regional Road 7 and Doughton Road to service the
proposed development.

The proposed development is a tributary to the Jane Collector Sanitary
Trunk Sewer within the York Durham Sewage System (YDSS). At this
time, the existing sanitary infrastructure between the Maplecrete Road and
Jane Street trunk sewer will be at capacity upon build-out of this proposed
development. However, the available capacity of this infrastructure will
require a re-evaluation when the Owner submits the future Site
Development application for the Phase 2 lands.

i) Storm Drainage

The VMC is located within the Humber River Watershed, which includes
the Black Creek. A comprehensive strategy to manage the flows in the
Black Creek is vital to service the planned development in the VMC. Both
the Black Creek Stormwater Optimization Master Plan and the VMC
Master Servicing Strategy (VMCMSS) have identified the need to carry out
improvements to the existing Black Creek channel east of Jane Street and
the existing Jane Street/Regional Road 7 Storm Water Management Pond
(quality, quantity and erosion protection).

The Owner is required to replace the existing storm sewer with a new
connection to the proposed storm sewer on Maplecrete Road, which will
lower the storm capacity and enable sewer discharge utilizing a gravity fed
system. An on-site storm quantity control facility will be provided to
achieve the Toronto and Region Conservation Authority’s (TRCA) Humber
River Unit Flow Rates.

d) Area Specific Development Charge (ASDC)

The City is currently undertaking a Development Charges Update Study. The
necessary infrastructure improvement works for this development are included in



f)

g)

h)

the Development Charge Update Study as an Area Specific Development
Charge (ASDC) By-Law or within the City-wide Development Charge By-law.
Accordingly, the financial requirements for construction of the infrastructure
works associated with the proposed development shall be calculated as part of
the DC Update. In advance of completing the DC Update Study, financial
commitments for the proposed development will be secured by a Subdivision
Agreement and will be based on the City’s latest available cost estimate for the
required infrastructure improvements.

Geotechnical and Hydrogeological Report

The Owner shall submit a Geotechnical and Hydrogeological Investigation
Report for the proposed development. The Report shall recommend the ground
water control measures that need to be implemented during the detailed design
stage, and provide an assessment of potential water quantity/quality effects due
to dewatering activities on proposed and existing development in the VMC. A
condition to this effect is included in the recommendation of this report.

Sewer and Water Servicing Allocation

On December 13, 2016, the City’s latest annual servicing capacity allocation
strategy report was endorsed by Council, which included reservation for 800
residential apartment units for Phase 1 of the proposed development. The
proposed development (Site Development File DA.13.021) seeks approval for
1,162 apartment units (2,568 persons equivalent). Therefore, a resolution to
allocate servicing capacity from the York Sewage Servicing / Water Supply
System to the proposed development is recommended for Council approval, and
is included in the recommendation of this report.

Development Agreement

Prior to the execution of the Site Plan Agreement, the Owner shall enter into a
Development Agreement, if required, for the widening and construction of the
Maplecrete Road right-of-way, to the satisfaction of the Development
Engineering Department. A condition to this effect is included in the
recommendation of this report.

Environmental Site Assessment

Phase One and Phase Two Environmental Site Assessment (ESA) reports were
submitted to the City by the Owner and identified soil impacts generally within the
central portion of the site and approximately 1 to 3 m deep. The Owner
developed and submitted a Remedial Action Plan (RAP) which involved the
excavation and off-site disposal of approximate 5,000 m? of impacted soil. There
were no groundwater impacts identified in the ESA reports.



Following the implementation of the RAP, the Owner successfully filed to the
Ministry of the Environment and Climate Change (MOECC) Records of Site
Condition (RSCs) (RSC# 223539 for 180 Maplecrete Road and RSC# 223724 for
2951 Regional Road 7 and 190 Maplecrete Road) which were acknowledged by
the MOECC on August 2, 2017 and October 2, 2017, respectively. The RSCs
confirm the subject lands meet the applicable MOECC standards for the
proposed development.

The Urban Design and Cultural Heritage Division of the Development Planning
Department support the approval of the proposed development, subject to
conditions

In areas that have been cleared of concern for archaeological resources, the Owner is
advised that:

a)

b)

Should archaeological resources be found on the property during construction
activities, all construction activity and work must cease and the Owner shall notify
the Ontario Ministry of Tourism, Culture and Sport and the City of Vaughan
Development Planning Department, Urban Design and Cultural Heritage Division
immediately; and

If human remains are encountered during construction activities, the Owner must
immediately cease all construction activities. The Owner shall contact the York
Regional Police Department, the Regional Coroner, the Registrar of the
Cemeteries and Crematoriums Regulation Unit of the Ministry of Government
and Consumer Services, and the City of Vaughan Development Planning
Department, Urban Design and Cultural Heritage Division.

A condition to include the above clauses in the Site Plan Agreement in included in the
recommendation of this report.

Office of the City Solicitor, Real Estate Department requires conditions to be
included in the Site Plan Agreement

The Real Estate Department has reviewed the applications and has provided the
following condition for approval:

“The Owner shall convey land and/or pay to Vaughan by way of certified
cheque, cash-in-lieu of the dedication of parkland equivalent to 5% or 1ha
per 300 units of the value of the subject lands, and subject to any
additional considerations arising out of stratified arrangements, if any,
prior to the issuance of a Building Permit, in accordance with Section 42 of
the Planning Act and the City’s Cash-in-Lieu of Parkland Policy.

For commercial uses, the Owner shall convey land and/or pay to Vaughan
by way of certified cheque, cash-in-lieu of the dedication of parkland



equivalent to 2% of the value of the subject lands, prior to issuance of a
Building Permit, in accordance with Section 42 of the Planning Act.

For high-density residential development, the Owner shall convey land
and/or pay to Vaughan by way of certified cheque, cash-in-lieu of the
dedication of parkland equivalent to 5% of the value of the subject lands,
prior to the issuance of a Building Permit, or a fixed unit rate per unit,
whichever is higher in accordance with Section 42 of the Planning Act and
the City’s Cash-in-Lieu Policy.

The Owner shall submit an appraisal of the subject land, in accordance
with Section 42 of the Planning Act, prepared by an accredited appraiser
for approval by the Office of the City Solicitor, Real Estate Department,
and the approved appraisal shall form the basis of the cash-in-lieu
payment.”

The Environmental Services Department, Solid Waste Management Division, has
no objection to the proposed development

The Environmental Services Department, Solid Waste Management Division has
reviewed the Site Development Application, which includes a tri-sorted waste
management system. The final waste management plan and waste collection design
standards submission must be approved to the satisfaction of the Vaughan
Environmental Services Department, Solid Waste Management Division. A condition to
this effect is included in the recommendation of this report.

The Toronto and Region Conservation Authority has no objection to the proposed
development, subject to the conditions identified in this report

The Toronto and Region Conservation Authority (TRCA) has reviewed the proposed
Draft Plan of Subdivision and has identified that the western portion of the subject lands
are part of the Humber River Watershed (Blocks 2 and 19, as shown on Attachment #6)
and subject to Ontario Regulation 166/06. The property includes a portion of the Black
Creek flood plain and buffer area, which has been altered through urbanization. The
area of influence based on the proposed development is negligible and the TRCA has
no objection to the proposed development, subject to the Conditions of Draft Approval
set out in Attachment #1.

The Canadian National Railway has no objection the proposed development
subject to the conditions identified in this report.

The subject lands are within the review area of the Canadian National (CN) Railway.
The Owner has provided an Environmental Noise Feasibility Assessment, dated March
6, 2013, and any updates to the report must be reviewed to the satisfaction by CN.



CN has requested that an agreement under the Industrial and Mining Lands Act be
entered into between the Owner of the whole of the Subject Lands and CN releasing
any right now or in the future to sue CN, its customers, invitees, lessees and/or
licensees for nuisance arising out of the operation of an activity at the CN Lands
including any noise, vibration, light, dust, odour, particulate matter emanating there
from.

In principle, CN has no objections to the Site Development application, subject to the
inclusion of their warning clauses in the Site Plan Agreement and the future
condominium agreement, the articles of incorporation and condominium declaration for
the warning clauses identified in the recommendation of this report and in Attachment
#1.

NavCanada and Bombardier Aerospace have no objection to the proposed
development.

NavCanada, a private sector, non-share Capital Corporation that owns and operates
Canada'’s civil air navigation service (ANS) and Bombardier Aerospace, owner and
operator of the Toronto Downsview Airport, has advised they have no objection to the
proposed development.

Canada Post has no objection to the development proposal

Canada Post has reviewed the proposed development and indicated that it is the
Owner’s responsibility to contact Canada Post to discuss a suitable mailbox/mailroom
location and ensure that Canada Post specifications are met. The Owner is required to
supply, install and maintain a centralized mailbox facility.

The York Region District School Board has no objection to the development
proposal.

The York Region District School Board has reviewed the proposed development and
has advised that they will not require a public elementary school site within the
proposed development. The York Region Catholic and the French School Boards have
no comments or objections to the proposed development.

The various utilities have no objection to the proposed development

Alectra Utilities Corporation has indicated it has no objection to the approval of the
proposed development. Alectra advises that the proposed development must meet the
minimum clearances from their power lines (overhead and underground electrical
distribution systems). It is the Owner’s responsibility to contact Alectra and discuss all
aspects of the proposed development with respect to electrical supply, transformer
locations, and temporary service requirements.



Enbridge Gas has no objection to the proposed development and has advised that it is
the Owner’s responsibility to contact Enbridge Gas with respect to installation and
clearance requirements for service and metering facilities.

Bell Canada has advised that one or more conduit or conduits of sufficient size from
each unit to the room(s) in which the telecommunication facilities are situated and one
or more conduits from the room(s) in which the telecommunication facilities are located
to the street line. A condition to this effect is included in the recommendation of this
report.

Rogers Communication Inc. has no objection to the proposed development.

Financial Impact

The Owner has submitted a CIP application (File CIP.16.004) to the City for evaluation
in accordance with the criteria set in the City’s CIP By-law and CIP Program Guide for
the office component (Tower C) of the proposed development, which will provide a
positive economic impact.

Broader Regional Impacts/Considerations

The York Region Community Planning and Development Services Department has
advised they have no objection to the proposed development subject to the following
comments and the pre-conditions and conditions included in Attachment #1b.

a) The Owner will be required to enter into a Site Plan Agreement with York Region,
prior to an above-grade Building Permit being issued by the City of Vaughan; and

b) The Owner has been advised not to undertake any works within the Regional
Road 7 right-of-way without York Region engineering approval and the issuance
of a Road Occupancy Permit from York Region.

The Owner is required to address all York Region requirements prior to the execution of
the Regional Site Plan Agreement, in accordance with the recommendations of this
report.

Conclusion

Zoning By-law Amendment File Z.15.021, Draft Plan of Subdivision File 19T-13V006,
and Site Development File DA.13.021 have been reviewed in consideration of the
policies of the Official Plan, Zoning By-law 1-88, comments from City Departments and
external public agencies, and the area context.

The Development Planning Department is satisfied that Phase 1 of the mixed-use
proposed development consisting of three 35-storey (1,162 units) residential (future
condominium) buildings, commercial uses in the 2-storey podium, an eight-storey office
building, and the stratified streets and public square, is appropriate and compatible with
the planned uses in the surrounding area and conforms to the Official Plan. Accordingly,




the Development Planning Department supports the approval of the proposed
development, subject to the conditions included in the recommendation of this report.

This report was prepared in consultation with the Director of Development Planning and
the Senior Manager of Development Planning. For more information, please contact:
Stephen Lue, Senior Planner, at Extension 8210.
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ATTACHMENT #1

CONDITIONS OF DRAFT APPROVAL
DRAFT PLAN OF SUBDIVISION 19T-13V006 (“THE PLAN")
1834371 ONTARIO INC. (“THE OWNER”)
PART OF LOT 5, CONCESSION 5, CITY OF VAUGHAN

THE CONDITIONS OF THE COUNCIL OF THE CITY OF VAUGHAN (“THE CITY”) THAT
SHALL BE SATISFIED PRIOR TO THE RELEASE FOR REGISTRATION OF PLAN OF
SUBDIVISION FILE 19T-13V006 (THE PLAN), ARE AS FOLLOWS:

The Owner shall satisfy the following Conditions of Approval:

1.
2.

The Conditions of Approval of the City of Vaughan as set out on Attachment #1a.

The Pre-Conditions and Conditions of Approval of York Region set out on Attachment
#1b and dated June 2017.

The Conditions of Approval of the Toronto and Region Conservation Authority (TRCA)
as set out on Attachment #1c and dated November 24, 2017.

The Conditions of Approval of Canadian National (CN) Railway as set out on
Attachment #1d and dated March 31, 2017.

Clearances

1.

The City shall advise that the Conditions on Attachment #1a have been satisfied and
the clearance letter shall include a brief statement detailing how each condition has
been met.

York Region shall advise that the Conditions on Attachment #1b have been satisfied
and the clearance letter shall include a brief statement detailing how each condition
has been met.

The Toronto and Region Conservation Authority shall advise that the Conditions on
Attachment #1c have been satisfied and the clearance letter shall include a brief
statement detailing how each condition has been met.

Canadian National Railway shall advise that the Conditions on Attachment #1d have
been satisfied and the clearance letter shall include a brief statement detailing how
each condition has been met.



ATTACHMENT #1A

CITY OF VAUGHAN

City of Vaughan Conditions

1.

10.

The Plan shall relate to the Draft Plan of Subdivision, prepared by MHBC Planning
Urban Design & Landscape Architecture, File No. 1512 E, and dated June 6, 2017.

The lands within this Plan shall be appropriately zoned by a Zoning By-law which
has come into effect in accordance with the provisions of the Planning Act.

The Owner shall pay any and all outstanding application fees to the Vaughan
Development Planning Department, in accordance with the in-effect Tariff of Fees
By-law.

The Owner shall enter into a Subdivision Agreement with the City to satisfy all
conditions, financial or otherwise of the City, with regard to such matters as the
City may consider necessary, including the payment of development levies, the
provision of roads and municipal services, and landscaping and fencing. The said
Agreement shall be registered against the lands to which it applies.

The road allowances included within the Plan shall be dedicated as public
highways without monetary consideration, subject to the details of the Stratified
Title Agreement.

The road allowances included within this Draft Plan of Subdivision shall be named
to the satisfaction of the City and York Region.

The road allowances included in the Plan shall be designed in accordance with the
City's standards for road and intersection design, temporary turning circles,
daylighting triangles, and 0.3 m reserves, as required. The pattern of streets and
the layout of blocks shall be designed to correspond and coincide with the pattern
and layout of abutting developments.

Any dead ends or open sides of road allowances created by the Plan shall be
terminated in 0.3 m reserves, to be conveyed to the City without monetary
consideration and free of all encumbrances, to be held by the City until required
for future road allowances or development of adjacent lands.

The Owner shall agree in the Subdivision Agreement that construction access shall
be provided only in a location approved by the City.

Easements as may be required for utility, drainage or construction purposes shall
be granted to the appropriate authority(ies), free of all charge and encumbrance.



11.

12

13.

14.

15.

Prior to final approval, a soils report prepared at the Owner's expense shall be
submitted to the City for review and approval. The Owner shall agree in the
Subdivision Agreement to carry out, or cause to carry out, the recommendations
including pavement design structure for ideal and non-ideal conditions to the
satisfaction of the City.

The Owner shall agree in the Subdivision Agreement that no Building Permit(s) will
be applied for or issued until the City is satisfied that adequate road access,
municipal water supply, sanitary sewers, and storm drainage facilities are available
to service the proposed development.

Prior to final approval of the Plan, the Owner shall pay its proportionate share of
the cost of any external municipal services that have been designed and oversized
by others to accommodate the development of the Plan. The City agrees to utilize
its reasonable efforts to recover the Owner's costs of any external municipal
services that have been designed and oversized by the Owner to accommodate
any benefitting owners.

Prior to final approval, the Owner shall submit an environmental noise impact
study, prepared in accordance with MOECC NPC-300 for review and approval by
the City. The preparation of the noise report shall include the ultimate traffic
volumes associated with the surrounding road network. The Owner shall agree in
the Subdivision Agreement to carry out, or cause to carry out, the
recommendations set out in the approved noise report and include the necessary
warning clauses in all Offers of Purchase and Sale or Lease, to the satisfaction of
the City.

The following warning clause shall be included in all Offers of Purchase and Sale
or Lease for all Lots and/or Blocks within the Plan:

a) “Purchasers and/or tenants are advised that despite the inclusion of noise
control features within the development area and within individual units,
noise levels from construction activity may continue to be of concern
occasionally interfering with some activities of the building occupants.”

b) ‘Purchasers and/or tenants are hereby put on notice that the
Telecommunications Act and the CRTC authorize telephone and
telecommunication  facilities and services to be provided by
telecommunication carriers other than traditional carriers for such services
and that purchasers and tenants are advised to satisfy themselves that such
carriers servicing the lands provide sufficient service and facilities to meet
their needs.”



16.

17.

18.

19.

20.

21.

Prior to final approval of the Plan, the Owner shall prepare construction drawings
for review and approval, details of the sewer and water system, plan and profile
drawings within and along the development limit, intersection of Street A / Street
B / Mews / Maplecrete Road / Regional Road 7. The Owner agrees to adjust the
Block and road property limits on the final Draft Plan of Subdivision based on the
approved road alignment and right-of-way width, to the satisfaction of the City.

Prior to earlier of the initiation of any grading or registration of the Plan of
Subdivision, the Owner shall submit to the City for review and approval a detailed
engineering report that describes the storm drainage system for the proposed
development within this draft plan, which report shall include:

a) plans to illustrate how this drainage system will tie into surrounding drainage
systems, and indicating whether it is part of an overall drainage scheme,
how external flows will be accommodated, and the design capacity of the
receiving system;

b) the location and description of all outlets and other facilities;

C) storm water management techniques, which may be required to control
minor or major flows; and

d) proposed methods of controlling or minimizing erosion and siltation onsite
and in downstream areas during and after construction.

The Owner shall agree in the Subdivision Agreement to carry out, or cause to carry
out, the recommendations set out in any and all of the aforementioned reports to
the satisfaction of the City.

The Owner shall relocate or decommission any existing municipal infrastructure or
utilities, whether internal or external to the Plan to facilitate the Plan, at its own
expense, to the satisfaction of the City.

The Owner shall agree in the Subdivision Agreement to design, purchase material
and install a streetlighting system in the Plan in accordance with City Standards
and specifications. This Plan shall be provided in accordance with the VMC
requirements, to the satisfaction of the City.

The Owner shall agree in the Subdivision Agreement that all lots or blocks to be
left vacant shall be graded, seeded, maintained and signed to prohibit dumping
and trespassing.



22.

23.

24.

25,

26.

27.

28.

The Owner shall agree in the Subdivision Agreement to maintain adequate
chlorine residuals in the watermains within the Plan after successful testing and
connection to the potable municipal water system and continue until such time as
determined by the City or until assumption of the Plan. In order to maintain
adequate chlorine residuals, the Owner will be required to retain a licensed water
operator to flush the water system and sample for chlorine residuals on a regular
basis determined by the City. The Owner shall be responsible for the costs
associated with these activities including the metered consumption of water used
in the program.

Prior to final approval of the Plan, the Owner shall provide a copy of the fully
executed Subdivision Agreement to:

a) Toronto and Region Conservation Authority (TRCA);
b) York Region District School Board;

C) York Catholic District School Board;

d) Canada Post;

e) Canadian National Railway (CN);

f) Municipal Property Assessment Corporation (MPAC);
9) Alectra Utilities Corporation;

h) Enbridge Gas;

i) the appropriate telecommunication provider;

)] NavCanada;

k) Bombardier Aerospace; and

l) York Region.

Prior to final approval of the Plan, the Owner shall submit, to the satisfaction of the
City, a listing prepared by an Ontario Land Surveyor of all the Block areas,
frontages and depths in accordance with the approved Zoning By-law for all Blocks
within the Plan.

The Owner shall enter into an Agreement with the City, York Region, and utility
companies, including Alectra Utilities Corporation, with respect to undergrounding
utilities along Regional Road 7, if required, to the satisfaction of the City.

The Owner shall dedicate all roads, daylight triangles, and road widenings shown
on the plan, to the satisfaction of the City.

The Owner shall convey all necessary easements to the City for support and
access required for the City Facilities, prior to final approval of the Plan, to the
satisfaction of the City. For clarity, City Facilities are defined as the public square,
the pedestrian public mews, Street A, and Street B.

The Owner shall carry out, at their expense, any temporary or permanent, drainage
works that may be necessary to eliminate ponding or erosion caused by design or



29,

30.

31.

32.

33.

34.

construction within the Plan, to the satisfaction of the Development Engineering
Department.

Prior to final approval of the Plan, the Owner’'s Consultant shall certify that the
roads and municipal services within the Plan have been designed to comply with
the approved Functional Servicing Report, Master Servicing Strategy Study for the
VMC and the Black Creek Optimization Study and Transportation Master Plan.

Prior to final approval of the Plan, the Owner shall submit to the City for review and
approval, a revised Functional Servicing Report prepared by the Owner's
consultant that addresses all outstanding concerns, to the satisfaction of the
Development Engineering Department.

The Owner shall agree in the Subdivision Agreement to design and construct the
intersection of Maplecrete Road and Regional Road 7, to the satisfaction of the
Development Engineering Department with any interim or permanent intersection
works including turning lanes, profile adjustments, illumination and/or signalization.

Prior to final approval of the Plan, the Owner shall provide confirmation that
satisfactory arrangements have been made with a suitable telecommunication
provider(s) to provide their services, and if required within the municipal right-of-
way at the approved locations and to the satisfaction of the City. The Owner shall
provide a copy of the fully executed Subdivision Agreement to the appropriate
telecommunication provider(s).

Prior to final approval of the Plan, the Owner shall submit the revised noise report,
vibration study, geotechnical report and hydrogeological report to the City for
review and approval. The Owner shall agree in the Subdivision Agreement to
implement the recommendations of these reports in the Plan, to the satisfaction of
the City.

Prior to final approval of the Plan, the Owner shall satisfy the following:

a) Provide a functional road/intersection analysis/design to address the right-
of-way under the ultimate development conditions. The required road
allowances shall be designed in accordance with the City and York Region’s
standards for road and intersection design;

b) Provide a phasing and implementation plan, which includes details
concerning such matters as the ultimate and interim traffic and
transportation system, storm water management, and servicing to the
satisfaction of the City and York Region and it shall specify the required
infrastructure improvements and development triggers to support the
development of the subject lands;



d)

f)

Submit an updated Traffic Impact Study addressing all the transportation
related comments as detailed below:

i) Include Synchro analysis of Maplecrete Road and Regional Road 7;

ii) Detailed storage and queuing analysis is required to review any
impacts of potential queuing vehicles onto Maplecrete Road and
Regional Road 7 and site access. The site access and roadway
intersections shall include ample storage on site to store all the
queued vehicles during the busiest peak hours. Furthermore,
existing queuing information of Maplecrete Road and Regional Road
7 shall also be included in the report for comparison purposes with
the future traffic conditions; and

iii) The study should include complete parking breakdown and details,
as per the standards in Zoning By-law 1-88.

Prior to final approval of the Plan, the Owner shall prepare a comprehensive
Transportation Demand Management (TDM) to achieving a balanced
transportation system in the VMC provides and promotes attractive
alternatives to the automobile. The TDM Plan shall consider co-ordination
with the streetscape design along the Regional Road 7 VivaNext Bus Rapid
Transit (BRT), and the streetscape plan. In addition, the Owner shall retain
a qualified consultant to provide an updated report on TDM that describes
facilities and programs intended to discourage single-occupancy vehicle
trips, minimize parking and promote transit use, cycling, car sharing, and
carpooling.

The TDM Plan shall identify the objectives, outcomes, targets, measures,
monitoring, and management plan, including roles and responsibilities of
the Owners. In addition, the TDM Plan shall include a budget for the full cost
of implementing the TDM measures, including operational financial
consideration. All TDM Plans shall be completed in accordance with Section
4.3.3 of the Vaughan Official Plan 2010, to the satisfaction of the City and
York Region.

Provide information on sustainable transportation, via various media, to all
purchasers and/or tenants within the Plan, including but not limited to,
pedestrian and cycling facilities and amenities, transit routes, carpooling
and park-and-ride facilities (if applicable), to the satisfaction of the
Development Engineering Department;

Provide an enhanced pedestrian and cycling network within the Plan that
enables direct, convenient, and comfortable pedestrian and cycling

6



35.

36.

37.

connections to the existing and forecasted regional and local active
transportation and transit networks and adjacent developments, and
supports facilities on the Plan (including, but not limited to, convenient and
secure long-term bike racks for residents and short-term bike racks for
visitors (close to main entrance(s)) to promote the usage of non-auto travel
modes. The City and York Region will not assume any financial
responsibility for implementing the provision of the pedestrian and cycling
connections/facilities, to the satisfaction of the Development Engineering
Department;

Q) Provide short and long-term bicycle parking in accordance with Zoning By-
law 1-88, to the satisfaction of the Development Engineering Department;

h) Provide a conceptual Pedestrian and Cyclist Site Access and Circulation
Plan, to the satisfaction of the Development Engineering department, that
demonstrates safe, accessible and convenient pedestrian and cycling
connections within the Plan (both interior and exterior flows) as well as to
and from surrounding destinations. The Pedestrian and Cyclist Site Access
and Circulation Plan should show the location of building entrances,
walkways, crossings, as well as access to key areas including short-term
surface bicycle parking and interior long-term bicycle parking; and

i) Submit drawings showing, as applicable, all sidewalk locations and
YRT/Viva standing area and shelter pad subject to YRT/Viva approval, to
the satisfaction of the City and York Region.

The Owner shall agree in the Subdivision Agreement to pay its proportionate share
of the cost associated with implementing the recommendations of the approved
VMC Master Servicing Plan and the Black Creek improvements to the satisfaction
of the City. Financial commitments will be secured based on the City’s latest
available cost estimates for the required infrastructure improvements.

The Owner shall design and construct at its own cost the municipal services for
the Plan in accordance with the final recommendations and conclusions of the
approved VMC Master Servicing Strategy, to the satisfaction of the City.

Prior to the earlier of either the final approval of the Plan, or the conveyance of
land, or any initiation of grading or construction, the Owner shall implement the
following, to the satisfaction of the City:

a) Submit a Phase One Environmental Site Assessment (ESA) report and, if
required and as applicable, a Phase Two ESA, Remedial Action Plan
(RAP), Phase Three ESA report in accordance with Ontario Regulation
(O.Reg.) 153/04 (as amended) for the lands within the Plan. The sampling

7



38.

e)

and analysis plan prepared as part of the Phase Two ESA, Phase Three
ESA, and RAP shall be developed in consultation with the City,
implemented, and completed to the satisfaction of the City.

For the pubic square block that is being conveyed to the City, the Owner
shall submit a Phase Two ESA report in accordance with O.Reg. 153/04 (as
amended) assessing the public square block in the Plan for contaminants
of concern to the satisfaction of the City. On-site sampling of the public
square space block(s) shall be conducted only after the City has certified
the rough grading of the public square block, but prior to the placement of
topsoil and landscaping. The sampling and analysis plan prepared as part
of the Phase Two ESA shall be developed in consultation with the City,
implemented, and completed to the satisfaction of the City.

Should a change to a more sensitive land use as defined under O. Reg.
153/04 (as amended) or remediation of any portions of lands within the Plan
be required to meet the applicable Standards set out in the MOECC
document “Soil, Ground Water and Sediment Standards for Use under Part
XV.1 of the Environmental Protection Act” (as amended), submit a complete
copy of the satisfactory registration of the Record(s) of Site Condition
(RSCs) filed on the Environmental Site Registry including the
acknowledgement letter from the MOECC, covering all the lands within the
Plan.

Submit a certificate letter prepared by the Owner’s Qualified Person stating
that the Owner covenants and agrees that all lands within the Plan and any
lands and easements external to the Plan to be dedicated to the City and
York Region were remediated in accordance with O. Reg. 153/04 (as
amended) and the accepted RAP (if applicable), are suitable for the
intended land use, and meet the applicable Standards set out in the MOE
document “Soil, Ground Water and Sediment Standards for Use under Part
XV.1 of the Environmental Protection Act”, as amended.

Reimburse the City for the cost of the peer review of the ESA reports and
RAP, as may be applicable.

The following warning clauses shall be included in all Offers of Purchase and Sale
or Lease for Lots and Blocks on the Plan.

a)

“Purchasers and/or tenants are advised that Street A and Street B will be
extended in the future in accordance with VMC Secondary Plan to facilitate
development of adjacent lands without further notice.”



39.

40.

b)

“Purchasers and/or tenants are advised that despite the inclusion of noise
control features within this development area and within the building units,
CN Rail MacMillan Yard, Concrete Batching Plant and commercial sound
levels from increasing road traffic on Regional Road 7 and/or Maplecrete
Road may continue to be of concern, occasionally interfering with some
activities of the dwelling occupants as the sound level exceeds the City’s
and the Ministry of Environment and Climate Change’s noise criteria.

The following warning clauses shall be included in the Agreement of Purchase and
Sale, condominium declarations, condominium agreement and subdivision
agreement:

a)

b)

d)

“Purchasers/tenants are advised that sound levels due to increasing road
traffic may occasionally interfere with some activities of the dwelling
occupants as the sound levels exceed the sound level limits of the
Municipality and the Ministry of the Environment and Climate Change.”

“Purchasers/tenants are advised that despite the inclusion of noise control
features in the development and within the building units, sound levels due
to increasing road traffic may occasionally interfere with some activities of
the dwelling occupants as the sound levels exceed the sound level limits of
the Municipality and the Ministry of the Environment and Climate Change.”

“This dwelling unit has been designed with the provision for adding central
air conditioning at the occupant's discretion. Installation of central air
conditioning by the occupant will allow windows and exterior doors to
remain closed, thereby ensuring that the indoor sound levels are within the
sound level limits of the Municipality and the Ministry of the Environment
and Climate Change.”

“This dwelling unit has been supplied with a central air conditioning system
which will allow windows closed and exterior doors to remain closed,
thereby ensuring that the indoor sound levels are within the sound level
limits of the Municipality and the Ministry of the Environment and Climate
Change.”

“Purchasers/tenants are advised that due to the proximity of the adjacent
industries and commercial facilities, sound levels from the industries may at
times be audible.”

Prior to final approval of the Plan, all lands beyond Phase 1 (Phase 1 is defined as
the Land subject to Site Development Files DA.13.021) shall be subject to the
Holding Symbol “(H)", to be removed once the York Region confirms that adequate
water supply and sewage treatment capacity are available and the City has
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42.

43.

44.

45.

46.

47.

allocated same and the Traffic Impact Study address phasing and implementation
of the development.

Prior to earlier of the initiation of any grading or construction within the Plan, the
Owner shall install an erosion and sediment control within the property. The
erosion and sediment control shall be designed and maintained in place until
sufficient grass cover is established within the site to the satisfaction of the City.

Prior to final approval of the Plan, the Owner shall confirm that the necessary
provisions of the Environmental Assessment Act and Municipal Class
Environmental Assessment for Municipal Roads, Water and Wastewater Works as
they may apply to the proposed primary roads and related infrastructure matters
have been met.

The Owner shall agree in the subdivision agreement to convey, immediately
following the registration of the plan of condominium for Tower D within Block 2, a
vehicle access easement over the driveway and parking ramp of Tower D from
Street A, through the pedestrian public mews (Block 19), to the adjacent property
to the west, in accordance with the executed access agreement between the
Owner and Zzen 2 (7725 Jane Street), to the satisfaction of the City.

The Owner shall agree to design the municipal services in the Plan with provisions
to the future installation of a District Energy network to facilitate future connection,
to the satisfaction of the City.

The Owner shall design, purchase materials, and install a buried hydro distribution
system for the LED street lighting system within the Plan, to the satisfaction of the
City.

Prior to final approval of the Plan, the Owner shall submit to the City for review and
approval a detailed geotechnical and hydrogeological report, to the satisfaction of
the Development Engineering Department, which shall address but not limited to
the following:

a) a dewatering report/plan, necessary contingency plan, monitoring and
reporting program during and after completion of the construction:

b) assessment of the potential for impact to the existing building structures in
vicinity of the proposed development due to dewatering operation; and,

c) design considerations for municipal services and structures.

Prior to final approval of the Plan, the Owner shall enter into a strata agreement
with the City in accordance with the Strata Framework Agreement, dated October
25, 2017, between the City and the Owner, to the satisfaction of the City.

10
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49.

50.

The Owner shall agree to design and construct, at no cost to the City, Street A,
Street B, the pedestrian public mews, and the associated services, to the
satisfaction of the City.

The Owner shall agree in the subdivision agreement to design, and construct
improvements to the sanitary and storm sewers on Maplecrete Road and
Doughton Road, the water supply system improvements along Maplecrete Road
from Regional Road 7 to Doughton Road, and the necessary road improvements
to Maplecrete Road, to service the Plan, in accordance to VMC Master Servicing
Plan, all to the satisfaction of the City. If these services are built for the benefit of
others, the City may consider upon the Owner’s request to include cost recovery
provisions in the Subdivision Agreement.

The Owner shall design and construct the following streetscape works in
accordance with City standards, the “City-wide Streetscape Implementation
Manual” and “VMC Streetscape & Open Space Plan” (collectively, the
“Streetscape Guidelines”), to the satisfaction of the City. The streetscape works
shall also be designed and constructed to complement and be coordinated with
the design and construction of the enhanced boulevard works installed along
Regional Road 7, to the satisfaction of the City and York Region. The Owner shall
design and construct:

a) The streetscape along the south side of Regional Road 7 to the limit of the
completed works by vivaNext from the westerly limits of the property to
Maplecrete Road at an enhanced level of service to the satisfaction of the
City (the “South Regional Road 7 Works”);

b) The streetscape along the west side of Maplecrete Road from Regional
Road 7 to the southern limits of the property at a standard urban level of
service to the satisfaction of the City (the “West Maplecrete Road Works”).
The Owner acknowledges that the ultimate design of the east side of the
streetscape shall be designed and constructed at a standard urban level of
service upon the redevelopment of the adjacent parcel;

c) The streetscape along Street A from Regional Road 7 to the southern limits
of the property to an enhanced level of service to the satisfaction of the City
(the “Street A Works”). The Owner shall provide a seamlessly designed
streetscape that is coordinated with the adjacent public square, pedestrian
public mews, private woonerf, Phase 1 built form and future built form
related to Phase 2;

d) The streetscape along Street B from Street A to Maplecrete Road to an
enhanced level of service to the satisfaction of the City (the “Street B

11
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b2,

53.

54,

Works”). The Owner shall provide a seamlessly designed streetscape that
is coordinated with the adjacent public square, pedestrian public mews,
private woonerf, Phase 1 built form and future built form related to Phase 2:
and

e) The streetscape within the pedestrian public mews from the westerly limits
of the property to Street A to an enhanced level of service, to the satisfaction
of the City (the “Mews Works”). The design shall accommodate an
appropriate future public connection and extension of the mews west
through adjacent properties in order to provide a complete pedestrian
linkage to the future Black Creek Urban Promenade, in accordance with the
VMC Secondary Plan.

The South Regional Road 7 Works, West Maplecrete Road Works, Street A
Works, Street B Works, and Mews Works are collectively referred to herein as the
“Streetscape Works”.

The Owner agrees that the design of the underground parking structure will not
adversely impact the ability of the above grade built form to meet the policies and
vision of the VMC Secondary Plan.

The Owner shall design and construct both street lighting and pedestrian scale
lighting to the satisfaction of the City. The streetlight system shall use LED
luminaire, pole type and type of fixtures (or equivalent) in accordance with the City
Standards and Specification and the City's Streetscape and Open Space Plan.
The public square lighting will be determined through the developer-build
agreement, to the satisfaction of the Vaughan Parks Development Department.

Prior to final approval of the Plan, the Owner shall prepare detailed streetscape
and open space construction drawings as part of the subdivision construction
drawing package based on the Streetscape and Open Space Plan, to the
satisfaction of the City. Streetscape cost estimates shall be submitted to the
satisfaction of the City. Securities will be taken and the value calculated based on
the full cost of the Streetscape Works.

In the event that there is additional work or increases in the cost of the Streetscape
Works attributable to unforeseen circumstances or other problems encountered
during construction by the Owner, the Owner shall notify the City, but the Owner
shall not be obligated to obtain the City’s consent to authorize such additional work
or increase in the cost of the Streetscape Works, except for major changes that
exceed ten percent (10%) of the original cost of any one item in the construction
contract for the project, in which case the City’s consent shall be required. As
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56.

o7.

construction proceeds, the Owner shall produce, if requested, copies of all
supplementary contracts and change orders to the City for information.

Components of the Maplecrete Road urbanization are included as City-wide
Development Charge Projects in the 2013 Development Charges By-Law as
required to service growth within the VMC Secondary Plan Area. In accordance
with this Section, the Owner may be entitled to a Development Charge
reimbursement for a portion of its costs related to the design and construction of
the West Maplecrete Road Works, as described as Area “C” in Schedule “P4”.

When the construction of the Streetscape Works has been substantially completed
to the satisfaction of the City, the Owner shall provide the City with the following
information:

a) A certification from a registered consulting engineer and a registered
landscape architect that confirms that the Streetscape Works have been
constructed in accordance with the approved Construction Drawings, City
standards and specifications, sound engineering practices, and the
Streetscape Guidelines;

b) A detailed breakdown of the final as-constructed costs of the Streetscape
Works certified by a professional consulting engineer, to the satisfaction of
the City;

C) A Statutory Declaration from the Owner confirming that all accounts in
connection with the design and construction of the Streetscape Works have
been paid in full and that there are no outstanding claims related to the
subject works;

d) A complete set of “As Constructed” Construction Drawings for the
Streetscape Works, to the satisfaction of the City;

e) Copies of all final executed construction contracts, approved contract extras
and change orders related to the construction of the Streetscape Works, to
the satisfaction of the City; and

f) Copies of all quality assurance test results, supplementary geotechnical
reports, and construction related reports.

Upon completion of the West Maplecrete Road Works and receipt of final actual
cost certified by the consultant, the City shall reimburse the Owner the lesser of
fifty percent (50%) of the final actual certified cost of the West Maplecrete Works
or $30,600.00 when funds for the Maplecrete Works are available and included in
an approved capital project.

13
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62.

63.

64.

65.

66.

67.

The Owner shall indemnify and save harmless the City and/or their employees
from all actions, causes of actions, suits, claims and demands whatsoever, which
may arise directly or indirectly by reason Streetscape Works or service provided
under this Agreement.

Prior to final approval of the Plan, the Owner shall prepare a Master Plan that
shows the comprehensive design and relationship between built form for Phases
1 and 2, private amenity spaces, streetscapes, pedestrian public mews, the public
square, and public open space, to the satisfaction of the City. The Master Plan
shall also demonstrate the interim design of the pedestrian public mews,
intersection of Street A and Street B, and streetscape south of Street B.

Prior to final approval of the Plan, the Owner shall submit an analysis of tree soil
volumes demonstrating that each tree planted in a strata condition has met the
minimum requirement of 16 m® of soil per tree, of 30 m? in a shared condition to
encourage the growth of large caliper shade trees, to the satisfaction of the City.

Prior to final approval of the Plan, the Owner shall provide a tree preservation study
to the satisfaction of the City. The study shall include an inventory of all existing
trees, assessment of significant trees to be preserved and proposed methods of
tree preservation. The Owner shall not remove trees without written approval by
the City.

Prior to final approval of the Plan, the Owner shall agree to plan, design and
construct the public square to the satisfaction of the City, in accordance with the
City's Developer Build Parks Policy No.07.2.05.

The Owner shall agree to convey the public square to the City through the
registration of the Plan.

The Owner shall modify the Plan to create a block for the purposes of an
emergency exit stairwell located in the public square. The block shall include the
stairwell structure and the portion of land immediately adjacent to the west,
resulting in a block that connects the stairwell to Street A.

The Owner shall advise the City of any easements required to service the fire route,
light standards illuminating the driveway that are currently within Block 4 of the
Plan (the public square), and any other infrastructure.

The Owner shall provide an access and maintenance easement in favour of City
for Block 6 (Fire route / driveway) to allow for public access along all boundaries
of the public square.

Minimum depth of soil coverage on the public square shall be 1.2 m (excluding
granular warning layer, drainage layer and waterproofing membrane).
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69.

70.

1.

72.

73.

74.

The proposed public square grading must not negatively impact adjacent
properties with overland flow routes. The public square cannot be encumbered by
overland flow routs from adjacent properties.

Adequate servicing requirements shall be met to the satisfaction of the City. The
public square shall be provided with separate sanitary storm, water and hydro
servicing and an exclusive easement over a dedicated meter room provided within
the structure, with suitable easement access to the satisfaction of the City.

The location and design of the stairwell structure that extend into the public square
will be determined through detailed design and subject to the City’s approval.

The Owner acknowledges that the Block 4 (public square) elevation currently
shown on the Plan as “Above 202 m” is only an approximation, and that the depth
limit of the public square strata ownership shall be the top of the granular warning
layer, drainage layer, and water proofing membrane. The final strata ownership
elevation shall be determined prior to finalization of the Plan.

Prior to the execution of a Site Plan Agreement, the Owner shalll finalize the design,
tender and construction documents for the public square (including Issued for
Construction drawings and specifications certified by Landscape Architect,
Certified Irrigation Designer, Civil, Structural and Mechanical and Electrical
Engineers, as needed), to the satisfaction of the City. The construction documents,
among all typical best practices requirements, shall also include details of the
public square loading schedule in respect of such portion of the parking garage
and the adjacent strata roads. The structural loading schedule shall consider live
and dead loads as required by the Building Code Act, with allowances for loading
such as, but not limited to, construction vehicles, playground structures, water
fountains, mature trees’ biomass, shrubs, ground cover, growing medium, public
use, landscape features, planters, small structures for utilities or public washrooms
and public art.

The Owner and City shall agree to determine the strata public square construction
budget, to the satisfaction of the City. The final budget shall include a 15%
contingency and a budget allocation for all required inspections and testing on
materials and municipal services (e.g. cast-in-place concrete, compaction, water
line pressure, sanitary sewer and stormwater sewer testing, underground parking
waterproofing system, etc.).

The Owner’s consultant shall design, tender a construction contract, and be the
Contract Administrator for all works related to the construction of the public square,
to the satisfaction of the City. Periodic construction progress reports and site
meeting minutes shall be submitted for City's review.
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78.
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80.

81.

82.

83.

The Owner shall obtain all approvals and permits required to construct the public
square, to the satisfaction of the City.

Prior to the execution of a Site Plan Agreement, the Owner shall provide the City
with a public square construction schedule.

Upon completion of the construction of the public square, the Owner shall submit
a certificate prepared by a qualified professional engineer and landscape architect
to the City to verify that the works have been installed in accordance with the
approved public square and adjacent streetscape construction documents. As-
built drawings (AutoCAD digital files and hard copies), warranty management plan,
and all closeout documents and manuals for the public square and supporting
parking structure shall be prepared to the satisfaction of the City.

The Owner shall be in charge for the operation and maintenance of the public
square, at no cost to the City, for the warranty period of all construction works
performed including labour and materials (first 24 months after substantial
completion). Any suitable securities shall be held for the duration of the warranty
period.

The City may require entering into an Operations and Maintenance Agreement
with the Residential and/or Commercial Condo Corporation(s), to the satisfaction
of the City.

The Owner shall be entitled to Parks Development Charge (DC) credits to the
standard average DC level of service, as defined in the City’ prevailing approved
City DC Background Study.

The Owner shall be entitled to a Cash-in-Lieu of Parkland credit valuation and the
amount of such credit shall not exceed 33% of the standard fee simple credit for
the area of parkland (public square) to be conveyed to the City in respect of the
development, with no credit being granted for driveway, vents, stairwells,
encumbrances and easements.

Cash-in-Lieu of Parkland shall be required to be provided by the Owner, in
accordance with the City’s Policies and Procedures.

The following warning clauses will be included in the Condominium Declarations,
the Condominium and Site Plan Agreements with the City, and in all Offers of
Purchase and Sale or Lease all the development blocks included in the Plan
(Blocks 1, 2 and 3):

"Purchasers and/or tenants are advised of the proposed adjacent public
square and the noise and lighting that may be experienced daily and due to
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84.

standard maintenance tasks or special events and activation that may take
place therein.”

"Purchasers and/or tenants are advised that the public square may be
closed from time to time to undergo routine operation and maintenance and
to any associated facility.”

Prior to final approval of the Plan, the Owner shall post a Letter of Credit for 50%
of the construction value of the public square. The Letter of Credit shall be held
until a Reserve Fund and Emergency Repair Funds are in place for all the strata
City Facilities (e.g. strata roads and strata park).

17



Attachment #1b

Pre-Conditions and
% Conditions of York Region
‘ (]
York Region Copone Sevices

File No.: 19T-13V06
October 26, 2015

Mr. Grant Uyeyama

Director of Development Planning
City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON L6A 1TI

Attention: Stephen Lue, Senior Planner.
Dear Mr. Uyeyama:

Re:  Draft Plan of Subdivision 19T-13V06
Part of Lots 1 and 2, Registered Plan No. 7977
Hightway No. 7, 190 & 180 Maplecrete
183437 Ontario Inc. (Liberty Development Corporation)
City of Vaughan

Thank you for the opportunity to review and provide comments on the most recent revision to the above
noted draft plan prepared by MHBC Planning, Urban Design & Landscape Architecture., File No. 1512E,
dated August 13, 2015.

Based on our review of the revised plan, comments and conditions of draft approval provided to the City
of Vaughan dated February 9, 2015 remain applicable and unchanged. However, additional technical
comments dated October 23, 2015, from the Region’s Transportation Services staff on the applicant’s
Traffic Impact Study (attached) should be addressed in a revised Traffic Study.

Should the draft plan be approved, we request a copy of the notice of decision, draft approved plan and
the conditions of draft approval. Please feel free to contact Janai De Lima, Associate Planner with any
questions or concerns at extension 71516 or electronically at janai.delima@york.ca.

Y ly,

Duncan MacAskill, MCIP, RPP
Manager, Development Planning

JD/

Attachments (2) Regional Condition Letter (February 9, 2015)
Technical Comments (October 23, 2015)

The Regional Mumapality of York. 17250 Yonge Street, Newmarket, Ontara 1.3Y 621
Tel: (905) 8304444, 1-877464-YORK (1-877-464-9675)

Internet: wunv.york. ca



A
York Region S

File No.: 19T-13V06
February 09, 2015

Mr. Grant Uyeyama

Director of Development Planning
City of Vaughan

2141 Major Mackenzie Drive
Vaughan, ON L6A 1T1

Attention: Stephen Lue, Senior Planner

Re:  Draft Plan of Subdivision 19T-13V06
Part of Lots 1 and 2, Registered Plan 7977
(Liberty Development Corporation)

City of Vaughan

The Regional Municipality of York has now completed its review of the above noted draft plan of
subdivision prepared by Malone Given Parsons Ltd., Project No. 12-2127, dated October 02, 2013.
The proposed development is located on the south side of Highway 7, east of Jane Street in the City
of Vaughan. The draft plan will facilitate the development of 3 blocks of mixed-use development and
blocks for streets within a 2.011 ha site.

Water Resources

Water Resources has no significant concerns with respect to the impact of the development on the
quality and quantity of the municipal groundwater supply in the area. The site is not within a
Wellhead Protection Area (WHPA) but high groundwater levels have been identified in the general
vicinity of Highway 7 and Jane Street, through specific York Region projects.

At the request of the Ontario Ministry of the Environment (MOE), the above-noted area of concern
conditions are to be identified to the area Municipality and applicant.

Transportation Planning

Transportation Planning staff have reviewed the Transportation Assessment report and Parking Study
and Transportation Demand Management (TDM) plan dated J une, 2012 prepared by Cole
Engineering. Technical comments are attached to hereto,

Sanitary Sewage and Water Supply
This development is within the Black Creek Wastewater Service Area and will be serviced from
Water Pressure District PD 6.

It is our understanding that this development will receive servicing allocation from the City of
Vaughan in the short term from current Town allocation, If the City does not grant this development

The Regional Muntcapality of York, 17250 Y onge Sireet, Newmarket, Ontario 1.3Y 67/
Tel: (905) 8304444, 1-877464-Y ORK (1-877464-9675)

Internet: unm . york.cu
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Schedule of Pre-Conditions
19T-13Ves
Mdl&luﬂ&ﬂwmm
(Liberty Development Corporation)

Re: Malooe Given Parsons Ltd., Project No. 12-2127 dated October 02, 2013.
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Schedule of Conditions
19T-13V06
Part of Lots 1 and 2, Registered Plan 7977
(lMtwadopmmCorponﬁon)

Re: Malone Given Parsons Ltd., Project No. 12-2127 dated October 02, 2013.
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Owwdm&eaﬁeuluds'ﬁmm&emdmymnhmm:ﬂwﬁm

ExiaiuYRTNiutmitsaﬁmopamonthefolhwingmadmyhﬂwﬁcinhyofﬂu
subject lands:
e Highway 7
lo.Pﬁmmﬁm!mvaLanmshnllaﬁsﬁatheR:gionaleicipaﬁtyonwk
Tmﬁmwﬁmwmm“mﬁdpdivﬁnhwﬁmwbem
byﬁeOwwwiﬁinminmjmcﬁmwiththelewiﬂmﬁdenmpedemimm
oomcﬁonﬁomtheiﬂmﬂmadwaytoﬂ:ekegiom]madwaynsfollm:

e From “Street A" to “Highway 7

The concrete pedestrian access connection shall meet the local municipality’s standards for
sidewalksmdahnnbeownedmdmimimdbythcmmmﬁcipdhy.

H.TheOwwshﬂlwin&embdiﬁﬁonwmmveylmdswmelomlmmicipdhy
topmvideformchpedwuimmoomecﬁonufemdtoinwﬁonwabow.

12. The Owner shall satisfy the Regional Municipality of York Transportation Services
Depumwﬂlcserﬁmwbewawiﬂ:inwinmqiumﬁonwithﬂnPhnwiu
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SubjeamwovﬂbyYRTMmawstmdingmandshehﬂpadee
provided at the following location:

ON Strest AT Street Location Standard Traffic Signal
Request

Highway 7 | Maplecrete Road | SW corner YRT-1.03 (preferred)
or YRT-1.02 if space
6 resiricied

Thepmgermndinguwslwhapadshn be provided at no cost to York Region and shall be
mvidedmwﬂywithmmmwmym The Owner may apply for a
&WMMMWMMYMW-MWMW
chpudhg&uhefwmandingmmdshelmm

Lm@nﬁngahmﬂdnaimfutwiﬁthehmﬂop,mmndhgmshdwam
sightlines. lfthnhnmpislomdinfmmofunploymuumitsha!lbe incorporated into the
landscape design,

mmmlaloutiondeumimddmingdndes‘gnphm is subject to change. Prior to
wmofmmmwmamuwmmmﬁm
YRTNinlhcﬁnﬂhnmploaﬁMmm. The Owner/consultant is to contact
YRT/Viva Fecilities Supervisor (tel. 905- 830-4444 X 75637) to confirm final details.

13. PﬁwbﬁmlmvitheOwlewbmh&Iwinpd»win&uappﬁmuqmeﬁdem&
lmmmmmmmmmmmmmm
satisfaction of York Region.

l4.1h0wwd:nﬁayumﬂ=8ubdiﬁsionwtwadﬁudlmmﬁalpmmofme
isti andﬁm:einuodwﬁonofmmitmieﬁinthisdwdopmtmidenﬁﬁedin

(YRT/Viva route maps, Future Plan maps & providing YRT/Viva website contact
hfumﬂm)mﬂuoﬁmmmm&ﬁmﬁmchmhmmwm.
TheYRTNivammemspsandtheFmPhnmnpsmavﬁ!able&om YRT/Viva upon
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le.mwﬁmwom&mmmummummmmumww
York Region for public M@mym&eeofalleoﬂmdmmhms.tothe
satisfaction of York Region Solicitor:

17.Nwwﬁmwhmmmhemmdeﬁmmmy)mqﬁndw
wbicwlhculﬁmﬁdnoﬁmyﬁdﬁoﬂﬁgbw?ahnﬁng&ewﬁeumﬁewm
Msﬁmﬁamﬂof&m&rﬂnmmm&emmﬁmd
construction of Highway 7.

wmwmmmhmdhmw
oondhionofthelmdsmnstbeprovidedtothekegionm:(i)willbeaddrumlw“‘lhe
ReﬁondMﬁdplhyono&”;GDmmﬁnwﬁngmmee&dthﬁ&cwonismﬁded
wnlyonﬂld:mpwnwdwmamﬁoninlhﬁ-enﬁray;md(ﬁi)ﬂummdwndiﬁomof
Muﬁmw(hdtﬁngmywmﬁngwﬁngwﬁmhlhbﬂhy)muabeaﬁsﬁmm
to the Region.
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mmm&ﬁmof&Mlmﬁmwmm
mmmmmwmmwmmmmumu
&t no cost to the Region.

ZI.WOMMmpdotwthed:vebpmanWofBbck 1, that direct vehicle
mmecklﬁ'omHishway7willmthemined.

22. The Owner shall agree, that access to Block 11 from/to Highway 7 shall be restricted to
right-in, right-out movements only.

26. The Regional Community Planning and Development Services Branch shall advise that
Conditions 1 to 25 inclusive, have been satisfied.
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Transportation Serv;oex Demm
Fax Ne, m&m
MEMORANDUM
TO: Asif Abbas, Community Planning
FROM: Shahid Matloob, Transportation Planning
DATE: February 2015
RE: Draft Plan of Subdivision 19T-13Ve6
Part of Lots 1 and 2, Registered Plan 7977
(Liberty Development Corporation)
City of Vaughan

MwTmelminthavewﬁewdhabowwm
MMMTWAMMMWSWNTDMMMJM
in2. The s

b) Thewﬂyshnmthehoﬁmymofmﬁcimdopmingymmmingﬁm
hﬁld—omandommmdSywsaﬁubuﬂd—om:ndowwy.

¢) The 2021 traffic volumes forecast are low. The study shows 1,360 vehicles travelling
uﬂbomdmmghway?inZOZIaseompuedwl,MVd{icluinZODBd}ﬁugAM

using a combination of build-up and trend /growth rate methods and shall bo
com‘atemwiﬂ:omeISMﬁoondtminthzm(ExpoCity).
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d) York "sdemeFMnsModd(Ebmm)ismmmde
strategic Caution shall be exercised when i ing the results as traffic
whmmuﬂﬁnkmaymbewndmmymﬂy

e) M?haphmdraﬁdmwm.mmmoﬂywa
publicroadmlo!ﬁghway7ﬂmmbednredwithdhudcvdopmaminthe
area.

f) It is not clear whether the 2006 TTS trip data is used for trip distribution in Section
6.3 (Trip Distribution). Clarification is required to confirm this,

electric muouavulnbleforvehic!adntnmondeowm
emdﬁucmﬂdbeMﬂeddmmgWonmdﬁedmmgmmudas
needed

h) Aspaﬂofﬂn?arkingSmdyandTDMplmtbesuﬂyhasamnimdaTnnspuuﬁon

wmmmmmmwuwwmm
mMplmahﬂahoimlﬁebmmtlimiwdwﬂnfoﬂowingm:

o Adnwingshanbeproﬁdadwﬂlmthebeﬁonsofﬂnpedﬁuhn/cycling
&dﬁﬁumdwnnzeﬁommadjmdevelommmrmdm

o nhwuueﬂuproposedbuﬁomofd:ebicyc!emksonﬂwsiteplmoraeow
plan should be added to the study;

o vaidzamlﬁmedisphymin!hehxﬂdingsothuthemidentshavemal
time information on the transit schedule;

© A detailed monitoring program;

o Devdopaoommunilymaphighlighﬁngmﬁtswps,walkingmdbikingm
retaildesﬁmﬁonsandschooh,mddism'blmthemmapwaﬂmwmddem;
o hwidemeﬁ:ﬂyplmmd,safe,ﬂlmimadmdeonvenianmwalkways
mdﬁdwﬂhﬁnﬁngthehﬂdingtohmstopsmdmhstaﬁondumimls;

o Whueamomwdeqweﬁmeﬁrmmmludingdimﬁom
to nearest transit stops and terminals;
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ovaidehighqmlilyMameniﬁesanhasbmhmandgubage
receptacles;

o ConractSmmCommmeNonhTorontoVaughanmiminmanamm
withﬂmtoservieelheoﬁceeomponmtofﬂwsite.SmaﬂCommﬁecan
pmvidecnpoolpu'kingimphmmtaﬁonsuppmtinformaﬁonmmi&onsite

mmMPmmmmidmﬁfy&emluandmﬁﬁﬁwofﬂnhndom
regatdingmeopemiomlmdﬁmndalelmts.YmtRegionmddnlocal
munici;nﬁtywiﬂn«mmemyﬁmhlmspomibiﬁtyfor&emm
devdopmmimplmnﬁiogongoingwnemandopunﬁom,mdmoniloﬁng
of the TDM Program.
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MEMORANDUM
TO: Janai De Lima, Development Engineering
FROM: Shahid Matloob, Transportation Planning
DATE: October 23, 2015
RE: 19T-13V06

Traffic Impact Study

1834371 Ontario Inc. (Liberty Development Corporation)
2591 Highway 7 West, 180 and 190 Maplecrete Road
City of Vaughan

As requested, Transportation Planning staff have reviewed the Transportation Assessment report
and Parking Study and TDM plan dated June, 2012 prepared by Cole Engineering to support the
above captioned application. The proposed development consists of three development phases
for a total of 1,314 residential units, 24,231 m? of office space and 2,952 m? of retail space. The
subject site is located in the City of Vaughan at the south-west quadrant of Highway 7 and
Maplecrete Road intersection.

Further to our internal discussion, the TIS should be revised to address the following areas of
concern:

1. The Study should be consistent with the VMC Study with respect to the assumptions and
future finer grid road network. Following is the link to the report.

ILttps://\w.-'w.vauuhan.ca/proiects/proiects and_studies/transportation master plan/General%
20Documents/Appendix%20A 1%20-%20Vau ghan%20Metropolitan®%20Centre.pdf

2. The Study should analyze all the accesses and implications to the Regional road network.

3. The Study should address previous comments dated December 1, 2010 provided on the OP
application OP.12.10, where applicable.

4. A comprehensive TDM Plan should be part of the Study. The TDM plan shall include but not
limited to the following measures:

© Pedestrians and cycling connections to the municipal pedestrian/cycling infrastructure;

° Dedicated and secure bicycle parking areas and outdoor bike repair station located
adjacent to the bicycle parking area;

© On site shower facilities and change rooms (if applicable for the office component of the
development);
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o Preferred carpool parking and physical rideshare notice board for employees;

¢ Provide carefully planned, safe, illuminated and convenient pedestrian walkways and
sidewalks linking the buildings to bus stops and transit stations/terminals;

* Provide transit maps pamphlets near employee entrances and in employee assembly
areas;

* Provide high quality pedestrian amenities such as benches and garbage receptacles, where
appropriate;

¢ Become a member of the North Toronto Vaughan Smart Commute (NTV) and enroll in
the programs that NTV Smart Commute currently offers.

* TDM plan shall include a check list that identifies the programs/measures, associated
costs, the applicant’s responsibility and specific actions to carry out the TDM
implementation; and

¢ Illustrate locations of the pedestrian/cycling connections and facilities on the site plan or
a concept plan and include in the TDM Plan.

¢ Include a TDM communication strategy, as part of the TDM, to communicate and notify
the Region and the City of Vaughan to effectively deliver the Information Packages and
pre-loaded Presto Cards to the residents. This strategy shall also include a physical
location for distribution of the Information Packages and pre-loaded Presto Cards.



ATTACHMENT #1C

TORONTO AND REGION CONSERVATION AUTHORITY

Toronto and Region Conservation Authority (TRCA) Conditions (November 24, 2017)

TRCA respectfully requests that the following conditions be included within the City's

decision:

1. These conditions relate to the Draft Plan of Subdivision prepared by MHBC dated
June 6, 2017.

2. That prior to the initiation of grading and prior to the registration of this plan or any
phase thereof, the owner shall submit a detailed report for the review and approval
of the TRCA that describes the storm drainage system to the satisfaction of TRCA.
This report shall include:

a)

b)

h)

Description of the storm drainage system (quality, quantity and erosion) for
the proposed development;

Plans to illustrate how this drainage system will tie into surrounding
drainage systems, i.e., identifying if it is it part of an overall drainage
scheme? How will external flows be accommodated? What is the capacity
of the receiving system or feature;

Stormwater management techniques which may be required to control
minor or major flows;

Appropriate Stormwater Management Practices (SWMPs) to be used to
treat/manage stormwater, to mitigate the impacts of development on the
quality, quantity and erosion of ground and surface water resources as it
relates to the natural heritage system, both aquatic and terrestrial:

Proposed methods and plan for controlling or minimizing erosion and
siltation on-site and/or in downstream areas during and after construction:

Location and description and impact analysis of all outlets and other
facilities which may require a permit pursuant to Ontario Regulation 166/08,
the Authority's Development, Interference with Wetlands and Alterations to
Shorelines and Watercourse Regulation;

Overall grading plans for the subject lands:

Overall grading and stormwater management system plans demonstrating
that the proposal is consistent with the Black Creek Renewal and VMC
Master Servicing Environmental Assessments:



A detailed Grading Plan be submitted that demonstrates stability along the
west edge and provides for the development of the Black Creek and
stormwater systems as described in the Black Creek Renewal and VMC
Master Servicing Environmental Assessments:

Detailed functional servicing report;

Detailed plans and calculations for the proposed lot-level, conveyance, and
end-of-pipe controls to be implemented on the site;

A subsurface investigation (including assessment of groundwater levels) at
the locations of the stormwater management facilities and for the final
design of site grading and underground structure elevations. The
recommendations of the subsurface assessment will be used to inform the
final design and construction plans; and

An evaluation that addresses the need for groundwater dewatering during
construction, including but not limited to details for its disposal, potential
impacts to natural features due to groundwater withdrawal, mitigation and
any permitting requirements.

That the Plan be subject to red-line revisions to meet the requirements of the

TRCA.

That prior to grading or site alteration of Block 2, the Owner shall demonstrate, to
the satisfaction of TRCA, that the flood plain, the 10 m buffer, and/or any
appropriate measures to accommodate Black Creek and or its renewal have been
completed or accommodated.

That the implementing Zoning By-law zones Block 2 with a Holding Symbol (“H”)
that prohibits development until it has been determined that the flood hazard has
been appropriately addressed, to the satisfaction of the TRCA.

That the Owner in the subdivision agreement, in wording acceptable to the TRCA:

a)

b)

Carry out, or cause to be carried out, to the satisfaction of the TRCA, the
recommendations of the technical reports referenced in these conditions;

To maintain all stormwater management and erosion and sediment control
structures operating and in good repair during the construction period, in a
manner satisfactory to the TRCA;



c) To obtain all necessary permits pursuant to Ontario Regulation 166/06
(Development, Interference with Wetlands and Alterations to Shorelines
and Watercourse) from the TRCA;

d) To comply with all Permits approved under Regulation 166/06, as may be
amended, including the approved plans, reports and conditions to the
satisfaction of TRCA;

That the Owner successfully obtains all necessary permits pursuant to Ontario
Regulation 166/06 (Development, Interference with Wetlands and Alterations to
Shorelines and Watercourses) from the TRCA for site grading and development.

That the Owner submit a copy of the approved implementing Zoning By-law, the
fully executed Subdivision Agreement a letter outlining how the conditions of draft
approval have been fulfilled and the required clearance fees to the TRCA, in order
to obtain clearance of the Conditions of Draft Approval.



ATTACHMENT #1D

CONDITIONS OF APPROVAL OF CANADIAN NATIONAL (CN) RAILWAY

Canadian National Railway (CN) Conditions (March 31, 2017)

1.

The Owner agrees to enter into with CN and register against title to the Lands an
agreement under the Industrial and Mining Lands Act, and to require installation
and maintenance of the noise and vibration mitigation measures required by CN.
The agreement shall be in CN’s standard form and include the following provisions:

OUTDOOR LIVING AREAS

The Owner agrees that as the open balconies, terraces, patios etc. may not
meet the Ministry of the Environment and Climate Change (“MOECC”)
criteria and have not been designed to be used as Outdoor Living Areas as
defined in the Noise Assessment Criteria in Land Use Planning Publication
LU-131, dated October 1997, which definition reads as follows:

‘Outdoor Living Area’ is the part of an outdoor area easily accessible from
the building and designed for the quiet enjoyment of the outdoor
environment. Outdoor Living Areas include, but are not limited to, the
following:

« Backyards or front yards or gardens or terraces or patios;

- Balconies, provided they are the only Outdoor Living Areas for the
occupant and meet the following conditions:

a) minimum depth of 4 m;
b) outside the exterior building facade;
€) unenclosed:;

« Common Outdoor Living Areas associated with multi-storey apartment
buildings or condominiums; and,

* Passive recreational areas such as parks if identified by the municipality.

The Owner will provide the necessary postponement agreement(s) postponing all
mortgages and encumbrances to this agreement.

The Owner will implement in the design and construction of the development of
the site the recommendations of a Noise and Vibration Study subject to the
following additional requirements:

i) No private open terraces, balconies or rooftop patios/terraces outdoor areas
to be located on the north and east facades other than terraces, balconies,



vi)

vii)

viii)

grade level patios or rooftop patios/terraces/common outdoor areas within
the top storeys of the building above a height of approximately 79.1 m (28t
floor) for Phase 1,

Any other terraces, balconies or rooftop patios be fully screened by the
proposed development, as currently provided by the general building siting
and massing of the remainder of the development;

All buildings to be constructed of brick veneer or masonry equivalent or
materials of acoustical equivalency;

No portion of any of the buildings or podiums to be constructed of curtain
wall construction except for spandrel panels which may be used where
constructed to the following specifications:

Minimum 6 mm glazing;

Minimum 125 mm insulation;

Minimum 18 gauge sheet metal liner panel;
92 mm studs with batt insulation;

Two layers 16 mm gypsum board

At residential suites and habitable areas, the spandrel panel must not
exceed 16% of the associated floor area and must have a minimum
Transmission Loss (TL) of 32 dB at 63Hz and 29 dB at 125 Hz;

Upgraded windows/exterior doors to be provided having an Sound
Transmission Class (STC) 37 rating or higher on the north and east facades
of Buildings 1 and 2;

Proposed windows/doors including frames to be tested and results provided
to CN for review;

CN to review and provide comments regarding the architectural drawings
and proposed construction prior to application of Building Permits to ensure
that terms of agreement are implemented. CN to provide comments within
2 weeks of receipt of completed drawings;

Owner’s/builder's acoustical consultant to inspect the as constructed
buildings and confirm that all required mitigation measures, as agreed upon,
in the agreement have been implemented. A confirmation letter shall be
provided to CN prior to occupancy (or another appropriate milestone). CN
to confirm in writing that the conditions have been satisfied.

Warning clauses will be required to be included in the Condominium Declarations
and required by the Condominium or Site Plan Agreement(s) with the City of
Vaughan as agreed to by the CN and the Owner to ensure all persons presently
having or who may in the future acquire any interest in the lands which are the



subject matter of this [Agreement/document] (the Subject Lands) are hereby
notified as follows:

a)

b)

d)

That Canadian National Railway Company (CN) is the owner of certain
lands known as its MacMillan Rail Yard (the CN Lands) located within a
kilometer of the Subject Lands, and that the CN Lands are now and will
continue to be used for the present and future railway and trucking facilities
and operations of CN and its customers on a continuous basis (24 hours of
each day in each year) including, without limitation, the operation and idling
of diesel locomotives and trucks with the generation of diesel fumes and
odours, 24 hours a day artificial lighting of the CN Lands which may
illuminate the sky, the classification, loading, unloading, braking and
switching of rail cars containing bulk and other commodities including
hazardous substances and/or goods containing the same which can make
wheel squeal, noise, vibration, odours, airborne particulate matter and/or
dust and the operation of various processes for the maintenance of rail and
truck equipment;

That CN, its customers, invitees, lessees and/or licensees will not be
responsible for any complaints or claims by or on behalf of the owners and
occupant of the Subject Lands from time to time arising from or out of or in
any way in connection with the operation of the CN Lands and all effects
thereof upon the use and enjoyment of the Subject Lands or any part
thereof, and whether arising from the presently existing facilites and
operations of CN, its customers, invitees, lessees or licensees, upon or from
any and all future renovations, additions, expansions and other changes to
such facilities and/or future expansions, extensions, increases,
enlargements and other changes to such operations;

That CN shall not be required to change any of its facilities or operations
upon the CN Lands as a result of or in response to any such complaints or
claims;

That CN may in the future renovate, add to, expand or otherwise change its
facilities on the CN Lands and/or expand, extend, increase, enlarge or
otherwise chance its operations conducted upon the CN Lands;

That an agreement under the Industrial and Mining Lands Act has been
entered into between the owner of the whole of the Subject Lands and CN
releasing any right you may have now or in the future to sue CN, its
customers, invitees, lessees and/or licensees for nuisance arising out of the
operation of an activity at the CN Lands including any noise, vibration, light,
dust, odour, particulate matter emanating there from.



f) Warning clause for units on the north and east facades of the buildings on
the subject lands that have unenclosed balconies, patios, or terraces. Noise
levels from CN’s MacMillan Rail Yard may not meet the maximum noise
limits of the Ministry of the Environment and Climate Change (“MOECC”)
criteria as defined in Noise Assessment Criteria in Publication NPC-300,
‘Environmental Noise Guideline — Stationary and Transportation Noise
Sources — Approval and Planning”. Such outdoor areas have not been
designed to be used as Outdoor Living Areas as defined in Publication
NPC-300, “Environmental Noise Guideline — Stationary and Transportation
Noise Sources — Approval and Planning”. Noise levels from activities from
the CN MacMillan Rail Yard could potentially cause discomfort or
annoyance and/or interrupt conversations in these outdoor areas.

5. The Owner will pay CN its reasonable costs of reviewing the application and
conditions of approval.
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THE CITY OF VAUGHAN

BY-LAW

BY-LAW NUMBER 014-2018

A By-law to amend City of Vaughan By-law 1-88, as amended by By-law 095-2014 (Site-Specific
Exception 9(1402).

WHEREAS the matters herein set out are in conformity with the Official Plan of the Vaughan
Planning Area, which is approved and in force at this time;

AND WHEREAS there has been no amendment to the Vaughan Official Plan adopted by Council
but not approved at this time, with which the matters herein set out are not in conformity;

NOW THEREFORE the Council of the Corporation of the City of Vaughan ENACTS AS

FOLLOWS:
1. That City of Vaughan By-law Number 1-88, as amended, be and it is hereby further amended by:
a) Deleting Schedule “1” and substituting therefor the Schedule “1” attached hereto.
b) Deleting Schedule “E-1529” and substituting therefor the Schedule “E-1529” attached
hereto as Schedule “2” for the lands shown as “Subject Lands” on Schedule “1”.
C) Deleting Key Map 4A and substituting therefor the Key Map 4A attached hereto as
Schedule “4”.
d) Deleting clause 1.(b)(i) and replacing with the following new clause 1.(b)(i):
“i) An Underground Parking Structure shall be permitted prior to the removal of the
Holding “(H)” Symbol;”
e) Deleting clause 1.(b)(ii) and replacing with the following new clause 1.(b)(ii):
“ii) A By-law to remove the Holding Symbol “(H)” from the Phase 1 lands shall not be
enacted until the following conditions are satisfied:”
f) Deleting clause 1.(b)(ii)(b) and replacing with the following new clause 1.(b)(ii)(b):
“b) The approval of the Site Development Application for Phase 2 on the Subject lands
shall not proceed until a Building Permit has been issued for the eight-storey,
minimum 13,549 m? office building in Phase 1;”
Q) Adding the following new clauses 1.(b)(iii) and 1.(b)(iii)(a) after clause 1.(b)(ii) as follows:

“iii) A By-law to remove the Holding Symbol “(H)” from the Phase 2 lands shall not be
enacted until the following condition is satisfied:

a) The owner shall contribute, if required, to community benefits as mutually

agreed to with the City of Vaughan subject to an Agreement(s) with the

City of Vaughan pursuant to Section 37 of the Planning Act prior to the

finalization of the Phase 2 Site Development application, to the satisfaction



h)

)

k)

of the City of Vaughan;”

Deleting clause 1.(b)(ii)(c), 1.(b)(i))(d), and 1.(b)(i))(e) in its entirety and replacing with the

word “DELETED.”

Deleting clauses B.(a) and (b) and replacing with the following new clauses B.(a) and (b):

“a) Subsections 2.0 and 2.2 respecting the definitions of Lot, Parking Space,

Underground Parking Structure, and Building Height;

b) Subsection 3.8.1 respecting Parking Requirements for the Vaughan Metropolitan
Centre and Subsection 3.8.2 respecting Bicycle Parking in the Vaughan
Metropolitan Centre;”

Deleting clause B.(ai)(i) and replacing with the following new clause B.(ai)(i):

“i) The Subject Lands are deemed one lot, regardless of the number of buildings
constructed thereon, the creation of separate units and/or lots and/or blocks by
way of a plan of subdivision, plan of condominium, consent, conveyance of private
or public roads, strata title arrangements, or other permissions, and any
easements or registrations that are granted, shall be deemed to comply with the
provisions of this By-law;”

Adding the following new clauses (iii) and (iv) after clause B.(ai)(ii):

“ii) An Underground Parking Structure shall mean a building or structure constructed
below finished grade used for the temporary parking of motor vehicles and shall
not include the storage of impounded or derelict motor vehicles;

iv) The definition of Building Height shall exclude accessory roof construction,
elevator(s), mechanical room, antennae, parapet wall, canopies, landscape
features, roof-top equipment, or roof-top architectural features and/or accessory
amenity areas, including, but not limited to observatories. Where two or more
levels of underground parking are provided for a residential, office or mixed-use
development, two levels of above-grade parking integrated within the podium of
the building may be excluded from the calculation of the total height of the building,
and the Gross Floor Area of the parking area may be excluded from the calculation
of the total density of the building;”

Adding the following new clause after the second bullet in clause (bi)(ii):

“u Multi-Unit Residential — 0.5 spaces per unit;”

Adding the following new clauses (biii), (biv), and (bv) after clause (bii):

“biii)  The Minimum Width for the pedestrian public mews (and driveway) shall be 6 m;

biv) Access may be permitted to the Subject Lands from the adjacent lands to the west

(7725 Jane Street);



n)

0)

p)

Q)

Y

s)

B

u)

bv) Residential Visitor Parking may be shared with non-residential parking within a
mixed-use building;”

Deleting clause (ci) and replacing with the following new clause (ci):

“ci) Loading space(s) shall be located wholly enclosed in a building with access onto

a public or private street;”

Adding the following new clause (dii) after clause (di) as follows:

“dii) No minimum setbacks shall be required from any property line to the nearest part
of a building below finished grade;”

Deleting “2.0 m” in clause (ei)(i) and replacing with “0 m”.

Deleting clause (fi) and replacing with the following new clause (fi):

“fi) Save and except exit stairs and vents ancillary to an underground parking area, all
buildings or structures erected on the lands shown as “Subject Lands” on Schedule
“E-1529” shall be located within the areas described as “Phase 1” and “Phase 2”;”

Adding the “and/or accessory amenity areas, including, but not limited to observatories;”

after the word “features” in clause (fiv).

Deleting the reference to “Building Envelope 1” in clause (fv) and replacing it with “Phase

17,

Deleting clause (fvi) and replacing it with the following new clause (fvi):

“fi) The maximum building height for “Phase 2" shall be 82 m, and if required, shall be
subject to the owner’s contribution to community benefits to be used for the
provision of services, facilities or other matters to assist in achieving municipal
objectives, particularly to benefit the areas where the bonus is to be granted,
subject to an Agreement(s) with the City of Vaughan pursuant to Section 37 of the
Planning Act;”

Deleting clause (fvii) and replacing it with the following new clause (fvii):

“fvii)  For clarity, the following standards shall apply:

i) Minimum Lot Area shall be:
=  Block 2: 3,712 m?;
» Block 3: 3,318 m?;
ii) The Minimum Lot Frontage shall be:
= Block 2: 32 m (Regional Road 7);
= Block 3: 34 m (Maplecrete Road);
iii) An architectural element may encroach 0.7 m into the site triangle located
at the intersection of Street A and Regional Road 7;
iv) The Minimum Building Setbacks for Tower A shall be:
= Abutting Maplecrete Road: 2 m at the second storey;

= Abutting Street B: 0.6 m;



X)

y)

V) The Minimum Building Setbacks abutting Street A for Tower B shall be
0.2m;
Vi) The Minimum Building Setbacks for Tower D shall be:
= Abutting Street A: 0 m;
= Abutting the pedestrian public mews: 1 m;”
Deleting clauses (gi), (gii), and (giii) and replacing with the following new clauses (gi), (gii),
and (giii):
“gi) A minimum of 4 m2 per apartment dwelling unit shall be provided as amenity area;
gii) The total combined retail gross floor area shall be a maximum 3,500 m?;
giii) The total combined office building gross floor area shall be a minimum of
13,549m?;”
Adding the following new clause (giv) after clause (giii):

“giv)  In addition to the uses permitted in the C9 Corporate Centre Zone, the following

additional uses shall be permitted:

i) Independent Living Facility;

i) Supportive Living Facility;

iii) Long Term Care Facility;

iv) Underground Parking Structure;”

Adding the following new clauses (h), (i), and (j) after clause B.(g):
“h) Subsection 7.1.1 respecting Open Space Zone Requirements and Schedule “A”

respecting the zone standards in the OS2 Open Space Park Zone;

i) Subsections 7.1.2 and 7.3 respecting Uses Permitted in the OS2 Open Space Park
Zone;

i) Subsection 3.8.1 respecting Parking Requirements for the Vaughan Metropolitan
Centre;”

Adding the following new clauses (hi), (ii), and (ji) after clause (giii):

“hi) The minimum setbacks within the OS2 Open Space Park Zone shall be 0 m;

ii) A building or structure for access stairs to and from the underground parking
structure may be permitted in addition to the uses permitted in the OS2 Open
Space Park Zone; and

i The required commercial and office parking may be used for required visitor

parking associated with residential uses in a mixed-use building.”

Schedules “1”, “2”, and “4” shall be and hereby form part of this By-law.



Enacted by City of Vaughan Council this 30t day of January, 2018.

Hon. Maurizio Bevilacqua, Mayor

Barbara A. McEwan, City Clerk

Authorized by Item No. 1 of Report No. 2
of the Committee of the Whole

Adopted by Vaughan City Council on
January 30, 2018.



SUMMARY TO BY-LAW 014-2018

The lands subject to this By-law are located at the southwest corner of Maplecrete Road and Regional
Road 7, municipally known as 2951 Regional Road 7 and 180 and 190 Maplecrete Road, being part of Lot
5, Concession 4, City of Vaughan.

The purpose of this By-law is to amend the original site-specific Zoning By-law Exception 9(1402), Zoning
By-law 095-2014, to permit the following amendments:

a) reduction of development phases from 3 to 2;

b) consistent with the Vaughan Metropolitan Centre (VMC) Secondary Plan, permit the exclusion of
two storeys from the calculation of maximum permitted building height provided that two storeys of
underground parking is included — for Phase 1 only;

¢) notwithstanding the definition of lot and for clarity purposes, reductions to lot area, lot frontage, and
building setbacks after the creation of Streets A and B and the pedestrian public mews;

d) permission for site triangle encroachments at Street A and Regional Road 7;

e) access protection in favour of the lands to the west (7725 Jane Street);

f) permission for shared non-residential and residential visitor parking in a mixed-use building;

g) areduction of access with along the pedestrian public mews;

h) inclusion of additional uses in the C9 Corporate Centre Zone (Independent Living Facility,
Supportive Living Facility, Long Term Care Facility, and Underground Parking Structure, as site-
specifically defined in this By-law);

i) permit a building or structure for access stairs to and from the underground parking structure in the
OS2 Open Space Park Zone with 0 m setback to all property lines;

i) permit loading spaces to have access onto public or private streets;

k) permit no minimum setbacks from any property line to the nearest part of the building below finished
grade;

I) permit O m landscape strip widths along Regional Road 7;

m) further reduction of minimum amenity area to 4 m2 per apartment dwelling unit;

n) increase in maximum retail gross floor area to 3,500 m?; and

0) exclude an observatory from the definition of building height.

On June 16, 2015, the Ontario Municipal Board approved By-law 095-2014 which effectively zoned the
subject lands with the Holding Symbol “(H)”, until such time that the identified conditions are fulfilled.

Specifically, the condition that water supply and sewage servicing capacity has been identified and
allocated to the Subject Lands by Vaughan Council has been fulfiled with the inclusion of the
recommendation in the Committee of the Whole report, dated January 23, 2018, which was approve by
Vaughan Council on January 30, 2018, that 1,162 residential units have been allocated servicing capacity
from the York Sewage Servicing/Water Supply System.

The condition that the Record of Site Condition (RSC) be registered and signed by a Qualified Person and
the Acknowledgment Form from the Ministry of Environment and Climate Change (MOECC) has been
fulfilled with the registration of RCS #223539 and #223724.

Despite the above fulfilment of conditions, the Holding Symbol “(H)” shall remain in Site-Specific Exception
9(1402) until the remaining conditions are fulfilled.
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