
PUBLIC RELEASE 
September 12, 2014 

 
 

TOWN OF AURORA 
GENERAL COMMITTEE MEETING  

AGENDA 
 

Tuesday, September 16, 2014 
7 p.m. 

Council Chambers 
 
 
Councillor Pirri in the Chair 
 
 
1. DECLARATION OF PECUNIARY INTEREST AND GENERAL NATURE THEREOF 
 
 
2. APPROVAL OF THE AGENDA 
 

RECOMMENDED: 
 

THAT the agenda as circulated by Legal and Legislative Services be approved. 
 
 
3. DETERMINATION OF ITEMS REQUIRING SEPARATE DISCUSSION 
 
 
4. ADOPTION OF ITEMS NOT REQUIRING SEPARATE DISCUSSION 
 
 
5. DELEGATIONS 
 

(a) Gary Templeton, representing Pandolfo et al. pg. 1 
Re: Item 4 – PL14-065 – Application for Draft Plan of Subdivision 

Pandolfo et al., 14070 Yonge Street, File: D12-03-2A (Related  
Files: D09-03-12, D14-21-03) 

 
(b) Angela Sciberras, representing Stirling Cook Aurora Inc. pg. 2 

Re: Item 5 – PL14-066 – Application to Amend the Zoning By-law 
and Site Plan Approval, Stirling Cook Aurora Inc., 74 Old  
Bloomington Road, York Region Vacant Land Condominium Plan  
No. 1159, Unit 22, Files: D14-04-13 and D11-06-14 (SP-2014-06) 
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6. PRESENTATIONS BY THE ADVISORY COMMITTEE CHAIR 
 

Heritage Advisory Committee 
Councillor Abel 

 
 
7. CONSIDERATION OF ITEMS REQUIRING SEPARATE DISCUSSION 
 
 
8. NOTICES OF MOTION 
 
 
9. NEW BUSINESS/GENERAL INFORMATION 
 
 
10. CLOSED SESSION 
 
 
11. ADJOURNMENT 
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AGENDA ITEMS 
 
1. PL14-054 – Proposed Plan of Subdivision, File: D12-01-14 pg. 3 

Zoning By-law Amendment, File: D14-01-14 
2351528 Ontario Limited and Aurora-Leslie Development 
Limited (Addison Hall Business Park) 
15775 & 15625 Leslie Street 
Part of Lots 23 and 24, Concession 3 

 
 RECOMMENDED: 
 

THAT report PL14-054 be received; and 
 
THAT application for Draft Plan of Subdivision D12-01-14 be approved, subject to 
the conditions outlined in Schedule ‘A’ of this report; and 
 
THAT Application to Amend the Zoning By-law File: D14-01-14 be approved, to 
rezone the subject lands from “Rural “RU” Zone” to “BP” – Business Park 
Exception Zone, “EP” – Environmental Protection” and “O” – Major Open Space 
Exception Zone; and 
 
THAT by-laws to adopt the implementing zoning be presented at the Council 
meeting for enactment; and 
 
THAT the Urban and Architectural Design Guidelines for the subject lands, 
prepared by The Planning Partnership, dated March 2014, be approved; and 
 
THAT the Mayor and Town Clerk be authorized to execute a Subdivision 
Agreement, including any and all documents and all of the Agreements 
referenced in the Conditions of Approval, including any ancillary agreements 
required to give effect to same. 

 
 
2. PL14-060 – Removal of Holding (H) Provision, Zoning By-law pg. 78 

Amendment Applications within the 2C Secondary Plan 
Area (West) as follows: 

 
Mattamy (Aurora) Limited  

 Part of Lot 26, Concession 2 E.Y.S. 
 File: D14-08-11 (H-3)  
 
 TACC Developments (Aurora) Inc. 
 Part of Lot 25, Concession E.Y.S. 
 File: D14-09-11 (H-2) 
 
 St. John’s Road Development Corp. (Metrus Development Inc.) 
 Part of Lots 24 and 25, Concession 2 E.Y.S. 
 File: D14-01-12 (H-2) 
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 Brookfield Homes (Ontario) Limited 
 Part of Lots 23, 24 and 25, Concession 2 E.Y.S. 
 File: D14-12-11 (H-2) 
 
 Shimvest Investments Limited 
 Part of Lot 22, Concession 2 E.Y.S. 
 File: D14-02-12 (H-2) 

 
 RECOMMENDED: 
 

THAT report PL14-060 be received; and 
 
THAT Application D14-08-11 (H-3), D14-09-11 (H-2), D14-01-12 (H-2), D14-12-
11 (H-2) and D14-02-12 (H-2) to remove the Holding (H) provision from the lands 
shown as ‘Area to remove Holding (H) designation’ on Figures 2-6 to staff report 
PL14-060 be approved; and  
 
THAT Council enact the removal of the Holding provision by-laws at the Council 
meeting. 

 
 
3. PL14-064 – Application for Exemption from Part Lot Control pg. 90 

Mattamy (Aurora) Limited 
Block 96, Plan 65M-4407 
File: D12-PLC-03-14 

 
 RECOMMENDED: 
 

THAT report PL14-064 be received; and 
 
THAT Council approve the Application for Exemption from Part Lot Control 
submitted by Mattamy (Aurora) Limited to divide Block 96 on Plan 65M-4407 into 
six (6) separate lots for townhouse units; and 
 
THAT Council enact the Part Lot Control Exemption By-law at the Council 
meeting. 

 
 
4. PL14-065 – Application for Draft Plan of Subdivision pg. 97 

Pandolfo et al. 
14070 Yonge Street 
File: D12-03-2A (Related Files: D09-03-12, D14-21-03) 

 
 RECOMMENDED: 
 

THAT report PL14-065 be received; and 
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THAT application for Draft Plan of Subdivision D12-03-2A (Pandolfo et al.) be 
approved, subject to the conditions outlined in Schedule A of this report; and 
 
THAT a total of 29 units (91 persons equivalent) of water and sewage capacity be 
allocated to the Draft Plan of Subdivision; and 
 
THAT the Mayor and Town Clerk be authorized to execute a Subdivision 
Agreement, including any and all documents and all of the Agreements reference 
in the Conditions of Approval, including any ancillary agreements required to give 
effect to same. 

 
 
5. PL14-066 – Application to Amend the Zoning By-law and Site Plan pg. 147 

Approval 
Stirling Cook Aurora Inc. 
74 Old Bloomington Road 
York Region Vacant Land Condominium Plan No. 1159, Unit 22 
Files: D14-04-13 and D11-06-14 (SP-2014-06) 

 
 RECOMMENDED: 
 

THAT report PL14-066 be received; and 
 
THAT Application to Amend the Zoning By-law File: D14-04-13 (Stirling Cook) be 
approved, to rezone the subject lands from Detached Dwelling First Density 
Residential (R1-43) Exception Zone to Row Dwelling Residential (R6-xx) 
Exception Zone to permit six (6) row housing units including site specific 
provisions; and 
 
THAT the implementing By-law Amendment be presented at the Council meeting 
for enactment; and 
 
THAT a total of five (5) additional units of water and sewage capacity be allocated 
to the subject lands; and 
 
THAT Site Plan Application File D11-06-14 (Stirling Cook) be approved to permit 
the development of the subject lands for six (6) row housing units permitted by 
the Amending By-law; and 
 
THAT the Mayor and Town Clerk be authorized to execute the Site Plan 
Agreement, including any and all documents and ancillary agreements required 
to give effect to same. 
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6. PR14-039 – Aurora 150 Legacy Project Proposal pg. 163 
 
 RECOMMENDED: 
 

THAT report PR14-039 be received; and 
 
THAT Council approve $10,000.00 to be allocated towards the production of a 
Remembrance Day Commemorative DVD; and 
 
THAT, if funding is approved, staff submit a written request to the Royal Canadian 
Legion and the Queen’s York Rangers to determine their level of interest in 
facilitating the production of this DVD; and 
 
THAT the then remaining balance of funds totalling $80,737.66 from the 
Sesquicentennial (Aurora 150th Birthday) account be returned to the original 
source of funding being the Council Discretionary Reserve Fund. 

 
 
7. PR14-029 – McLeod Woodlot Fencing pg. 167 
 
 RECOMMENDED: 
 

THAT report PR14-029 be received; and 
 
THAT Council provide direction to staff for the provision of fencing the Leslie 
Street frontage of the McLeod Wood Nature Reserve. 

 
 
8. PR14-041 – Installation of Pathway Lighting in Lambert Willson Park pg. 172 

and Optimist Park 
 
 RECOMMENDED: 
 

THAT report PR14-041 be received; and 
 
THAT Council approve the request for additional funding in the amount of 
$16,500.00 for the additional costs associated with RFQ# PRS2014-63 
Installation of Pathway Lighting in Lambert Willson Park and Optimist Park; and 

 
THAT $16,500.00 be allocated from the Cash-in-Lieu Reserve to accommodate 
this shortfall. 
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9. IES14-051 – Award of Quotation IES2014-56 – Supply and Delivery of pg. 175 

One 2014 Four Wheel Drive Tractor and Attachments 
 
 RECOMMENDED: 
 

THAT report IES14-051 be received; and 
 
THAT Quotation IES2014-56 – Supply and Delivery of One 2014 Four Wheel 
Drive Tractor and Attachments be awarded to Hutchinson Farm Supply in the 
amount of $96,462.00, excluding taxes, and 
 
THAT additional funding in the amount of $36,462.00 from the Fleet Repairs and 
Replacement Reserve be provided; and  
 
THAT the Director of Infrastructure and Environmental Services be authorized to 
execute the necessary Agreement, including any and all documents and ancillary 
agreements required to give effect to same. 

 
 
10. Memorandum from Director of Infrastructure & Environmental Services pg. 179 

Re: Joint Operations Centre Financial Monitoring Task Force Update 
 
 RECOMMENDED: 
 

THAT the memorandum regarding Joint Operations Centre Financial Monitoring 
Task Force Update be received for information. 

 
 
11. IES14-052 – Facility Projects Status Report pg. 180 
 
 RECOMMENDED: 
 

THAT report IES14-052 be received for information. 
 
 
12. CAO14-018 –  Community Tourism Plan pg. 187 
 
 RECOMMENDED: 
 

THAT report CAO14-018 be received; and 
 
THAT staff proceed with the development of a Community Tourism Plan with 
Central Counties Tourism for commencement in 2015; and 
 
THAT the Mayor and Town Clerk be authorized to execute the necessary 
Agreements, including any and all documents and ancillary agreements required 
to give effect to same. 
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13. CAO14-019 –  Citizen Advisory Committee Live-Streaming Feasibility pg. 191 
 
 RECOMMENDED: 
 

THAT report CAO14-019 be received; and 
 
THAT this report satisfy Council’s conditional budget approval; and 
 
THAT staff be authorized to proceed with capital project #12029 “Streaming Sub-
Committees Live Via Internet”. 

 
 
14. PR14-042 – Indoor Tennis Facility – Rigid Structure pg. 194 
 
 RECOMMENDED: 
 

THAT report PR14-042 be received; and 
 
THAT Council direct staff to engage a design consultant; and 
 
THAT Council approve $200,000.00 for the initial phase of the consultation 
process; and 
 
THAT funding be provided from the Development Charges Reserve and the 
Parks and Recreation Master Plan Reserve. 

 
 
15. LLS14-033 – Pending List pg. 199 
 
 RECOMMENDED: 
 

THAT report LLS14-033 be received for information. 
 
 
16. IES14-050 – Integrated Waste Management Master Plan Update pg. 213 
 
 RECOMMENDED: 
 

THAT report IES14-050 be received for information. 
 
 
17. IES14-053 – Purchase Order Increase for Facilities HVAC Services pg. 220 
 
 RECOMMENDED: 
 

THAT report IES14-053 be received; and 
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THAT Council approve an increase for purchase order 69 (Nor-Line Plumbing 
and Mechanical) by $73,600 to an upset limit of $170,000 excluding taxes. 

 
 
18. HAC14-09 – Heritage Advisory Committee Report of September 8, 2014 pg. 223 

 
RECOMMENDED: 

 
THAT report HAC14-09 be received; and 

 
THAT Council adopt the following recommendations from the Heritage Advisory 
Committee meeting of September 8, 2014: 

 
1. HAC14-024 – 938 St. John’s Sideroad, Final Disposition of the “Enos 

Lundy House” Designated under Part IV of the Ontario 
Heritage Act 

 
THAT there is no objection to the reconstruction of the Enos Lundy House 
as proposed subject to the Heritage Application Permit process; and 
 
THAT recommended conditions set out by staff be supported. 

 
2. HAC14-025 –  Request to Remove a Property from the Aurora Register 

of Properties of Cultural Heritage Value or Interest, 75 
Industrial Parkway South 

 
THAT the property located at 75 Industrial Parkway South be removed from 
the Aurora Register of Properties of Cultural Heritage Value or Interest as it 
was determined not to be of significant cultural heritage value as per the 
Evaluation Working Group Report; and 
 
THAT, as a condition, the Heritage Advisory Committee be permitted the 
opportunity to investigate and recover any potential salvage items from the 
property prior to demolition. 
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DELEGATION REQUEST 
 


This Delegation Request form and any written submissions or background information for 
consideration by either Council or Committees of Council must be submitted to the Clerk’s office by 
the following deadline: 
 


4:30 P.M. ON THE BUSINESS DAY PRIOR TO THE REQUESTED MEETING DATE 
 


COUNCIL/COMMITTEE/ADVISORY COMMITTEE DATE: General Committee, Sep. 16, 2014 


SUBJECT: Item 5 - PL14-066 - Application to Amend the Zoning By-law and Site Plan Approval, 
Stirling Cook Aurora Inc., 74 Old Bloomington Road, York Region Vacant Land 
Condominium Plan No. 1159, Unit 22, Files D14-04-13 and D11-06-14 (SP-2014-06) 


NAME OF SPOKESPERSON: Angela Sciberras, Macaulay Shiomi Howson Ltd. 


NAME OF GROUP OR PERSON(S) BEING REPRESENTED (if applicable): 


Stirling Cook Aurora Inc. 


BRIEF SUMMARY OF ISSUE OR PURPOSE OF DELEGATION: 


Zoning Amendment and Site Plan Approval item expected to be on agenda.  Opportunity to provide 
update to Committee and respond to any questions. 


PLEASE COMPLETE THE FOLLOWING: 


Have you been in contact with a Town staff or Council member 
regarding your matter of interest? YES   ☒ NO   ☐ 


IF YES, WITH WHOM?  Marco Ramunno, Director of Planning & Development 
Services, and Drew MacMartin, Planner 


  DATE:        


☒ I acknowledge that the Procedural By-law permits five (5) minutes for Delegations. 


 
 


Legal and Legislative Services 
905-727-3123  


councilsecretariatstaff@aurora.ca 
 


Town of Aurora 
100 John West Way, Box 1000 


 Aurora, ON  L4G 6J1 
 





		DELEGATION REQUEST






  TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PL14-054 
  
 
SUBJECT: Proposed Plan of Subdivision, File: D12-01-14   
 Zoning By-law Amendment , File: D14-01-14 


2351528 Ontario Limited and Aurora-Leslie Development Limited 
(Addison Hall Business Park)   


 15775 & 15625 Leslie Street 
 Part of Lots 23 & 24, Concession 3 
    
FROM: Marco Ramunno, Director of Planning & Development Services  
 
DATE: September 16, 2014 
 
 


RECOMMENDATIONS 
 
THAT report No. PL14-054 be received;  
 
THAT application for Draft Plan of Subdivision D12-01-14 BE APPROVED, subject 
to the conditions outlined in Schedule ‘A’ of this report;  
 
THAT Application to Amend the Zoning By-law File: D14-01-14 BE APPROVED, to 
rezone the subject lands from “Rural “RU” Zone” to “BP” – Business Park 
Exception Zone, “EP” - Environmental Protection” and “O” – Major Open Space 
Exception Zone.  
 
THAT by-laws to adopt the implementing zoning be presented at the Council 
meeting for enactment;  
 
THAT the Urban and Architectural Design Guidelines for the subject lands, 
prepared by The Planning Partnership, dated March 2014, BE APPROVED; 


 
THAT the Mayor and Town Clerk be authorized to execute a Subdivision 
Agreement, including any and all documents and all of the Agreements 
referenced in the Conditions of Approval, including any ancillary agreements 
required to give effect to same. 
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PURPOSE OF THE REPORT  
 
The purpose of this report is to provide an evaluation and recommendations regarding 
the proposed Draft Plan of Subdivision and zoning by-law amendment applications 
submitted by the applicant to develop a business park development over the 76.6 
hectare of land. The proposed business park includes a range of employment uses 
including; office, warehousing, light manufacturing and related retail and commercial 
uses in accordance to the 2C Secondary Plan (OPA 73).  
 
BACKGROUND  
 
The proposed draft plan of subdivision application was heard at the Public Planning 
Meeting held on June 25, 2014.  
 
At that meeting Council passed the following resolution:  
 


“THAT report PL14-046 be received; and  
 
THAT comments presented at the Public Planning meeting be addressed by 
the Planning and Development Services department in a comprehensive 
report outlining recommendations and options at a future General Committee 
meeting.” 


 
Only one person spoke in favour of the proposed applications. No concerns or 
objections were raised by any members of the public. Since the Public Meeting the 
applicant has worked with the Regional, Municipal and other government agencies in 
addressing the comments and concerns raised during the circulation and review of the 
proposed draft plan of subdivision.    
 
Location/ Land Use 
 
The subject lands, municipally known as 15775 and 15625 Leslie Street, are located on 
the east side of Leslie Street, north of Wellington Street East (Figure 1).  
  
The surrounding land uses are as follows: 
 
 North:  Vacant Future Business Park Land;  
 South: Proposed Regional Water Tower and Existing business park use;  
 East:    Highway 404 and; 
 West:  (across Leslie Street) Vacant Residential land (2C Residential)      
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Policy Context 
 
The proposed draft plan of subdivision is consistent and conforms to the 
Provincial, Regional and Municipal policies  
 
Provincial Policy Statement (PPS)  
 
The Provincial Policy Statement (PPS) was issued under section 3 of the Planning Act 
and came into effect April 30, 2014. The 2014 PPS replaced the Provincial Policy 
Statement issued March 1, 2005. Although the application was submitted on April 3, 
2014, the public planning meeting and the circulation for draft plan conditions was 
completed after the 2014 PPS was in effect. As such, the proposed applications will be 
subject to the 2014 PPS and not the 2005 PPS.  
 
The PPS encourages the development of strong communities through the promotion of 
efficient land use and development patterns. Through the PPS, the development of new 
communities must demonstrate in part:   
 
• An appropriate range and mix of residential, employment, recreational and open 


space to meet long-term needs. (Section 1.1.1 b) 
• Providing opportunities for a diversified economic base, including maintaining a 


range and choice of suitable sites for employment uses which support a wide range 
of economic activities and ancillary uses, and take into account the needs of existing 
and future business. (Section 1.3.1 b) 


• Natural features and areas shall be protected for the long term. (Section 2.1.1) 
• Identifying water resource systems consisting of ground water features, hydrologic 


functions, natural heritage features and areas, and surface water features. (Section 
2.2.1 c) 


• Implementing necessary restrictions on development and site alteration to protect all 
municipal drinking water supplies. (Section 2.2.1 e) 


• Ensuring stormwater management practices minimize stormwater volumes and 
contaminant loads, and maintain or increase the extent of vegetative and pervious 
surfaces. (2.2.1 h) 


 
Decisions on planning matters shall be consistent with the provisions of the PPS. 
 
Growth Plan for the Greater Golden Horseshoe 
 
The Growth Plan for the Greater Golden Horseshoe (2006), as amended June 2013, is 
a guiding document for growth management in the Greater Toronto Area to 
2041.  Section 2.2.6.1 of the Growth Plan states that an adequate supply of lands will 
be maintained for a variety of appropriate employment uses to accommodate the growth 
forecast. Municipalities will promote economic development competitiveness by: 
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a) providing for an appropriate mix of employment uses including industrial, 


commercial and institutional uses to meet long-term needs; 


b) providing opportunities for a diversified economic base, including maintaining a 
range and choice of suitable sites for employment uses which support a wide 
range of economic activities and ancillary uses, and take into account the needs 
of existing and future businesses; 
 


c) planning for, protecting and preserving employment areas for current and future 
uses; and 


 
d) ensuring the necessary infrastructure is provided to support current and 


forecasted employment needs. 
 
Section 2.2.7.2 of the Growth Plan requires development within Designated Greenfield 
Areas to achieve a minimum density target of 50 residents and jobs combined per 
hectare. The proposed draft plan of subdivision creates a complete community by 
offering a range employment to accommodate the future population growth in Aurora.  
 
York Region Official Plan (2010) 
 
Regional Planning staff reviewed this application in the context of the Regional Official 
Plan. The subject lands are located within the “Urban Area” as approved by Regional 
Official Plan. Within Urban Areas, policies in the Regional Plan follow the directives from 
the Provincial Growth Plan.  
 
Lake Simcoe Protection Plan (2009) 
 
The Lake Simcoe Protection Plan aims to protect and restore the ecological health of 
the Lake Simcoe watershed. As part of the complete application, the applicant provided 
a matrix of responses to address the relevant policies of the Lake Simcoe Protection 
Plan. The response matrix was circulated and reviewed by the Lake Simcoe 
Conservation Authority.  
 
Town of Aurora Official Plan 
 
As shown on Figure 2, the subject lands are designated “Business Park 1”, 
“Environmental Protection Area” and “Stormwater Management Facility” by the Aurora 
Northeast (2C) Secondary Plan (OPA No. 73). Descriptions of the major Land Use 
Designations that apply to the subject lands were outlined in Public Planning Meeting 
Report PL14-046.  
 
In addition to creating vibrant new residential neighbourhood, OPA 73 is intended to 
ensure the continued advancement of Aurora’s economy through the designation and 
development of a well-designed Business Park. This Secondary Plan seeks to promote 
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the Town’s economic development efforts to establish a diversified economic base, 
encourage a competitive business environment and ultimately advance and sustain 
Aurora’s long-term economic prosperity. 
 
Zoning By-law 
 
The subject lands are currently zoned “Rural (RU) Zone” by the Town of Aurora Zoning 
By-law 2213-78, as amended. In order to facilitate the development of the property for a 
Plan of Subdivision an Amendment to the Zoning By-law is required. As a result, the 
Owner is proposing to re-zone the subject lands from Rural (RU) Zone to “BP” – 
Business Park Exception Zone, “EP” - Environmental Protection” and “O” – Major Open 
Space Exception Zone as illustrated in Figure 4.    
 
Proposed Development  
 
Proposed Plan of Subdivision 
 
As illustrated on Figure 3, the proposed draft plan of subdivision proposes a total of 38 
Blocks and a new municipal road network. In total there are three (3) main roads 
entering into the subdivision. There are two (2) access points along Leslie Street, north 
of State Farm Way, intersecting with William Graham Drive. There is another access 
point which is a northerly extension of First Commerce Drive. The following is a 
breakdown of the major land uses proposed draft plan application: 
 
Proposed Land Use within the Draft Plan of Subdivision 
 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


 
 
 


Proposed Land Use 
Total 


Number of 
Blocks 


Block Numbers 
on Draft Plan Area (ha) 


Employment 19 1-5, 9-19 and 23-
25 39.102 


Employment / Office 6 6-8 and 20-22 12.284 
Employment / Institutional 1 26 2.443 
Employment / Retail/ 
Commercial 1 27 3.888 


Wetland Protection 1 28 0.834 
Stormwater Management 2 29 and 30 0.758 
Woodlot 2 31 and 32 8.857 
Open Space 1 33 0.492 
Buffer 2 34 and 35 1.815 
Road Widening 1 36 0.678 
Trail  2 37 and 38 0.657 
Streets   4.835 
Totals 38  76.643 
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Proposed Zoning By-law Amendment 
 
As shown in Figure 4, the proposed draft plan of subdivision proposes to rezone lands 
from “RU- Rural” to the following zoning classifications to “BP” – Business Park 
Exception Zone; “EP” – Environmental Protection Zone and “O”   – Major Open Space 
Exception Zone. The following is a breakdown of the proposed uses within each 
Business Park exception zone: 
 
Proposed Permitted Uses within each proposed exception zones 
 


 
Proposed Prohibited Uses within (a2, b2, c and d2 exception zones) 
 
As per Schedule “L” of the Town’s Official Plan, a portion of the subject lands are within 
the Wellhead Protection Area (10-25 year zone). In an effort to encourage source water 
protection, the applicant has proposed a list of prohibited uses for a portion of the 
subject lands within the 10 -25 year zone. Only the proposed Business Park Exception 
Zones (a2, b2, c and d2) are within the 10 – 25 year zone. 
 
The following is a list of prohibited uses unless a Source Water Impact and Assessment 
Mitigation Plan (SWIAMP) has been approved by the Region of York Water Resources 


BP-a1 BP-a2 BP-b1 BP-b2 BP-c BP-d1 BP-d2 BP-e 
 
All Business Park uses listed under Section 27.D.2 and 27.D.3 
 
 


Office/ Clinic, Medical; 
Restaurant; 
Restaurant, Take-out; 
Stormwater Management Facilities 


 


Religious 
Institution; 
School, 
Commercial; 
School, Private 
(with or without 
boarding of 
students and/or 
staff) 
 


Financial Institution;  
Financial Institution, Drive – Thru, 
Personal Service Shop; 
Retail Store,   
Convenience Retail ; 
Restaurant, Drive Thru;  
Service Shop light; 
Dry Cleaning Establishment 
 
 
    


Supermarket , 
max gfa: 
5000m2 
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Group, on a site specific basis. 


• The storage or manufacture of : 


a) Petroleum-based fuels and/or solvents; 
b) Pesticides, herbicides, fungicides or fertilizers; 
c) Construction equipment; 
d) Inorganic chemicals; 
e) Road salt and contaminants as identified by the Province; 
f) The generation and storage of hazardous waste or liquid industrial waste, and 


waste disposal sites and facilities; 
g) Organic soil conditioning sites and the storage and application of agricultural 


and non-agricultural source organic materials; 
h) Snow storage and disposal facilities. 


• dry cleaning establishment 
• bulk storage tank 
• any use associated with hazardous waste 
• any use associated with liquid industrial waste 
• the storage of toxic contaminants 


 
Other Zoning Exceptions (Performance Standards) 
 
It is noted that other zoning exceptions may be required for each of the above BP 
exception zone such as lot, siting and building specifications, landscaping, loading 
space and parking requirements. The exceptions are mainly to accommodate 
appropriate minimum setbacks, maximum floor area ratio and maximum height for the 
individual business park exception zones.  
 
PLANNING CONSIDERATIONS 
 
Staff conducted a review of the density calculation and development policy to 
ensure the draft plan of subdivision conforms to the policies of Official Plan 
Amendment 73.  
 
As discussed earlier in this report, the proposed draft plan of subdivision proposes a 
variety of business park uses within the land use permissions of OPA 73. Approximately 
7,555 jobs is projected within this draft plan through a variety of employment uses, 
including office, retail, institutional and general employment over a total area of 57.7 ha 
of land. The following is an evaluation summary of the proposed draft plan of 
subdivision and related zoning.  


Growth Plan and Official Plan Density  


Policies outlined in OPA 73 are consistent with the growth targets identified in the 
Growth Plan for the Greater Golden Horseshoe for designated greenfield areas. The 
Growth Plan requires the designated greenfield area to achieve a minimum density 
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target that is not less than 50 jobs combined per hectare. As a result, a density 
calculation submitted by the applicant’s agent was reviewed and is summarized below 
showing the proposed draft plan of subdivision exceeds the growth plan density target 
of 131 jobs per hectare.  
 
York Region and Town Staff reviewed the submitted density calculation and it is the 
opinion that the proposed draft plan of subdivision has met the Growth Plan density 
requirements.  
 
Job Density Target Analysis 
 


 Area (ha) Assumed 
FSI 


Gross Floor 
Area 


Sq. ft. per 
Employee Employees Jobs per 


hectare 


Office  
Accessory 
retail (5%) 


12.284 1 116,698 m2 


6,142 m2 
250 
500 


5025 
132 409 


General 
Employment 
Accessory 
retail (5%) 


33.657 0.4 127,897 m2 


6,731 m2 
850 
500 


1620 
145 48 


Retail 9.333 0.25 23,333 m2 500 502 54 
Institutional  2.443 0.25 6,108 m2 500 131 54 
Total 57.717  286, 908 m2  7555 131 
 
An Environmental Impact Study was conducted which details the protection of 
the natural heritage system, wetland replication and compensation measures for 
species at risk. 
 
Natural Heritage Evaluation (NHE) / Environmental Impact Study (EIS) 
 
A Natural Heritage Evaluation (NHE) and Environmental Impact Study (EIS) by Dougan 
& Associates (March 2014) was prepared and submitted as part of the original 
circulation to the Town for review. The NHE/ EIS recognize the existing natural heritage 
system and ecological functions and evaluated the potential impacts of the proposed 
development on the subject lands. The proposed development includes an 
environmental protection area along the north property limits, and adjacent to Highway 
404. The proposed development includes multiple proposed wetlands replication and /or 
hydrologic function areas (HFA) which serve to recreate natural habitat and promote 
groundwater recharge. All of the Species-at-Risk found on the subject lands have been 
addressed through consultation with MNR and are in compliance with the current 
regulations of the Endangered Species Act. Dougan & Associates had several 
consultations with Lake Simcoe Region Conservation Authority (LSRCA), in particular 
whether the functions of the western HFA could be replicated elsewhere on-site. The 
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Lake Simcoe Region Conservation Authority has also reviewed the applications 
including the NHE/ EIS. The Authority has no objections to the approval of the draft plan 
of subdivision, subject to the conditions of approval as provided in Schedule A to this 
report.   
 
Edge Management and Buffer Area 
 
The open space system within the proposed development comprises the valley lands 
associated with Weslie Creek and the adjacent buffer. Within the buffer areas of the 
proposed Business Park, additional plantings will be implemented to enhance the 
transition between the natural valley corridor landscape and the proposed development. 
Buffer plantings will comprise native species indigenous to the area assembled in 
natural associations. All disturbed areas will be seeded with a native wildflower mix in 
accordance with LSRCA requirements. A Vegetation Management Strategy will be 
prepared to guide the protection of trees and vegetation communities that are 
designated to remain and be integrated into the proposed development. Open space 
lands will be segregated from the adjacent proposed development lots by a 1.2 metre 
height black vinyl chainlink fence. Where trails are proposed adjacent to or within 
natural features, they will be routed to avoid sensitive sites and habitats and their 
locations and configurations will be subject to the LSRCA and Town approval. 
 
Wetland Replication / Hydrologic Function Areas (HFAS) 
 
The development of the proposed Business Park will result in the removal of wetland 
features as described in the Environmental Impact Study (EIS) prepared by Dougan & 
Associates. In consultation with Lake Simcoe Region Conservation Authority (LSRCA) 
and Town of Aurora staff, the creation of Wetland Replication Areas was deemed to be 
permissible to compensate for the loss of existing wetland features and functions and to 
provide opportunities for infiltration in order to achieve water balance objectives. In 
response, the Landscape Concept Plan illustrates the proposed locations of Wetland 
Replication/HFA features that are intended to enhance the overall extent of wetland 
habitat within the Business Park site. The Wetland Replication/ HF Areas are proposed 
to optimize habitat diversity. The Wetland Replication Areas will be vegetated utilizing a 
combination of re-used harvested seed bank and new naturalization plantings. Plant 
material will be selected to provide forage, shelter and nesting habitats for birds, 
amphibians and mammals. The wetland features will include purpose-built habitat 
structures including log cribs, basking logs and over wintering areas. The Wetland 
Replication areas have been designed to be self-sustaining with a minimum of 
maintenance. 
 
Monitoring Plan  
 
An Environmental Monitoring Plan (EMP) is required for the Aurora 2C Secondary Plan 
Area. The EMP will help monitor key environmental indicators as the lands are 
developed over time, verify compliance with specified environmental protection and 
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mitigation measures and evaluate the effectiveness of the environmental management 
systems. A draft plan condition is recommended which requires the owner prepare and 
implement the environmental monitoring plan to the satisfaction of the Town.  
 
Open Spaces, Parks and Trails 
 
Although the Owner is not proposing any parkland within the draft plan of subdivision, 
the Owner will be provide a trail through the draft plan of subdivision. As such, pending 
on the actual size of the proposed trail, the Owner may be required to pay cash-in lieu 
of parkland pursuant to the requirements of the Planning Act.  
 
The proposed plan of subdivision includes environmental protection and open space 
blocks. Of the 76 total hectare property, approximately 9 hectares are proposed as open 
space and environmental protection lands.  
 
The Trails Network of the 2C Secondary Plan state that the actual layout and locations 
for the trails component are to be confirmed through the subdivision approval stage. 
The trail network within the development has been designed generally consistent with 
the requirements of the Aurora Trails Master Plan, consisting of on and off road trails 
located to ensure maximum visibility, clearly visible from the front of buildings, removed 
from the rear of buildings so as to ensure the safety of the users through the 
implementation of Crime Prevention Through Environmental Design (CPTED) 
measures. On August 26, 2014, Park and Planning Staff walked the staked areas of the 
site for the proposed trail with the applicant. Parks & Recreation Services has reviewed 
the draft plan of subdivision and is satisfied with draft plan approval subject to the 
recommended conditions of approval listed in Schedule ‘A’. 
  
Town Staff and York Region Staff reviewed the Draft Plan of Subdivision to 
ensure appropriate transportation and servicing are provided. 
 
Transportation 


The draft plan of subdivision has frontage on Lesile Street to the west and backs onto 
Highway 404 to the east. There are two proposed site accesses via Leslie street, north 
of State Farm Way. There is also a southerly connection to First Commerce Drive, 
which ultimately leads to Wellington Street. The applicant submitted a Transportation 
Impact Study (TIS) that assesses the transportation needs of the development. These 
include sustainable transportation options and analyzing the traffic conditions for both 
existing and future scenarios.  


The Town’s Transportation Analyst reviewed transportation reports and is satisfied that 
all items from the original TIS have been addressed. York Region Staff has reviewed 
the proposed plan of subdivision and have no objections to the approval subject to the 
conditions of approval listed in this report.  
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Water and Sanitary Servicing  


The applicant retained Cole Engineering Group Ltd. to prepare a Functional Servicing 
Report (FSR) in support of their draft plan of subdivision application. The draft plan will 
be serviced by municipal water, sanitary sewer and storm sewers in accordance with 
current standards and within the overall servicing strategy for the Aurora 2C Secondary 
Plan. As detailed in the Water Servicing Brief, two proposed watermain connections will 
be made to provide water servicing to the subject site. One of the watermain will 
connect to the existing 400 mm diameter watermain on First Commerce Drive. The 
second watermain connection will be connecting to the existing watermain on Leslie 
Street. The internal 400 mm diameter watermain will be routed through the subject site 
along the internal road to service the proposed development. Looping the pipeline 
system within the subject site will exceed the Town’s minimum pressure requirement 
and minimize water aging. In addition, a proposed elevated tank will be located 
immediately south of the subject site and west of First Commerce Drive.  
 
The development lands will be serviced by a network of internal sanitary sewers 
converging to a single outlet which will flow by gravity to the proposed sewers that are 
to be constructed in the Brookfield development in the Area 2C lands west of Leslie 
Street, and ultimately discharging into the East Holland Trunk Sewer (EHTS) located 
within Aurora Area 2B on Mavrinac Boulevard. 


Staff has reviewed the functional Servicing Report by Cole Engineering and agree with 
its recommendations subject to the conditions of approval listed in this report. 


Stormwater Management 


In consultation with the Conservation Authority, Regional and Town Staff, the proposed 
business park development has been designed to incorporate Low Impact Development 
(LID) measures to replace three conventional wet pond storm water management 
facilities. It is proposed that storm runoff will be controlled through a combination of on-
site LID methods and two (2) underground detention storage tanks along Leslie Street, 
before discharging to the existing outlets. Some examples of LID practices may include; 
rooftop storage, underground storage, cisterns, green roof, infiltration trenches, 
bioswales, permeable pavement and wetlands. 


Development Engineering, Conservation Authority and Parks and Recreation staff have 
reviewed the storm water management Report by Cole Engineering and are satisfied 
subject to the conditions of approval listed in this report.  
 
Cultural Heritage  


The 2C Secondary Plan requires a Heritage Impact Assessment (HIA) to ensure that 
there will be no adverse impacts caused to the resources and their heritage attributes. 
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Unterman McPhail Associates, Heritage Resource Management Consultants undertook 
the HIA. The HIA identified “The Addison-Hall” farm complex on the subject property. 
The farmhouse and barn is considered to be of some historical associative value and of 
contextual value. However, the demolition of buildings was approved by Council after 
consultation with the Heritage Advisory Committee on March 26, 2013. Council 
approved conditions related to the Demolition Application requiring the Owner to commit 
to the future commemoration of the Addison-Hall Farm. On February 12, 2014, the 
Heritage Advisory Committee agreed that a commemorative plaque should be erected 
on-site. As per the resolution of Council on March 26, 2014 in regards to the demolition 
of buildings, the subject property is no longer included on the Aurora Register of 
Properties of Cultural Heritage Value or Interest as the cultural heritage resources have 
been removed.  
 
As a condition of subdivision approval, it is recommended that the Forsyth family name 
be commemorated within the development, e.g. name of street, park, school. A 
commemorative plaque describing the history of the former farm complex site should be 
prepared in conjunction with the Town and placed in an appropriate location to the 
satisfactory of the Director of Planning and Development Services. 


A Stage 3 and Stage 4 Archaeological Assessment were conducted on the subject 
lands. No significant sites and artifacts were located. The assessments were sent to the 
Ministry of Tourism Culture and Sport for review. No grading or other soil disturbances 
shall take place on the subject lands prior to the Ministry of Tourism Culture and Sport 
confirming that all archaeological resources have met the licensing and resource 
conservation requirements.  


Urban and Architectural Design Guidelines  
 
The 2C Secondary Plan requires Urban Design Guidelines to direct the Addison Hall 
Business Park as a prestige employment area which takes advantage of the exposure 
of Highway 404 and Lesile Street. The design guidelines have been prepared by the 
Planning Partnership for the business park and will assist in the development of a high 
quality and consistent level of urban design for both the public and private realms. The 
Urban Design Guideline document builds on the general objectives and policies of the 
2C Secondary Plan by providing future guidance for the development of the public and 
private realm.  The guidelines will also assist in the review of site plan applications. 
 
It is intended that The Planning Partnership which is the control architect for the 2C 
west development will also be the Control Architect for the business park development. 
The architectural design control review and approval process by the Control Architect 
will be conducted on behalf of the Town.  The control architect will be responsible for 
ensuring compliance with the approved Guidelines.  The subdivision agreements will 
provide for the control architect to approve the building sitings and architectural 
elevations prior to submission to the Town for building permit.  The control architect will 
be required to stamp the plans certifying that the plans are in conformity with the 
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approved Guidelines.  
 
A public consultation was held to discuss about the proposed draft plan of 
subdivision, the details from the Public Planning Meeting is described below    
 
Notification of this General Committee meeting was sent to all interested parties who 
attended the June 25, 2014 Public Meeting of Council. At the time of this report, 
planning staff received no comments or concerns from the adjacent landowners.   
 
The technical review of the proposed plan of subdivision and supporting studies has 
been completed by Town, Regional Staff and the Lake Simcoe Region Conservation 
Authority. Staff are satisfied that the proposed plan of subdivision is an appropriate form 
of development for the subject lands and conforms to the density, land use, design and 
environmental policies of OPA 73, and the Town’s Business Park exception zone 
standards where appropriate.  
 
Agency Comments  
 
The draft plan of subdivision was circulated to internal and external agencies 
 
The draft plan of subdivision application was circulated to internal and external agencies 
for comments/conditions. The following are the circulated external agencies:Regional 
Municipality of York Transportation and Community Planning Department, Lake Simcoe 
Region Conservation Authority, Central York Fire Services, York Region District School 
Board, York Region Catholic District School Board, Canada Post, Enbridge Gas 
Distribution Inc., Powerstream Inc. and Bell Canada. 
 
The Town Departments, York Region, Lake Simcoe Region Conservation Authority and 
other external agencies evaluated the proposed draft plan of subdivision taking into 
consideration the design and layout, density, access, servicing, grading and 
environmental impacts and it has been determined that the proposed development is 
appropriate for the  lands, subject to conditions of approval.  Attached to this report as 
Schedule ‘A’ are the recommended conditions of draft plan approval that are 
assimilated through comments and conditions related to  the draft plan of subdivision 
and supporting documentation from all Town Departments and appropriate external 
agencies including York Region and the Lake Simcoe Region and Conservation 
Authority.   
 
York Region Transportation and Community Planning 
 
York Region has completed its review of the draft plan of subdivision prepared by KLM 
Planning Partners Inc. last revised June 18, 2014 and it has been determined that the 
proposed subdivision is appropriate for the development of the lands, subject to 
conditions of approval.   
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Lake Simcoe Region Conservation Authority (LSRCA) 
 
LSRCA provided Staff with comments/conditions. The LSRCA advise that they have 
reviewed the proposed plan of subdivision application for consistency with the Provincial 
Policy Statement (PPS) under the Planning Act and for conformity with the Lake Simcoe 
Protection Plan (LSPP) under the Lake Simcoe Protection Act. On that basis, the 
LSRCA has no objection to the approval of the draft plan of subdivision subject to the 
recommended conditions listed in Schedule A of this report.  
 
Other External Agencies 
 
Central York Fire Services, Canada Post, and the Ministry of Transportation have 
advised that they have no objections to the draft plan of subdivision, subject to 
conditions of approval, set out in Schedule ‘A’. 
 
LINK TO STRATEGIC PLAN 
 
The proposed draft plan of subdivision supports the Strategic Plan Goal of Enabling a 
Diverse, Creative and Resilient Economy through promoting economic opportunities 
that facilitate the growth of Aurora as a desirable place to do business;  
 
The proposed plan of subdivision also supports the Strategic Plan Goal of Supporting 
environmental stewardship and sustainability and the objectives of encouraging 
the stewardship of Aurora’s natural resources and promoting and advancing 
green initiatives. The goal and these objectives are supported through the plan of 
subdivision process by conducting detailed analysis and evaluation of natural features, 
as well as identifying means of securing, protecting and enhancing those features both 
during the development process and after the site is built.  
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS 
 


1. Direct staff to report back to Council addressing any issues that may be raised at 
the General Committee Meeting; or  
 


2. Refusal of the application with an explanation for the refusal. 
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SERVICING ALLOCATION 
 
Not Applicable 
 
 
FINANCIAL IMPLICATIONS  
 
Fees, securities and cash-in-lieu of parkland will be payable upon execution of the 
future subdivision agreement.  Development charges will also be payable at the time of 
building permit issuance.   
 
CONCLUSIONS  
 
The Planning and Development Services department has reviewed the proposed Draft 
Plan of Subdivision and Zoning By-law Amendment applications to create a 76 hectare 
business park development. The applications are consistent with Provincial, Regional 
and Town Policy context, and compatible with the surrounding and future land uses. 
The subject applications are considered to represent proper and orderly development of 
the subject lands in terms of density and built form. Planning and Development Services 
are of the opinion that the applications are in keeping with the Official Plan policy and 
intent of a business park development.  
 
In view of the above, Staff support the approval of the proposed Draft Plan of 
Subdivision Plan and Zoning by-law Amendment applications, subject to the conditions 
of the Draft Plan of Subdivision. The Draft Zoning By-law will be enacted at the next 
available Council meeting.  
 
PREVIOUS REPORTS 
 
Public Planning Meeting Report No. PL14-046, dated June 25, 2014.  
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Guided by the Vision articulated in the Secondary Plan (OPA 73), the development of 
the Addison Hall Business Park represents an important step towards creating a com-
plete, healthy and sustainable community. The Business Park is considered a crucial 
component of the Town of Aurora’s long-term economic development strategy. Togeth-
er with the residential neighbourhoods which form the Aurora 2C community, it is 
envisioned to be leading edge in implementing green building technologies, protecting 
the environment and encouraging an active, healthy lifestyle.


Building on this Vision, the Addison Hall Business Park will be premised on the fol-
lowing: 


o	Design excellence - promoting high-quality urban design in the public and private 
realm;


o	Place-making – recognizing and enhancing the unique attributes of the area;


o	Connectivity – creating a linked pedestrian system that encourages walking and pro-
vides opportunities for active transportation; and,


o	Sustainable design – integrating low impact development measures, preservation/en-
hancement and ecologic function strategies as a foundation for planning and design.


The urban design brief will provide a guiding framework for development that recogniz-
es the need to ensure a comprehensive and coordinated public realm in the short term, 
and high-quality individual building designs over a longer term. This approach allows 
for and responds to the nuances that result from the evolving market, advances in build-
ing technologies, site specific conditions and use specific programs. It also creates the 
opportunity for each development to showcase their buildings and landscapes as unique 
and individual ‘gems’ within a unified context of streets, landscapes and public spaces.  


Employment Development Central Spine 


2-storey Business Building with Special Corner Treatment
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The Official Plan (OPA 73, Aurora Northeast 2C Secondary Plan) identifies the Addi-
son Hall Business Park as an employment area which takes advantage of the exposure to 
Highway 404 and the existing and proposed interchanges at Wellington Street and St. 
John’s Sideroad. As a high-quality, prestigious business park, it is planned to accommo-
date a range of uses including office, warehousing, and light manufacturing uses, as well 
as small to moderately scaled retail uses that are ancillary to the primary employment 
focus. Opportunities for major and smaller scale institutional uses are also permitted 
within this designation.


A simple loop system of roads, connected to Leslie Street to the west and First Com-
merce Drive to the south, will provide access and linkage to the surrounding commu-
nity. This includes residential neighbourhoods to the west of Leslie Street and other 
employment/commercial lands to the south.


Environmental Protection Areas associated with the Business Park include a woodlot 
and watercourse which run along the northern boundary of the site and a smaller and 
separate woodlot and watercourse located adjacent to Highway 404. The former is part 
of a larger valley feature which extends onto the west side of Leslie Street and the lat-
ter has been identified to include a hydrologic function area. As well, a second isolated 
hydrologic function area identified in the southwest portion of the site will be replicated 
and compensated for along the north and east edges of the site. Future development of 
the Business Park will include a wetland replication strategy that is premised on provid-
ing a continued hydrologic function on these lands within the context of an enhanced 
and connected Greenlands System.


The Greenlands System also identifies a number of stormwater management facili-
ties which are generally located in proximity or adjacent to these existing features. The 
stormwater management facilities will form part of the wetland replication strategy, 
and be important open space areas that provide opportunities for passive recreation and 
ecological interpretation. 


2.0  planning  context
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Trails are also an important component of the Greenlands System. These have been con-
ceptually identified on the Secondary Plan mapping with the recognition that refine-
ments and adjustments may be made to reflect on-site conditions and more specifically, 
the opportunities and constraints associated with the subdivision and site plan stages of 
development.


The 1.5m concrete sidewalk and 2.4m asphalt bike path on First Commerce Drive will 
be extended north to terminate at Street 1 (Ring Road) in the Addison-Hall Business 
Park. 


During the processing of the demolition application for the farm house, barn and out 
buildings at 15775 Leslie Street (Addison-Hall Farm), the Heritage Advisory Commit-
tee recommended and Aurora Council approved the following:


“THAT the Owner be required to commit to the future commemoration of the Addi-
son-Hall Farm by either one of the following methods:


-	 The installing of an interpretive plaque;


-	 Street naming;


-	 The provision of a public gathering space on site.”


Emery will be proceeding to request Aurora Council to consider naming Street 1 “Addi-
son-Hall Boulevard” in commemoration of the Addison-Hall Farm. 







H
IG


H
W


AY 404


LESLIE STREET


ST JOHN’S SIDEROAD


SWM


SWM


WETLAND 
REPLICATION


RETAIL


EMPLOYMENT


EMPLOYMENT 
OFFICE


INSTITUTIONAL


PARK


OPEN 
SPACE


8
Map 1 - Context


FIRST


CO
M


M
ERCE 


D
RIVE







9ADDISON  HALL  BUSINESS  PARK    urban  design  brief


TO
W


N  
OF


  A
UR


OR
A 


    T
he


 P
la


nn
in


g 
Pa


rtn
er


sh
ip


With the goal of creating a compatible fit within the context of its surroundings and 
the greater community, the development of the Business Park will carefully consider the 
opportunities and constraints posed by the physical characteristics of the site as well as 
the make-up of surrounding development.  These considerations include:


•	 The existing topography which includes a high point located generally in the northeast 
portion of the site, and gently sloped areas towards the south and east with slightly 
steeper slopes towards the west. Grading of site will match to existing grades adjacent 
to the existing roads and features. 


•	 The Highway 404 interface which offers high visibility for the Business Park and the 
opportunity to create and locate relatively taller landmark buildings along this promi-
nent edge. 


•	 Development on the west side of Leslie Street which will consist primarily of residen-
tial uses, with a pocket of mixed-use located at Leslie Street.


•	 Leslie Street, which is a regional road recommended to be re-constructed as a four 
lane urban cross-section between Wellington Street, Aurora and Mulock Drive, New-
market, offers the opportunity to create a strong presence and recognizable address for 
the Business Park and to coordinate the public and private area landscape elements to 
create a high-quality streetscape.  


•	 The area to the south contains existing employment and commercial uses, including 
a ‘SmartCentre’ which is located along Wellington Street, and a State Farm Insurance 
head office.  Development of the Addison Hall Business Park will complete the con-
nection of First Commerce Drive from Wellington Street to Leslie Street.


3.0  locational/physical  	
	    context
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* If the Town determines it does not want park 
land and this block reverts to employment use, 
the trail link as illustrated will be deleted.


potential future 
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4.0  public  realm  
	    design  guidelines


Thoughtful consideration of the public realm is needed to ensure that the vision for 
the Addison Hall Business Park is realized. The public realm elements are important 
to creating the backdrop and providing the unifying elements for the site, promoting a 
high-quality development, facilitating connectivity, and enhancing the natural environ-
ment. These elements will be described in the following sections.


GATEWAY LOCATIONS
Within the Addison Hall Business Park, there are three main locations where building 
design, building placement and landscaping may be used to create landmarks and en-
hance the sense of arrival. These locations are the two intersections along Leslie Street 
and the intersection of Street 1 with First Commerce Drive. 


Gateways


secondary
gateway


primary
gateway


green
gateway


Primary and Green Gateways - Elevation (NTS)
Note: Conceptual illustrations are intended to demonstrate one way in which to apply the guidelines. These are not intended to be final designs. Final designs will be 
generated through detailed subdivision landscape plans. 
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The  Primary  Gateway 
The Primary Gateway is focused at the future signalized intersection which 
marks the continuation of Street 1 on the west side of Leslie Street. This 
location is considered to be the main gateway to the Business Park and 
should receive the highest level of building and landscape design consider-
ation. This intersection location is also considered a Major Gateway in the 
Aurora 2C West Urban Design Guidelines. Design of the Business Park 
gateway elements will be distinct from those of the residential neighbour-
hoods. The principal considerations for the Primary Gateway include:


•	 Buildings located as close to the intersection as possible, with primary 
elevations oriented to Leslie Street and/or SWM area;


•	 A double allee of trees approaching the intersection, consisting of 1 tree 
in the boulevard and additional trees in the landscape strip, to a maxi-
mum street length of 50m;


•	 Decorative paving elements;


•	 Feature wall(s),  that allows for signage and/or other branding elements, 
placed, configured and designed as a complementary form to the adjacent 
building;


•	 In this location, wall features may be designed to address any change in grade.


The  secondary  Gateway 
The Secondary Gateway is focused at the First Commerce Drive intersec-
tion and marks the threshold between the development to the south and 
the future Business Park. As such, it provides an opportunity to ‘brand’ 
the new development as well as to enhance wayfinding/orientation. This 
gateway location should receive the second highest level of building and 
landscape design consideration. The principal considerations for the Sec-
ondary Gateway include: 


•	 Buildings located as close to the intersection as possible, with primary 
elevations oriented to First Commerce Drive;


•	 A double allee of trees along First Commerce Drive, approaching the 
intersection, consisting of 1 tree in the boulevard and additional trees in 
the landscape strip, to a maximum street length of 50m;


•	 Modestly scaled feature wall(s), that allow for signage and/or other 
branding elements, placed, configured and designed as a complementary 
form to the adjacent building.


Secondary Gateway - Elevation (NTS)
Note: Conceptual illustrations are intended to demonstrate one way in which to apply 
the guidelines. These are not intended to be final designs. Final designs will be generated 
through detailed subdivision landscape plans. 


Options for the Addison Hall - Business Park Gateway Signage (NTS)
Note: Conceptual illustrations are intended to demonstrate one way in which to apply 
the guidelines. These are not intended to be final designs. Final designs will be generated 
through detailed subdivision landscape plans. 







13ADDISON  HALL  BUSINESS  PARK    urban  design  brief


TO
W


N  
OF


  A
UR


OR
A 


    T
he


 P
la


nn
in


g 
Pa


rtn
er


sh
ip


The  green  Gateway 
The Green Gateway is focused at the north intersection of Street 1 and Leslie Street, 
adjacent to the stormwater management features. In this location, where the natural 
character of the site is most pronounced, the Green Gateway provides an opportunity 
to use plantings to create a landmark and emphasize the corner. The principal consider-
ations for the Green Gateway include: 


•	 A double allee of trees framing the street;


•	 Buildings in the adjacent lots sited to frame the street and form a backdrop to the 
plantings;


•	 Small scaled feature walls(s), that allow for signage and/or other branding elements, 
placed, configured and designed as elements within the landscape.


the  ring  road
The Ring Road (Street 1) is the major collector road that provides access to and circulation 
within the Business Park and will be the street address for each development within the 
site. The Official Plan envisions portions of the trail network to be contained within the 
23.0 metre street right-of-way. As part of the larger Greenlands System, these trails will 
provide connections to the Environmental Protection Areas within the site, and beyond.


Given its important role within the community, the design of the Ring Road streetscape 
should create a visually appealing and pedestrian-oriented environment. As well, the 
design of the landscape strips within the adjacent private lots, should be considered in 
conjunction with this streetscape in order to present a high-quality and coordinated char-
acter. The principal considerations for the Ring Road include: 


•	 A double allee of tall arching trees, where possible, framing the street that may be 
formed by alternating groups of American Elm ‘Princeton’ and Japanese Zelkova 
‘Green Vase’, ideally planted at 8.0 to 10.0 metres on centre;


•	 Groups of Scarlet and Red Oaks planted at the gateway locations, ideally planted at 
6.0 metres on centre;


•	 Pedestrian scaled street lights (light fixtures);


•	 A continuously planted 3.0 metre wide landscape strip in the adjacent private lots.


The Ring Road
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Ring Road - Street Section (NTS)
Note: Conceptual illustrations are intended to demonstrate one way in which 
to apply the guidelines. These are not intended to be final designs. Final 
designs will be generated through detailed subdivision plans. 
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highway  interface  plantings
Highway Interface Plantings occur within landscape buffers adjacent to Highway 404.  
The buffer will be a 14.0 metre wide landscape strip along the rear lot line.  In order to 
emphasize the exposure of the employment area along this highly visible edge, plantings 
will be designed with a balanced consideration for the visual screening of the highway 
and the visual profile of the Business Park.


In this regard, the principal considerations for the Highway Interface Plantings include: 


•	 A double row of coniferous trees;


•	 Large groupings of naturalized planting areas, containing native sumacs, dogwoods 
and viburnums;


•	 All plantings will be subject to MTO approval.	


Highway Interface


Natural Buffer Selection of Blue Conifers
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leslie  street
The Leslie Street frontage represents the ‘front door’ to the Business Park. The proposed 
uses along this edge are primarily open space elements (underground stormwater man-
agement facilities), with the one retail block located at the south.  Framing the east side 
of this future urban cross-section, the landscaping within these blocks that are adjacent 
to Leslie Street should reinforce the pedestrian environment and promote a high-quality 
environment for the Business Park.


On this basis, the principal considerations for the Leslie Street frontage, include: 


•	 A formalized row of tree plantings along the street line;


•	 Large areas of naturalized under-storey plantings in the stormwater management areas;


•	 Low plantings within the landscape strip in the retail area.


Leslie Street


Plantings around SWM Feature Low Plantings within Landscape Strip
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stormwater  management  features
The Stormwater Management Features, as a system including a wetland replication area 
and naturalized channels, provide an ecological function within the Business Park and 
form important elements of the open space system.  Moreover, with their prominent lo-
cation along Leslie Street, and at the terminus of Street 1, these natural areas contribute 
significantly to defining the character of the Business Park.


The principal considerations for the Stormwater Management Features include: 


•	 Opportunities for trail connections;


•	 Viewing opportunities from the surrounding streets.	


Stormwater Management Features


Wetland Replication Areas
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Park
The proposed Park block is contiguous with the most northerly Environmental Protec-
tion Area. The combination of these elements in one location creates a significant open 
space feature and provides the opportunity active as well as passive recreation. Program-
ming for the Park will be determined by the Town at the appropriate time.  Consider-
ations for its design include:


•	 Providing trail connections to the Greenlands System;


•	 Incorporating a diversity of planting that is both resilient and ecologically sensitive;


•	 Creating a broad range of passive and active use areas that support the Business Park 
and the greater community.


Park


Diversity of Planting Open Space with Passive and Active Use Areas







18


5.0  private  realm  
	   design  guidelines


The vision for the Addison Hall Business Park includes the promotion of unique and 
individual buildings that collectively, and in conjunction with public realm design, cre-
ate a high quality character and prestigious image for the development.


Site Design Guidelines will ensure that the location/orientation of buildings, ser-
vicing/loading areas, parking areas and landscaping reinforce the public realm objec-
tives related to streetscape and open space design. Built Form Design Guidelines are 
meant to ensure consistency in the quality of building designs and to ensure prominent 
designs in priority locations.


SITE  DESIGN  guidelines


Low  Impact  Development (LID) 
Low Impact Development (LID) techniques are to be integrated into the design of each 
lot within the proposed development to address storm water quality, quantity control and 
infiltration objectives. The principal considerations for the implementation of LID tech-
niques include:


•	 Achieving water balance targets by the application of LID technologies that promote 
infiltration;


•	 Integrating LID technologies into the landscape as aesthetic attributes;


•	 Considering permeable pavement, bioretention cells, biofilters and infiltration galler-
ies in the process of exploring site specific SWM solutions;


•	 Deploying LID technologies by using a ‘Treatment Train’ approach to maximize ef-
fectiveness;


•	 Designing LID solutions to incorporate elements that will facilitate maintenance and 
monitoring;


Permeable Pavement 


 Bioretention Cells
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•	 At the site plan stage, ensuring that the location, configuration and design of LID ele-
ments compliment the architectural design of the buildings within the site and address 
practical functional requirements including vehicular and pedestrian circulation.


Driveway  Access


Driveway Access to individual sites will primarily be from Street ‘1’. The principal con-
siderations for the location and design of driveways include: 


•	 Facilitating the safe and efficient circulation of vehicles;


•	 Minimizing interruptions to the sidewalk and potential conflict with cyclists and 
pedestrians;


•	 Pairing or sharing driveways where possible;


•	 Creating a coordinated program of wayfinding/directional signage for the Business 
Park;


•	 Considering changes in grade elevation. 


Walkways
Walkways within private lots are important pieces of the overall pedestrian system.  Pro-
vision of pedestrian walkways, on a site-by-site basis, should consider the following:


•	 Ensuring conformity with Ontario Building Code (OBC) accessibility requirements;


•	 Providing clear connections between parking areas and building entrances;


•	 Providing direct connections from the public sidewalk to main building entrances;


•	 Pedestrian walkways can be enhanced by an ample boulevard to separate vehicular 
and pedestrian traffic;


•	 Incorporating landscaping, lighting, special paving and/or pavement markings to en-
hance and delineate pedestrian walkways;


•	 Where dedicated pedestrian walkways are not feasible, ensure pedestrian routes are 
clearly marked/signed.


Landscaped Parking Courtyards 


Driveway Access and Walkway to Employment Development
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Landscaped Parking Courtyards 


Parking
Parking is an important amenity that supports the function of the Business Park how-
ever, large areas of parking without landscape elements should be avoided. The principal 
considerations for parking areas include: 


• 	Locating the bulk of parking areas at the sides and rear of buildings, and/or generally 
away from the most publicly visible street frontage;


• 	Large parking areas between the street/sidewalk and the buildings should be avoided; 
if parking is required in these locations, a double row is preferred to service visitors us-
ing the main entrance and landscaping should be designed to screen these areas from 
public view;


• 	Incorporating LIDs in large parking areas;


• 	Providing pedestrian-scaled lighting to enhance safety/security.


Service  and  Loading
Service and Loading Areas are equally important to the functions of a successful busi-
ness park, and similar to large parking areas, these areas should be located and designed 
to minimize their visual impact on the public realm. In this regard the principal consid-
erations for these areas include:


• 	Locating loading and service activities at the sides and/or rear of the building, prefer-
ably in a contained, courtyard configuration;


• 	Providing separate or clearly marked service access points and driveways.


Employment Building Servicing  Areas at Rear
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General  Guidelines  for  Building  Locations
Each parcel within the Business Park will be designed on a site-by-site basis, accord-
ing to its intended use and its relative location within the plan. General Guidelines for 
Building Locations are intended to guide where and how a building sits within a lot 
relative to the public street. These considerations include:


•	 Locating buildings to create a generally consistent street wall that enhances the public 
pedestrian environment;


• 	Locating buildings to frame important views and vistas;


•	 Locating buildings to take advantage of the Highway 404 exposure and other promi-
nent frontages;


•	 Establishing a consistent approach to front yard setbacks.


Priority  Building  Locations
Priority Building Locations are those locations within the Business Park that have two 
or more publicly visible frontages, or terminate view vistas.  These locations are concep-
tually identified on Map 3 and include: gateway locations, corner locations, T-intersec-
tion locations, street ‘elbow’ locations, the Leslie Street frontage and the Highway 404 
frontage.  In these locations, building designs should consider the following:


•	 Orienting the primary building elevation(s) to the most visible public frontage and 
incorporating the highest degree of articulation to these facades. Buildings adjacent 
to Highway 404 and Leslie Street frontages shall extend these design elements to their 
side and rear facades, where visible from the public roadway or highway.


•	 Providing prominent building massing at the corners;


•	 Locating main building entries along the primary building elevations.


Articulated Building Facade along the Street Edge


Main Building Entry on Primary Elevation
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* If the Town determines it does not want park 
land and this block reverts to employment use, 
these 3 priority building locations will be deleted. 
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GENERAL  BUILT  FORM  DESIGN  GUIDELINES 
A diversity of building designs are anticipated for the Business Park and will be one of 
the defining characteristics of the development. Accordingly, varying degrees of eleva-
tion treatments and building articulation is expected to respond to the various uses and 
locations within the site.  In general, a high degree of design articulation on all publicly 
visible building elevations will be important to creating the high-quality environment 
envisioned for the development. As such, the following considerations should guide the 
building designs:


General  Conditions
General Conditions for all buildings in the employment area should consider the fol-
lowing;


• 	Large and long facades shall be subdivided with the use of, for example, different 
materials, windows, or recesses in the building wall;


• 	Consideration of rear facades shall be given to buildings that are visible from High-
way 404;


• 	Individual buildings within a complex should incorporate complementary architec-
tural details;


Building  Massing
Building Massing and the scale of buildings should:


•	 Be sensitive to relative scale and massing of adjacent buildings and the scale of the 
street;


• 	Arranged along the street to allow views into and from the site;


•	 Configured to facilitate access and connections to the building(s).


Articulated Building Facade


Articulated Building Massing
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Buildings  Facades
Buildings Facades should:


• 	Incorporate designs that distinguish between office and warehouse portions of build-
ings;


• 	Incorporate windows, articulation, or clearly defined entrances adjacent to Street 1;


• 	Include the highest degree of façade treatments along the public street.


Windows /Glazing
Windows /Glazing should:


• 	Be incorporated on any façade that overlooks areas of public activity, including parks, 
streets and other open space features;


•	 Comprise a minimum of 30% of the office portion of building elevations along pub-
lic streets, including entrances, windows, or upper level glazing for office areas; where 
this is not feasible, other enhanced/upgraded design measures shall be required, in-
cluding for example, upgraded building materials and articulated facades.


Render of a Typical Employment Building with  
100% Glass Facade


Facade Articulation Through Vertical Elements and  
Proportionate Windows
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Building  Entrances
Building Entrances should:


•	 Form part of the primary building elevation;


•	 Be located along and oriented towards the public street frontage;


•	 Be prominent and clearly discernible along the building façade;


•	 Be coordinated with the placement of pedestrian walkways;


•	 Consist of a clearly discernible hierarchy entrances;


•	 Include hard and soft landscape elements in their design.


Wall  Facing  Materials
Wall Facing Materials should:


•	 Be of high-quality;


•	 Be coordinated and consistent;


• 	Incorporate a high standard of design detailing and materials on front facades;


• 	Be extended to the side elevations that are visible from the public street and/or high-
way;


• 	Be considered in the context of immediately adjacent buildings.


Clearly Identified Building Entrance


Detail of Facade Horizontal Elements and High Quality Materials
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Upgraded Employment Building with Retail at Grade


USE-SPECIFIC BUILT FORM GUIDELINES 


Retail Area
Retail and Service Commercial uses are proposed along Leslie Street. Building designs 
in these locations should consider the following:


•	 Providing height and massing at the publicly visible corner(s) of the building(s);


• 	Ensuring articulated building facades, including roof elements such as dormers, ga-
bles, parapets, etc., to occupy the majority of the Leslie Street frontage;


• 	Incorporating the sloping topography within parking and landscaped areas;


•	 Incorporating a high degree of glazing on primary facade, and building elevations 
where main entries are located.  Generally, minimum of 30% to 40% of each primary 
façade should contain glazing, including entrances, windows, or upper level glazing;


•	 Large blank walls should be articulated.


 


Employment Office
Employment Office uses are envisioned to be located along the Highway 404 frontage 
and will have a significant role in promoting the identity of the Business Park along 
this highly visible edge. Building designs in this location should consider the following:


•	 Providing primary, highly articulated building facades along the Highway 404 edge;


•	 Creating building forms that provide an appropriate scale, height, and massing along 
this high speed transportation corridor;


•	 Ensuring that the height and massing of buildings is at the publicly visible corner(s) 
of the building(s);


•	 Avoiding large uninterrupted facades along the highway frontage.


Employment Office Building with Broken Massing
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General  Employment  Area
Building designs in the General Employment Area should consider the following:


•	 Incorporating a consistent, high quality and coordinated palette of materials.







urban  design  brief







   
 
 


Schedule “A” 
 


CONDITIONS OF APPROVAL 
 


DRAFT PLAN OF SUBDIVISION D12-01-14  
2351528 Ontario Limited and Aurora- Leslie Development Limited (Addison 


Hall Business Park)  
PART of LOT 23 and 24, Concession 3, Town of Aurora 


 
THE CONDITIONS OF AURORA COUNCIL THAT SHALL BE SATISFIED PRIOR 
TO THE RELEASE FOR REGISTRATION OF PLAN OF SUBDIVISION D12-01-14, 
ARE AS FOLLOWS: 


 
Planning & Development Services Conditions 


 
1. Approval shall relate to Draft Plan of Subdivision D12-01-14 prepared by KLM 


Planning Partners Inc. dated March 20, 2014 and revised June 18, 2014 
attached thereto. 


 
2. The Owner acknowledges and agrees that the Draft Plan of Subdivision and 


associated conditions of draft approval may require revisions, to the 
satisfaction of the Town, to implement or integrate any recommendations 
resulting from studies required as a condition of draft approval.  Further, minor 
redline revisions to the Draft Plan of Subdivision to ensure property alignment 
with existing or proposed blocks, streets, and/or facilities on lands adjacent to 
this Draft Plan of Subdivision may also be required. 


 
3. The Owner shall agree that the lands within this Draft Plan of Subdivision shall 


be appropriately zoned by a Zoning By-law that has come into effect in 
accordance with the provisions of the Planning Act, R.S.O. 1900, c.P.13, as 
amended (the “Planning Act”).  
 


4. The Owner shall, prior to final approval of the Draft Plan of Subdivision, enter 
into and execute agreement(s) with The Corporation of the Town of Aurora, 
including but not limited to a Subdivision Agreement, agreeing to satisfy all 
conditions, legal, financial and otherwise of the Town. The Subdivision 
Agreement and related documents shall be registered on title against the 
lands to which it applies, as provided for in the Planning Act, at the sole 
expense of the Owner. 


 
5. Prior to final approval the Owner shall submit detailed plans showing the 


proposed phasing of the Draft Plan of Subdivision for review and approval by 
the Town of Aurora in consultation with the Region of York. The Subdivision 
Agreement shall include provisions related to development phasing to the 
satisfaction of the Town and the registration of the proposed M-Plan shall 
occur in phases to the satisfaction of the Town.    


 
6. The Owner shall covenant and agree in the Subdivision Agreement to prepare 


and submit a Green Building and Development Initiatives in the development 







Addison Hall Business Park, D12-01-14  
Conditions of Approval 
Page 2 
 


  


of the M-Plan related to; Environmental Protection, Energy Efficiency, Solar 
Gain, Energy Technologies, Water Conservation, Green Materials and Waste 
Reduction, Reduction of Noise Pollution, Indoor Air Quality to the satisfaction 
of Planning & Development Services.  


 
7. That the owner covenant and agree in the Subdivision Agreement to 


implement any and all recommendations of the Natural Heritage Evaluation 
and Environmental Impact Study (EIS) as prepared by Dougan & Associates 
Ecological Consulting & Design dated March 2014. 


 
8. The Owner shall covenant and agree in the Subdivision Agreement to 


implement the recommendations and measures contained within the Urban 
Design Brief prepared by Planning Partnership dated March 2014 for the 
design and construction of all buildings, walkways, landscaping and all other 
elements within the Plan.  Strict compliance with the Urban Design Brief shall 
be undertaken unless otherwise approved by the Town’s Director of Planning 
& Development Services.  
 


Legal Services Conditions 
 
9. The Owner shall covenant and agree in the Subdivision Agreement to provide 


a Solicitor’s Title Opinion for the lands. 
 
10. The Owner shall covenant and agree in the Subdivision Agreement to grant, 


convey and dedicate the following property interests in the lands at no cost 
and free of all encumbrances to the Town to the satisfaction of the Town 
Solicitor: 


 
• all streets and road widenings shall be dedicated on the M-Plan as 


public highways; 
• all 0.3 m reserves shall be conveyed as may be required; 
• all lands required for municipal purposes shall be conveyed as may be 


required; and, 
• all easements required for municipal purposes shall be granted as may 


be required.  
 
11. The Owner shall covenant and agree in the Subdivision Agreement to consent 


to registration by the Town of Aurora of the Subdivision Agreement and any 
ancillary agreements as necessary in priority of all encumbrances to the Town 
to the satisfaction of the Town Solicitor and to pay to the Town its associated 
fees for the preparation and registration of same. 


 
12. The Owner shall covenant and agree in the Subdivision Agreement to satisfy 


any cash-in-lieu of parkland requirements to the satisfaction of the Town 
Solicitor in accordance with : a) the Town’s By-law Number 4291-01.F, as 
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amended or successor thereto and applicable policies; and b) any related 
Parkland Agreements imposed by the Town.  


 
Stormwater Management   
 
13. The Owner shall agree to submit a detailed Stormwater Management Report 


to the satisfaction of the Town to substantiate that the Draft Plan of 
Subdivision lands meet the current stormwater quantity and quality 
requirements in accordance with the latest Ministry of Environment and Lake 
Simcoe Conservation Authority guidelines and the Town’s Infrastructure & 
Environmental Services Department Policy #68 (Stormwater Management 
Facility and Facility Block Design, Safety and Maintenance). The Owner also 
agrees to meet the erosion control criteria established in the latest modeling 
for Marsh Creek in accordance with the requirements of the LSRCA. In 
accordance with the Town’s Policy # 68, the Owner agrees to provide the 
Town with a cash contribution to be determined as per the recommended 
maintenance and monitoring requirements of the storm water management 
report to the satisfaction of the Town.    


 
14. The Owner shall implement all the recommendations contained in the 


Functional Servicing Report (FSR) by Cole Engineering Limited dated March 
2014 and the Marsh Creek Erosion Control Analysis by SCS Consulting 
Group Ltd. dated November 29, 2012 as approved by the LSRCA to the 
satisfaction of the Town’s Director of Infrastructure & Environmental Services  
 


15. The Owner shall agree to establish ‘protocols’ for on- site quality and quantity 
control design requirements which shall include maintenance 
recommendations for each and every Block. The ‘protocol’ to be in 
accordance with the - “Schedule of Block SWM Requirements, dated June 
2014 and Drawing No. SCH1 - “Plan of Scheduled Block SWM 
Requirements,” Project No. LD13-0046, dated July 2nd, 2014 prepared by Cole 
Engineering to the satisfaction of the Town’s Director of Infrastructure & 
Environmental Services and the LSRCA. The Owner further agrees to include 
in any purchase and sale agreement the requirement that the detailed design 
and the maintenance requirements for the Block shall be registered on title; 
and that the Owner’s engineer shall review each detailed Block design with 
the maintenance requirements and shall certify it’s compliance with the 
‘protocols’ prior to approval by the Town; and that prior to the release of 
security by the Town for each Block plan, the Owner’s engineer shall certify in 
writing that the on-site controls have been constructed and installed in 
accordance with the approved design.   
 


16. The Owner shall covenant and agree in the Subdivision Agreement to provide 
landscape design plans and implement landscape works on-site for the 
stormwater management facility Blocks 29 and 30 on the Draft Plan of 
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Subdivision in accordance with the latest MOEE Stormwater Management 
Practices Planning and Design Manual, Lake Simcoe Region Conservation 
Authority requirements, and the Town of Aurora standards, to the satisfaction 
of the Director of Parks & Recreation Services.  


 
17. The Owner shall covenant and agree in the Subdivision Agreement to 


implement on- site black vinyl chain link fencing to Town standards on the 
municipal side of the lot lines for all lots and blocks adjacent to the stormwater 
management facility Blocks 29 & 30 on the Draft Plan of Subdivision. Further, 
the Owner shall Covenant and agree to include in all Offers of Purchase and 
Sale Agreements with prospective purchasers of lots or blocks adjacent to the 
stormwater management facility Blocks 29 & 30 on the Draft Plan of 
Subdivision, in a manner satisfactory to the Director of Parks & Recreation 
Services, advising that fence gates and/or any other means of access will not 
be permitted to access the stormwater management facility from retail and 
employment lands.  
 


Roads and Municipal Services 
 
18. The Owner shall prepare and submit detailed engineering design drawings 


and reports for the layout and construction of roads and services (i.e. water, 
storm and sanitary) in accordance with the Town of Aurora Infrastructure and 
Environmental Services Design Criteria Manual to the satisfaction of the 
Town’s Director of Infrastructure & Environmental Services.  


 
19. The Owner shall prior to final approval provide detailed engineering drawings 


which will include but not limited to grading control plans (including any 
proposed retaining wall locations and details with proposed Top of Wall and 
Bottom of Wall), plan and profile drawings of all underground and above 
ground services, general plans (notes, above and below ground), drainage 
plans, composite utility plans (to include above and non-standard below 
ground utilities, services, driveways and boulevard tree locations etc), 
stormwater management plans, detail plans, erosion and sediment control 
plans, illumination and signalization plans etc. to the satisfaction of the Town. 


 
20. The Owner shall prior to final approval submit a capacity study of the Town’s 


water distribution system to the lands in order to determine that the proposed 
development can be adequately serviced to the satisfaction of the Town.  


 
21. The Owner shall submit plans acceptable to the Town, detailing any phasing 


of construction and development, together with the means by which 
construction access to the site will be gained during any construction or 
phasing.  Should phasing be necessary or requested, the Owner shall agree 
in the Subdivision Agreement to comply with the phasing plan and make all 
builders aware of the phasing plan. 
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22. The Owner agrees that all construction access may be limited to one access 
point as may be determined in consultation with the Town and the Region to 
the satisfaction of the Town and approved by Central York Fire Services until 
such time as the first occupancy (as approved by the Town’s Director of 
Building & By-Law Services) of the subdivision.  


 
23. The Owner shall provide engineering fees to the Town at the time of 


submission for the review of the detailed engineering drawings for the 
construction of services within the development. Said engineering fees shall 
be 1% of the estimated cost of all the works necessary for the construction of 
the subdivision servicing including all grading, drainage and infrastructure 
works etc., as estimated by the consultant for the project and provided at the 
time of second submission of detailed engineering drawings. An additional fee 
to a total fee of 5.5% in accordance with the Town’s Fees and Services By-
Law as amended or successor thereto, of the estimated cost of all works by 
the Owner’s consultant to the satisfactory approval of the Town is to be 
provided prior to final approval of the Subdivision Agreement to the 
satisfaction of the Town’s Director of Infrastructure & Environmental Services.  


 
24. The Owner shall covenant and agree in the Subdivision Agreement to provide 


servicing securities to the Town, in a form acceptable to the Town’s Director of 
Corporate & Financial Services and in an amount approved by the Town’s 
Director of Infrastructure & Environmental Services.  


 
25. The Owner shall covenant and agree in the Subdivision Agreement that they 


shall be required to construct or pay for the construction of roads, bicycle 
lanes, curbs, gutters, sidewalks (in accordance with applicable Town policy), 
underground and above ground services, street lights and illumination, street 
signs, utilities, storm water management facilities, etc., and any and all other 
works necessary for the development and servicing of the subdivision to the 
satisfaction of the Town’s Director of Infrastructure & Environmental Services. 


 
26. The Owner shall covenant and agree in the Subdivision Agreement that 


should the approved Traffic Study recommend the signalization of the 
intersections of Leslie Street and Street ‘1’ at any time within the study time 
horizon, and the signalization is not included in the Region’s cost of 
reconstruction of Leslie Street, to construct and or pay for the construction of 
or provide cash-in-lieu for proposed or future signalization of the intersections 
of Leslie Street and Streets ‘1’ to the satisfaction of the Town’s Director of 
Infrastructure & Environmental Services.  


 
27. The Owner shall covenant and agree in the Subdivision Agreement to 


compensate the Town for snow removal and winter maintenance costs for the 
roads and sidewalks within the subdivision based on the ratio of 
occupied/unoccupied units/ lots and blocks within the said subdivision as 
determined by the Director of Infrastructure & Environmental Services. 
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28. The Owner shall covenant and agree in the Subdivision Agreement to 


compensate the Town for street lighting maintenance costs within the 
subdivision based on the current level of occupancy to the satisfaction of the 
Director of Infrastructure & Environmental Services. 
 


29. Prior to undertaking any grading on the site, and in connection with the Town’s 
issuance of a Topsoil Removal Permit (if required), the Owner shall prior to 
final approval of the M-Plan submit a Lot Grading and Erosion Control Plan for 
any grading within the Draft Plan of Subdivision for approval by the Town and 
Lake Simcoe Region Conservation Authority that shall include proposed 
methods for: 


 
a)  erosion and sediment control prior to and during construction including 


the extent of grading/filling, the access location and erosion control 
detail, the location of spoil pile storage and the location and nature of 
sediment control works; and 


 
b)  progressive stripping and grading to ensure minimum duration of 


exposed soil areas to the extent practical. 
 
c) Certificate of Decommissioning for any well(s) and septic systems.  


 
30. The Owner shall acknowledge that the suitability of the land for the proposed 


use is the responsibility of the landowner, and that prior to the registration of 
the M-Plan, the owner have an Environmental Site Assessment (under O. 
Reg. 153/04 as amended O. Reg. 511/09) undertaken by a qualified person 
registered to ensure that the land is suitable for the proposed use. If in the 
opinion of the qualified person, the Environmental Site Assessment indicates 
the land may not be suitable for the proposed uses, the qualified person shall 
so advise the Ministry of the Environment and the Town.  The Owner 
undertakes to do further investigative studies and to do all work required to 
make the lands suitable for the proposed use. 


 
31. The Owner shall covenant and agree in the Subdivision Agreement that all 


Blocks on the M-Plan to be left vacant for longer than six (6) months, and all 
portions of public highways that are not paved, together with all drainage 
swales, shall be graded, seeded and/or sodded, and maintained to the 
satisfaction of the Town. 


 
32. The Owner shall grant required easements to the appropriate authority for 


public utilities, drainage purposes, turning circles, or any other services as 
deemed necessary. Any off site easements and works necessary to connect 
watermains, storm sewers and sanitary sewers to outfall trunks and storm 
water management facilities on external lands shall be satisfactory to and 
granted to the appropriate authorities. No works off site or connections to 
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existing infrastructure may be undertaken prior to execution of the Subdivision 
Agreement.  


 
33. The Owner shall covenant and agree in the Subdivision Agreement to 


construct or pay for the construction or provide cash in lieu of the proposed 
and or future construction of, a concrete pedestrian sidewalk to Town and 
Region requirements, along the frontage of the subject lands’ along Leslie 
Street to the satisfaction of the Town's Director of Infrastructure & 
Environmental Services. Any cash or payment may be subject to any 
inclusions or requirements set forth under the Town’s Development Charge, 
as amended or successor thereto, at the time of signing the Subdivision 
Agreement.   


 
34. The Owner shall satisfy York Region Transportation and Works Department 


that the services to be installed within, and in conjunction with the Draft Plan 
of Subdivision will provide for sidewalks which meet the local municipality's 
standards along the subject lands’ frontage and onto roadways that have/will 
have transit services.  


 
35. The Owner shall satisfy York Region Transportation and Works Department 


that the services include illumination in accordance with the local 
municipality's design standards along all streets which have or will have transit 
services, sidewalks, pedestrian access and bus stop locations. 


 
36. The Owner shall, prior to final approval, submit a geotechnical report for 


review and approval by the Town, which deals with the relative elevations of 
foundations and footings, the requirements for engineered fill based on 
existing subsurface conditions, and the requirements for road and municipal 
services construction, to the satisfaction of the Town’s Director of Building & 
By-Law Services and Director of Infrastructure & Environmental Services.  


 
37. The Owner agrees that any proposed final grading shall eliminate retaining 


walls, unless approved otherwise by the Director of Infrastructure and 
Environmental Services. Construction details and notes, material descriptions, 
location and dimensions including top and bottom of wall elevations, heights 
and length of all retaining walls approved by the Director of Infrastructure and 
Environmental Services shall be provide in the detailed engineering plans. 
The approved retaining walls shall include drainage systems with positive 
outlets, shall not permit surface drainage to drain over the top of wall and 
when there is the option shall be located on private property instead of public 
property.  


 
38. The Owner shall, prior to final approval of the M-Plan, submit Internal and 


External Traffic Studies for review and approval by the Town.  The Owner 
shall agree in the Subdivision Agreement that all road work and construction 
shall be in accordance with the approved Internal Traffic Study, which shall 
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include works relating to road cross-sections (in accordance with the latest 
ADS or Alternative Development Standards as approved by the Town), 
parking controls, bike ways, pavement markings, pedestrian crossings, 
sidewalks, access driveways locations, traffic signage including bicycle route 
signage and other requirements as set out in the said Internal Traffic Study. 
 


39. The Owner shall, prior to final approval, demonstrate compliance with the 
Town’s standard configuration with respect to all road bends on the M-Plan, to 
the satisfaction of the Town. 


 
40. The Owner shall covenant and agree in the Subdivision Agreement to design, 


pay for and construct all traffic control devices (including temporary pavement 
markings) as specified in the approved Internal Traffic Study prior to the 
occupancy of any dwelling, to the satisfaction of the Town. 


 
41. The Owner shall, prior to final approval, ensure that all dead end streets, sides 


of road allowances requiring restricted access, and exterior side yard and rear 
yard flankages of the Blocks on the M-Plan requiring restricted access as 
designated by the Town’s Director of Infrastructure & Environmental Services 
shall be terminated in 0.3 metre reserves to prohibit access at certain 
locations. The 0.3 metre reserves shall be established as public highways by 
the Town at such times as determined by the Town’s Director of Infrastructure 
& Environmental Services.  


 
42. The Owner shall agree prior to final approval to submit reference plans, 


engineering details and specifications and recommendations for any retaining 
walls to be constructed on the lands for which a building permit is required 
under the Building Code Act, 1992, S.O. 1992, c. 23, as amended, and O. 
Reg. 350/06 (Building Code), (the “Building Code Act”), indicating therein any 
restrictions such as setback limits for structures, trees and landscaping etc. to 
the satisfaction of the Town’s Director of Building & By-Law Services and  
Director of Infrastructure & Environmental Services.  If any such restrictions 
are identified, the Owner shall agree to register the Restrictive Covenants on 
title to the restricted lands to the satisfaction of the Town.  The Owner further 
agrees to include in all Offers of Purchase and Sale Agreements for the 
restricted Blocks on the M-plan, a notice advising prospective purchasers of 
the registration of Restrictive Covenants on title to their lands. 


 
43. The Owner shall agree in the Subdivision Agreement to provide sanitary 


sewer and storm sewer inspection testing and acceptance. Sanitary sewer 
inspection testing and acceptance shall be in accordance with the York 
Region Sanitary Inspection, Testing and Acceptance Guideline requirements 
dated September 2011 and as amended from time to time. Storm sewer and 
manhole inspection testing and acceptance to follow the requirements and 
policies of the Town.  
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44. The Owner shall covenant and agree in the Subdivision Agreement to retain 
and pay for a qualified company acceptable to the Town to provide a video 
(CCTV) inspection of all sanitary and storm sewers and prepare a letter report 
of the findings and conclusions within 6 months prior to the Owner requesting 
assumption of the subdivision by the Town.  


 
The report shall summarize and identify sewer pipe material used in 
accordance to Town and Region Specification and any deleterious materials 
to be cleaned, settlements or deflections, if any, and provide qualified 
justification stamped by a Professional Engineer registered in the Province of 
Ontario, for possible deviation from required Region, Town and OPS 
standards and specifications with recommendations to mitigate construction 
impacts if any.  


 
The Owner agrees that if as a result of carrying out the video (CCTV) 
inspection and modifications or rectifications are required, the Owner shall at 
its own expense provide for such rectifications through such means as agreed 
to by the Town.  


 
The Owner further agrees that final release of securities and assumption of 
the works by the Town will not be requested by the Owner nor provided by the 
Town until such CCTV inspection and rectifications, if any, are complete and 
accepted by the Town’s Director of Infrastructure & Environmental Services. 


 
45. Prior to final approval, the Owner shall monitor the water balances by 


submitting a supplementary design brief addendum to the submitted 
Stormwater Management and Hydrogeological Reports. Such report shall also 
demonstrate that the post development water balance is acceptable and 
provide any recommendations required for mitigation. The Owner shall 
covenant and agree in the Subdivision Agreement to carry-out said 
recommendations/mitigation measures to the satisfaction of the Town and the 
Lake Simcoe Region Conservation Authority. 


 
46. The Owner shall covenant and agree in the Subdivision Agreement to prepare 


and submit an overall Composite Utility Plan showing the location (shared or 
otherwise) of all required utilities (on-grade, or above-grade or non-standard 
below grade, including on-site servicing facilities and streetscaping). This 
Composite Utility Plan shall be to the satisfaction of the Town, having 
considered the requirements of those utility providers (including natural gas, 
hydro, and telecommunications service providers) that will conduct works 
within the subdivision. Further, the utility distribution plan shall consider the 
respective standards and specification manuals, where applicable, of the utility 
providers. 


 
47. The Owner shall covenant and agree in the Subdivision Agreement that 


natural gas, telecommunication service providers and cable television 
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services, including other street hardware, where possible, shall be constructed 
underground within the road allowances or other appropriate easements to the 
satisfaction of the Town. 


 
48. The Owner shall covenant and agree in the Subdivision Agreement to grant 


access, on reasonable terms and conditions, to any telecommunications 
service providers indicating an interest to locate within a municipal right-of-
way. The Owner further agrees to advise any telecommunications service 
provider intending to locate within a municipal right-of-way, of the requirement 
to enter into a Municipal Access Agreement with the Town of Aurora, and to 
satisfy all conditions, financial and otherwise of the Town. 


 
Woodlot and Buffer Blocks  
 
49. The Owner shall covenant and agree in the Subdivision Agreement to convey 


Woodlot Blocks 31 and 32, and Buffer Blocks 34 and 35 to the Town as 
Environment Protection lands, at no charge and free of all encumbrances, to 
the satisfaction of the Director of Parks & Recreation Services. 


 
50. The Owner shall covenant and agree in the Subdivision Agreement to convey 


open space Block 33, and wetland replication Block 28 to the Town as Open 
Space lands, at no charge and free of all encumbrances, to the satisfaction of 
the Director of Parks & Recreation Services.   


 
51. The Owner shall covenant and agree in the Subdivision Agreement not to 


disturb or otherwise use any of the portions of woodlot Blocks 31 and 32 on 
the Plan for the storage of topsoil or fill materials. The Owner further agrees in 
the Subdivision Agreement to provide temporary Paige wire protection fencing 
along the boundaries of Blocks 31 and 32, and to maintain in place the 
temporary fencing for the duration of development construction, and not to 
encroach into Blocks 31 and 32 without prior written approval of the Director of 
Parks and Recreation Services.  


 
52. The Owner shall covenant and agree in the Subdivision Agreement to install 


1.2 metre black vinyl chain link fencing on the municipal side of lot lines for all 
blocks abutting Blocks 28, 34, 35, 37 and 38, in accordance with Town 
standards, to the satisfaction of the Director of Parks and Recreation Services. 
Further, the Owner shall agree to include a clause within all Offers of 
Purchase and Sale Agreements with prospective purchasers of blocks 
adjacent to municipal Blocks 28, 35, 37 and 38, in a manner satisfactory to the 
Director Parks and Recreation Services, advising that fence gates and/or 
other means of access will not be permitted to access Blocks 28, 35, 37, and 
38 from employment and employment-office lands.  


 
53. The Owner shall covenant and agree in the Subdivision Agreement to include 


in all Offers or Purchase and Sale Agreements with purchasers of Lots 
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adjacent to Blocks 28, 34, 35, 37 and 38, a notice clearly advising that the 
environmental protection lands and open space lands adjacent to their Lot is 
intended for conservation and naturalization, and portions may be used for a 
public trail system. The lands are to remain as much as possible in their 
natural state. The Town of Aurora will not be responsible for any 
inconvenience or nuisance which may present itself as a result of the 
environmental protection lands and open space lands and associated trail 
system. The Owner further agrees to provide identification of the trail system 
on display plans within the Sales Office.  


 
Trails 
 
54. The Owner Shall covenant and agree in the Subdivision Agreement to convey 


trail Blocks 37 & 38, as may be revised in accordance with the Trail Location 
Plan, to the Town as Open Space lands, at no charge and free of all 
encumbrances in satisfaction of the provisions of Section 51 of the Planning 
Act and the Town of Aurora By-law 4291-01.F to the satisfaction of the 
Director of Parks & Recreation Services. The Owner further agrees to pay 
cash in-lieu on any remaining balance pursuant to Section 51 of the Planning 
Act to the satisfaction of the Director of Parks & Recreation Services. 


 
55. The Owner shall covenant and agree in the Subdivision Agreement to provide 


a Trail Location Plan to confirm the feasibility of trails construction on site, and 
to convey the necessary blocks to facilitate trail construction, to the 
satisfaction of the Town’s Director of Parks & Recreation Services. 


 
56. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape design plans and implement works on-site for on-street trail 
connections and trail amenities in accordance with the 2C Secondary Plan 
Design Policies for the Aurora Trail Network and the approved Urban and 
Architectural Design Guidelines. On-street trail connections shall be located 
from Open Space Block 33 south and west on Street “1” to south on First 
Commerce Drive. 


 
Vegetation Management  
 
57. The Owner shall covenant and agree in the Subdivision Agreement to provide 


and implement on-site a Vegetation Management Plan to the satisfaction of 
the Director of Parks and Recreation Services which shall include the 
following:  


 
a. A detailed vegetation inventory and assessment: identify all vegetation 


greater than 80mm DBH for individual tree assessments and/or identify 
perimeter at canopy of woodlands, groups or stands or vegetation; 
identify vegetation on adjacent property that may be impacted. 
Inventory shall include species, size and condition.  
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b. Identification of all vegetation removals and identification of all 
protection measures for vegetation designated to be preserved; an at-
grade impact assessment to support vegetation removals and/or 
preservation measures.  


c. An International Society of Arboriculture (or approved equal) monetary 
evaluation for all vegetation identified to be damaged or removed.  


d. Provision of compliance monitoring and protection/mitigation 
specifications including all arboricultural requirements for trees 
designated to be preserved during construction; provision of post 
construction performance monitoring and rehabilitation specifications. 
Include the Town's minimum tree preservation standards.  


e. A compensation planting plan providing plantings equal to or greater 
than the assessed value of vegetation designated to be damaged or 
removed from the site, which compensation planting shall be in addition 
to the Town's minimum planting standards.  


f. Coordination of vegetation-related recommendations from 
environmental reports as applicable.  


 
58. The Owner shall covenant and agree in the Subdivision Agreement to provide 


and implement an Edge Management Plan for the buffer blocks 34 and 35. 
The Edge Management Strategy shall address wetland replication areas, 
maintenance and rehabilitation of forest edge conditions including restoration 
plantings composed of native, non-cultivar, non-invasive species maintained 
as natural self-sustaining vegetation, to the satisfaction of the Director of 
Parks & Recreation Services.  


 
59. Other than as permitted pursuant to the Town’s By-law Number 4474-03.D as 


amended or successor thereto (the “Tree By-law”), the Owner shall only be 
permitted to remove trees on any lots or blocks within the proposed Draft Plan 
of Subdivision in accordance with the exemption contained in s.20(d) of the 
Tree By-law upon meeting the following condition with respect to tree removal, 
preservation, payment of fees, and any such other related items, all to the 
satisfaction of the Town’s Director of Parks & Recreation Services: a) tree 
removal plan and the execution of the Subdivision Agreement; or b) prior to 
the execution of the Subdivision Agreement, the submission of a Vegetation 
Management Plan and the execution of a Vegetation Management 
Agreement. 


 
60. The Owner shall covenant and agree in the Subdivision Agreement to 


construct temporary Paige post and wire protection fencing for all vegetation 
and natural areas to be preserved, in accordance with the Vegetation 
Management Plan. Protection fencing to Town standards shall be shall be 
installed prior to commencement of any demolition, topsoil removal, grading or 
construction activities on the lands, and shall be maintained in good condition 
for the duration of development on the lands. 
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61. The Owner shall covenant and agree in the Subdivision Agreement to provide 
an Environmental Monitoring Plan and to pay for all aspects of implementing 
the environmental monitoring strategies required by the plan. The 
Environmental Monitoring Plan shall track the pre and post conditions of the 
Natural Heritage System and make recommendations during construction and 
following the transition and ultimate build-out of the Draft Plan of Subdivision 
within the 2C Secondary Plan Area from predominately rural to an urban land 
use, in accordance with the Environmental Protection Area Designation of the 
2C Secondary Plan and the Natural Heritage Evaluation & Environmental 
Impact Study prepared by Dougan & Associates dated March 2014 and to the 
satisfaction of the Lake Simcoe Region Conservation Authority. 


 
General Landscaping Conditions 
 
62. The Owner shall covenant agree in the Subdivision Agreement to provide 


landscape design plans and implement landscape works on-site for street tree 
planting on all road allowances within the Draft Plan in accordance with Town 
standards and to the satisfaction of the Director of Parks and Recreation 
Services. As an alternative, the Town may consider through the 
aforementioned subdivision agreement, requesting cash-in-lieu of the value of 
street tree plantings, in accordance with the approved landscape plans, to the 
satisfaction of the Director of Parks and Recreation Services.  


 
63. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape design plans and implement landscape works on-site for all 
proposed fencing, landscape structures, subdivision entry features, or any 
other landscape features required by urban design guidelines or Town of 
Aurora standards, to the satisfaction of the Director of Parks and Recreation 
Services. 


 
64. The Owner shall covenant and agree in the Subdivision Agreement to provide 


a consistent and continuous 300mm depth topsoil for all areas associated tree 
and shrub plantings within the Plan, to the satisfaction of the Director of Parks 
and Recreation Services.  


 
65. The Owner shall covenant and agree in the Subdivision Agreement to provide 


the Town the first right of refusal of surplus topsoil and shall provide the Town 
with prior notification of topsoil removal from the Plan.  


 
66. The Owner shall covenant and agree in the Subdivision Agreement to perform 


topsoil testing by an approved agency to determine nutrient availability for all 
topsoil sources to be utilized within the Draft Plan. The Owner shall further 
agree to implement fertilizers and soil amendments in accordance with topsoil 
test recommendations, to the satisfaction of the Director of Parks and 
Recreation Services.  
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67. The Owner shall covenant and agree in the Subdivision Agreement to include 
in all Offers or Purchase and Sale Agreements with purchasers of Lots or 
Blocks within the Plan, a notice clearly setting out the details of any fencing or 
urban design feature that is to be installed on the Lot or Block being 
purchased. Such notice shall clearly identify specifications relating to location, 
timing of installation, colour, materials, height and other design details of the 
fencing or urban design features.  


 
68. The Owner shall covenant and agree in the Subdivision Agreement to provide 


a one-time financial contribution for the purposes of supplementing the Town's 
on-going annual maintenance costs associated with Landscape Works on 
municipal lands, such Works as required by the Town's standards and/or 
approved urban design guidelines. The amount of the contribution shall be 
equal to twenty-five percent (25%) of the total cost of all plant material 
installations on municipal roads and stormwater management facilities within 
the Plan.  


 
69. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape securities in a manner satisfactory to the Town and in the amount 
of one hundred percent (100%) of the estimated costs of the Landscape 
Works as estimated by the consulting landscape architect and approved by 
the Town, to ensure performance and compliance of the works to the 
satisfaction of the Director of Parks and Recreations Services. 


  
70. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape fees in a manner satisfactory to the Town, based on the 
percentage amount of estimated landscape works as set out in the Town’s 
Parks & Recreation Services Fees By-law Number 5426-12. The estimated 
cost of the Landscape Works shall be provided by the consulting landscape 
architect and approved by the Town. Landscape fees are required for the 
review of landscape plans and the administration of implementation of the 
Landscape Works to the satisfaction of the Town’s Director of Parks and 
Recreation Services. 


 
Building & By-Law Services Conditions 


  
71. The Owner shall, prior to final approval submit a Lot and Block Schedule 


certified by an Ontario Land Surveyor indicating the areas and frontages of the 
Lots and blocks within the M-Plan, to the satisfaction of the Town’s Director of 
Building & By-law Services.  


 
Heritage 


 
72. The Owner shall covenant and agree in the Subdivision Agreement to 


commemorate the Addison-Hall Farm by including the installing of an 
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interpretive plaque, Street naming or the provision of a public gathering space 
on site to the satisfaction of the Director of Planning & Development Services. 
 
 


73. The Owner shall covenant and agree in the Subdivision Agreement to 
commemorate the property with the Addison-Hall Farm sign to the satisfaction 
of Planning & Development Services. 
  


York Region Conditions 
 


74. The Road allowances included within the draft plan of subdivision shall be 
named to the satisfaction of the Town of Aurora and York Region.  
 


75. The Owner shall agree in the Subdivision Agreement that the Owner shall 
save harmless the Town of Aurora and York Region from any claim or action 
as a result of water or sanitary sewer service not being available when 
anticipated.  
 


76. Prior to final approval, the engineering drawing showing the layout of the 
watermains and sewers shall be submitted to the Capital Planning and 
Delivery Branch for review.  
 


77. The Owner shall agree in the Subdivision Agreement that any direct 
connection to a York Region water or wastewater system requires Regional 
approval prior to construction, and engineering drawings showing details of 
the connection shall be submitted to Capital Planning and Delivery for 
approval. 
  


78. For Blocks 13, 14,15,16,20,21,22,23,24 and 25, which are located in a 
wellhead protection area identified by the Region, any and all development is 
prohibited that may involve the storage or manufacture of: 


a) Petroleum-based fuels and or solvents; 
b) Pesticides, herbicides, fungicides or fertilizers; 
c) Construction equipments; 
d) Inorganic chemicals; 
e) Road salt and contaminants as identified by the Province; 
f) The generation and storage of hazardous waste or liquid; 
g) Industrial waste, and waste disposal sites and facilities; 
h) Organic Soil conditioning sites and the storage and application of 


agricultural and non-agricultural source organic materials; and,  
i) Snow storage and disposal facilities. 


 
A development that may involve any of the activities listed above may be 
permitted as part of detailed application for site plan control if the Lot Owner 
prepares and submits a Source Water Impact Assessment and Mitigation Plan 
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(SWIAMP) to the satisfaction of the Region as per the Region’s policies and 
guidelines at the time of the said site plan control application. 
 


79. Prior to final approval, the Owner shall agree to provide a comprehensive 
development phasing plan associated with the planned and recommended 
infrastructure improvements in this area. 
 


80. Prior to final approval, the Owner shall agree to provide direct shared 
pedestrian/cycling connections from the proposed development to Leslie 
Street to support active transportation. York Region and the Town of Aurora 
will not assume any financial responsibility for implementing the provision of 
walking/cycling connections and facilities.  
 


81. Prior to final approval, the Owner shall agree to identify measures to support 
public transit and active transportation to/from the proposed development.  
 


82. Prior to final approval, the Owner shall agree in the Subdivision Agreement 
that accesses are only permitted onto Leslie Street at locations depicted in the 
approved in the Aurora 2C Secondary Plan – OPA 73. In addition, access 
onto Leslie Street will be required to align with the streets on the west side of 
Leslie Street.  
 


83. Prior to final approval, the Owner shall agree to provide a revised Traffic 
Impact Study (TIS) to address the comments provided by Regional staff to the 
satisfaction of the Transportation and Community Planning Department. 
 


84. Prior to final approval, the Owner shall have prepared, by a qualified 
professional transportation consultant, a functional transportation report/plan 
outlining the required Regional road improvements for this subdivision. The 
report/plan, submitted to the Transportation and Community Planning 
Department for review and approval, shall explain all transportation issues and 
shall recommend mitigative measures for these issues.  
 


85. The Owner shall agree in the Subdivision Agreement, in wording satisfactory 
to the Transportation and Community Planning Department to implement the 
recommendations of the functional transportation report/plan as approved by 
the Transportation and Community Planning Department. 
 


86. Prior to final approval, the Owner shall submit detailed engineering drawings, 
to the Transportation and Community Planning Department for review and 
approval, that incorporate the recommendations of the functional 
transportation report/plan as approved by the Transportation and Community 
Planning Department. Additionally, the engineering drawings shall include the 
subdivision storm drainage system, erosion and siltation control plans, site 
grading and servicing, plan and profile drawings for the proposed 
intersections, construction access and mud mat design, utility and 
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underground servicing location plans, pavement markings, electrical drawings 
for intersection signalization and illumination design, traffic 
control/construction staging plans and landscape plans.  


87. Prior to final approval and concurrent with the submission of the subdivision 
servicing application (MOE) to the area municipality, the Owner shall provide a 
set of engineering drawings, for any works to be constructed on or adjacent to 
the York Region road, to the Roads Branch, Attention: Manager, Development 
Approvals, that includes the following drawings: 


 
 a) Plan and Profile for the York Region road and intersections; 
 b) Grading and Servicing; 


c)    Intersection/Road Improvements, including the recommendations of the 
Traffic Report; 


 d) Construction Access Design; 
 e) Utility and underground services Location Plans; 
 f) Signalization and Illumination Designs; 
 g) Line Painting; 
 h) Traffic Control/Management Plans; 
 i) Erosion and Siltation Control Plans; 
 j) Landscaping Plans, including tree preservation, relocation and 


removals; 
 k) Requirements of York Region Transit/Viva  
 
88. Prior to final approval, the Owner shall provide drawings for the proposed 


servicing of the site to be reviewed by the Engineering Department of the area 
municipality.  Three (3) sets of engineering drawings (stamped and signed by 
a professional engineer), and MOE forms together with any supporting 
information shall be submitted to the Transportation and Community Planning 
Department, Attention:  Mrs. Eva Pulnicki, P.Eng.  
 


89. The Owner shall agree, prior to the development approval of Blocks 1, 14, 26 
and 27 that direct vehicle access from Blocks 1, 14, 26 and 27 to Leslie Street 
will not be permitted. Access must be obtained through Street 1.  
 


90. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department, that all existing 
driveways along the Regional road frontage of this subdivision will be removed 
as part of the subdivision work, at no cost to York Region. 
 


91. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department that elevations along the 
streetline shall be 0.3 metres above the centreline elevations of the York 
Region roadway, unless otherwise specified by the Transportation and 
Community Planning Department.  
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92. Prior to final approval, the Owner shall submit drawings depicting the following 
to the satisfaction of York Region staff: 


 
a) All existing woody vegetation within the York Region road right of 


way, 
b) Tree protection measures to be implemented on and off the York 


Region road right of way to protect right of way vegetation to be 
preserved, 


c) Any woody vegetation within the York Region road right of way that 
is proposed to be removed or relocated. However, it is to be noted 
that tree removal within York Region road right’s of way shall be 
avoided to the extent possible/practical.  Financial or other 
compensation may be sought based on the value of trees 
proposed for removal. 


d) A planting plan for all new and relocated vegetation to be planted 
within the York Region road right of way, based on the following 
general guideline: 


 
Tree planting shall be undertaken in accordance with York Region standards 
as articulated in Streetscaping Policy and using species from the York Region 
Street Tree Planting List.  These documents may be obtained from the 
Forestry Section. If any landscaping or features other than tree planting (e.g. 
flower beds, shrubs) are proposed and included in the subdivision agreement , 
they will require the approval of the Town and be supported by a Maintenance 
Agreement between the Town and the Region for Town maintenance of these 
features; any such Maintenance Agreement  should indicate that where the 
area municipality does not maintain the feature to York Region’s satisfaction, 
the area municipality will be responsible for the cost of maintenance or 
removal undertaken by the Region.  
 


93. Prior to final approval, the Owner shall agree that the following lands will be 
conveyed to York Region for public highway purposes, free of all costs and 
encumbrances , to the satisfaction of York Region Solicitor: 


 
a)  A widening across the full frontage of the site identified as: 


• Part 6 on deposited plan 65R-34509, prepared by Lloyd and 
Purcell Ltd., dated September 20, 2013, 
• Part 1 on deposited plan 65R-34497, prepared by Lloyd and 
Purcell Ltd., dated September 17, 2013, 
• Part 7 on deposited plan 65R-34509 prepared by Lloyd and 
Purcell Ltd., dated September 20, 2013, as temporary grading 
easements strating in Q1 2016 – Q1 2021, 
• Part 2 on deposited plan 65R-34497 prepared by Lloyd and 
Purcell Ltd., dated September 17, 2013, as temporary grading 
easements starting in Q1 2016 – Q1 2021. 
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b)  A 15.0 metre by 15.0 metre daylight triangle at the northeast and 
southeast corners of Leslie Street and north leg of “Street 1” and at 
northeast and southeast corners of Leslie Street and south leg of 
“Street 1” accesses, and  


c)  A 0.3 metre reserve across the full frontage of the site, except at 
the approved access location, adjacent to the above noted 
widening, where it abuts Leslie Street and adjacent to the above 
noted widenings, and 


d)  an additional 2.0 metre widening, 40.0 metres in length, together with 
a 60.0 metre taper for the purpose of a northbound right turn lane at 
the intersections of “Street 1” South access and Leslie Street, 


e) an additional 2.0 metre widening, 40.0 metres in length, together with 
a 60.0 metre taper for the purpose of a northbound right turn lane at 
the intersections of “Street 1” North access and Leslie Street. 


 
94. Prior to final approval, in order to determine the property dedications required 


to achieve the ultimate right-of-way width of Leslie Street abutting the subject 
site, the applicant shall submit a recent plan of survey for the property that 
illustrates the existing centre line of construction of Leslie Street. 
 


95. Prior to final approval, the Owner shall provide a solicitor's certificate of title in 
a form satisfactory to York Region Solicitor, at no cost to York Region with 
respect to the conveyance of the above noted lands to York Region. 
 


96. Prior to final approval, the Owner shall agree to convey sufficient land along 
Leslie Street as shown in the reference plan prepared by York Region for 
Leslie Street detailed design. Any additional lands required for turn lanes will 
be conveyed to York Region for public highway purposes, free of all costs and 
encumbrances, to the satisfaction of York Region solicitor.  
 


97. Prior to final approval, York Region requires the Owner to submit to it, in 
accordance with the requirements of the Environmental Protection Act and O. 
Reg. 153/04 Records of Site Condition Part XV.1 of the Act (as amended), a 
Phase I environmental site assessment prepared and signed by a qualified 
professional, of the Owner’s lands and more specifically of the lands to be 
conveyed to York Region (the “Assessment”).  Based on the findings and 
results of the Assessment, York Region may require further study, 
investigation, assessment and delineation to determine whether any remedial 
or other action is required. The Assessment and any subsequent 
environmental reports or other documentation prepared in respect of the 
environmental condition of the lands to be conveyed must to be addressed to 
York Region, contain wording to the effect that York Region shall be entitled to 
rely on such reports or documentation in their entirety, and such reports or 
documentation shall be satisfactory to York Region.   
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98. Prior to final approval, the Owner shall certify, in wording satisfactory to the 
Transportation and Community Planning Department, that no contaminant, 
pollutant, waste of any nature, hazardous substance, toxic substance, 
dangerous good, or other substance or material defined or regulated under 
applicable environmental laws is present at, on, in or under all lands to be 
conveyed to York Region (including soils, substrata, surface water and 
groundwater, as applicable):  (i) at a level or concentration that exceeds the 
Environmental Protection Act O. Reg. 153/04 full depth generic site condition 
standards applicable to the intended use that such lands will be put by York 
Region at the time of conveyance  or any other remediation standards 
published or administered by governmental authorities applicable to the 
intended land use; and (ii) in such a manner, condition or emanating from 
such lands in such a way, that would result in liability under applicable 
environmental laws.  The Assessment, any subsequent environmental reports 
or other documentation and the Owner’s certification shall be done at no cost 
to York Region.  
 


99. The Owner shall agree in the Subdivision Agreement, in wording satisfactory 
to the Transportation and Community Planning Department, to be responsible 
to decommission any existing wells on the owner's lands in accordance with 
all applicable provincial legislation and guidelines and to the satisfaction of the 
area municipality. 
 


100. The Owner shall agree, prior to the development approval of Blocks 1, 13, 25 
and 26, that direct vehicle access from Blocks 1, 13, 25 and 26 to Leslie 
Street will not be permitted. Access must be obtained through the “Street 1.” 
 


101. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department that “Street 1” North 
access shall be designed to intersect Leslie Street at a right angle, or on a 
common tangent, and “Street 1” South access shall be  design to intersect 
Leslie Street at a right angle, or on a common tangent and shall be located 
directly opposite to future westerly access.  
 


102. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department, that the throat width of 
“Street 1” North leg shall be designed to accommodate one 5.0 metre inbound 
lane, a 2.0 metre median island and two 3.5 metre outbound lanes for a 
distance of 60.0 metres from the widened limit of Leslie Street; no intersection 
shall be permitted on “Street 1” within 60.0 metres of the widened limit of 
Leslie Street.  
 


103. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department, that the throat width of 
“Street 1” South leg shall be designed to accommodate one 5.0 metre inbound 
lane, a 2.0 metre median island and two 3.5 metre outbound lanes for a 
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distance of 60.0 metres from the widened limit of Leslie Street; no intersection 
shall be permitted on “Street 1” within 60.0 metres of the widened limit of 
Leslie Street.  


104. Prior to final approval, the intersections of Leslie Street and “Street 1” north 
and south leg shall be designed to the satisfaction of the Transportation and 
Community Planning Department with any interim or permanent intersection 
works including turning lanes, profile adjustments, illumination and/or 
signalization as deemed necessary by the Transportation and Community 
Planning Department. 
 


105. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the 
Transportation and Community Planning Department, that all local 
underground services will be installed within the area of the development 
lands and not within York Region’s road allowance. If a buffer or easement is 
needed to accommodate the local services adjacent to York Region’s Right of 
Way, then the Owner shall provide a satisfactory buffer or easement to the 
Area Municipality, at no cost to the Region. 
 


106. Prior to final approval, the Owner shall satisfy York Region Transportation and 
Community Planning Department that the services to be installed within or in 
conjunction with the Plan will provide for sidewalks on both sides of the 
roadways listed below, unless only one side of the street lies within the limits 
of the subject lands. The sidewalks shall meet the local municipality’s 
standards, and be provided by the Owner along the subject lands’ frontage 
onto roadways that have/will have transit services.   


 
  Future YRT/Viva transit services are planned for the following roadways or 


sections of: 
• Leslie Street 


 
107. The Owner shall satisfy the Transportation and Community Planning 


Department that the services to be installed within or in conjunction with the 
Plan will provide the passenger standing areas/shelter pads identified below 
and shall be installed to the satisfaction of the local municipality and York 
Region Transit. The Region confirms that all such passenger standing 
areas/shelter pads shall be owned and maintained by the Region and that the 
local municipality shall have no responsibility for those, notwithstanding that 
they may be included in the Subdivision Agreement. 


 
 Subject to approval by YRT, passenger standing areas and shelter pads shall 


be provided at the following locations: 
 


ON Street AT Street 
 


Location Standard Traffic 
Sig
nal 
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Request 
Leslie Street Street “1” (south 


leg) 
SE Corner YRT-1.03 or 


YRT – 
1.04 
(depend
ent on 
sidewalk 
configur
ation) 


-  


Leslie Street Street “2” (north 
leg) 


SE Corner  


 
 The passenger standing areas/shelter pads shall be provided at no cost to 


York Region and shall be provided concurrently with construction of 
necessary sidewalks.  The Owner may apply for a development charge credit, 
in accordance with the York Region - Road Works development charge credit 
guideline for passenger standing areas and shelter pads.   


 
 Landscaping should not interfere with the bus stops, passenger standing 


areas, shelters or corner sightlines.  Bus stops located in front of the 
employment areas shall be incorporated into the landscape design. 


 
 The bus stop locations determined during the design phase are subject to 


change.  Prior to construction of the passenger standing areas/shelter pads, 
the Owner/consultant shall confirm with YRT the final bus stop 
locations/requirements.  The Owner/consultant is to contact YRT Facilities 
Supervisor (tel. 905-762-2111) to confirm final details. 


  
108. Prior to final approval, the Owner shall submit drawings showing, as 


applicable, the sidewalk locations, concrete pedestrian access, passenger 
standing areas and shelter pads to the satisfaction of York Region.   
 


109. The Owner shall agree in the Subdivision Agreement to advise all potential 
purchasers of the existing and future introduction of transit services in this 
development as identified in condition 106.  This includes current and potential 
transit routes, bus stops and shelter locations.  This shall be achieved through 
distribution of information/marketing materials (YRT route maps, Future Plan 
maps & providing YRT website contact information) at sales offices and 
appropriate notification clauses in purchase agreements.  The YRT route 
maps and the Future Plan maps are available from YRT upon request. 
 


110. The Owner shall satisfy York Region Transportation and Community Planning 
Department that the services to be installed within or in conjunction with the 
Plan will include illumination in accordance with the local municipality’s design 
standards along all streets, which have or will have transit services, sidewalks, 
pedestrian access and bus stop locations. 
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111. The Owner shall agree in the Subdivision Agreement, in wording satisfactory 
to the Transportation and Community Planning Department that the Owner will 
be responsible for determining the location of all utility plants within York 
Region right-of-way and for the cost of relocating, replacing, repairing and 
restoring any appurtenances damaged during construction of the proposed 
site works.  The Owner must review, or ensure that any consultants retained 
by the Owner, review, at an early stage, the applicable authority’s minimum 
vertical clearances for aerial cable systems and their minimum spacing and 
cover requirements. The Owner shall be entirely responsible for making any 
adjustments or relocations, if necessary, prior to the commencement of any 
construction. 
 


112. Prior to final approval, the Owner shall submit engineering plans for York 
Region’s approval that identify on the plans the Transit requirements. 
 


113. Prior to final approval, the Owner shall provide a copy of the Subdivision 
Agreement to the Transportation and Community Planning Department, outlining 
all requirements of the Transportation and Community Planning Department.  
 


114. The Owner shall enter into an agreement with York Region, agreeing to satisfy 
all conditions, financial and otherwise, of the Regional Corporation; Regional 
Development Charges are payable prior to final approval in accordance with 
By-law # 2012-36. 
 


115. The Regional Transportation and Community Planning Department shall advise 
that Conditions 74 to 115 inclusive, have been satisfied.  


 
Lake Simcoe Region and Conservation Authority Conditions 
 


116. That prior to final plan approval, the following shall be prepared to the 
satisfaction of the Town and the Lake Simcoe Region Conservation Authority 
(LSRCA): 


a. A detailed Stormwater Management Report in conformity with the 
designated stormwater management policies of the Lake Simcoe 
Protection Plan (LSPP) (DP-4.8 – 4.11) and LSRCA Stormwater 
Management Guidleines; 


b. A detailed Erosion/Sedimentation Control Plan; 
c. A detailed Grading and Drainage Plan; 
d. A detailed Post Development Drainage Plan outlining specific unit flow 


and volume requirement for Stormwater Management (i.e. quality, 
quantity and erosion control) and Water Balance for each lot and area 
of the site.  


e. A Phosphorus Budget in accordance with Designated Policy 4.8 (4.8 – 
DP) of the LSPP; 


f. A Water Balance in accordance with Designated Policy 4.8 (4.8 – DP) 
of the LSPP; 
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g. A detailed Landscape Plan for the proposed SWM facilities; and, 
h. Detailed sample site plan designs and supporting calculations 


demonstrating how Stormwater Management and Water Balance 
requirements will be achieved for each lot and area of the site.  


117. That prior to final plan approval a detailed Tree Preservation and Protection 
Plan and Restoration/Enhancement Plans for the Buffer, Open Space and 
Wetland Replication Areas shall be prepared to the satisfaction of the Town 
and the LSRCA. 
 


118. That prior to final plan approval, a detailed design report for the Wetland 
Replication Areas shall be prepared to the satisfaction of the Town and the 
LSRCA that includes site-specific testing and habitat composition.  
 


119. That prior to final plan approval, a detailed Monitoring Report identifying a 
comprehensive monitoring program shall be prepared to the satisfaction of the 
Town and the LSRCA for the entire site including Tributary A5 of Marsh 
Creek, Weslie Creek tributary and main channel, the Wetland Replication 
Areas, and groundwater management for stormwater management facilities 
(i.e LIDs). 
 


120. That prior to final plan approval, a detailed Maintenance Report shall be 
prepared to the satisfaction of the Town and the LSRCA for the Wetland 
Replication Areas and stormwater management facilities (i.e. LIDs). 
 


121. That prior to final plan approval, a detailed water balance shall be prepared to 
the satisfaction of the Town and the LSRCA demonstrating that pre-
development flow targets in the surface water features, or the augmented 
flows to be directed towards the Tributary to Weslie Creek be maintained 
through all phases of construction as set out in the approved Phasing Plan. 
  


122. That prior to final plan approval, a detailed Phasing Plan shall be prepared to 
the satisfaction of the Town and the LSRCA demonstrating that pre-
development flow targets in the surface water features, or the augmented 
flows to be directed towards the Tributary A5 Marsh Creek and Weslie Creek 
Tributary are maintained pre-development, during construction and post 
development.  
 


123. That the Owner shall agree in the Subdivision Agreement to carry out or 
cause to be carried out the recommendations and requirements contained 
within the plans, reports, and studies as approved by the LSRCA. 
 


124. That the Owner shall agree in the Subdivision Agreement to retain a qualified 
professional to certify in writing that the works were constructed in accordance 
with the plans, reports and studies as approved by the LSRCA. 
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125. That the Owner shall agree in the Subdivision Agreement that prior to any 
major site alteration or grading, proper erosion and sediment control 
measures must be put in place in accordance with the approved Erosion and 
Sedimentation Control Plan and Grading Plan.  
 


126. That the Owner shall agree in the Subdivision Agreement that prior to the 
creation of any impervious surface such as roads and buildings, stormwater 
management facilities must be put in place in accordance with the approved 
plans.  
 


127. That the Owner shall agree in the Subdivision Agreement to ensure the 
following measures are implemented in accordance with 4.20-DP of the Lake 
Simcoe Protection Plan: 


a) Keep the removal of vegetation, grading and soil compaction to 
the minimum necessary to carry out development activity; 


b) Removal of vegetation shall not occur more than 30 days prior to 
grading and construction; 


c) Put in place structures to control and convey run-off; 
d) Minimize sediment that is eroded offsite during construction; 
e) Seed exposed soils once construction is complete and seasonal 


conditions permit; and  
f) Ensure erosion and sediment controls are implemented 


effectively.   
128. That the Owner shall agree in the Subdivision Agreement to prepare a Trails 


Impact Study to the Satisfaction of the Town and the LSRCA prior to the 
issuance of an LSRCA permit under Ontario Regulation 179/06.  
 


129. That the Owner shall agree in the Subdivision Agreement to provide 
covenants on title to each building Block to require the Block Owner to 
conduct additional geotechnical investigations to the satisfaction of the Town 
and the LSRCA required in support of the LID Features, prior to Site Plan 
Approval.  
 


130. That the Owner shall agree in the Subdivision Agreement to provide pre-
treatment, where necessary, of on-site run-off directed to infiltration facilities 
using Oil-Grit Separators or other approved alternative pre-treatment methods 
by the Town and the LSRCA, prior to Site Plan Approval. 
  


131. That the Owner successfully amend the Town of Aurora Zoning By-law 2213-
78 by rezoning Blocks BL-28, BL-31, BL-32, BL-34, and BL-35 to a site –
specific Environmental Protection zone (EP-g), BL-33, BL-37 and BL-38 to a 
site-specific Open Space zone (O-f), and BL-14, B:-15, BL-16, BL-17, BL-21, 
BL-22, BL-23, BL-24, BL-25 to the applicable site-specific Business Park 
Exemption Zone (BP-a2, BP-b2 & BP-d2). 
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132. That the Owner shall agree in the Subdivision Agreement to grant any 
easements required for stormwater management purposes to the Town.  


133. The Ownershall agree in the Subdivision Agreement to obtain a permit from 
the LSRCA for any works within an area subject to Ontario Regulation 179/06 
under the Conservation Authorities Act.  
 


134. That prior to final plan approval, the Owner shall pay all the required 
development fees to the Conservation Authority in accordance with the 
LSRCA’s Fees Policy under the Conservation Authorities Act.  


 
Central York Fire Services Conditions 


 
135. Water supply for firefighting, including hydrants must be installed and 


operational prior to construction of buildings.  
 
136. All roads must be complete to a minimum base coat and be able to 


support emergency vehicles with site access acceptable to Central York Fire 
Services prior to any 22building construction. 


 
137. A minimum of temporary street / lot signage must be in place to assist 


emergency responses prior to construction of buildings.  
 
Canada Post Conditions 


 
138. The Owner(s) shall agree in the Subdivision Agreement to consult with 


Canada Post Corporation to determine suitable locations for the placement of 
Community Mailboxes prior to the construction of any buildings.  


 
139. The Owner/developer covenants and agrees to provide the Town of Aurora 


with evidence that satisfactory arrangements, financial and otherwise, have 
been  made with Canada Post Corporation for the installation of Community 
Mail Boxes as required by Canada Post Corporation and as shown on the 
approved engineering design drawings/Draft Plan, at the time of sidewalk 
and/or curb installation.  


 
140. The Owner/developer further covenants and agrees to provide notice to 


prospective purchasers of the locations of Community Mail Boxes and that 
business mail delivery will be provided via Community Mail Boxes. 


 
141. The developer will consult with Canada Post to determine suitable permanent 


locations for the Community Mail Boxes or Lock box Assemblies (Mail Room). 
The developer will then indicate these locations on the appropriate servicing 
plans.  


 
142. The developer agrees, prior to offering any units for sale, to display a map on 


the wall of the sales office in a place readily accessible to potential 
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homeowners that indicates the location of all Community Mail Boxes or Lock 
Box Assemblies (Mail Room)., within the development, as approved by 
Canada Post. 


 
143. The developer agrees to include in all offers of purchase and sale a statement 


which advises the purchaser that mail will be delivered via Community Mail 
Boxes or Lock Box Assemblies (Mail Room). The developer also agrees to 
note the locations of all Community Mail Boxes or Lock Box Assemblies (Mail 
Room)., within the development, and to notify affected owners of any 
established easements granted to Canada Post to permit access to the 
Community Mail Boxes or Lock Box Assemblies (Mail Room). 


 
144. The developer will provide a suitable and safe temporary site for a Community 


Mail Boxes, until curbs, sidewalks and final grading are completed at the 
permanent locations.  


 
145. The developer agrees to provide the following for each Community Mail Boxes 


or Lock Box Assemblies, and to include these requirements on the appropriate 
servicing plans: (if applicable) 


• Any required walkway across the boulevard, per municipal standards 
• Any required curb depressions for wheelchair access, with an opening  
 of at least two meters (consult Canada Post for detailed specifications). 


 
Ministry of Transportation 


 
146. Prior to final approval, the owner must submit to the Ministry of Transportation 


for review and approval a copy of the Stormwater Management Report, Site 
Grading and Servicing Plan, addressing the intended treatment of the 
calculated runoff.  


 
147. Prior to final approval, the owner must submit to the Ministry of Transportation 


for review and approval a copy of a detailed Traffic Impact Study addressing 
the anticipated traffic volumes and their impact on Highway 400.  


 
148. Once all Ministry conditions listed above are addressed to Ministry satisfaction 


and a copy of M-Plan is received, the Ministry will issue the Clearance Letter 
to the City at which point the proponent can apply for our permits.  


 
Ministry of Tourism, Culture and Sport 


 
149. The Owner shall agree in the Subdivision Agreement that no grading or other 


soil disturbances shall take place on the M-Plan lands prior to the Ministry of 
Tourism Culture and Sport confirming that all archaeological resource 
concerns have met licensing and resource conservation requirements. 
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Clearances  


 
150. Final approval for registration may be issued in phases to the satisfaction of 


the Town subject to all applicable fees provided that: 
 


a) Phasing is proposed in an orderly progression services; and 
 
b) All government agencies agree to registration by phases and provide 


clearances, as required in Conditions 151 to 161 inclusive, for each 
phase proposed for registration; furthermore, the required clearances 
may relate to lands not located within the phase sought to be 
registered. 


  
151. The Town’s Planning & Development Services Department shall advise that 


Conditions 1 to 8, 72 and 73 inclusive, have been satisfied, stating briefly how 
each condition has been met.   
 


152. The Town’s Legal Services Department shall advise that Conditions 9 to 12 
inclusive have been satisfied, stating briefly how each condition has been met. 


 
153. The Town’s Infrastructure and Environmental Services Department shall 


advise that Conditions 13 to 15, 18 to 48 inclusive have been satisfied, stating 
briefly how each condition has been met. 


 
154. The Town’s Parks & Recreation Services Department shall advise that 


Conditions 16, 17, 57 49 to 70 inclusive have been satisfied, stating briefly 
how each condition has been met. 
 


155. The Lake Simcoe Region Conservation Authority shall advise that Conditions 
29, 45, 61, 116 to 134 inclusive have been satisfied; the clearance letter shall 
include a brief statement detailing how each condition has been met. 


 
156. The Town’s Building & By-Law Services Department shall advise that 


Condition 71 inclusive have been satisfied, stating briefly how each condition 
has been met. 
 


157. York Region shall advise that Conditions 74 to 115 inclusive have been 
satisfied; the clearance letter shall include a brief statement detailing how 
each condition has been met. 
 


158. Central York Fire Services shall advise that Conditions 135 to 137 inclusive 
have been satisfied; the clearance letter shall include a brief statement 
detailing how the condition has been met. 
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159. Canada Post shall advise that Conditions 138 to 145 inclusive have been 
satisfied; the clearance letter shall include a brief statement detailing how 
each condition has been met. 


 
160. The Ministry of Transportation shall advise that Condition 146 - 148 has been 


satisfied; the clearance letter shall include a brief statement detailing how the 
condition has been met. 
 


161. The Ministry of Tourism, Culture and Sports shall advise that Condition 149 
has been satisfied; the clearance letter shall include a brief statement detailing 
how the condition has been met. 


 
 
 
 
 
 





		RECOMMENDATIONS
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  MEMORANDUM
DATE: September 16, 2014  
 
TO: Mayor Dawe and Members of Council 


 
FROM: Ilmar Simanovskis, Director of Infrastructure and Environmental Services 
  
RE: Joint Operations Centre Financial Monitoring Task Force Update  
 Memo 03-14  
   
 
RECOMMENDED 
 
THAT this memorandum be received for information. 
 
DISCUSSION 
 
At its meeting of April 22, 2014, Council approved staff report IES14-023 regarding the 
creation of a financial task force. The task force objectives are to: 
 


• Monitor and examine all of the financial and budgetary aspects related to project 
delivery  


• Review project status, planned activities and emerging risks as they may inform 
financial impacts to the project 


 
The award for construction was granted August 12, 2014 and the contractor is planning to 
mobilise to the site by mid-September. The task force was intended to be activated after 
award of tender so can now be initiated at any time. However, to facilitate the election 
process and introduction of a new Council, staff propose that the selection of the Mayor and 
Council Member be postponed until January or as otherwise directed by Council. 
 
Project activities will be focusing on earthworks/site servicing for at least the first 4 to 6 
weeks with foundations occurring thereafter. It is expected that risks for cost increases will 
be low during the initial phases into January and staff do have internal controls in place to 
monitor and track project progress and financial activity. Monthly status reports will continue 
to be produced for periods where meetings are scheduled and will provide the financial 
reporting information as is currently occurring for the Aurora Family Leisure Complex.   
 
  








   
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. IES14-052  
 
SUBJECT: Facility Projects Status Report 
    
FROM: Ilmar Simanovskis, Director of Infrastructure and Environmental 


Services  
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT report IES14-052 be received for information. 
 
PURPOSE OF THE REPORT  
 
This report provides Council with an update on the following facility projects: 
 


• Addition of the youth centre to the AFLC 
• New joint operations centre  


 
BACKGROUND  
 
Council approved the following projects as part of the capital plan: 
 


• No. 74004- Community Space for Youth 
• No. 34217- Joint Operations Centre  


 
These projects are significant to both the community and staff. To facilitate providing 
timely information, staff are providing monthly reports to Council on the progress of 
these projects. Additional approvals and requirements for Council direction will be either 
included in this monthly report or augmented with an additional staff report depending 
on the need. 
 
The reporting process will continue until satisfactory completion of these projects or as 
directed by Council.     
 
COMMENTS  
 
This report provides a brief update on progress for the above projects. 
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Youth Centre at AFLC 
 
Project Summary 
 
The scope of work for this tender includes a single storey 9,300 square foot addition 
and 18,400 square foot renovation to existing two storey Aurora Family Leisure 
Complex. Addition includes new fitness room, programme spaces, climbing wall, control 
desk, office spaces, new entry driveway and drop off area, parking, landscaping, and 
outdoor skateboard park. Renovation includes work in existing gymnasium and to 
suspended track, gym and pool change rooms, and fire exit corridors. 
 
The tender for this project was awarded to Jasper Construction by Council on 
November 12, 2013 in the amount of $6,039,000 excluding taxes. The facilities were 
vacated except for the ice component and the squash courts which will remain open for 
the public through the construction period. The project kick off meeting was held on 
November 19 and the project completion date is October 2014.  
 
Activities completed since last report to August 31, 2014 
 


• Structural Steel 
o Running Track – 100% (Work on Existing Track) 
o 2nd Floor – 100% 
o Deck 2nd Floor – 100% installed/Roof Deck – 98%/Running Track 100% 
o Joist – 100% Structural Steel- 95% (100% on site) 


• Backfilling – 95% 
• Masonry: 85% 
• Site Service – 100% 
• Metal Fabrication 


o Stair F – 98%/Stair E – 98% 
o Lateral Support Existing 80% 


• Mechanical/Electrical Roughen (Renovation Area) – 95% Addition 75% 
• Painting Renovation – 65% 
• Framing Renovation – 50% 
• Flooring: Washrooms & Change Rooms – 95% 
• Wall Tile – 95% 
• Damproofing & Insulation – 98% 
• Mechanical Addition 


o Gas Line Installation 85% 
• Slab on grade – 65% 
• Rough Carpentry –50% 
• Concrete Stair D & Ramp – 100% 
• Skate Park 


o Drainage 100% 
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Activities planned for September 2014 
 


• Exterior steel to be completed 
• Interior concrete slab on grade 
• Tiling in north change rooms completed 
• Exterior masonry walls progressing 
• Skate park started 
• Climbing wall started 


 
Milestone Estimated Completion Date 


Council Approval of Tender November 
Construction start November 
Interior Demolitions Phase 1 November to January 
Excavation and earthworks January to March 
Exterior Foundations March to May 
Exterior Structure February to July 
Interior Partitions February to October  
Stair F Interior Demolitions Phase 2  March 
Exterior site works July to October 
Skate Park September to October  
Completion October 


 
Joint Operations Centre 
 
Activities completed since last report to August 31, 2014 
 


• Award of Contract to Buttcon Construction Limited 
 
Activities planned for September 2014 
 


• Pre-construction meeting 
• Site mobilization and pre-construction survey  


  
Milestone Estimated Completion 


Date 
Contract Tendering June/July 2014 
Award Construction Contract (Council) August 2014 
Projected Completion of Construction Spring 2016 


 
LINK TO STRATEGIC PLAN 
 
The above projects support the Strategic Plan goal of Supporting an exceptional 
quality of life for all through their accomplishment in satisfying requirements in the 
following key objectives within this goal statement: 
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Investing in sustainable infrastructure: By using new technologies and energy and 
environmentally conscious design and building practices.  
Encouraging an active and healthy lifestyle: Through new services and facilities 
focused on youth needs. 
Strengthening the fabric of our community: Through new and better formats to 
engage the community. 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
None. 
 
FINANCIAL IMPLICATIONS  
 
The financial approvals and commitments are presented for each project in the following 
sections. These figures are excluding HST. 
 
Youth Centre at AFLC:  Funding approvals and commitments for the Youth Centre at 
the AFLC are summarized in the following table:   
 
Approved Funding and Contract Commitments 


Approved Budget $7,424,723 
Less Committed Funds $525,373 
Funding Available $6,899,349 
Base Contract Award excluding HST $5,994,000 
Gym Lights $20,000 
Asphalt Driveway $25,000 
Sub-Total $6,039,000 
Contingency 10% $603,900 
FF&E $100,000 
Non-refundable HST (1.76%) $118,675 
Total Funding Required  $6,861,575 
Budget Variance $37,774 
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Contract Change Log 


Change Order Group 1 added to contract value (Report IES14-027) 66,855.19 
Change Order Group 2 added to contract value (Report IES14-032) 132,254.73 
Change Order Group 3 added to contract value (Report IES14-032) 40,594.02 


 
HVAC duct interference adjustments  49,548.42  
Power supply to door contacts   5,885.13  
Parking lot lighting credit  -1275.00  
Structural modifications  5,334.85  
Structural modifications  4,495.61 
Change room tile addition  5520.00 
Roof top unit removal  4,495.61 
Door height revision for five doors   2,323.00 
Modification of wall detail at secondary track entrance  9,929.10 
Stair B modifications  1,856.10 
Future program room door placement clarifications  6,491.18 
Change Order Group 4 added to contract value 100,450.34 
Total Change Order value to date 340,154.28 


 
 
Contract Payments  


Item Transaction Balance Remaining 
Approved Contract Value  6,039,000 
Payment Certificate #1 (Jan 6, 2014) -169,164 5,869,836 
Payment Certificate #2 (Jan 17, 2014) -117,610 5,752,226 
Payment Certificate #3 (Feb 25, 2014) -183,657 5,568,569 
Elevator Payment (Feb 28, 2014) -166,110 5,402,459 
Payment Certificate #4 (Mar 17, 2014) -131,540 5,270,919 
Payment Certificate #5 (April 25, 2014) -404,734 4,866,185 
Approved Change order group 1 (May 1, 2014) 66,855 4,933,040 
Payment Certificate #6 (May 14, 2014) -553,964 4,379,076 
Approved Change order group 2 (May 27, 2014) 132,254 4,511,330 
Payment Certificate #7 (June 12, 2014) -494,111 4,017,219 
Approved Change order group 3 (Jun, 2014) 40,594.02 4,057,813 
Payment Certificate #8 (July 28, 2014) -771,129 3,286,684 
Payment Certificate #9 (August 22, 2014) -498,237 2,788,447 
Approved Change order group 4 (July/Aug), 2014) 100,450 2,888,897 


 
Joint Operations Centre:  Funding approvals and commitments for the Joint 
Operations Centre are summarized in the following table as based on Council 
recommendations from the August 12, 2014 Meeting. 
 
  Approved Funding and Contract Commitments 


Construction and Related Costs:  
Buttcon Limited Contract Award (excluding optional items) 17,004,000 
Non-refundable taxes (1.76%) 299,270 
Fees for One Space Architects Unlimited 954,084 
FF&E and Internal IT costs 125,000 
Third party testing services (soils, concrete, building envelop) 150,000 


Subtotal 18,532,354 
Contingency Allowance (10%) 1,853,235 
Project Cost (excluding optional items and land costs) 20,385,589 
Approved Budget 20,579,600 
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CONCLUSIONS  
 
This report is provided to Council as an ongoing communication on the progress of the 
following two facilities projects; 1) Addition of the youth centre to the AFLC, 2) New joint 
operations centre.  
 
PREVIOUS REPORTS  
 
Infrastructure and Environmental Services 


1. January 18, 2011, IES11-002 – Award of RFP No.IES2010-73-Architectural 
Consulting Services for a New Operations Centre 


2. March 20, 2012, IES12-012 – Town of Aurora Joint Operations Centre 
3. April 3, 2012, IES12-017 – Town of Aurora Joint Operations Centre 
4. July 17, 2012, IES12-039 – Town of Aurora Joint Operations Centre Site 


Selection 
5. September 18, 2012, CFS12-032 – Follow-up Information: Funding Sources for 


New Joint Operations Centre Capital Project 
6. October 2, 2012, IES12-052 – Town of Aurora Joint Operations Centre 
7. October 23, 2012, IES Memo 09-12 – Cost Information for Leadership in Energy 


and Environmental Design for New Construction (LEED NC) 
8. May 21, 2013, IES13-031 – Joint Operations Centre Status and Snow Disposal 


Site Consideration 
9. July 16, 2013, CFS13-023 – Capital Financing of Youth Centre and Operations 


Centre Capital Projects 
10. January 7, 2014- IES14-001 JOC Pre-tender scope and budget approval 
11. February 18, 2014- IES14-009 Facility Project Status Report 
12. April 15, 2014- IES14-024 Facility Project Status Report 
13. May 20, 2014 – IES14-027 Facility Status Report 
14. June 17, 2014 – IES14-032 Facility Status Report 
15. July 29, 2014 – IES14-041 Facility Status Report 


 
ATTACHMENTS  
 
N/A 
 
  









		RECOMMENDATIONS

		Youth Centre at AFLC

		Joint Operations Centre

		None.

		FINANCIAL IMPLICATIONS








 
   
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. CAO14-018  
 
SUBJECT: Community Tourism Plan 
 
FROM: Neil Garbe, Chief Administrative Officer  
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT report CAO14-018 be received for information; and 
 
THAT, Staff proceed with the development of a Community Tourism Plan with 
Central Counties Tourism for commencement in 2015; and 
 
THAT the Mayor and Town Clerk be authorized to execute the necessary 
Agreements, including any and all documents and ancillary agreements required 
to give effect to same. 
 
PURPOSE OF THE REPORT  
 
To provide the details of a work plan and financial implications of completing a 
Community Tourism Plan. 
 
 
BACKGROUND  
 
At the meeting on May 27, 2014, Aurora Town Council approved the following motion: 
 
 


NOW THEREFORE BE IT HEREBY RESOLVED THAT staff report back with a 
terms  of  reference,  work  plan,  and  any  associated  costs  associated  with  
the development of a Community Tourism Plan. 


 
In addition, the Town of Aurora Cultural Master plan recommended that consideration 
be given towards the development of a tourism strategy for Aurora.  
 
COMMENTS  
 


Tourism is a vibrant sector of Ontario’s economy – contributing more in provincial Gross 
Domestic Product than forestry, mining and agriculture combined. Ontario attracts more 
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than 104 million tourists annually who generate more than $28 billion in annual 
revenues. 


Sport tourism is the fastest growing sector of the tourism industry, experiencing 8.2% 
growth between 2008 and 2010 (Canadian Sport Tourism Alliance). 


It is important for Aurora to complete a Tourism plan to help identify, promote and 
enhance tourism in Aurora. Tourists to Aurora can come from neighbouring 
communities or from other countries, with most of Aurora’s tourists consisting of friends 
and relatives visiting for a weekend or longer durations.  


Central Counties Tourism (RTO6) represents three regions being, York Region, Durham 
Region and The Hills of Headwaters. In order to assist with community tourism planning 
and promotion, Central Counties has developed a Community Tourism Planning Guide. 
The planning guide sets out a detailed framework to be followed by any municipality 
interested in completing a community tourism plan.   
 
In addition, Central Counties will provide individual municipalities with assistance in 
developing a community tourism plan in accordance with the framework set out within 
the aforementioned planning guide. The total cost to complete the community tourism 
plan is approximately $14,000 with this cost being split 50-50 between the local 
municipality and Central Counties.  
 
King Township partnered with Central Counties to complete their Community Tourism 
Plan in accordance with framework set out in the planning guide.  
 
The Community Tourism Planning Guide provides the following basic framework for 
developing a Community Tourism Plan: 
 
 


1. Establish a tourism committee 
 
 A tourism committee will ideally consists of 8 -12 people representing a 


broad cross section of tourist interests within the community (May be very 
similar to the Cultural Committee utilized for the Cultural Master Plan) 


 
2. Compile background material 


3. Identify Tourism Markets 


4. Develop Tourism Market profiles (Categorized according to their reason to 


travel/visit Aurora) 


5. Rank the Tourism Markets (determine importance of each tourism 


category) 
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6. Solicit input from Business and relevant organizations 


7. Define Tourism Assets 


8. List and rank Tourism Assets 


9. What are Tourism Concerns (example – lack of hotels) 


10. List and rank Tourism concerns 


11. Define Tourism Goals 


12. Define Tourism Objectives 


13. Develop Action steps and implementation plan 


 
Central Counties Tourism has also partnered with Brain Trust Marketing and 
Communications to assist in the completion of the Tourism plans. It is anticipated that 
the plan would be completed in approximately 4 months. 
 
It should also be noted that Central Counties recently completed a Sports Tourism 
Strategy for the three Regional Municipalities and this report should be reviewed as part 
of the overall tourism strategy.   
 
  
LINK TO STRATEGIC PLAN 
 
The Strategic Plan has a goal of enabling a diverse, creative and resilient economy 
and promotion of tourism in the Town will help achieve this goal. In addition, the 
Strategic Plan of celebrating and promoting our culture and tourism can be a 
significant factor in achieving this goal. 
 
PREVIOUS REPORTS 
 
None. 
  
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 


1. Council could decide not to proceed with a Community Tourism Plan. 
 
 
FINANCIAL IMPLICATIONS  
 
Central Counties Tourism will fund 50% of the costs of completing a Community 
Tourism Plan, so the financial cost to the Town will be $7,000. This project would be 
funded from existing base budgets and not require additional funding. 









		RECOMMENDATIONS
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		FINANCIAL IMPLICATIONS








 
   
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. CAO14-019  
 
SUBJECT: Citizen Advisory Committee Live-Streaming Feasibility 
 
FROM: Neil Garbe, Chief Administrative Officer 
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT report CAO14-019 be received; and 
 
THAT this report satisfy Council’s conditional budget approval; and 
 
THAT staff be authorized to proceed with capital project #12029 “Streaming Sub-
Committees Live Via Internet” 
 
 
PURPOSE OF THE REPORT  
 
To investigate the option to live-stream Advisory Committee meetings by outfitting one 
meeting room for the next term of Council. 
 
 
BACKGROUND  
 
On September 10, 2013 Council considered report CAO13-020 – Feasibility of 
Streaming Sub-Committees Live via Internet and approved the following: 
 


THAT report CAO13-020 be received 
 
THAT Council not pursue live-streaming of Council Advisory Committees via 
Internet at this time 
 
THAT staff investigate the option to live-stream Advisory Committee meetings by 
outfitting one additional meeting room for the 2014-2018 term of Council 


 
On December 18, 2013, Council approved the 2014 Capital Budget which included 
$25,000 to outfit one committee room with equipment to live-stream Council Advisory 
Committee meetings (Capital Project 12029), subject to a report from staff.   
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COMMENTS  
 
Report CAO13-020 outlined a number of challenges with live-streaming Council 
Advisory Committees via Internet in Committee rooms, including no audio-video 
equipment and a lack of fixed room setup, table placement and seating. 
 
Given these challenges, staff worked with an external consultant to explore costs and 
various technical options to implement a solution that overcomes these limitations. The 
consultant recommended a solution that includes: 
 


• 8 wireless microphones 
• 1 recorder/receiver 
• 1 mounted adjustable camera 


 
The wireless set-up will overcome the difficulty of installing an audio-video capture 
system in a room with moveable tables and chairs. The recorder/receiver can be linked 
to a computer with high-speed Internet through the Town’s existing system and further 
linked to the Town’s contracted high-speed streaming server, Viastreaming.net. 
 
A detailed plan will be required to ensure that the new technology works with the 
projection system currently installed, as well as the portable hearing-assist technology 
available for use during committee meetings.  
 
 
LINK TO STRATEGIC PLAN 
 
Live-streaming for Council Advisory Committees supports the Strategic Plan goal to 
strengthen the fabric of our community – identify new formats, methods and 
technologies to effectively and regularly engage the community. 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 


1. Staff NOT proceed with capital project #12029 “Streaming Sub-Committees Live 
Via Internet” and funding be returned to the source. 
 


 
FINANCIAL IMPLICATIONS  
 
The Town’s consultant examined a number of options for technology suitable for live-
streaming Citizen Advisory Committees, given the limitations of the existing room 
configuration.  
 
The consultant has suggested a wireless system can be purchased and installed within 
the $25,000 Capital Budget conditionally approved by Council last December.  









		RECOMMENDATIONS

		FINANCIAL IMPLICATIONS








 
   
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PR14-042  
 
SUBJECT: Indoor Tennis Facility – Rigid Structure 
 
FROM: Allan D. Downey, Director of Parks and Recreation Services 
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT Report No. PR14-042 be received; and 
 
THAT Council direct staff to engage a design consultant; and 
 
THAT Council approve $200,000.00 for the initial phase of the consultation 
process; and 
 
THAT  funding be provided from the Development Charges Reserve and the Parks 
and Recreation Master Plan Reserve. 
 
 
PURPOSE OF THE REPORT  
 
To obtain Council approval to initiate the engagement of a consultant for the initial 
phase for the provision of a rigid, all-season tennis facility. 
 
 
BACKGROUND  
 
Council at their meeting of June 11, 2013 meeting endorsed a third party design, build, 
operation and finance of an all-season, multipurpose tennis facility at Steward Burnett 
Park and directed staff to issue an Expression of Interest. 
 
Staff reported back to Council on the results of the Expression of Interest on September 
3, 2013 and Council on September 10, 2013, approved the following recommendation: 
 
 THAT report PR13-043 be received; and 
 


THAT Council direct staff to develop a Terms of Reference for a Request for 
Proposal (RFP); and 


 
 THAT the RFP be forwarded to the proponents who submitted an Expression of 
 Interest (EOI); and  
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 THAT staff report back to Council with the evaluated results.  
 
Following that direction, staff from the Parks and Recreation Services Department, the 
Solicitor’s Office and the Purchasing Department prepared RFP PRS2013-89.  The RFP 
was released on December 2, 2013 and closed on January 16, 2014 having received 
three (3) submissions from the following proponents: 
 
1. Total Tennis Club of Aurora  
2. Sportstar Capital Inc. 
3. 849400 Ontario Inc. O/A Canada Winter Tennis 
 
Council at their meeting of April 8, 2014, approved the following recommendation: 
 


THAT this item be referred to staff for a report to General Committee on options 
regarding a non-air-supported, all-season, multi-use tennis facility at Stewart 
Burnett Park. 


 
 
COMMENTS  
 
Council has requested staff to present options for a non-air-supported, multi-use tennis 
facility. 
 
Staff recommend that a design consultant be engaged to determine what exactly this 
facility will be comprised of.  There are several facility providers on the market offering a 
wide range of alternative designs.  In the absence of sole sourcing a provider, Council 
will be required to identify the required elements of this facility and any ancillary 
components.  The design consultant can then research appropriate providers and solicit 
community input to ensure that all requests are addressed. 
 
The consultant will present options and cost estimates to Council on the initial phase.  
Council will be requested to approve a preferred design option and recommend an 
option for the construction and operation of the approved facility.   
 
These options are as follows: 
 


1. Design-Build Competition 
This option would require Council to approve a set of minimum standards for the 
design and construction of the facility such as a number of courts, types of 
surfaces, amenities, special features, etc.  Council would also be required to 
state what amount of capital and/or lease funding would be available to the 
project. 
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2. Traditional Construction Method–Design by Town and Public Tender for 
Construction 
This option follows the normal construction process for the provision of facilities 
within the Town.  Council would engage an architect, the design would be 
developed with input from the community and staff.  The design would be 
approved, cost estimate provided, budget allocated, then a public tender would 
be released and ultimately awarded for construction. 
 


3. Duplicate Design / Public Tender 
This option was approved for the design of the Wellington Street Fire Hall. 
 
Many facilities were toured to determine what best addressed needs of the Fire 
Department and the Town entered into an agreement with design architect and 
slightly modified the design to fit our site. 
 
 


4. Expression of Interest for both Construction and Operation 
This option would require Council to establish minimum standards for the facility 
(similar to Option 1); however, the proponents would be submitting an expression 
for not only construction but the ongoing operation of the facility. 
 
Council would be required to select what submission would best address the 
needs of the community and the financial implications associated with each 
submission. 
 
Operational Options are as follows: 
 


i. Municipal Operation  
This option would require the hiring of additional staff and submission of a 
yearly operating and capital budget, similar to the operation of our rinks 
and parks. 
 


ii. Contract Operation 
Council would be required to establish a service standard for the facility, 
then publicly tender for an operator of the facility.  Yearly budget 
allocations would be required to support this contract, depending on the 
service level established.   
 


Staff have investigated the ability of the proposed facility to serve a multi-use purpose.  
This creates a difficult design and operational issue with the ongoing removal of nets 
and posts and netting to accommodate alternative uses to tennis.  The surface is also of 
concern in its ability to provide quality tennis as well as large public gatherings. 


 
The all-season aspect of the facility will require clarification on the level of exposure 
required. 
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Council has been presented with images of roll-up doors and sky lights.  If this is 
envisioned that it would require unique design components not found in other indoor 
tennis facilities. 


 
Another consideration that may arise is the future use of McMahon Park for the Aurora 
Community Tennis Club (ACTC).  With the provision of this new facility, are there 
considerations of moving the club to this new facility and converting the McMahon 
tennis courts to public access only. 


 
 
LINK TO STRATEGIC PLAN 
 
An indoor tennis facility supports the Strategic Plan goal of Supporting an Exceptional 
Quality of Life for All through its accomplishment in satisfying requirements in the 
following key objectives within this goal statement: 
 
Encouraging an active and healthy lifestyle by developing a long-term needs 
assessment for recreation programs, services and operations to march the evolving 
needs of the growing and changing population. 
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
1. That Council approve a design consultant. 
2. That Council refer this matter to the 2015 Budget. 
3. Further Options as Required. 
 
 
FINANCIAL IMPLICATIONS  
 
The financial impact of the facility will be dependent on the option Council wishes to 
pursue.  Staff can prepare a more detailed analysis of costs related to construction and 
operation once a preferred process and design elements are established. 
 
Staff recommend that 90% of the requested funding be provided from the Development 
Charges Reserve and the remaining 10% from the Parks and Recreation Master Plan 
Reserve. 
 
 
CONCLUSIONS  
 
The provision of winter tennis in the Town be an ongoing discussion for the past two 
years.  With the impending closure of Timberlane Athletic Club, this has elevated the 
level of interest in the proposal for a facility in Stewart Burnett Park. 









		RECOMMENDATIONS
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. LLS14-033  
 
SUBJECT: Pending List 
   
FROM: Warren Mar, Director of Legal & Legislative Services/Town Solicitor 
  
DATE:  September 16, 2014 
 
 
RECOMMENDATIONS 
 
THAT report LLS14-033 be received for information. 
 
 
PURPOSE OF THE REPORT  
 
To keep Council apprised of pending issues originating from General Committee and 
Council meetings. 
 
 
BACKGROUND  
 
Attached is a list of motions and directions from Council.  The list is intended for information 
purposes.  The text in bold represents changes in status since the last distribution. 
 
 
COMMENTS  
 
This will be the last Pending List circulated to Council during the 2010-2014 Term of Council. 
An update of the Pending List will be presented to the new Council in January 2015. 
 
 
LINK TO STRATEGIC PLAN 
 
None 
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS 
 
None 
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C1 
 


2011-02-08 Councillor Ballard gave Notice of 
Motion requesting a report from the 
Planning Department regarding a new 
process for planning applications. 


 Councillor 
Ballard 


TO BE REMOVED 
Councillor Ballard never provided 
the Motion for Which Notice Has 
Been Given, therefore there was 
no action or direction that could 
be adopted by Council. 


C2 2014-07-29 Motion (a) Councillor Buck 
Re:  Aurora United Church 
 


THAT the Mayor be directed to seek a meeting 
between Town and Church representatives to 
discover how the Town and the Aurora United 
Church might work together for renewal of the 
Church and municipal functions, for the benefit to 
both. 


Mayor 
Dawe 


In Progress 



linda bottos

Typewritten Text

Attachment #1
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BBS1 2014-02-04 5. BBS14-005 – Proposed Sign 
Variance Evaluation Criteria and 
Process  


 


THAT Council direct staff to continue with the Sign By-
law project plan, including maintaining the status quo 
with Council being the approval body for sign variances 
and bring forward an amended Sign By-law to a future 
Council meeting.  


 Sign Review and Project Plan in 
progress, target for new bylaw 
before Council Q1/2015.  
 
 


BBS2 2014-06-17 17. AAC14-06 – Report of June 4/14 
      Delegation (a) Linda Jones, 


Canadian Hearing Society (CHS) 
      Re: CHS Programs and Services 


THAT staff investigate and report back to Council 
on the provision of education and devices, 
including auditory and visual aids, for improving 
barrier-free access for communications for visual 
and hearing impaired customers at all Town of 
Aurora facilities. 


BBS Report in progress – scheduled 
Q4. 
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CAO1 
 
 
 
 
 
 
 


2014-02-11 
 
 
 
 
 
 
 


1.  CAO14-001 – Hillary-McIntyre Park 
 
 
 
 
 
 
New Business 


THAT Council defer this matter for up to 90 days 
so that staff can continue the discussions with 
property owners and stakeholders to conduct the 
due diligence of the proposal and to explore 
alternative methods to preserve the properties 
and report back to Council. 
 
THAT Council direct staff to bring back a set of 
guiding principles on downtown and the Hillary-
McIntyre project. 


CAO 
 
 
 
 
 
 
 


COMPLETED 
Report CAO14-011 adopted by 
Council June 10/14 to not 
proceed with the purchase of the 
Horton Place and Readman 
House properties. 
 


CAO2 2014-01-21 1(4) BBS14-004 – Petch House – 
Change of Use 


THAT staff advertise an open call to the 
community for ideas on the potential use of the 
Petch House with responses due by April 30, 
2014. 


CAO COMPLETED  
Memorandum from CAO – see 
IES5 


CAO3 2014-05-27 Motion ( c) Councillor Abel 
Re: Post-Secondary Institution 


THAT Council direct staff to summarize the 
expenses of these two initiatives, and report back 
to Council with the financial impact to the 
Taxpayers of Aurora. 


CAO COMPLETED 
Memorandum from CAO – 
Adopted by Council – Sep. 9/14. 


CAO4 2014-05-27 Motion (d) Councillor Gallo 
Re: IPTV Networks  


THAT staff be directed to report back to Council 
on the pros and cons of implementing a 
dedicated IPTV network for the Town of Aurora. 


CAO COMPLETED 
Memorandum from CAO – 
Adopted by Council – Sep. 9/14. 


CAO5 2014-05-27 Motion (g) Councillor Abel 
Re:  Community Tourism Plan 


THAT that staff report back with a terms of 
reference, work plan, and any associated costs 
associated with the development of a Community 
Tourism Plan. 


CAO Report CAO14-018 – Sep. 16/14 
GC Agenda  


CAO6 2014-06-10 Motion (a) Councillor Buck 
Re: Staff Vacation Entitlement Policy 


THAT the currently approved version of Policy No. 
18 and staff report CFS12-002 be re-presented to 
Council for review and for clarification by staff. 


CAO Report in progress. 


CAO7 2014-06-24 4. CAO14-012 – Town of Aurora 
Resident Survey 


THAT staff report back on options for completing a 
Resident Survey internally. 


CAO Report scheduled for Q1-2015. 
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CFS1 2013-04-09 1(5) CFS13-006 – Budgets and 
Reporting of Expenses of 
Members of Council 


THAT staff provide Council with the previous 
terms of Council expense reports; and 
 
THAT following such direction, the Treasurer be 
directed to develop a revised accounting and 
budget structure for such expenses and provide 
recommendations for change to Council, with no 
net impact on the 2013 Operating Budget; and 
 
THAT staff be directed to bring forward necessary 
amendments to Policy #57 “Compensation & 
Support for Members of Council” to incorporate 
updates on the public reporting of members’ 
expenses arising from this report. 


CFS COMPLETED 
Previous expense reports 
provided. 
 
Policy #57 Amended and posted 
to internal and external 
Websites. 
 
Revised accounting in 
development, to be discussed 
for implementation with next 
term of Council. 


CFS2 2014-04-08 6.   CFS14-017 – Development Charges 
By-law Approval 


 


THAT staff undertake research and public consultation with 
respect to consideration of splitting and differentiating, 
and/or offering discounts on the non-residential 
development charge rates between types of intended land 
uses, and that such consultation include the Town’s 
Economic Development Advisory Committee, the Aurora 
Chamber of Commerce, the local development community 
and any other interested party, and following such 
consultation prepare a report outlining options considered, 
feedback received, and a recommendation for Council 
consideration at a Public Meeting to be held pursuant to 
the Development Charges Act prior to September 30, 
2014. 


CFS Electronic public consultation to 
take place in September/ 
October, with report to a public 
meeting of Council in November, 
2014. 


CFS3 2014-05-27 Motion (e) Councillor Abel 
Re: Vacant Commercial Lot Tax Rates 


THAT Council direct staff to investigate alternatives 
and prepare a report with options for Council's 
consideration on how the Town of Aurora could tax 
vacant lots. 


CFS Report pending Q3. 
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IES1 2010-08-17 4. CAO10-014 – Town of Aurora’s 
Corporate Environmental Action 
Plan 


THAT the motion brought forward by Councillor 
Gaertner, regarding Objective E6 - Winter Road 
Maintenance Action - 2.3.13, that aims to reduce 
annual road salt uses, be deferred to a September 
General Committee meeting. 


IES COMPLETED 
IES14-047 Adopted by Council – 
Sep. 9/14. 


IES2 2012-11-27 1(7) IES12-059 – On-Street Parking 
Safety Concerns on Stone Road 


THAT this Item be referred to staff. IES Pending Development of 
Community Traffic Planning 
Manual.  2013-08-13 19. IES13-043 – On-Street Parking 


and Safety Concerns on Stone 
Road 


THAT this Item be referred back to staff for a report on 
time restricted parking. 


 


IES3 2013-09-10 1(1) CLS13-006 – Accessibility              
Considerations in the Council        
Chambers 


THAT staff, in conjunction with the Accessibility 
Advisory Committee, be directed to further explore the 
requirements to determine how to provide full 
accessibility to the Council Chambers. 


IES/BBS Accessibility requirements to be 
considered in conjunction with Town 
Hall renovation plans to be  
re-activated in 2015. 


IES4 2014-05-27 1(10) IES14-026 – Solid Waste By-law 
Update and Clear Bag Status 


THAT the request for approval of a clear bag 
program be brought back to Council in January 
2015 for a proposed launch of June 2015; and 
 
THAT staff immediately being a process of public 
education and engagement on the clear bag 
initiative as part of an overall waste diversion 
strategy using internal resources. 


IES Report pending Q1-2015. 
Bylaw 5590-14 adopted July 29, 
2014. 


IES5 2014-06-24 Memorandum from Chief 
Administrative Officer 
Re: Petch House Open Call to the 
Public 


THAT Council direct staff to report back on the 
costs of accommodating the suggested uses of 
the Petch House, categorized by function and level 
of modification required. 


IES Report scheduled Q1-2015. 
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LLS1 2013-06-18 14. Memorandum from the Director of 
Customer and Legislative 
Services/Town Clerk 


 Re: Additional Information to Report 
CLS13-010 – Audio Recording of 
Closed Session Meetings 


THAT report CLS13-010 be referred back to staff for a 
report to Council regarding further information from the 
Ontario Ombudsman. 
 


LLS Report scheduled for Q1-2015 


LLS2 2014-04-08 Motion (a) Councillor Buck 
Re: Elimination of Director’s                  


Position 
 


NOW THEREFORE BE IT HEREBY RESOLVED 
THAT staff be directed to report on the precise details 
of how savings will be achieved while the work load 
continues to be accomplished.  


LLS Report in progress. 


LLS3 2014-07-29 Motion (b) Mayor Dawe 
Re: Information Regarding 
Outstanding Insurance Matters and 
the Town’s Insurance Premium 
 


THAT BFL Canada, being the Town’s insurer, be 
requested to publicly present updated information 
to Council as soon as possible regarding 
significant insurance matters/claims affecting the 
Town directly, including any amounts and legal 
costs paid to date for existing claims, and ways to 
reduce the Town’s insurance premium in future 
years. 


LLS COMPLETED 
Presentation by BFL Canada 
received by Council – Sep. 9/14  







 Revised:  September 10, 2014 
PENDING LIST 


REF. # 
MTG DATE 


yyyy-mm-dd REPORT TITLE/SUBJECT ACTION 
ACTION 


DEPT RESPONSE/STATUS 
 


BOLD = UPDATES    C - Council      BBS – Building & By-law Services      CAO – Chief Administrative Officer      CFS – Corporate & Financial Services      IES – Infrastructure & 
Environmental Services      JCC – Joint Council Committee/Central York Fire Services     LLS – Legal & Legislative Services      PR – Parks & Recreation Services      PL – Planning & 
Development Services                  


K:\Legal & Legislative Services\GOV\CouncilComm\AgendasMinutes\2014\Working Folders\Pending Lists\2014\Master Pending List - September 2014 Update.doc  Page 7  


 


PL1 2013-10-08 Motion (a) Councillor Ballard 
Re: Principles of Shared Space – Aurora 
Promenade Study Area 
 


NOW THEREFORE BE IT HEREBY RESOLVED 
THAT staff be directed to investigate the principles of 
Shared Space and identify any areas where these 
concepts could be applied within the Promenade 
Study Area; and 
 
FURTHER that staff report to Council with examples 
of this concept, the principles applicable to Aurora, 
and recommendations on how this could be 
implemented within the Promenade Study Area. 


PL Report scheduled for 2015. 
 
 


PL2 2014-01-14 8. PL14-002 – Proposed Bell Mobility 
Telecommunications Tower, 15320 
Bayview Ave. Holdings. 650-676 
Wellington Street East, File Number 
D11-(EX)04-13 


THAT report PL14-002 be referred back to staff to 
investigate the feasibility of co-location of services on 
telecommunication towers. 
 


PL Awaiting response from Bell as to 
the possibility of co-location with an 
existing tower in the area. 


PL3 2014-02-11 
 
 
 
 
 
 
 
 
 
 
2014-07-15 


Motion (g) Mayor Dawe 
Re: Oak Ridges Moraine Conservation 
Plan and Greenbelt Plan 
 
 
 
 
 
 
 
 
11. PL14-043 – Oak Ridges Moraine 


Conservation Plan & Greenbelt 
Plan Provincial Review (2015) 


NOW THEREFORE BE IT HEREBY RESOLVED 
THAT staff commence a review of the Oak Ridges 
Moraine Conservation Plan and Greenbelt Plan for 
presentation to Council; and  
 
BE IT FURTHER RESOLVED THAT comments from 
the review are forwarded to the Regional Municipality of 
York to be consolidated and presented to the Province 
of Ontario on behalf of the Regional Municipality of 
York. 
 
THAT Item 11 be referred back to staff to 
undertake a public consultation in the Town of 
Aurora, to be completed in conjunction with York 
Region, and report back to Council in early 2015. 


PL 
 
 
 
 
 
 
 
 
 
 
PL 


 
 
 
 
 
 
 
 
 
 
 
Report scheduled for 2015. 
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PL4 2014-02-11 1(4) PL14-010 – Aurora Promenade     
Streetscape Design and 
Implementation    


 


THAT the Aurora Promenade Streetscape Design & 
Implementation Plan be forwarded to the 
appropriate committees for further comment by 
June; and  
THAT staff address the issues raised with the 
sidewalks in a further report to come back before 
Council. 


PL COMPLETED 
Report PL14-038 was  received 
for information by Council Jun. 
10/14 and report PL14-053 
adopted as amended by Council 
Jul. 29/14 


PL5 2014-05-27 2.  PL14-040 – Interim Control By-law 
Medical Marihuana Production 
Facilities File No. D14-02-14 


THAT Council direct staff to undertake a study 
regarding Medical Marihuana Production Facilities to 
determine the appropriate location and zoning for such 
a use. 


PL Report scheduled for 2015. 


PL6 2014-05-27 Motion (a) Councillor Buck 
Re: Change in Wording to Provide 
Clarity to the Zoning By-law 


THAT the Planning Department report back to 
Council on the wording found in the Zoning By-law 
pertaining to the definition of light and heavy 
repairs. 


PL COMPLETED 
Council received report PL14-052 
– Jul.29/14 for information. 


PL7 2014-07-15 Motion (c) Councillor Gaertner 
Re: Protection for Area of Significant 
Heritage and Cultural Resources 


THAT staff bring forward a report to this Council 
on tools available to Aurora, outside of the 
Heritage Act, to retain the character of this 
southeast Aurora neighbourhood and to protect it 
from incompatible development. 


PL COMPLETED 
PL14-059 adopted by Council 
Sep.9/14. 







 Revised:  September 10, 2014 
PENDING LIST 


REF. # 
MTG DATE 


yyyy-mm-dd REPORT TITLE/SUBJECT ACTION 
ACTION 


DEPT RESPONSE/STATUS 
 


BOLD = UPDATES    C - Council      BBS – Building & By-law Services      CAO – Chief Administrative Officer      CFS – Corporate & Financial Services      IES – Infrastructure & 
Environmental Services      JCC – Joint Council Committee/Central York Fire Services     LLS – Legal & Legislative Services      PR – Parks & Recreation Services      PL – Planning & 
Development Services                  


K:\Legal & Legislative Services\GOV\CouncilComm\AgendasMinutes\2014\Working Folders\Pending Lists\2014\Master Pending List - September 2014 Update.doc  Page 9  


 


PR1 
 


2008-08-12 15. LS08-039 – Online Pond Removal 
and Channel Restoration  


THAT staff and the working group present the 
proposed wildlife park to the Lake Simcoe Region 
Conservation Authority. 


PR Awaiting results of the Hydro 
geological studies scheduled to be 
received in 2015. 


PR2 2012-12-18 New Business THAT staff prepare a report regarding the Terms of 
Reference for the Parks and Recreation Advisory 
Committee. 
 
THAT staff report back on the issue of two or more 
non-profit sports groups within the Town of Aurora. 


PR Staff recommend postponing this 
discussion until a new committee is 
established following the 2014 
election. 


PR3 2012-12-18 1(16) PR12-043 – 2B Lands 
Stormwater Management 
(SWM) Facility Monitoring and 
Water Balance Monitoring 


THAT this item be deferred pending a report on the 
outstanding studies. 


PR COMPLETED 
PR13-016 adopted by Council 
May14/13. 


PR4 2013-05-14 New Business THAT Mr. Downey bring forward a report with respect 
to waiving the fees for Aurora Minor Ball. 


PR Ongoing discussions with Aurora 
Minor Ball. 


PR5 2013-09-03 11. PR13-043 – Results of the 
Expression of Interest for an All 
Season, Multi-Use Tennis Facility 


THAT staff report back to Council with the evaluated 
results. 
  
 


PR Report PR14-042 – Sep. 16/14  
GC Agenda  


 2014-04-08 1(5) PR14-016 – RFP Results for an All-
Season, Multi-Use Tennis Facility 


THAT this item be referred to staff for a report to 
General Committee on options regarding a non-air-
supported, all-season, multi-use tennis facility at 
Stewart Burnett Park. 


PR  


PR6 2013-10-08 1(6) PR13-046 – Tree Protection By-
law 


THAT Council direct staff to make further revisions to 
the draft By-law and bring it back to Council for 
consideration prior to releasing the By-law to the 
public. 
 


PR By-law currently under further 
review by staff as requested by 
Council. 


 2014-01-21 1(10) PR14-004 – Tree Protection By-
law 


THAT the Tree Protection by-law be referred back to 
staff. 
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PR7 2013-11-26 1(1) PR13-034 – Future Uses of 
Library  Square 


THAT Council direct staff to prepare a report outlining 
the capital and operating implication of the two options: 
1) Demolition of 52 and 56 Victoria Street and 
construct a multi-use community facility; and 2) 
Demolition of 52 and 56 Victoria Street and construct a 
parking lot and urban square; and 
THAT this information be provided in time for 
consideration in the 2014 Budget. 


PR To 2015 Budget. 


PR8 2013-12-10 1(18) PR13-052 – Proposed Changes 
for the 2014 Aurora Ribfest 


THAT staff report back to Council at a future date 
with a report indicating what the final pricing will 
be and whether any sponsorship has been 
secured. 


PR COMPLETED 
Council received report PR14-025 
Jun.24/14. 
 


PR9 2010-04-27 
 
 


1(1) CAO10-006 – Anne Bartley Smith 
Lands 


 


THAT the Chief Administrative Officer report back to 
Council with a draft custodial relationship agreement 
with the Ontario Heritage Trust related to the Anne 
Bartley Smith Lands when appropriate. 


PR 
(transferred 
from CAO) 


On February 12, 2013 Council 
directed staff, through the Trails and 
Active Transportation Committee, to 
explore opportunities with the 
Ontario Heritage Trust to fulfill the 
Trails Master Plan through the Anne 
Bartley Smith lands. 


PR10 2014-02-04 New Business THAT staff be directed to prepare a report with 
regard to enhanced tree planting for the 
streetscape including the feasibility and cost of the 
same. (Re: Yonge Street Promenade) 


PR COMPLETED 
See PL4. 


PR11 2014-02-11 New Business THAT staff explore options for the purchase of 100 
Bloomington Road and obtain an appraisal on the land 
and report back to Council.  
 


PR/LLS Staff were authorized to proceed 
as recommended by LLS14-021 – 
General Committee Closed 
Session report of June 3, 2014 
and adopted by Council on 
Jun.10/14. 
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PR12 2014-02-25 2.  IES14-011 – Joint Operations    
Centre – Open House Event 
Results 


THAT staff report back on the possibility of selling 
the Old Hydro Building (215 Industrial Parkway 
South); and 
THAT the proceeds of any such sale be used in the 
funding source for the Joint Operations Centre. 


PR/LLS COMPLETED 
General Committee Closed 
Session received CAO14-013 on 
Jun.17/14. 


PR13 2014-02-25 1(6) PR14-008 – Sports Dome THAT Council authorize staff to explore the concept 
and carry out the appropriate due diligence for the 
transfer of ownership of the Sports Dome to the 
Town of Aurora and the operation of the Sports 
Dome to the Aurora Youth Soccer Club (AYSC); and 


THAT staff engage the services of a consultant to 
inspect and prepare a report on the condition of the 
Sports Dome; and  


THAT staff prepare terms and conditions for an 
agreement with the AYSC on the operation of the 
Sports Dome. 


PR In progress. 


PR14 2014-02-25 Motion (b) Councillor Abel 
Re: Bandshell at Town Park 


THAT under these circumstances, weekend 
morning rates be an option at an hourly rate to be 
determined by staff, to reflect the short period use, 
solely of the Bandshell which promotes local 
artistic talent. 


PR COMPLETED 
Report PR14-024 adopted by 
Council on Jun 10/14 with 
approved hourly rental rates for 
the Bandshell 


PR15 2014-03-18 New Business THAT staff report back on a Youth Advisory 
Committee through consultation with students who 
spoke at Open Forum. 


PR Town currently advertising for 
members for the Youth 
Engagement Committee. 
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PR16 2014-07-29 11. PR14-035 – Urban Forest Study 
(UFORE) 


 


THAT Council direct staff to report back to the 
incoming Council in 2015 with a further report 
detailing the implementation of each of the 
recommendations contained in the Urban Forestry 
Study (UFORE) Report including the associated 
financial implications; and  
 
THAT the final draft of the UFORE Study be posted 
on the Town of Aurora website for public review 
and comment and that any comments received be 
summarized and included in the report to Council. 


PR To 2015 Budget. 


PR17 2014-06-24 New Business THAT Council direct staff to review public safety 
and access to the McLeod Wood Nature Reserve 
and report back to Council regarding the costs 
associated with erecting a fence on the Leslie 
Street side of the McLeod Nature Reserve and 
regarding the current maintenance of the property. 


PR Awaiting response from Planning 
on Re-zoning application. 
Cost to be included in 2015 
Capital Budget. 
 


 












   
 
 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. IES14-050  
 
SUBJECT: Integrated Waste Management Master Plan Update 
 
FROM: Ilmar Simanovskis, Director of Infrastructure and Environmental 


Services  
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT Council receive report IES14-050 for information. 
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to present the details of first four years of the SM4RT living 
Strategy for the Town of Aurora which is in support of the Integrated Waste 
Management Master Plan.  
 
BACKGROUND  
 
Current waste diversion strategies are not enough to significantly increase 
stalling diversion rates 
 
The Town of Aurora along with its N6 partners have been successful in implementing 
new diversion programs such as the green bin program. However, diversion rates have 
been relatively flat since 2009 as these programs mature. Only incremental gains can 
be anticipated going forward unless new programs are introduced and continued 
cultural change is promoted.  
 
With approval of the SM4RT Living Plan and Integrated Waste Management 
Master Plan, Staff from all municipalities coordinate and finalize local strategies 
 
With the approval of the SM4RT Living Plan in December 2013, staff have initiated 
several projects and participated in Regional coordination and planning meetings on a 
multi delivery plan. The implementation of the SM4RT Living plan is being coordinated 
with all 10 partners and is being undertaken with an approach of leveraged benefits. 
This is being accomplished through partnering, piloting projects and sharing resources 
as new innovations are tested and benchmarked. This report provides a summary of the 
regional targets and Aurora’s activities planned for the next four years.   
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COMMENTS  
 
The key to the SM4RT Living Plan is to reduce the amount of material that 
requires handling and processing 
 
The two principles that embody the SM4RT Living plan are: 
 


• Decrease waste generation/ increase material recovery  
• Manage total cost of waste/recovery programs 


 
The first principle is a significant driver in meeting the goal of increased diversion. 
However, as waste volumes decrease this may have a neutral or negative impact on the 
overall diversion rate. Factors such as light weighting of materials due to increased 
plastic use and less glass and metals further challenge old paradigms in measurement 
and performance comparisons.  
 
Without any change to the current programs, there is an expectation that per capital 
generation rates will continue to reduce as presented in the following figure.     
 


 
 
By taking an approach of continuous improvement and testing of new methodologies 
through the use of pilot projects, it is expected that the future per capita generation rates 
can be reduced by an additional 28 kg. 
 
However, the real savings are expected to result from reducing the total amount of 
materials collected more so than further increasing diversion rates. The master plan 
model suggested that there is an opportunity of $22 per household of cost avoidance if 
waste generation rates can be reduced by 9 percent along with an overall increase of 
diversion of 1 percent.  
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The success in this plan will be as a result of a combination of factors, but will primarily 
be driven by reducing total material to be handled by the 10 partners along with better 
systems to handle all material streams that require some form of collection and 
processing.   
 


 
 
Municipal/Regional partnership designed to leverage experience and optimize 
improvement opportunities 
 
The SM4RT Living Plan identified a large number of opportunities to reduce and recover 
materials. Those opportunities were then evaluated and prioritized based on return both 
in terms of achieving diversion and reduction goals as well as cost avoidance goals. All 
initiatives have been identified to balance these aspects and deliver the most effective 
overall waste program. 
 
In addition to regional priorities related to material processing/ marketing and disposal, 
the region and local municipalities collaborated on a four year plan to deliver on a 
number of pilot programs and partnerships with the intention of moving towards to 
desired goals as well as leveraging resources and learning from each other’s 
experiences.     
 
The Town of Aurora has agreed to promote the following projects in support of the 
SM4RT Living plan. Many of these initiatives are also being planned by other 
municipalities although timelines may be different based on local priorities and resource 
availability. There has also been separate discussion with the N6 on these initiatives to 
coordinate priorities and a cross municipal implementation strategy. As an example, 
Aurora staff have identified clear bags for waste as a 2014 priority. Other N6 partners 
are monitoring the process and may choose to leverage the Aurora experience to 
implement a similar program in their municipality in a future year. The following Table 1 
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summarizes the four year program for Aurora which has been coordinated with all 10 
partners. 
 
Table 1- Four Year Work Plan for Aurora 
Year Project Objective 
2014 Multi-Residential Working Group This working group supports all multi-residential initiatives to create 


consistency and leverage experiences across municipalities. 
Decisions based on data gathering and analysis to verify project 
effectiveness 


2014 Clear Bag for Waste To increase diversion and improve quality of waste stream 
2014 Waste By-law Update To increase diversion, improve quality of waste stream and update 


provisions as needed 
2015 Food Waste Reduction 


Advertising Campaign 
To increase awareness of food waste reduction message through 
promotion on N6 waste collection vehicles  


2015 Backyard Composting Campaign Promote backyard composting to decrease the amount of organic 
material requiring processing.  


2016 Waste Electrical and Electronic 
Equipment  (WEEE) collection in 
multi-residential buildings  


Work with community partners to support drop off bins at multi-
residential buildings. 


2016 Composting pilot at community 
gardens 


Work with community partners to establish metrics and models for 
community garden composting program 


2016 Curbside swap events Host swap events and participate in data collection and benefits of 
pilot program 


2016 Curbside textile collection 
promotion 


Work with community partners to develop pilot program to increase 
textile diversion 


2017 Zero waste in schools Develop program based on Markham experience to promote zero 
waste program with school board support. 


2017 Updated development standards 
for multi-residential  


Update standards to improve diversion infrastructure in multi-
residential and mixed use buildings 


Future 3 stream collection at events and 
public spaces 


Pilot to develop baseline data on capture of 3 stream diversion and 
options to be considered at public events and complete business 
case of effectiveness. 


Future Recycling bins at community mail 
boxes 


Pilot to provide blue box collection at community mail boxes and 
develop baseline data and business case for effectiveness of 
program.   


Future Textile collection in multi-
residential buildings 


Work with community partners to establish drop off bins for multi-
residential buildings 


  
The benefit of this approach is shared resources, learning from partner experiences, 
and benchmarking and performance monitoring to determine which projects will yield 
the best results.  
 
Status on 2014 initiatives 
 
Multi-Residential Working Group 
 
Aurora continues to participate in this multi-residential working group which meets 
regularly. The purpose of the working group is to develop standards related to waste 
and recovery management in multi-residential buildings. A schedule of deliverables is 
under development at this time. 
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Clear Bag for Waste 
 
Staff initiated a clear bag approval process with Council in January 2014 and currently  
has approval to initiate a public education and awareness campaign. Staff will be 
seeking Council approval for implementation in early 2015 for a spring 2015 program 
launch.  
 
Waste By-law Update 
 
Staff received approval to update the Solid Waste By-law in May 2014. The by-law 
amendments were related to clarifications and improvements to the program that better 
support consistent collection practices and advance diversion and waste reduction 
goals. 
 
This by-law is pending final reading by Council.  
 
LINK TO STRATEGIC PLAN 
 
This project supports the Strategic Plan Goal of Supporting an Exceptional Quality 
of Life for All by maintaining and expanding infrastructure to support forecasted 
population growth through technology, waste management, roads, emergency services 
and accessibility. 
 
This project also supports the Strategic Plan Goal of Supporting Environmental 
Stewardship and Sustainability by creating and promoting waste diversion education 
programs in partnership with York Region.  
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
This implementation plan has been developed based on Regional priorities and 
resource availability as well as priorities of the local municipal partners. The initiatives 
identified for Aurora fit into a larger region wide strategy that is intended to both observe 
the success of projects and priorities of the other partners while demonstrating and 
communicating the successes of Aurora’s priorities to the other partners for their 
decision making process going forward.  
 
Council may choose to adjust priorities. This information would then be brought forward 
to the municipal partnership for adjustments to the overall program priorities.  
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FINANCIAL IMPLICATIONS  
 
There are no direct financial implications related to this report. Any financial costs and 
benefits related to each project will be reported at the time when reports are brought 
forward for Council approval of each project as costing information and level of regional 
support is undefined at this time.  
 
 
CONCLUSIONS  
 
The Integrated Waste Management Master Plan was developed as a partnership 
between the 10 municipal partners with the goal of reducing waste generation and 
maximizing diversion for beneficial reuse. The four year plan presented in this report 
was developed in consultation with the 10 partners to allow for a systematic and 
coordinated effort on strategies and pilots across the Region that are intended to 
advance these goals.  
 
The Northern six municipalities have furthered collaboration efforts to include delivery of 
the Integrated Waste Management Master Plan. Projects planned for the next four 
years have been selected to leverage our available resources while striving to advance 
the overall reduction of waste generation. Lessons learned will be shared with all 
municipalities to further these objectives for the benefit of the residents. 
 
Program costs will be incorporated in future budget proposals as part of the annual 
business plan and budget process.  
 
 
PREVIOUS REPORTS 
 
IES13-053- December 3, 2013, Integrated Waste Management Master Plan and 
Implementation Plan  
 
IES14-06 - January 14, 2014, Implementation of a Clear Bag Waste Program 
 
IES14-08 -  February 4, 2014, Solid Waste By-law Update 
 
IES14-026 - May 20, 2014, Solid Waste By-law Update and Clear Bag Status 
 
 
ATTACHMENTS  
 
None 
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. IES14-053  
 
SUBJECT: Purchase Order Increase for Facilities HVAC Services 
 
FROM: Ilmar Simanovskis, Director of Infrastructure & Environmental 


Services  
 
DATE: September 16, 2014 
 
 
RECOMMENDATIONS 
 
THAT report IES14-053 be received; and 
 
THAT Council approve an increase for purchase order 69 (Nor-Line Plumbing and 
Mechanical) by $73,600 to an upset limit of $170,000 excluding taxes. 
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to seek Council approval to increase the above purchase 
order to insure that ongoing HVAC preventative maintenance and unplanned 
emergency HVAC repairs that may occur through the remainder of this year can be 
addressed as they occur.   
 
BACKGROUND  
 
Council approved the award of tender IES2013-48 for HVAC Mechanical Services 
Contract at its meeting of May 28, 2013 (Staff report IES13-032). This is a multi-year 
contract for a three year term starting May 1, 2013 with two, one-year options. 
 
The value of this contract is based on estimated work volumes for various types of 
repairs and Preventative Maintenance on the buildings HVAC equipment.  
 
Work undertaken during 2014 to date has exceeded the estimated full year volume of 
activity.  Additional purchase order capacity is required to facilitate completion of work to 
complete the annual service contract and any unplanned emergency repairs in 2014. 
 
COMMENTS  
 
Unexpected maintenance and emergency response efforts related to extreme 
winter conditions has resulted in a need to increase the 2014 purchase order 
 
The expected 2014 costs for mechanical services for Nor-line Plumbing and Mechanical 
were budgeted at $96,400. The expenditure forecast to year end for these services is 
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$170,000 or $73,600 over budget. This increase has been largely due to a significant 
increase in maintenance calls and complaints of heating equipment failures that were 
experienced during the extreme cold temperatures experience in January to March of 
this year. There was also an increase in routine maintenance as full repairs to heating 
systems where not always possible during the winter and had to be postponed for repair 
during the summer period.  
 
LINK TO STRATEGIC PLAN 
 
This project supports the Strategic Plan Goal of Supporting an Exceptional Quality 
of Life for All by investing in sustainable infrastructure. This project ensures the water 
and sewer service are provided to meet the needs and expectations of our community.   
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
There is no alternative to the recommendation as ongoing HVAC is a base requirement 
and repairs must be completed to maintain safe and functional operation of all facilities. 
 
FINANCIAL IMPLICATIONS  
 
The costs for this contract are funded through the facilities operating budgets and will be 
allocated to the appropriate facilities accounts based on forecast need. As costs have 
been notably higher in both the 2013 operating year and as forecast in the 2014 
operating year, the following financial analysis is provided for additional information. 
 


 2013 2014 
Budget for HVAC Services $4,646,897 $4,663,762 
Actuals $4,877,527 $4,923,762 
Variance (unfavourable), favourable ($230,630) ($260,000) 
Percent Variance 5.0% 5.6% 


 
Severe temperatures have played a significant part in increased costs as seen in 
increased utility costs and maintenance costs. However, there has also been some 
underlying cost drivers primarily related to the changing condition of our assets as they 
continue to age and increases in energy costs in excess of considerations in the budget 
process. These factors will be closely scrutinized for the 2015 budget to ensure that 
budget accuracy is increased to avoid budget over runs in the 2015 accounting period.    
 
An increase in the overall operating budget is not being requested at this time as cost 
savings in other departmental areas may reduce the overall impact created by Facilities 
operations. Any adjustments will be presented to Council at time of final year end 
reporting as prepared through the Finance Department. 
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TOWN OF AURORA 


 GENERAL COMMITTEE REPORT  No. HAC14-09 
 


 
SUBJECT:   Heritage Advisory Committee Report of September 8, 2014 
 
DATE: September 16, 2014 
 
 
RECOMMENDATIONS 
 
THAT report HAC14-09 be received; and 
  
THAT Council adopt the following recommendations from the Heritage Advisory 
Committee meeting of September 8, 2014: 
 
1. HAC14-024 – 938 St. John’s Sideroad, Final Disposition of the “Enos Lundy 


House” Designated under Part IV of the Ontario Heritage Act 
 
Committee and Staff Recommendation: 
 


THAT the Heritage Advisory Committee recommend to Council: 
 


THAT there is no objection to the reconstruction of the Enos Lundy House 
as proposed subject to the Heritage Application Permit process; and 
 
THAT recommended conditions set out by staff be supported. 


 
 
2. HAC14-025 – Request to Remove a Property from the Aurora Register of 
  Properties of Cultural Heritage Value or Interest, 75 Industrial 
  Parkway South 
 
Committee Recommendation: 
 


THAT the Heritage Advisory Committee recommend to Council: 
 


THAT the property located at 75 Industrial Parkway South be removed from the 
Aurora Register of Properties of Cultural Heritage Value or Interest as it was 
determined not to be of significant cultural heritage value as per the Evaluation 
Working Group Report; and 
 
THAT, as a condition, the Heritage Advisory Committee be permitted the 
opportunity to investigate and recover any potential salvage items from 
the property prior to demolition. 
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Original Staff Recommendation (for information only): 
 
THAT the property located at 75 Industrial Parkway South be removed from the Aurora 
Register of Properties of Cultural Heritage Value or Interest as it was determined not to 
be of significant cultural heritage value as per the Evaluation Working Group Report.  
 
 
ITEMS RECEIVED BY THE HERITAGE ADVISORY COMMITTEE 
 
Delegation (a) Andrew Sjogren, Project Manager – Land, Mattamy Homes Ltd.    
Re: Item 1 – HAC14-024 – 938 St. John’s Sideroad, Final Disposition of the “Enos 


Lundy House” Designated under Part IV of the Ontario Heritage Act 
 
Delegation (b) Brad Rogers, Groundswell Urban Planners, representing 
Charlieville Developments Limited 
Re: Item 3 – HAC14-026 – Request to Remove a Property from the Aurora  


Register of Properties of Cultural Heritage Value or Interest; and 
Notice of Demolition of a Structure on a Listed Heritage Property, 45 
Tyler Street  (Charlieville Developments Limited) 


 
4.  Pending List 
 
5. Memorandum from the Director of Planning & Development Services 


Re: Item 3 – HAC14-026 – Request to Remove a Property from the Aurora 
Register of Properties of Cultural Heritage Value or Interest; 
and Notice of Demolition of a Structure on a Listed Heritage 
Property, 45 Tyler Street (Charlieville Developments Limited) 


 
 
ITEMS DEFERRED BY THE HERITAGE ADVISORY COMMITTEE TO SEPTEMBER 15, 2014 
 
3. HAC14-026 –  Request to Remove a Property from the Aurora Register of 


Properties of Cultural Heritage Value or Interest; and Notice of 
Demolition of a Structure on a Listed Heritage Property, 45 Tyler 
Street (Charlieville Developments Limited)   


 
 
ATTACHMENTS 
 
None 
 
 
Prepared by:  Patty Thoma, Council & Committee Coordinator/Deputy Clerk, Ext. 4227 
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  TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PL14-060  
 
SUBJECT: Removal of Holding (H) Provision, Zoning By-law Amendment 


applications within the 2C Secondary Plan Area (West) as follows: 
 
  Mattamy (Aurora) Limited  
  Part of Lot 26, Concession 2 E.Y.S. 
  File: D14-08-11 (H-3)  
 
  TACC Developments (Aurora) Inc. 
  Part of Lot 25, Concession E.Y.S. 
  File: D14-09-11 (H-2) 
 
  St. John’s Road Development Corp. (Metrus Development Inc.) 
  Part of Lots 24 and 25, Concession 2 E.Y.S. 
  File: D14-01-12 (H-2) 
 
  Brookfield Homes (Ontario) Limited 
  Part of Lots 23, 24 and 25, Concession 2 E.Y.S. 
  File: D14-12-11 (H-2) 
 
  Shimvest Investments Limited 
  Part of Lot 22, Concession 2 E.Y.S. 
  File: D14-02-12 (H-2) 
 
FROM: Marco Ramunno, Director of Planning & Development Services  
 
DATE:  September 16, 2014 
 
 


RECOMMENDATIONS 
 
THAT report PL14-060 be received;  
 
THAT Application D14-08-11 (H-3), D14-09-11 (H-2), D14-01-12 (H-2), D14-12-11 (H 
2) & D14-02-12 (H-2) to remove the Holding (H) provision from the lands shown as 
‘Area to remove Holding (H) designation’ on Figures 2-6 to Staff Report PL14-060  
BE APPROVED; and  
 
THAT Council enact the removal of the Holding provision by-laws at the Council 
meeting.  
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PURPOSE OF THE REPORT  
 
The purpose of this report is to advise Council that the applicant has satisfied the 
conditions for removal of the Holding (H) provision which will allow the residential 
components of Phase 2 of the 2C Secondary Plan to be developed (Figure 1).  
 
BACKGROUND  
 
History 
 
Three (3) previous Removal of Holding Provision reports have been approved by 
Council regarding the 2C Secondary Plan Area (West).   
 
Removal of Holding (H) Provision Report PL13-071 was approved by Council on 
December 10, 2013 to remove the holding provision on York Region Christian Seniors 
Home lands zoned Third Density Apartment Residential Holding Exception zone (H) 
RA3-13 for a maximum of 160 apartment units.   
 
Report PL13-070 was approved by Council on December 10, 2013 to remove the 
holding provision on the Mattamy (Aurora) Limited lands zoned Detached Dwelling 
Second Density Residential Holding Exception Zone (H) R2-97, (H) R2-98, (H) R2-99 
and Row Dwelling Residential Holding Exception Zone (H) R6-59 to remove the holding 
provision from 60 residential units (47 single detached dwelling units and 13 townhouse 
units).   
 
Report PL14-011 was approved by Council on February 25, 2014 to remove the holding 
provision across Mattamy (Aurora) limited, TACC Developments (Aurora), St. John’s 
Road Development Corp. (Metrus), Brookfield Homes (Ontario) Limited and Shimvest 
Investments Limited lands. In total, 824 units were subject to the Removal of Holding 
(H) provision. Council By-laws were approved for the above removal of Holding (H) 
applications.   
 
Official Plan 
 
The 2C Secondary Plan requires that development be appropriately phased subject to 
storm water management, sewer, water supply, road and transportation facilities. The 
proposed removal of “H” complies with the Official Plan Amendment No. 73 
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Zoning By-law – Removal of Holding ‘H’ Provisions 
 
The lands subject to the removal of holding ‘H’ provisions state the following provisions 
in their By-laws: 
 


i) “the Town of Aurora has approved a transfer of servicing allocation to this 
development that is not dependent upon the completion of infrastructure; or York 
Region has advised in writing that the required infrastructure to support the 
capacity assignment associated with this development will be completed within a 
time period acceptable to the Region to permit the plan registration, or the 
Regional Commissioner of Environmental Services has confirmed servicing 
allocation for this development by a suitable alternative method and the Town of 
Aurora has allocated the capacity to this development:  
 


ii) that there is adequate transportation services available to accommodate the draft 
plan of subdivision or any phase thereof;  
 


iii) the removal of the ‘(H)’ represents a logical and orderly progression of 
development; and  
 


iv) compliance with the relevant policies of the 2C Secondary Plan (OPA No.73).”  
 
COMMENTS 
 
Removal of Holding Provision Requirements 
 
i) York Region have reviewed the inflow and infiltration works proposed by the 


Aurora 2C Landowners Group as outlined in the Aurora 2C Landowners Group 
Inflow and Infiltration Reduction Pilot Project Implementation Plan, (December 
2012) and subsequent submission and has confirmed in letters submitted to the 
Town of Aurora on June 3, 2014 and August 8, 2014 that York Region is 
prepared to advance capacity assignment to the Town of Aurora an additional 
2,468 persons (approximately 800 actual units) of servicing allocation 
 


ii) Major collector roads such as William Graham Drive, Holladay Drive and Thomas 
Phillips Drive were draft approved within the Phase 1 lands, enabling access to 
school sites, parks and the proposed development.  A revised Transportation 
Impact Assessment was submitted to outline the transportation services for the 
2C area, and is satisfactory to the Town and the Region.   
 


iii) Staff are satisfied that the removal of the “(H)” represents a logical and orderly 
progression of the development and this application is in compliance with the 2C 
Secondary Plan (OPA No. 73) related policies such as density, phasing, 
availability of servicing and the holding zone policies.  
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iv) Planning Staff are satisfied that the preconditions as identified above have been 
met and by-laws to remove the ‘(H)’ Holding provision may be passed.  


 
Removal of Holding By-laws 
 
Based on the above, the subject Zoning By-law amendment applications proposed to 
Remove the Holding (H) provisions from a total of an additional 638 actual units across 
the 2C Area West.  Figures 2 through 6 illustrate the areas subject to the removal of 
holding provision.   
 
The following chart illustrates the proposed removal of holding provision by unit type 
and landowner and the total units allocated.  
 
Landowner Single 


Detached 
Dwelling 


Semi-
Detached 
Dwelling 


Row, 
Multiple 
attached 
Dwelling 


Apartment 
Dwelling 


Application 
Sub-Total 
(PL14-060) 


Total Units 
Without 
Holding 


Provisions 
Mattamy (Aurora) 
Limited 


202 0 
 


14 0 216 585 


TACC Developments 
(Aurora) Inc. 


69 66 33 0 168 425 


St. John’s Road 
Development Corp. 


34 0 
 


0 0 34 87 


Brookfield Homes 
(Ontario) Limited 


0 0 
 


119 0 119 353 


York Region 
Christian Seniors 
Home 


0 0 0 0 0 160 


Shimvest 
Investments Limited 


101 0 
 


0 0 101 258 


Treasure Hill Homes* - - - - - 0 
Total 406 66 


 
166 0 638 1,865 


*Draft Plan of Subdivision and Zoning By-law Amendment applications have been submitted to the Town 
August, 2014 
 
SERVICING ALLOCATION 
 
Report PL13-046 (July 16, 2013) outlined the starting 2C allocation reserve of balance 
of approximately 626 persons. Within the same report PL13-046, the Town increased 
this reserve by 2,229, to 2,925 persons (for servicing approximately 1,000 units total). 
Further, In a letter dated December 5, 2013, York Region approved additional allocation 
of 266 units, as a credit for Infill & Infiltration (I&I) remediation done work done on behalf 
of the 2C West Landowners Group. 
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Subsequently, and since the last round of holding provisions being removed, York 
Region has granted two further allocation credit amounts for additional I&I work done in 
the Town of Aurora by the 2C West Landowners Group. Allocation equivalent to 1,550 
persons was approved in a letter dated June 3, 2014, while a further amount equivalent 
to approximately 918 persons was approved in a letter dated August 8, 2014. These two 
new allocation amounts total an additional 2,468 persons, which combined with the 
previous reserve, make for a grand total of over 6,200 persons allocation for 2C West 
Landowners Group. 
 
As seen in the table on page 4, pending the removal of holding provisions proposed in 
this report, there will be a mix of different housing structures types without holding 
provisions in 2C totalling 1,865 units, which will accommodate 5,584 persons. This 
resulting population yield for all 2C West Landowners Group units without holding 
provisions (including those proposed in this report) does not exceed the 2C reserve 
calculated above. Additionally, to date, not all units with holding provisions removed 
have been registered, and therefore some residual allocation remains in the 2C West 
reserve. 
 
FINANCIAL IMPLICATIONS  
 
The removal of the Holding provision will allow the subdivision agreement to be 
registered and the lands to be developed for residential and commercial purposes.  
Fees and securities are payable upon execution of the subdivision agreements and 
development charges will be payable at the time of building permit issuance. The 
development of the 2C residential and commercial Iands will add to the Town’s 
assessment growth over the coming years.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             
 
PREVIOUS REPORTS 
 
General Committee Report No. PL14-011 dated February 18, 2014, Removal of Holding 
(H) Provision; 
 
General Committee Report No. PL13-070 dated December 3, 2013, Removal of Holding 
(H) Provision;  
 
General Committee Report No. PL13-071 dated December 3, 2013, Removal of Holding 
(H) Provision;  
 
General Committee Report No. PL13-010 dated March 19, 2013, Draft Plan of 
Subdivision and Zoning By-law Amendment Applications; and 
 
Council Report No. PL13-046 dated July 16, 2013, Servicing Allocation Update.  
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BROOKFIELD HOMES (ONTARIO) LIMITED - AREA SUBJECT TO REMOVAL OF (H)
APPLICANT: BROOKFIELD HOMES (ONTARIO) LIMITED
FILE: D14-12-11 (H-2)
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SHIMVEST INVESTMENTS LIMITED - AREA SUBJECT TO REMOVAL OF (H)
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PL14-064  
 
SUBJECT: Application for Exemption from Part Lot Control  
 Mattamy (Aurora) Limited 


    Block 96, Plan 65M-4407  
 File No.: D12-PLC-03-14 
    
FROM: Marco Ramunno, Director of Planning and Development Services  
 
DATE: September 16, 2014 
 
 
RECOMMENDATIONS 
 
THAT report No. PL14-064 be received;  
 
THAT Council APPROVE the Application for Exemption from Part Lot Control 
submitted by Mattamy (Aurora) Limited to divide Block 96 on Plan 65M-4407 into 
6 separate lots for townhouse units; and 
 
THAT Council enact the Part Lot Control Exemption By-law at the Council 
meeting.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to seek Council‘s approval of a part lot control exemption 
by-law applying to Block 96 on Plan 65M-4407. 
 
Part Lot Control Exemption Defined 
 
Section 50 of the Planning Act grants municipalities the authority to pass a By-law to 
exempt lands within a registered plan of subdivision from the Part Lot Control provisions 
in the Act. This process is used to lift Part Lot Control restrictions from lands within 
registered plans of subdivision to create parcels for sale. It is primarily used for semi-
detached and townhouse developments after construction has started to accurately set 
the boundary lines between the residential units.  
 
BACKGROUND  
 
Location/ Land use  
 
The lands subject to the Part Lot Control application form part of the Aurora Northeast 
2C Secondary Plan Development (See Figure 1). The subject lands are located north of 
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St. John’s Sideroad and west of Leslie Street. The surrounding lands uses are as 
follows: 
 
North: residential lands currently vacant  
South: residential lands and St. John Sideroad 
East:   residential lands; and 
West:  residential lands. 
 
In total, 6 townhouses units with a total area of 1,444.26 square metre was draft 
approved per the Draft Plan of Subdivision, File: D12-02-11. The Subdivision 
Agreement for this development was subsequently executed and the M-Plan was 
registered on March 14, 2014.  
 
Proposal 
 
The Owner, Mattamy (Aurora) Limited, is currently developing the subject lands 
identified as Block 96 on Registered Plan 65M-4407 (see Figure 2). The subject block 
comprise of 6 street townhouse units fronting onto Hutt Crescent.  
 
Town of Aurora Official Plan 
 
The subject lands are designated as “Urban Residential 2” by the Town of Aurora 
Official Plan. The Urban Residential 2 Designation permits a range of residential 
dwelling units including townhouse dwellings. The subject proposal is consistent with 
the housing forms on Hutt Crescent and conforms to the Official Plan. 
 
Zoning By-law 
 
The subject lands are zoned Row Dwelling Residential R6-59 Exception Zone within the 
Town of Aurora By-law 2213-78, as amended. The “R6-59” Exception Zone primarily 
permits residential uses such as townhouse units. The proposed development conforms 
to the zoning by-law. The existing zoning map is detailed on Figure 1, attached.  
 
COMMENTS  
 
The applicant is requesting an exemption from Part Lot Control (as provided for under 
Section 50(7) of the Planning Act) for Block 96, Plan 65M-4407 as a means of achieving 
the proposed lot divisions (see Figures 3).  
 
The subject application was circulated to all relevant internal departments and no 
objections were received. The lots that comprise the subject application comply with the 
provisions of both the Official Plan and the Zoning By-law and are consistent with the 
Subdivision Agreement (D12-02-11) registered over the subject lands.  
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LINK TO STRATEGIC PLAN 
 
The subject application supports the Strategic Plan goal of supporting an exceptional 
quality of life for all through its accomplishment in satisfying requirements in the 
following key objective within this goal statement: 
 
Strengthening the fabric of our community: approval of the subject application will 
assist in collaborating with the development community to ensure future growth 
includes housing opportunities for everyone.  
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
None. 
 
FINANCIAL IMPLICATIONS  
 
None. 
 
PREVIOUS REPORTS 
 
General Committee Report No. PL13-021, April 16, 2013 – Plan of Subdivision and 
Zoning Amendment Application. 
 
General Committee Report No. PL13-070, December 3, 2013 - Removal of “H” Zone. 
 
CONCLUSIONS  
 
The Planning and Development Services department has reviewed the subject Part Lot 
Control Exemption Application in the context of the Official Plan, the Zoning By-law and 
Subdivision Agreement respecting the subject lands. Planning and Development 
Services Staff support the subject Part Lot Control Exemption Application to facilitate 
the creation of 6 lots for townhouse dwellings and accordingly, recommend that the Part 
Lot Control By-law be enacted at a future Council meeting. 
 
 
 
 
 
 
 
 
 
 











EP-15


R2-97


R2-97


(H)R2-97


(H)R2-99


(H)R6-58
R6-59R6-58


R2-98


R2-99


LOCATION & ZONING MAP ¯ 0 10 20 30 40 50


Metres
APPLICANT: MATTAMY (AURORA) LIMITED
FILE: D12-PLC-03-14
FIGURE 1


SUBJECT LANDS


St John's  Sdrd


Wellington
St E


Vandorf   SdrdHenderson
Dr


^
Wellington


St W


Ba
th


ur
st 


St


Le
sli


e S
t


Yo
ng


e S
t


Hw
y 4


04
Hw


y 4
04


Ba
yv


iew
Av


e


Le
sli


e S
t


Yo
ng


e S
t


Ba
thu


rst
 St


Ba
yv


iew
Av


e


Bloomington Rd


Map created by the Town of Aurora Planning & Development Services Department, August 25, 2014.  Base data provided by York Region & the Town of Aurora.


Environmental ProtectionEP


OPEN SPACE ZONES


Major Open SpaceO


ZONING LEGEND
RESIDENTIAL ZONES


Row DwellingR6


Detached Dwelling
Second Density


R2


R2-97


R2-97


R2-99







REGISTERED PLAN 65M-4407
APPLICANT: MATTAMY (AURORA) LIMITED
FILE: D12-PLC-03-14
FIGURE 2


SUBJECT BLOCKS


Map created by the Town of Aurora Planning Department, August 25, 2014.  Base data provided by Randy-Pentek & Edward Surveying LTD.







¯
PROPOSED LOT DIV ISION (REFERENCE PLAN – 65R-35150)
APPLICANT: MATTAMY (AURORA) LIMITED
FILE: D12-PLC-03-14
FIGURE 3


Map created by the Town of Aurora Planning Department, August 25, 2014.  Base data provided by Randy-Pentek & Edward Surveying LTD.


SUBJECT
BLOCK


SUBJECT BLOCKS





		RECOMMENDATIONS

		None.

		FINANCIAL IMPLICATIONS



		PL14-064, lk, Mattamy (Aurora) Limited, Figure1-3.pdf

		Figure1_Location_Zoning

		Figure2_Reference Plan 65M-4407

		Figure3_Reference Plan – 65R-35150








 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PL14-065  
 
SUBJECT: Application for Draft Plan of Subdivision 
  Pandolfo et al. 
  14070 Yonge Street 
  File: D12-03-2A  
  (Related Files: D09-03-12, D14-21-03) 
    
FROM: Marco Ramunno, Director of Planning and Development Services  
 
DATE: September 16, 2014 
 
 
RECOMMENDATIONS 
 
THAT report No. PL14-065 be received;  
 
THAT application for Draft Plan of Subdivision D12-03-2A (Pandolfo et al.) BE 
APPROVED, subject to the conditions outlined in Schedule A of this report; 
 
THAT a total of 29 units (91 persons equivalent) of water and sewage capacity be 
allocated to the Draft Plan of Subdivision; and 
 
THAT the Mayor and Town Clerk be authorized to execute a Subdivision 
Agreement, including any and all documents and all of the Agreements reference 
in the Conditions of Approval, including any ancillary agreements required to 
give effect to same.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide an evaluation and recommendations regarding 
the proposed Draft Plan of Subdivision submitted by Pandolfo et al. to permit the 
development of 29 single detached units, one open space block, one trail block, a public 
street and two open space blocks which will remain in private ownership encompassing 
a total of 5.85 ha (14.45 acres) in area.  
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BACKGROUND  
 
History 
 
The proposed Draft Plan of Subdivision Amendment application was heard at the 
General Committee Report held on June 17, 2014.  
 
At that meeting Council passed the following resolution:   
 


“THAT report PL14-045 be received; and 
 


THAT Application to Amend the Official Plan File D09-03-12 be approved to re-
designate the subject lands from “Estate Residential” to “Cluster Residential” and 
from “Cluster Residential” to “Environmental Function Area” to facilitate the 
development of a portion of the subject property for the purposes of 29 
residential lots and to provide for the protection and enhancement of certain 
natural features and significant vegetation; and 


 
THAT Application to Amend the Zoning By-law File D14-21-03 be approved to 
rezone the subject lands from “Rural Oak Ridges Moraine (RU-ORM) Zone” to 
three site specific “Detached Dwelling Second Density Residential (R2) 
Exception Zone” and “Environmental Protection (EP) Exception Zone”; and 


 
THAT the planning report recommending approval of the Draft Plan of 
Subdivision (File D12-03-2A) with conditions of approval be presented at a future 
General Committee/Council Meeting; and 


 
THAT by-laws to adopt the Official Plan Amendment and implementing zoning be 
presented at a future Council Meeting for enactment.” 


 
Prior to the June 17, 2014 General Committee Meeting, the application was heard at the 
March 26, 2014, February 27, 2013 and November 27, 2013 Public Planning Meetings.  
Resolutions for the above mentioned meetings were outlined in report PL14-013.  On 
August 12, 2014 Council approved Official Plan Amendment No.6 and Zoning By-law 
Amendment 5657-14 to implement the proposed Draft Plan of Subdivision. 
 
Location/ Land use  
 
The subject lands are bounded by Yonge Street to the east, Ridge Road to the north, 
existing Ridge Road properties to the west and Championship Circle Place to the south 
(see Figure 1).  The subject lands have 65.4 metres of frontage on Ridge Road and 
90.61 metres of frontage on Yonge Street.  The property is irregular in shape and has 
an area of approximately 5.85 hectares (14.48 acres). The subject lands are 
characterized as a mix of open meadow and treed areas.  The majority of the property 
exhibits gently rolling terrain with a valley-like feature on the westerly portion of the 
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subject lands.  A detached dwelling currently exists on the property.  
 
The surrounding land uses are as follows:  
 
 North:  Ridge Road and existing detached residential; 
 South: Existing detached residential; 
 East:   Yonge Street, and an existing golf course; and, 
 West:  Existing detached residential.  
 
Policy Context 
 
The proposed draft plan of subdivision is consistent and conforms to the 
Provincial, Regional and Town Policies. 
 
Provincial Policy Statement (PPS)  
 
The Provincial Policy Statement (PPS) issued under Section 3 of the Planning Act, 
came into effect as of March 1, 2005.  The PPS provides policy direction for matters of 
provincial interest related to land use planning and development. The PPS encourages 
the development of strong communities through the promotion of efficient land use and 
development patterns.  Through the PPS, the development of new communities must 
demonstrate:  
 


• An appropriate range and mix of residential, employment, recreational and 
open space to meet long-term needs. (Section 1.1.1 b) 


• Densities which use land, resources, infrastructure and public service 
facilities efficiently and are supportive of public transit. (Section 1.4.3 d)  


• Development standards which minimize land consumption and reduce 
servicing costs. (Section 1.1.1 e) 


• An appropriate range of housing types and densities to be provided in order 
to meet projected requirements of current and future residents of the regional 
market area. (Section 1.4.1) 


• Healthy, active communities are to be promoted through the provision of 
public spaces, parks and open space. (Section 1.5.1 b) 


• The long-term ecological function and biodiversity of natural heritage 
systems, should be maintained, restored or, where possible, improved. 
(Section 2.1.2) 


• Protect, improve or restore vulnerable surface and ground water, sensitive 
surface water and ground water features and their hydrologic functions 
(Section 2.2.1 d) 2) 
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The subject proposal accommodates for residential development in an area that has 
been approved for low density residential development. It will minimize land 
consumption and maintain the land form conservation of the area. The site is located 
near Yonge Street, a transit corridor, and will provide an alternative mode of 
transportation to the private vehicle. The residential plan of subdivision is consistent 
with the Policies of the PPS. 
 
Growth Plan for the Greater Golden Horseshoe 
 
The Growth Plan for the Greater Golden Horseshoe (2006), as amended June 2013, is 
a guiding document for growth management in the Greater Toronto Area to 
2041.  Section 2.2.2 of the Growth Plan promote and encourages directing new growth 
in built-up areas of a community through intensification. The proposed Draft Plan of 
Subdivision accommodates future population growth in Aurora by directing growth to the 
built up areas where capacity exists to accommodate the expected population. The 
residential plan of subdivision is consistent with the Growth Plan.  


York Region Official Plan (2010) 
 
The York Region Official Plan (ROP) identifies the subject lands as being within the 
“Urban Area” designation.  The Urban Areas are the focus of growth within York Region, 
with a full range of residential, commercial, industrial, and institutional uses permitted.  
The proposed Official Plan amendment is in keeping with the policies of the York 
Region Official Plan. On October 18, 2012 this application was considered by the 
Regional Development Review Committee comprised of staff from Regional 
Departments; and the following comments were here provided to the Town.   
 
In accordance with Regional Official Plan policy 8.3.8, the proposed amendment does 
not adversely affect Regional planning policies or interests.  Per Section 8.3.8 of the 
Region of York Official Plan, amendments to local Official Plans may be exempt from 
Regional approval if they are of local significance and no Regional interest is adversely 
affected. Pursuant to York Region Council authorization specific in By-law A-0265-1999-
017, the Official Plan Amendment application is hereby exempted from approval by 
Regional Planning Committee and Council. 
 
Oak Ridges Moraine Conservation Plan (ORMCP) 
 
The draft plan of subdivision lands are located within the Settlement Designation of the 
Oak Ridges Moraine Conservation Plan (ORMCP) implemented through Official Plan 
Amendment (OPA) 48 which permits all uses approved in OPA 34 and subject to 
specific Natural Heritage policies of OPA 48. The Draft Plan of Subdivision complies 
with the requirements of OPA 48 and OPA 34.  
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Yonge Street South Secondary Plan (OPA 34)  
 
The Yonge Street South Secondary Plan is intended to guide and direct growth and 
development, and the utilization of resources in the Yonge Street South area of the 
Town of Aurora. In this manner, the Plan serves as the basic reference for the planning 
and co-ordination of public and private development activities in the Yonge Street South 
area. While residential development is permitted in accordance with the land use 
designation of the Secondary Plan, the applicant is required to demonstrate that the 
development will not adversely impact these natural heritage and environmental 
features and their functions 
Block Plan 
 
As per section 3.2.7 of Official Plan Amendment (OPA) 34, approval of a Block Plan is 
required prior to consideration of development plans.  The subject lands are within 
Block “E” as indicated on Schedule “CC” of OPA. Elderberry Hill Farm development, 
located to the south of the subject lands is also located within Block E and has already 
been approved and constructed and did include the subject land in terms of providing 
water and sewer service connections.  
 
Official Plan (Designations) 
 
Official Plan Amendment No.6 was approved by Council on August 12, 2014 to amend 
the Yonge Street Secondary Plan (OPA 34) to re-designate portions of the subject lands 
as Cluster Residential, Environmental Protection Area and Environmental Function Area 
in accordance with the policies of OPA 34 to allow the proposed Draft Plan of 
Subdivision (see Figure 2).   
 
Zoning By-law 
 
A Zoning By-law Amendment 5657-14 was approved by Council on August 12, 2014 to 
rezone the subject lands from “Rural General Oak Ridges Moraine (RU-ORM) Zone” to 
“Detached Dwelling Second Density Residential (R2-101) Exception Zone”, “Detached 
Dwelling Second Density Residential (R2-102) Exception Zone”, “Detached Dwelling 
First Density Residential (R1-46) Exception Zone”, “Major Open Space (O) Zone” and 
“Oak Ridges Moraine Environmental Protection (EP-ORM) Zone) to implement the 
proposed Draft Plan of Subdivision. 
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Proposed Plan of Subdivision 
 
The Town received the original application for the proposed Draft Plan of Subdivision in 
2003. A revised Draft Plan of Subdivision application was received by the Town in 2012. 
The proposed Draft Plan of Subdivision was circulated to internal and external agencies 
for review and comments. Staff have met regularly with the applicant to discuss and 
address comments from various departments, agencies and those provided by 
ratepayers.  
 
As illustrated on Figure 3, the Draft Plan of Subdivision proposes 29 single detached 
dwellings within the Cluster Residential blocks.  An Open Space Block, Trail Block, a 
Public Street and two (2) Open Space Blocks which will remain in private ownership are 
also being proposed.  The following is breakdown of the major land uses within the 
proposed Draft Plan of Subdivision application.   
 
Proposed Land Use  Block Numbers Units Area (Ha) 
Cluster Residential (Single Detached 
Dwellings) 


1-29 29 2.70 ha (6.67 acres) 


Open Space 30, 31, 32  2.28 ha   (5.63 acres) 
Trail  33  0.02 ha   (0.05 acres) 
Roads (Public Street) 18.0m @ 365 -  0.85 ha   (2.10 acres) 


Total 29 5.85 ha (14.45 acres) 
 
COMMENTS  
 
Oak Ridges Moraine Conservation Plan (ORMCP) 
 
The Draft Plan of Subdivision is located within the Settlement Designation of the Oak 
Ridges Moraine Conservation Plan (ORMCP) implemented by OPA 48.  As illustrated in 
Figure 4, OPA 48 identifies the lands as containing “Woodlands” and “Woodlands 
Minimum Vegetation Protection Zone (MVPZ)”.  Furthermore, the lands contain an area 
of “High Aquifer Vulnerability”; are in “Category 1” (Complex Landform) and Oak Ridges 
Moraine Wellhead Protection Areas time travel zones in 10-25 years.  
 
The supporting environmental reports, studies and mapping as submitted in support of 
the subject development application were reviewed from the perspective of natural 
heritage; landform conservation and hydrogeology.  The Draft Plan of Subdivision 
requires compliance with the requirements of OPA 48 and OPA 34 as reporting to 
Council in Staff Report PL14-045.  The Town retained three environmental consultants 
to peer review the various reports submitted to the Town as part of the Natural Heritage 
Evaluation (NHE) conducted on the subject lands. As a condition of Draft Plan of 
Subdivision approval, final clearance of the final Natural Heritage reports will be 
required to verify conformity to the Oka Ridges Moraine Natural Heritage Evaluation 
criteria. 
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Official Plan Amendment (OPA 34) Density 
 
OPA 34 defines Gross Residential Density as: 


“…the number of dwelling units divided by the gross residential land area. Gross 
residential land area includes local roads within the residential area, trails, shared 
private open space, Environmental Protection and Environmental Function Areas, an 
elementary school and a local or Neighbourhood Park”.   


“…gross residential density averaged over the constrained and unconstrained lands 
subject to a development application shall be no more than 5 units per hectare (2 units 
per acre).  


As illustrated in the table below, the proposed density of the Draft Plan of Subdivision is 
4.957 units per hectare (2.00 units per acre).  With a maximum gross residential density 
of five (5) units per hectare (2 units per acre) the Draft Plan of Subdivision has a density 
that is in keeping with the density permitted under OPA 34.  
 
Subject Lands Area  Units Proposed Density*  


(Units Per Hectare (uph)) 
Maximum Gross 
Residential Density 


Pandolfo et Al. 5.86 ha 29 4.957 (units per hectare) 5 (units per hectare) 
14.45 (acres) 29 2.00 (units per acre) 2 (units per acres) 


* Based on the definition contained in OPA 34, gross residential density is calculated by the number of 
units divided by the total gross residential land area.  


Environmental Impact Study (EIS)  


Dillon Consulting prepared an Environmental Impact Study for the subject lands in 
September, 2012 and further revised in August, 2014.  The report was submitted to the 
Town as part of the Natural Heritage Evaluation to demonstrate compliance with the 
policies of the Town of Aurora Official Plan Amendment (OPA) 34 – Yonge Street South 
Secondary Plan and OPA 48. The report was peer reviewed and complies with the 
Official Plan. As a condition of Draft Plan of Subdivision approval, final clearance from 
North-South Environmental with regards to the EIS will be required.  
 
The Lake Simcoe Region Conservation Authority has also reviewed the application 
including the EIS.  The Authority has no objections to the approval of the Draft Plan of 
Subdivision, subject to the conditions of approval as provided in Schedule A to this 
report.   
 
Building Setback 
 
Policy within OPA 34 identifies the need for appropriate building setbacks and buffers 
from institutional uses, arterial roads & rail corridors and existing areas of Estate 
Residential OPA 34 designations. Official Plan Amendment No.6 and the implementing 
Zoning By-law 5657-14 were approved by Council on August 12, 2014 for the subject 
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lands and require a minimum of 20.0 metres of separation between primary residential 
buildings in the “Cluster Residential” and existing “Estate Residential” lands. The 
provisions also require a 60.0 metre building setback from the centre line of Yonge 
Street.  
 
Open Spaces and Trails 
 
The proposed Draft Plan of Subdivision has one public open space block and two 
private open space blocks, which will be incorporated into lots/blocks 12 and 13. The 
lands identified as open space occupy approximately 39% of the proposed Draft Plan of 
Subdivision.   
 
As part of their Draft Plan of Subdivision application, the owner submitted a proposed 
Trails Plan. At the Public Planning Meeting of February 27, 2013, areas residents raised 
concerns of a proposed trail along the southern property line as illustrated in the Trails 
Master Plan (See Figure 5). As a result, the Owner proposed a trails plan which 
deviates from the Trails Master Plan as reflected in Figure 6. At the most recent Trails 
and Active Transportation Committee (TATC) of October 18, 2013 the Committee 
passed the following resolution: 
 
 “THAT the Trails and Active Transportation Committee recommend deferring any  


further recommendations to Council until such time as staff provides more 
detailed information to the Committee on the specific requirements associated 
with the modified trail routing.”   


 
Town Staff are currently waiting on York Region Staff final approval of the proposed trail 
passing through their lands.  Town Staff are confident that the proposed trails route can 
be implemented through the Regional property and would be in keeping with the Trails 
Master Plan for the Yonge Street South Secondary Plan (OPA 34) Area.  
 
Road Network/ Access to the Subdivision.   
 
Based on the Public Planning meeting of March 26, 2014 Council instructed Town staff 
to report back providing more information regarding a full move intersection with access 
to Yonge Street from the proposed development and no direct access to Ridge Road.  
Town staff circulated York Region and received comments in letters dated June 6, 2014 
and June 24, 2014 relating to the road design and vehicular access to the Draft Plan of 
Subdivision.  Within the York Region letters, two options were provided.   
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Option 1:  
 
Construct ‘Street A’ from Yonge Street to the existing Ridge Road and the intersection 
of existing Ridge Road and ‘Street A’, to the satisfaction of the Town of Aurora and, 
additionally, construct a cul-de-sac and emergency access at the east limit of existing 
Ridge Road to replace and close the existing intersection of Ridge Road and Yonge 
Street, to the satisfaction of the Town of Aurora and York Region.   
In this scenario, it is to be understood that the proponent is to construct new ‘Street A’ 
from Yonge Street to the existing Ridge Road. It is also to be understood that existing 
Ridge Road will terminate in a cul-de-sac at Yonge Street, with an emergency access to 
Yonge Street only, removing the existing full-moves access at the Ridge Road and 
Yonge Street intersection.   
 
OR 
 
Option 2:  
 
Construct a cul-de-sac at the west end of ‘Street A’ at a location which would permit the 
future extension of ‘Street A’ to existing Ridge Road to the satisfaction of the Town of 
Aurora, and, additionally, construct modifications to the existing Ridge Road/ Yonge 
Street intersection, to physically restrict movements at this location to right-in/right-out 
only, to the satisfaction of York Region. 
 
In this second scenario, it is to be understood that the applicant is to construct new 
‘Street A’ and cul-de-sac new ‘Street A’ just before Ridge Road.  In this instance Yonge 
Street and ‘Street A’ would be a full-moves access.  Modifications to the existing Ridge 
Road and Yonge Street intersection to restrict movements to right-in/right-out only will 
be required.   
 
In the previous report to Council on June 17, 2014, staff reported that the modifications 
to this existing Ridge Road and Yonge Street intersection to restrict movements to right-
on/right-out only would occur ‘at the time of Bus Rapid Transit way (BRT) 
implementation’. Staff further recommended a barricade to be installed on the Pandolfo 
lands where the property abuts Ridge Road to ensure access to Ridge Road from the 
subject lands would be restricted.  Staff further reported to Council that the barricade 
would be removed after the construction of the BRT.   
 
Based on the clarification letter received from York Region on June 24, 2014 which 
advised that the implementation of either option shall occur prior to the registration of 
the Subdivision Agreement and not at the time of BRT, Town staff met with residents of 
Ridge Road on August 12, 2014 to discuss the updated information. Staff is 
recommending that Street ‘A’ be constructed to intersect with Ridge Road as part of the 
approval of the Draft Plan of Subdivision. Upon completion of the homes within the Plan 
of Subdivision and the opening of Street ‘A’ at the Ridge Road intersection, Town staff 
will undertake to modify Ridge Road at Yonge Street, to either restrict movements to 
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right-in, right-out only or the full closure of the Ridge Road at Yonge Street intersection. 
Town staff will continue to keep residents aware of the timing of the future modifications 
to the intersection of Ridge Road and Yonge Street.  
 
Water and Sanitary Servicing 
 
The Owners retained SCS Consulting Group Ltd. to prepared a Functional Servicing 
Report (FSR) in support of the proposed Draft Plan of Subdivision application.  The draft 
plan will be serviced by municipal water and sanitary sewer in accordance with Town 
standards.  As detailed in the FSR and supporting information, the subject lands will be 
serviced via a connection to an existing sanitary sewer and water main connection stub 
located at the south edge of the property abutting the Championship Circle cul-de-sac. 
The connection was designed to accommodate sanitary drainage from the Pandolfo, 
Elderberry Hill Farm, and Pardis subdivisions in the Aurora Yonge Street South Urban 
Expansion Area developments.  
 
Staff have reviewed the revised FSR report prepared by SCS Consulting Group ltd. 
dated August, 2014 and agree with its recommendations subject to the conditions of 
Draft Plan of Subdivision approval reflected in Schedule ‘A’.  
 
Storm Water Management 
 
SCS Consulting Group was retained by the Owners to undertake a preliminary Storm 
Water Management (SWM) report in support of the proposed Draft Plan of Subdivision 
application.  Storm water management for the proposed development will be designed 
in accordance with Town of Aurora, the Lake Simcoe Region Conservation Authority 
(LSRCA) and the Ontario Ministry of Environment (MOE) development criteria.     
 
Major and minor system flows will generally be conveyed from the developed portions of 
the site via overland flow and storm sewers to the existing site outlet points and 
ultimately to Tannery Creek tributary.   
 
Staff have reviewed the SWM report prepared by SCS Consulting Group ltd. dated 
August, 2014 and agree with its recommendations subject to the conditions of Draft 
Plan of Subdivision approval reflected in Schedule ‘A’. 
 
Public Consultation  
 
Public Planning Meetings were held February 27, 2013, November 27, 2013 and March 
26, 2014.  A detailed list of comments received to date and a discussion of these 
comments was outlined in a report to Council dated June 17, 2014.  
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Agency Comments 
 
The Draft Plan of Subdivision application was circulated to internal and external 
agencies for comments/conditions.  The following are the circulated external agencies: 
Regional Municipality of York Community Planning Department, Lake Simcoe Region 
Conservation Authority, Central York fire Services, York Region District School Board, 
York Region Catholic District School Board, Enbridge, Bell Canada, Canada Post, 
French Catholic School Board, French Public School Board, Powerstream Inc., Hydro 
One and Rogers Cable and Ministry of Natural Resources. 
 
Town Departments, York Region , Lake Simcoe Region Conservation Authority and 
other external agencies evaluated the proposed Draft Plan of Subdivision taking into 
consideration servicing, grading environmental impacts and it has been determined that 
the proposed development is appropriate for the lands, subject to conditions of 
approval.  Attached to this report as Schedule “A” are the conditions of approval.  
 
York Region Community Planning 
 
York Region has completed its review of the draft plan and it has been determined that 
the proposed subdivision is appropriate for the development of the lands, subject to 
conditions of approval.   
 
Lake Simcoe Region Conservation Authority (LSRCA)   
 
LSRCA provided Staff with conditions of Draft Plan approval dated September 4, 2014.  
The LSRCA advise that they have reviewed the proposed Plan of Subdivision 
application for consistency with the Provincial Policy Statement (PPS) under the 
Planning Act and for conformity with the Lake Simcoe Protection Plan (LSPP) under the 
Lake Simcoe Protection Act. On that basis, the LSRCA has no objection to the approval 
of the Draft Plan of Subdivision subject to the conditions listed in Schedule “A” of this 
report.  
 
External Agencies 
 
Central York Fire Services, Canada Post, Embridge Gas and Powerstream have 
advised that they have no objection to the draft plan of subdivision, subject to conditions 
of approval, set out in Schedule ‘A’.  Bell Canada, Rogers and the York Region District 
and York Catholic District School Boards have also advised that they have no objection 
to the Draft Plan of Subdivision.  
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 LINK TO STRATEGIC PLAN 
 
The proposed draft plan of subdivision supports the Strategic Plan Goal of Supporting 
an exceptional quality of life for all and Supporting environmental stewardship 
and sustainability through its accomplishment in satisfying requirements in the 
following key objective within this goal statement:  
 
The proposed plan of subdivision also supports the Strategic Plan Goal of Supporting 
environmental stewardship and sustainability and the objectives of encouraging 
the stewardship of Aurora’s natural resources and promoting and advancing 
green initiatives. The goal and these objectives are supported through the plan of 
subdivision process by conducting detailed analysis and evaluation of natural features, 
as well as identifying means of securing, protecting and enhancing those features both 
during the development process and after the site is built.  
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 


1. Direct staff to report back to Council addressing any issues that may be raised at 
the Public Planning Meeting; or 
 


2. Refusal of the applications with an explanation for the refusal. 
 
SERVICING ALLOCATION 
 
Water and Sanitary Servicing capacity for 29 Single Detached Units (91 persons 
equivalent) is required to facilitate this development. 
 
FINANCIAL IMPLICATIONS  
 
Fees and securities will be payable upon execution of the Subdivision Agreement.  
Cash-in-lieu of parkland will be collected in accordance with the Town’s Parkland By-
law. Development Charges will be payable at the time of building permit issuance.  The 
approval of the proposed development will increase the Town’s assessment growth 
over the coming years. 
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SCHEDULE “A” 
 


CONDITIONS OF APPROVAL 
 


DRAFT PLAN OF SUBDIVISION D12-03-2A 
PANFOLFO, Giuseppe, Laurie and Yolanda and CAMPIONE, Cathy 


14070 YONGE STREET, TOWN OF AURORA 
 


THE CONDITIONS OF AURORA COUNCIL THAT SHALL BE SATISFIED PRIOR 
TO THE RELEASE FOR REGISTRATION OF PLAN OF SUBDIVISION D12-03-2A 
ARE AS FOLLOWS: 
 
Planning & Development Services Requirements 
 
1. Approval shall relate to Draft Plan of Subdivision File: D12-03-02A prepared 


by Templeton Planning Limited dated July 25, 2014 attached hereto.  
 


2. The Owner acknowledges and agrees that the Draft Plan of Subdivision and 
associated conditions of draft approval may require revisions, to the 
satisfaction of the Town, to implement or integrate any recommendations 
resulting from studies required as a condition of draft approval.  Further, 
minor redline revisions to the Draft Plan of Subdivision to ensure property 
alignment with existing or proposed lots, blocks, street, and/or facilities on 
lands adjacent to this Draft Plan of Subdivision may also be required.  
 


3. The Owner shall agree that the lands within this Draft Plan of Subdivision shall 
be appropriately zoned by a Zoning By-law that has come into effect in 
accordance with the provisions of the Planning Act, R.S.O. 1900, c.P.13, as 
amended (the “Planning Act”). 


 
4. The Owner shall, prior to final approval of the Draft Plan of Subdivision, enter 


into and execute agreement(s) with The Corporation of the Town of Aurora, 
including but not limited to a Subdivision Agreement, agreeing to satisfy all 
conditions, legal, financial and otherwise of the Town. The Subdivision 
Agreement and related documents shall be registered on title against the 
lands to which it applies, as provided for in the Planning Act, R.S.O. 1990, 
c.P.13, at the sole expense of the Owner. 
 


5. The Owner shall covenant and agree in the Subdivision Agreement to 
implement any and all recommendations of the Environmental Impact Study 
(EIS) as prepared by Dillion Consulting dated August 12, 2014 
 


6. The Owner shall covenant and agree in the Subdivision Agreement to 
implement the recommendations and measures contained within  
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7. Prior to final approval of the M-Plan, the Natural Heritage Evaluation, 
Landform Conservation and Hydrogeological reports shall be approved by the 
Director of the Planning & Development Services Department.  


 
Legal & Legislative Services Requirements 
 
8. The Owner shall covenant and agree in the Subdivision Agreement to provide  


 a Solicitor’s Title Opinion for the lands. 
 
9.  The Owner shall covenant and agree in the Subdivision Agreement to grant, 


 convey and dedicate the following property interests in the lands at no cost 
 and free of all encumbrances to the Town to the satisfaction of the Town 
 Solicitor: 


 
• all streets and road widenings shall be dedicated on the M-Plan as 


public highways; 
• all 0.3 m reserves shall be conveyed as may be required; 
• all lands required for municipal purposes shall be conveyed as 


may be required; and, 
• all easements required for municipal purposes shall be granted as 


may be required.  
 
10. The Owner shall covenant and agree in the Subdivision Agreement to consent 


to registration by the Town of Aurora of the Subdivision Agreement and any 
ancillary agreements as necessary in priority of all encumbrances to the Town 
to the satisfaction of the Town Solicitor and to pay to the Town its associated 
fees for the preparation and registration of same. 
  


11. The Owner shall covenant and agree in the Subdivision Agreement to satisfy 
any cash-in-lieu of parkland requirements to the satisfaction of the Town 
Solicitor in accordance with: a) the Town’s By-law Number 4291-01.F, as 
amended or successor thereto and applicable policies; and b) any related 
Parkland Agreements imposed by the Town.   
 
 
 
 
 
 
 
 
 
 


Noise Impact Study 
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12. Prior to final approval, the Owner shall submit a Noise Impact Study  


(Environmental Noise Analysis), recognizing the recommendations contained 
in the Valcoustics Canada Limited, Addendum #1 to the Environmental Noise 
Assessment Report dated August 15, 2014 which assesses projected 
nuisances caused by noise or vibration (as necessary) within the development 
prepared by a qualified noise consultant with recommended mitigation 
measures for noise generated by road traffic on Yonge Street (Regional Road 
1) by any other identified noise sources, to the satisfaction of the Town, in 
consultation with the Region of York.  


 
13. The Owner further agrees to make any revisions to the Draft Plan that may be 


required to achieve the recommendations of the Noise Impact Study. The 
Noise Impact Study shall demonstrate how noise levels can be made to be 
acceptable in accordance with current Provincial standards and Town policies, 
and address the long-term functionality and maintenance of any 
recommended mitigation  measures which are deemed appropriate and 
acceptable to the Town.   


 
14. The Owner shall agree in the Subdivision Agreement to implement the 


recommendations and measures of the approved Noise Study.  The 
recommendations of the aforementioned Noise Study shall address to the 
satisfaction of the Town, the 55dBA limit on all Lots and/or Blocks on the Draft 
Plan. All attenuation measures and mitigating measures proposed for 
acoustical  purposes shall be approved by the Town’s Director of 
Infrastructure & Environmental Services, the Director of Parks & Recreation 
Services, the Director of Building and By-Law Services, and the York Region 
Transportation Services Department. 
 


15. The Owner shall agree in the Subdivision Agreement to implement noise 
control measures and warning clauses as recommended by the approved 
Noise Impact Study, to the satisfaction of the Town, in consultation with the 
Region of York. 
 


16. Details of the noise attenuation measures shall be clearly indicated on the 
detailed engineering plans and include location, elevations of top and bottom 
of wall and details of any berming. All details are shall be approved by the 
Director of Infrastructure & Environmental Services.  


 
Utilities 


 
17. The Owner shall covenant and agree in the Subdivision Agreement to prepare 


and submit an overall utility distribution plan showing the location (shared or 
otherwise) and installation, timing and phasing of all required utilities (on-
grade, below-grade or above-grade, including on-site drainage facilities and 
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streetscaping). This utility distribution plan shall be to the satisfaction of the 
Town, having considered the requirements of those utility providers (including 
natural gas, hydro, and telecommunications service providers) that will 
conduct works within the subdivision. Further, the utility distribution plan shall 
consider the respective standards and specification manuals, where 
applicable, of the utility providers. 
 


18. The Owner shall covenant and agree in the Subdivision Agreement that 
natural gas, telecommunication service providers and cable television 
services, including other street hardware, where possible, shall be constructed 
underground within the road allowances or other appropriate easements to the 
satisfaction of the Town. 
 


19. The Owner shall covenant and agree in the Subdivision Agreement to grant 
access, on reasonable terms and conditions, to any telecommunications 
service providers indicating an interest to locate within a municipal right-of-
way.  The Owner further agrees to advise any telecommunications service 
provider intending to locate within a municipal right-of-way, of the requirement 
to enter into a Municipal Access Agreement with the Town of Aurora, and to 
satisfy all conditions, financial and otherwise of the Town. 


 
Stormwater Management 
 
20. The Owner shall agree to submit a detailed Stormwater Management Report  


to the satisfaction of the Town to substantiate that the Draft Pan lands meet 
the current stormwater quantity and quality requirements in accordance with 
the latest Ministry of Environment guidelines and the Town’s Infrastructure & 
Environmental Services Department Policy #68 (Stormwater Management 
Facility and Facility Block Design, Safety and Maintenance). In accordance 
with the Town’s Policy # 68, the Owner agrees to provide the Town with a 
cash contribution to be determined as per the recommended maintenance and 
monitoring requirements of the storm water management report to the 
satisfaction of the Town.  The Owner also agrees to meet the erosion control 
criteria in accordance with the requirements of the Town and Lake Simcoe 
Region Conversation Authority.  


 
21. The Owner shall recognize the recommendations contained in the Functional 


Servicing Report dated August 2014, the Preliminary Stormwater 
Management Report dated August 2014 by SCS Consulting Group and the 
Hydrogeological Assessment dated August 8, 2014 by Azimuth Environmental 
Consulting Inc . 
 
 


22. The Owner shall agree to submit a revised Stormwater Management Report 
addressing water balance. Such report shall also demonstrate that the post 
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development water balance is acceptable and provide any recommendations 
required for mitigation. The Owner shall covenant and agree in the subdivision 
agreement to carry-out said recommendations/mitigation measures to the 
satisfaction of the Town. 


 
Roads and Municipal Services 
 
23. The Owner shall prepare and submit detailed engineering design drawings 


and reports for the layout and construction of roads and services (i.e. water, 
storm and sanitary) in accordance with the Town of Aurora Public Works 
Design Criteria Manual to the satisfaction of the Town’s Director of 
Infrastructure & Environmental Services.  


 
24. The Owner shall prior to final approval provide detailed engineering drawings 


which will include but not limited to grading control plans (including any 
retaining walls and details), plan and profile drawings of all underground and 
above ground services, general plans (notes, above and below ground), 
drainage plans, composite utility plans (to include above and below ground 
utilities, services, driveways and boulevard tree locations etc), stormwater 
management plans, detail plans, erosion and sediment control plans, 
illumination and signalization plans etc. to the satisfaction of the Town. 


 
25. The Owner shall prior to final approval submit a capacity study of the Town’s 


water distribution system to the lands in order to determine that the proposed 
development can be adequately serviced to the satisfaction of the Town.   


  
26. The Owner shall submit plans acceptable to the Town, detailing any phasing 


of construction and development, together with the means by which 
construction access to the site will be gained during any construction or 
phasing.  Should phasing be necessary or requested, the Owner shall agree 
in the Subdivision Agreement to comply with the phasing plan and make all 
builders aware of the phasing plan. 
 


27. The Owner agrees that all construction access to the completion of house 
construction may be limited to one access point as may be determined in 
consultation with the Town and the Region to the satisfaction of the Town and 
approved by Central York Fire Services until such time as the first occupancy 
(as approved by the Director of Building & By-Law Services) of the 
Subdivision.  


 
28. The Owner shall provide engineering fees to the Town at the time of 


submission for the review of the detailed engineering drawings for the 
construction of services within the development.  Said engineering fees shall 
be 1% of the estimated cost of all the works necessary for the construction of 
the subdivision servicing including all grading, drainage and infrastructure 
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works etc., as estimated by the consultant for the project and provided at the 
time of second submission of detailed engineering drawings. An additional fee 
to a total fee of 5.5% in accordance with the current Town’s Fees and 
Services By-Law as amended or successor thereto, of the estimated cost of 
all works by the Owner’s consultant to the satisfactory approval of the Town is 
to be provided prior to final approval of the Subdivision Agreement to the 
satisfaction of the Director of Infrastructure & Environmental Services.  
 


29. The Owner shall covenant and agree in the Subdivision Agreement to provide 
servicing securities to the Town, in a form acceptable to the Town’s Director of 
Corporate & Financial Services and in an amount approved by the Director of 
Infrastructure & Environmental Services.  


 
30. Final approval of the Draft Plan shall be contingent upon receipt of letters of 


approval as may be required from all other affected agencies (Ministry of 
Environment, Ministry of Natural Resources, Lake Simcoe Region 
Conservation Authority, York Region, Hydro One, etc.) 
 


31. The Owner shall agree in the Subdivision Agreement that all road allowances 
included within the Draft Plan shall be dedicated to the Town as public 
highways at no cost and free of all encumbrances to the satisfaction of the 
Town. 


 
32. The Owner shall covenant and agree in the Subdivision Agreement that they 


shall be required to construct or pay for the construction of roads, bicycle 
lanes, curbs, gutters, sidewalks (in accordance with applicable Town policy), 
underground and above ground services, street lights and illumination, street 
signs, utilities, storm water management facilities, etc., and any and all other 
works necessary for the development and servicing of the subdivision to the 
satisfaction of the Town’ Director of Infrastructure & Environmental Services. 
 


33. The Owner shall covenant and agree in the Subdivision Agreement to 
compensate the Town for street lighting and illumination maintenance costs 
for the roads and sidewalks based on level of occupancy within the M-Plan as 
determined by the Director of Infrastructure & Environmental Services until the 
assumption of the M-Plan by the Town.  
 


34. The Owner shall covenant and agree in the Subdivision Agreement to 
compensate the Town for snow removal and winter maintenance costs for the 
roads and sidewalks based on the ratio of occupied/unoccupied units/lots and 
blocks within the M-Plan as determined by the Director of Infrastructure & 
Environmental Services until the assumption of the M-Plan by the Town.  
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35. The Owner shall acknowledge and agree in the Subdivision Agreement that 
final approval of the Draft Plan shall be subject to adequate sanitary sewer 
capacity and water supply being allocated by the Town.  
 


36. The Owner shall covenant and agree in the Subdivision Agreement to provide 
a one-time equitable contribution for the purposes of compensating the 
Owner’s of the Elderberry Hill Farm Subdivision for certain external works 
(SPS and forcemain) that were constructed for the benefit of the Owner. Said 
fee shall be collected prior to Subdivision Agreement execution.  
 
The Owner further agrees to provide a one-time financial contribution  
supplementing the Town’s ongoing annual maintenance costs associated with 
the sewage pumping station (SPS) and forcemain. The amount of the 
maintenance contribution shall be determined based on the present cost value 
of the estimated annual maintenance of the facility during the first ten years 
after completion.   


 
37. Prior to undertaking any grading on the site, and in connection with the Town’s 


issuance of a Topsoil Removal Permit (if required), the Owner shall prior to 
final approval of the Draft Plan submit a detailed Lot Grading and Erosion 
Control Plan for any grading within the Draft Plan for approval by the Town 
and Lake Simcoe Region Conservation Authority that shall include proposed 
methods for: 


 
 a)  erosion and sediment control prior to and during construction including 
  the extent of grading/filling, the access location and erosion control  
  detail, the location of spoil pile storage and the location and nature of 
  sediment control works; and 


b)  progressive stripping and grading to ensure minimum duration of 
 exposed soil areas to the extent practical. 


 
38. The Owner shall provide the Town with a Certificate of Decommissioning for 


the well(s) and septic system(s) prior to the stripping of any topsoil on the 
lands.   
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39.   The Owner shall acknowledge in the Subdivision Agreement that the suitability  
of the land for the proposed use is the responsibility of the landowner, and that 
prior to the registration of the M-Plan, the Owner shall have an Environmental 
Site Assessment (under O. Reg. 153/04 as amended O. Reg. 511/09) 
undertaken by a qualified person registered to ensure that the land is suitable 
for the proposed use. If in the opinion of the qualified person, the 
Environmental Site Assessment indicates the land may not be suitable for the 
proposed uses, the qualified person shall so advise the Ministry of the 
Environment and the Town.  The Owner undertakes to do further investigative 
studies as recommended in the Phase One Environmental Site Assessment 
by Coffey dated August 6, 2014 and to do all work required to make the lands 
suitable for the proposed use. 


 
40.   The Owner shall covenant and agree in the Subdivision Agreement that all  


Lots and/or Blocks on the Draft Plan to be left vacant for longer than six (6) 
months, and all portions of public highways that are not paved, together with 
all drainage swales, shall be graded, seeded and/or sodded, and maintained 
to the satisfaction of the Town. 


 
41. The Owner shall grant required easements to the appropriate authority for 


public utilities, drainage purposes, or turning circles. Any off site easements 
and works necessary to connect watermains, storm sewers and sanitary 
sewers to outfall trunks and storm water management facilities shall be 
satisfactory to and dedicated to the Town. No works off site or connections to 
existing infrastructure may be undertaken prior to execution of the Subdivision 
Agreement.  
 


42. The Owner shall covenant and agree in the Subdivision Agreement to 
construct or pay for the construction or provide cash in lieu of the proposed 
and or future construction of, a concrete pedestrian sidewalk to Town and 
Region requirements, along the frontage of the subject lands’ along Yonge 
Sreet to the satisfaction of the Town's Director of Infrastructure & 
Environmental Services. Any cash or payment may be subject to any 
inclusions or requirements set forth under the Town’s Development Charge 
By-Law Number 5139-09, as amended or successor thereto, upon execution 
of the Subdivision Agreement.  
 
The Owner shall satisfy York Region Transportation and Works Department 
that the services to be installed within, and in conjunction with, the Draft Plan 
of Subdivision will provide for sidewalks which meet the local municipality's 
standards along the subject lands’ frontage onto roadways that have/will have 
transit services. Future YRT services are planned for/will be planned for the 
roadway or sections of Yonge Sreet.  
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The Owner shall satisfy York Region Transportation and Works Department 
that the services include illumination in accordance with the local 
municipality's design standards along all streets which have or will have 
transit services, sidewalks, pedestrian access and bus stop locations.   


 
43. The Owner shall covenant and agree in the Subdivision Agreement that all 


exterior side yards of lots that require wood fencing shall have solid wood 
fences with 150mmx150mm posts with house returns of a design approved 
by the Town (unless specified otherwise).  


 
44. The Owner shall, prior to final approval, submit a geotechnical report for 


review and approval by the Town, which deals with the relative elevations of 
foundations and footings, the requirements for engineered fill based on 
existing subsurface conditions, and the requirements for road and municipal 
services construction, to the satisfaction of the Town’s Director of Building & 
By-Law Services and Director of Infrastructure & Environmental Services.  


 
45. The Owner agrees that any proposed final grading shall eliminate retaining 


walls. Where retaining walls are to be included in the M-Plans (subject to the 
approval of the Director of Infrastructure & Environmental Services), 
construction details including height (TW/BW), length and materials shall be 
detailed on the engineering plans and approved by the Director of 
Infrastructure & Environmental Services). Retaining walls (if any) approved 
shall be constructed on private property and are not allowed (regardless of the 
circumstances) within the SWM facility (where armor stone is used as a 
landscape feature, it may be considered for grade changes subject to the 
limitation of height and approval of the Town). All retaining walls are to include 
drainage systems and outlets. Surface drainage shall not be permitted to drain 
over the top of wall. 
 


46. The Owner shall, prior to final approval of the M-Plan, submit Internal and 
External Traffic Studies for review and approval by the Town and York 
Region’s Transportation Services Department.  The Owner shall agree in the 
Subdivision Agreement that all road work and construction shall be in 
accordance with the approved Internal Traffic Study, which shall include works 
relating to road cross-sections parking controls, bike ways, pavement 
markings, pedestrian crossings, sidewalks, access driveways locations, traffic 
signage including bicycle route signage and other requirements as set out in 
the said Internal Traffic Study. 
 


47. The Owner shall, prior to final approval, demonstrate compliance with the 
Town’s standard configuration with respect to all road bends on the Draft Plan, 
to the satisfaction of the Town. 
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48. The Owner shall covenant and agree in the Subdivision Agreement to design 
pay for and construct all traffic control devices (including temporary pavement 
markings) as specified in the approved Internal Traffic Study prior to the 
occupancy of any dwelling, to the satisfaction of the Town. 
 


49. The Owner shall, prior to final approval, ensure that all dead ends, open sides 
of road allowances, and open space Blocks, together with other exterior side 
yard and rear yard flankages of the Lots or Blocks on the Draft Plan as 
designated by the Director of Infrastructure & Environmental Services shall be 
terminated in 0.3 metre reserves to prohibit access at certain locations and 
shall be conveyed to the Town at no cost and free of all encumbrances.  The 
0.3 metre reserves shall be established as public highways by the Town once 
said reserves are required for future road allowances or for the development 
of adjacent lands, all to the satisfaction of the Town. 


 
50. The Owner shall agree prior to final approval submit reference plans, 


engineering details and specifications and recommendations for any retaining 
walls to be constructed on the lands for which a building permit is required 
under the Building Code Act, 1992, S.O. 1992, c.23, as amended, indicating 
therein any restrictions such as setback limits for structures, in-ground or 
above ground pools, trees and landscaping etc. to the satisfaction of the 
Director of Building & By-Law Services and the Director of Infrastructure and 
Environmental Services.  If any such restrictions are identified, the Owner 
shall agree to register the Restrictive Covenants on title to the restricted lands 
to the satisfaction of the Town.  The Owner further agrees to include in all 
Offers of Purchase and Sale Agreements for the restricted Lots/Blocks on the 
Draft Plan of Subdivision, a notice advising prospective purchasers of the 
registration of Restrictive Covenants on title to their lands. 


 
51. The Owner shall agree in the Subdivision Agreement to provide sanitary 


sewer and storm sewer inspection testing and acceptance. Sanitary sewer 
inspection testing and acceptance shall be in accordance with the York 
Region Sanitary Inspection, Testing and Acceptance Guideline requirements 
dated September 2011 and as amended from time to time. Storm sewer and 
manhole inspection testing and acceptance to follow the requirements and 
policies of the Town.  
 


52. The Owner shall covenant and agree in the subdivision agreement to retain 
and pay for a qualified company acceptable to the Town to provide a video 
(CCTV) inspection of all sanitary and storm sewers and prepare a letter report 
of the findings and conclusions within 6 months prior to the Owner requesting 
assumption of the subdivision by the Town.  
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The report shall summarize and identify sewer pipe material used in 
accordance to Town and Region Specification and any deleterious materials 
to be cleaned, settlements or deflections, if any, and provide qualified 
justification stamped by a Professional Engineer registered in the Province of 
Ontario, for possible deviation from required Region, Town and OPS 
standards and specifications with recommendations to mitigate construction 
impacts if any.  
 
The Owner agrees that if as a result of carrying out the video (CCTV) 
inspection and modifications or rectifications are required, the Owner shall at 
its own expense provide for such rectifications through such means as agreed 
to by the Town.  
 
The Owner further agrees that final release of securities and assumption of 
the works by the Town will not be requested by the Owner nor provided by the 
Town until such CCTV inspection and rectifications, if any, are complete and 
accepted by the Town’s Director of Infrastructure and Environmental Services. 


 
53. The Owner shall covenant and agree in the Subdivision Agreement to prepare 


and submit an overall utility distribution plan showing the location (shared or 
otherwise) and installation, timing and phasing of all required utilities (on-
grade, below-grade or above-grade, including on-site drainage facilities and 
streetscaping). This utility distribution plan shall be to the satisfaction of the 
Town, having considered the requirements of those utility providers (including 
natural gas, hydro, and telecommunications service providers) that will 
conduct works within the subdivision. Further, the utility distribution plan shall 
consider the respective standards and specification manuals, where 
applicable, of the utility providers. 


 
54. The Owner shall covenant and agree in the Subdivision Agreement that 


natural gas, telecommunication service providers and cable television 
services, including other street hardware, where possible, shall be constructed 
underground within the road allowances or other appropriate easements to the 
satisfaction of the Town. 


 
Environmental Protection Lands and Trails  
 
55. The Owner shall covenant and agree in the Subdivision Agreement to satisfy any 


cash-in-lieu of parkland requirements to the satisfaction of the Town Solicitor in 
accordance with: a) The Town's By-law 4291-01.F, as amended, or any successor 
thereto and applicable policies; and b) any related Parkland Agreements imposed by 
the Town.   
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56. The Owner shall covenant and agree in the Subdivision Agreement to convey Block 
30 on the M-Plan to the Town of Aurora at no cost and free of all encumbrances for 
the purpose of Open Space lands to the satisfaction of the Town Solicitor. 
 


57. The Owner shall covenant and agree in the Subdivision Agreement to convey Block 
33 on the M-Plan to the Town of Aurora at no cost and free of all encumbrances as 
Open Space lands for the purpose of a trail corridor to the satisfaction of the Town 
Solicitor. 
 


58. The Owner shall covenant and agree in the Subdivision Agreement not to use any of 
the lands designated as Open Space lands on the Plan for the storage of topsoil or fill 
materials. Furthermore, any grading within the Open Space lands shall be subject to 
approved grading and landscaping plans, to the approval of the Director of Parks and 
Recreation Services. 
 


59. The Owner shall covenant and agree in the Subdivision Agreement to install 
permanent 1.2m black vinyl chain link fencing  on the municipal side of lot lines for all 
Lots abutting  Open Space blocks 30 and 33, in accordance with Town standards, to 
the satisfaction of the Director of Parks and Recreation Services. 


 
60. The Owner shall covenant and agree in the Subdivision Agreement to install 


permanent 1.2m Paige Post & Wire farm fencing  on the municipal side of lot lines for 
all existing lots and blocks abutting  Open Space block 30 in accordance with Town 
standards, to the satisfaction of the Director of Parks and Recreation Services. 
 


61. The Owner shall covenant and agree in the Subdivision Agreement to eradicate 
Poison Ivy from Open Space blocks 30 and 33 in accordance with the Ontario Weed 
Control Act and to the satisfaction of the Director of Parks & Recreation Services. 
 


62. The Owner shall covenant and agree in the Subdivision Agreement to include a 
clause within all Offers of Purchase and Sale Agreements with prospective purchasers 
of Lots or Blocks adjacent to municipal Open Space blocks 30 and 33, in a manner 
satisfactory to the Director of Parks & Recreation Services, advising that fence gates 
and/or other means of access will not be permitted to access Open Space lands from 
residential properties. 
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63. The Owner shall covenant and agree in the Subdivision Agreement to include a 
clause within all Offers of Purchase and Sale Agreements with prospective purchasers 
of Lots or Blocks adjacent to Open Space blocks 30 and 33, advising that the Open 
Space lands adjacent to their Lot or Block is intended for conservation and 
naturalization, and portions may be used for a public trail system and trail amenities. 
The lands are to remain as much as possible in their natural state. The Town of 
Aurora will not be responsible for any inconvenience or nuisance which may present 
itself as a result of the open space lands and associated trail system. The Owner 
further agrees to identify the Open Space lands and future trail system on display 
plans within the Sales Office. 


 
Vegetation Management 
 
64. The Owner shall covenant and agree in the Subdivision Agreement to provide 


and implement on-site a Vegetation Management Plan to the satisfaction of 
the Director of Parks and Recreation Services which shall include the 
following: 


 
a) A detailed vegetation inventory and assessment: identify all vegetation 


greater than 80mm DBH for individual tree assessments and/or identify 
perimeter at canopy of woodlands, groups or stands or vegetation; 
identify vegetation on adjacent property that may be impacted. 
Inventory shall include species, size and condition. 


b) Identification of all vegetation removals and identification of all 
protection measures for vegetation designated to be preserved; an at-
grade impact assessment to support vegetation removals and/or 
preservation measures. 


c) An International Society of Arboriculture (or approved equal) monetary 
evaluation for all vegetation identified to be damaged or removed. 


d) Provision of compliance monitoring and protection/mitigation 
specifications including all arboricultural requirements for trees 
designated to be preserved during construction; provision of post 
construction performance monitoring and rehabilitation specifications. 
Include the Town's minimum tree preservation standards. 


e) A compensation planting plan providing plantings equal to or greater 
than the assessed value of vegetation designated to be damaged or 
removed from the site, which compensation planting shall be in addition 
to the Town's minimum planting standards. 


f) Coordination of vegetation-related recommendations as per the 
Environmental Impact Study prepared by Dillon Consulting dated 
August 12, 2014, or any addendums thereto. 


 
 
 







 
Pandolfo/ Campione, D12-03-2A 
Conditions of Approval 
Page 14   
 


 - 14 - 


65. The Owner shall covenant and agree in the Subdivision Agreement to construct 
temporary protection fencing for all vegetation and natural areas to be preserved, in 
accordance with the Vegetation Management Plan. Protection fencing to Town 
standards shall be shall be installed prior to commencement of any demolition, topsoil 
removal, grading or construction activities on the lands, and shall be maintained in 
good condition for the duration of development on the lands.   


 
66. Other than as permitted pursuant to the Town’s By-law Number 4474-03.D as 


amended or successor thereto (the “Tree By-law”), the Owner shall only be permitted 
to remove trees on any Lots or Blocks within the proposed Draft Plan of Subdivision in 
accordance with the exemption contained in s. 20(d) of the Tree By-law upon meeting 
the following condition with respect to tree removal, preservation, payment of fees, and 
any other such related items, all to the satisfaction of the Town’s Director of Parks & 
Recreation Services: a) a tree removal plan and the execution of the Subdivision  
Agreement; or, (b) prior to the execution of the Subdivision Agreement, the 
submission of a Vegetation Management Plan and the execution of a Vegetation 
Management Agreement. 


 
67. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape design plans by an accredited landscape architect and implement 
landscape works on-site for street tree plantings on all road allowances with proposed 
Draft Plan of Subdivision in accordance with Town standards and to the satisfaction of 
the Director of Parks & Recreation Services. As an alternative, the Town may consider 
through the Subdivision Agreement, requesting cash-in-lieu of the value of street tree 
plantings, in accordance with the approved landscape design plans, to the satisfaction 
of the Town’s Director of Parks & Recreation Services. 


 
General Landscaping Requirements 


 
68. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape design plans by an accredited landscape architect, and implement 
landscape works on-site for all proposed fencing, landscape structures, center median 
landscaping, subdivision entry features, buffer plantings, or any other landscape 
features required by urban design guidelines, to the satisfaction of the Director of 
Parks and Recreation Services. 


 
69.  The Owner shall covenant and agree in the Subdivision Agreement to include within 


all Offers of Purchas and Sale Agreements with prospective purchasers of Lots and 
Blocks on the Draft Plan, a notice clearly setting out the details of any proposed 
fencing and/or urban design features that is to be installed on the Lot or Block being 
purchased. Further, the notice shall clearly identify specifications relating to said 
features including location, colour, materials, heights and other design details; and 
shall clearly indicate that said features are in accordance with the urban design 
guidelines and shall not be altered; and timing of the installation of said features. The 
Owner further agrees that the Director of Parks and Recreation Services and the 
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Director of Planning and Development Services shall approve the wording of such 
notices and any schedules relating thereto. Further, that the Owner shall agree in the 
Subdivision Agreement that any fencing and/or urban design feature that is required 
by the Town and/or the Region shall be included in the purchase price of the house 
and Lot or Block. The Owner shall be required to demonstrate compliance with this 
condition for any sales that occur prior to the executions of the Subdivision Agreement. 


 
70. The Owner shall covenant and agree in the subdivision agreement to provide the 


Town the first right of refusal of surplus topsoil and shall provide the Town with prior 
notification of topsoil removal from the site. 


 
71.  The Owner shall covenant and agree in the Subdivision Agreement to provide 


consistent and continuous 300mm depth topsoil for all areas associated with tree and 
shrub plantings within the Draft Plan of Subdivision, to the satisfaction of the Director of 
Parks & Recreation Services. These areas shall include all boulevards designated for 
street tree plantings, as well as any proposed planted islands or medians, entry 
feature plantings, and buffer plantings. 


 
72. The Owner shall covenant and agree in the Subdivision Agreement to perform topsoil 


testing by an approved agency to determine nutrient availability for all topsoil sources 
to be utilized within the Draft Plan of Subdivision. The Owner shall further agree to 
implement fertilizers and soil amendments in accordance with topsoil test 
recommendations, to the satisfaction of the Director of Parks and Recreation Services. 


 
73. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape fees, in a form acceptable to the Town’s Director of Corporate & Financial 
Services, based on the percentage amount of estimated landscape works as set out 
in the Town’s Parks & Recreation Services Fees By-law Number 5426-12. The 
estimated costs of landscape works shall be provided by the consulting landscape 
architect and approved by the Town. Landscape fees are required for the review of 
landscape plans and the administration of implementation of the landscape works to 
the satisfaction of the Town’s Director of Parks & Recreation Services. 


 
74. The Owner shall covenant and agree in the Subdivision Agreement to provide 


landscape securities to the Town, in a form acceptable to the Town’s Director of 
Corporate & Financial Services, and in the amount of one hundred percent (100%) of 
the estimated costs of the Landscape Works, to ensure performance and compliance 
of all Landscape Works to the approval and satisfaction of the Director of Parks and 
Recreation. 
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75. The Owner shall covenant and agree in the Subdivision Agreement to provide a one-
time financial contribution for the purposes of supplementing the Town's on-going 
annual maintenance costs associated with Landscape Works on municipal lands, 
such Works as required by Town standards and/or approved urban and architectural 
design guidelines. The amount of the contribution shall be equal to twenty five percent 
(25%) of the total cost of the plant material installations on municipal lands within the 
subdivision, with the exception of naturalization and restoration plantings within Open 
Space Block 30. 
 


Building & By-Law Services Requirements 
  
76. The Owner shall, prior to final approval, submit a schedule certified by an 


Ontario Land Surveyor indicates the areas and frontages of the Lots or Blocks 
within the M-Plan, to the satisfaction of the Director of Building & By-law 
Services.  
 


77. The Owner shall, prior to final approval, engage the services of a qualified 
noise consultant to complete a Noise Study which assesses projected 
nuisances cause by noise or vibration within the development. The Study shall 
demonstrate how noise levels can be made to be acceptable in accordance 
with current Provincial standards and Town of Aurora policies, and address 
the long-term functionality and maintenance of any recommended mitigation 
measures, which are deemed appropriate and acceptable to the Town. The 
Owner shall further agree in the Subdivision Agreement to implement the 
recommendations and measures of the approved Noise Study to the 
satisfaction of the Director of Building & By-law Services.  
 


78. The Owner shall agree, prior to the final approval, to submit a geotechnical 
report for review and approval by the Town of Aurora, which deals with the 
relative elevations of foundations and footings, the requirements for 
engineered fill based on existing subsurface conditions to the satisfaction of 
the Director of Building & By-law Services.  


 
79. The Owner shall agree, prior to final approval, to specify the proposed soil 


bearing capacity by Soil Engineer for the proposed foundations of the 
development based on the boreholes log data (Hydrogeological Assessment 
by Azimuth Environmental Consulting Inc., dated September 2012, revised 
August 2014). 


 
Urban Design  
 
80. The Owner shall submit Architectural and Urban Design Guidelines for the 


design and construction of all residential dwelling units, walkways, 
landscaping and all other elements within the Draft Plan of Subdivision to the 
satisfaction of the Director of Planning & Development Services. 
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81. The Owner shall covenant and agree in the Subdivision Agreement to 


implement the recommendations and measures contained within the approved 
Architectural and Urban Design Guidelines for the design and construction of 
all residential dwelling units, walkways, landscaping and all other elements 
within the Plan. Compliance with the approved Architectural and Urban Design 
Guidelines shall be undertaken unless otherwise approved by the Town’s 
Director of Planning & Development Services.  
 


Miscellaneous 
 
82. The Owner shall covenant and agree not to initiate a marketing campaign or 


not take offers of sale and purchase or take reservation of lots until an above 
grade composite plan showing the location of all community facilities 
(community mail boxes, bus shelter and stops, street trees, sidewalks, street 
light poles, hydrants, cable boxes, transformers or any other above grade 
facilities) is prepared to the satisfaction of the Town and that this plan be 
displayed in the sales office and that all potential purchasers are advised of 
this plan.  


 
83. The Owner shall agree in the Subdivision Agreement that, prior to the 


issuance of building permits for sales trailers for the purposes of marketing 
residential units on the Draft Plan of Subdivision, the Owner shall submit and 
obtain the written approval from the Town’s Director of Planning & 
Development Services with respect to the location of sales trailers and with 
respect to the display plans and other information to be used for sales and/or 
marketing purposes.  Such information shall include the following: 
 


a) the latest version of the approved Draft Plan of Subdivision or  
registered M-Plan, including any phasing; 


 
b) a plan showing the entire Draft Plan of Subdivision and adjacent lands 


including all sidewalks and walkways, community mail boxes, parks by 
type (including all recreational facilities to be provided), schools, 
churches, open space areas, environmental protection areas, 
stormwater management ponds, landscaping, entranceway features, 
noise attenuation measures (both internal and external to the dwelling 
unit), erosion control facilities, buffer areas, watercourses, and 
surrounding land uses;  


 
c) a copy of the approved zoning by-law for the lands together with a copy 
 of the executed Subdivision Agreement (as soon as it is available); and 
 
d) a grade and utility composite plan showing the location of all  
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community facilities (community mail boxes, bus shelter and stops, 
street trees, sidewalks, street light poles, hydrants, cable boxes, 
transformers or any other above grade facilities) to the satisfaction of 
the Town.  
 


The Owner shall further agree to keep all of the above materials up-to-date, to 
reflect the most current approvals, and/or submissions regarding the Draft 
Plan of Subdivision, and/or engineering design drawings, and other such 
matters as may be required by the Town’s Director of Planning & 
Development Services, Director of Infrastructure and Environmental Services 
and Director of Building & By-Law Services. 


 
84. Prior to final approval of the M-Plan, the Owner shall carry out a cultural 


heritage resource assessment for the Lands to ensure the assessment and 
identification of appropriate treatment of built heritage and archaeological 
resources, and to mitigate any identified adverse impacts to significant 
heritage resources to the satisfaction of the Town’s Director of Planning and 
Development Services and the Ministry of Culture and Recreation. No 
demolition, grading, filling or any form of soil disturbances shall take place on 
the Lands prior to the Town’s receipt of a letter from the Ministry of Culture 
and Recreation indicating that all matters relating to heritage resources have 
been addressed in accordance with licensing and resource conservation 
requirements.  
 


85. The Owner shall agree in the Subdivision Agreement to erect and maintain 
signs on any vacant land within the Draft Plan of Subdivision indicating the 
designated or proposed use of all Lots and/or Blocks (including temporary 
turning circles) on the M-Plan, other than those lots designated for residential 
purposes. 


 
86. The Owner shall agree in the Subdivision Agreement to include in all Offers of 


Purchase and Sale Agreements following warning clauses: 
 


“PURCHASERS ARE ADVISED THAT CONDITIONS OF APPROVAL OF 
THE SUBDIVISION WITHIN WHICH THIS LOT IS LOCATED, THE TOWN 
OF AURORA HAS REQUIRED THE DEVELOPER TO UNDERTAKE AND 
BEAR THE COST OF THE FOLLOWING ITEMS: 
 
a) STREET TREES (TREES PLANTED IN THE TOWN BOULEVARDS) 
b) CORNER LOT FENCING AS DIRECTED ON THE APPROVED 
 ENGINEERING PLANS 
c) REAR LOT FENCING AS DIRECTED ON THE APPROVED 
 ENGINEERING PLANS 







 
Pandolfo/ Campione, D12-03-2A 
Conditions of Approval 
Page 19   
 


 - 19 - 


d) NOISE ATTENUATION FENCING AND BERMS AS IDENTIFIED IN 
 THE APPROVED  NOISE IMPACT STUDY AND THE APPROVED 
 ENGINEERING PLANS 
e) FENCING (IF REQUIRED) ALONG SCHOOL BLOCKS, PARK 
 BLOCKS AND EPA LANDS ON THE APPROVED ENGINEERING 
 PLANS 
f) SUBDIVISION ENTRY FEATURES AND FENCING (IF ANY 
 APPROVED) AS IDENTIFIED ON THE LANDSCAPE PLANS 
 APPROVED BY THE TOWN. 


 
 THE DEVELOPER HAS BORNE THE COST OF THESE ITEMS AND THE 


HOME PURCHASER IS NOT REQUIRED TO PAY THIS EXPENSE. 
 


THE PURCHASER IS ADVISED THAT THE DEVELOPER HAS PROVIDED 
A MINIMUM OF THREE ON SITE (ON LOT) PARKING SPACES FOR EACH 
UNIT WITHIN THE SUBDIVISION. ONE SPACE IS INCLUDED WITHIN THE 
STRUCTURE IN THE GARAGE AND TWO ARE ON SITE ON THE 
DRIVEWAY BETWEEN THE CURB AND STRUCTURE” 
 
The Owner shall further agree in the Subdivision Agreement to provide notice 
in the purchase and sale agreements for lots that back onto or are adjacent to 
walkway or trail blocks, stormwater management blocks, commercial blocks 
etc. and any other warning clause to the satisfaction of the Town. 


 
York Region Conditions 
 
87. The road allowances included within the Draft Plan of Subdivision shall be 


named to the satisfaction of the Town of Aurora and York Region. 
 
88. York Region shall confirm that adequate water supply and sewage servicing 


capacity are available and have been allocated by the Town of Aurora for the 
development proposed within this Draft Plan of Subdivision or any phase 
thereof. Registration of the Plan of Subdivision shall occur in phases based on 
the availability of water supply and sewage servicing allocation.  


 
89. The Owner shall agree in the Subdivision Agreement that the Owner shall 


save harmless the Town of Aurora and York Region from any claim or action 
as a result of water or sanitary sewer service not being available when 
anticipated. 
 


90. Prior to final approval, the engineering drawing showing the layout of the 
watermains and sewers shall be submitted to the Capital Planning and 
Delivery Branch for review and record.  
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91. For all lands, the Holding (H) provisions of Section 36 of the Ontario Planning 
Act shall be used in conjunction with all residential zone categories in order to 
ensure that final plan approval and development of these lands does not occur 
until such time as the Holding (H) symbol is removed in accordance with the 
provisions of the Ontario Planning Act. The Zoning By-la shall specify the 
terms under which Council may consider the removal of the Holding (H) 
symbol. Said terms shall include a minimum of the following: 


• The Town of Aurora approved a transfer of servicing allocation to 
this development that is not dependent upon the completion of 
infrastructure; or 


• York Region has advised in writing that the required infrastructure to 
support the capacity assignment associated with this development 
will be completed within a time period acceptable to the Region 
(usually 6 months to 36 months depending on the complexity of the 
development) to permit the plan registration; or, 


• The Regional Commissioner of Environmental Services confirms 
servicing allocation for this development by suitable alternative 
method and the Town of Aurora allocates the capacity to this 
development.  


 
92. Prior to final approval, the Owner shall conduct a subsurface investigation to 


identify any need for dewatering and/or groundwater depressurization, and 
where applicable, submit a detailed dewatering plan prepared by a qualified 
professional to the Region for approval.   
 


93. Prior to final approval, the Owner shall agree to provide direct shared walking 
and cycling connections to Yonge Street to promote the usage of non-auto 
travel modes. 
 


94. Prior to final approval and concurrent with the submission of the subdivision 
servicing application (MOE) to the area municipality, the Owner shall provide a 
set of engineering drawings, for any works to be constructed on or adjacent to 
the York Region road as well as the works associated with Condition 97, to 
the Community Planning Branch, Attention: Manager, Development 
Approvals, that includes the following drawings: 


 
a) Plan and Profile for the York Region road and intersections; 
b) Grading and Servicing; 
c) Intersection/Road Improvements, including the recommendations of the 
 Traffic Report; 
d) Construction Access Design; 
e) Utility and underground services Location Plans; 
f) Signalization and Illumination Designs; 
g) Line Painting; 
h) Traffic Control/Management Plans; 
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i) Erosion and Siltation Control Plans; 
j) Landscaping Plans, including tree preservation, relocation and 
 removals; 
k) Requirements of York Region Transit/Viva  


 
95. Prior to final approval, the Owner shall provide drawings for the proposed 


servicing of the site to be reviewed by the Engineering Department of the area 
municipality.  Three (3) sets of engineering drawings (stamped and signed by 
a professional engineer), and MOE forms together with any supporting 
information, shall be submitted to the Regional Transportation and Community 
Planning Department, Attention:  Mrs. Eva Pulnicki, P.Eng. 


 
96. Prior to final approval, the Owner shall dedicate Block 37, free of all costs and 


encumbrances, to the Town of Aurora as public road allowance for the 
purposes of connecting Street A to the existing Ridge Road.  


 
97. The Owner shall agree in the subdivision agreement to either: 


 
• Construct Street A from Yonge Street to the existing Ridge Road, to the 


satisfaction of the Town of Aurora and, additionally, construct, a cul-de-
sac and emergency access at the east limit of existing Ridge Road to 
replace and close the existing intersection of Ridge Road and Yonge 
Street, to the satisfaction of the Town of Aurora and York Region. 


 
98. Prior to final approval, the Owner shall submit for review and have approved 


by the Town of Aurora and York Region, an engineering submission reflecting 
the works proposed as part of Condition 97. The submission shall include, but 
is not limited to, the works along Street A, the existing Ridge Road, Yonge 
Street and the intersection of Yonge Street/Ridge Road, Yonge Street/Street 
A, and/or Street A/Ridge Road.   


 
99. Prior to final approval, the Owner shall post securities with the Region to  


cover the costs of works in the Regional right-of-way and one of the options 
identified in Condition 97. 


 
100. Prior to final approval, the location and design of the construction access for  


the subdivision work shall be completed to the satisfaction of the 
Transportation and Community Planning Department and illustrated on the 
Engineering Drawings. 


 
101. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the  


Transportation and Community Planning Department, that all existing 
driveway(s) along the Regional road frontage of this subdivision will be 
removed as part of the subdivision work, at no cost to York Region. 
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102. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the  
Transportation and Community Planning Department that elevations along the 
streetline shall be 0.3 metres above the centerline elevations of the York 
Region roadway, unless otherwise specified by the Transportation and 
Community Planning Department.   


 
103. Prior to final approval, the Owner shall submit drawings depicting the following  


to the satisfaction of York Region staff: 
• All existing woody vegetation within the York Region road right of way, 
• Tree protection measures to be implemented on and off the York  


Region road right of way to protect right of way vegetation to be 
preserved, 


• Any woody vegetation within the York Region road right of way that is  
proposed to be removed or relocated. However, it is to be noted that 
tree removal within York Region road right’s of way shall be avoided to 
the extent possible/practical.  Financial or other compensation may be 
sought based on the value of trees proposed for removal. 


• A planting plan for all new and relocated vegetation to be planted within  
the York Region road right of way, based on the following general  
guideline: 


 
Tree planting shall be undertaken in accordance with York Region standards 
as articulated in Streetscaping Policy and using species from the York Region 
Street Tree Planting List. These documents may be obtained from the 
Forestry Section.  If any landscaping or features other than tree planting (e.g. 
flower beds, shrubs) are proposed and included in the subdivision agreement, 
they will require the approval of the Town and be supported by a Maintenance 
Agreement between the Town and the Region for Town maintenance of these 
features; any such Maintenance Agreement  should indicate that where the 
area municipality does not maintain the feature to York Region’s satisfaction, 
the area municipality will be responsible for the cost of maintenance or 
removal undertaken by the Region.  


 
104. Prior to final approval, the Owner shall engage the services of a consultant to  


prepare and submit for review and approval, a noise study to the satisfaction 
of the Transportation and Community Planning Department recommending 
noise attenuation features. 


 
105. The Owner shall agree in the subdivision agreement, in wording satisfactory to  


the Transportation and Community Planning Department, to implement the 
noise attenuation features as recommended by the noise study and to the 
satisfaction of the Transportation and Community Planning Department.  
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106. The Owner shall agree in the subdivision agreement, in wording satisfactory  
to the Transportation and Community Planning Department, that where berm, 
noise wall, window and/or oversized forced air mechanical systems are 
required, these features shall be certified by a professional engineer to have 
been installed as specified by the approved Noise Study and in conformance 
with the Ministry of Environment guidelines and the York Region Noise Policy.  


  
107. The following warning clause shall be included in a registered portion of the  


subdivision agreement with respect to the lots or blocks affected: 
 


"Purchasers are advised that despite the inclusion of noise attenuation 
features within the development area and within the individual building 
units, noise levels will continue to increase, occasionally interfering with 
some activities of the building's occupants". 


 
108.  Where noise attenuation features will abut a York Region right-of-way, the  


Owner shall agree in the subdivision agreement, in wording satisfactory to 
York Region’s Transportation and Community Planning Department, as 
follows: 


 
a) that no part of any noise attenuation feature shall be constructed on or  


within the York Region right-of-way; 
 


b) that noise fences adjacent to York Region roads may be constructed on  
the private side of the 0.3 metre reserve and may be a maximum 2.5 
metres in height, subject to the area municipality's concurrence; 


 
c) that maintenance of the noise barriers and fences bordering on York  


Region right-of-ways shall not be the responsibility of York Region; and 
 


d) that any landscaping provided on York Region right-of-way by the  
Owner or the area municipality for aesthetic purposes must be 
approved by the Transportation and Community Planning Department 
and shall be maintained by the area municipality with the exception of 
the usual grass maintenance. 


 
109.  Prior to final approval, the Owner shall agree that the following lands will be  


conveyed to York Region for public highway purposes, free of all costs and 
encumbrances, to the satisfaction of York Region Solicitor: 


 
a) a widening across the full frontage of the site where it abuts Yonge Street  


of sufficient width to provide a minimum of 22.5 metres from the 
centreline of construction of Yonge Street, and 
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b) a 15 metre by 15 metre daylight triangle at the northwest and southwest  
 corners of Yonge Street and Street A, and 


 
c) a 0.3 metre reserve across the full frontage of the site, except at the  
 approved access location, adjacent to the above noted widening, where  


  it abuts Yonge Street and adjacent to the above noted widening(s) 
 
110.  Prior to final approval, in order to determine the property dedications (if any)  


required to achieve the ultimate right-of-way width of Yonge Street abutting 
the subject site, the applicant shall submit a recent plan of survey for the 
property that illustrates the existing centre line of construction of Yonge Street.  


 
111. Prior to final approval, the Owner shall provide a solicitor's certificate of title in  


a form satisfactory to York Region Solicitor, at no cost to York Region with 
respect to the conveyance of the above noted lands to York Region. 


 
112. Prior to final approval, York Region requires the Owner to submit to it, in  


accordance with the requirements of the Environmental Protection Act and O. 
Reg. 153/04 Records of Site Condition Part XV.1 of the Act (as amended), a 
Phase I environmental site assessment prepared and signed by a qualified 
professional, of the Owner’s lands and more specifically of the lands to be 
conveyed to York Region (the “Assessment”). Based on the findings and 
results of the Assessment, York Region may require further study, 
investigation, assessment and delineation to determine whether any remedial 
or other action is required. The Assessment and any subsequent 
environmental reports or other documentation prepared in respect of the 
environmental condition of the lands to be conveyed must to be addressed to 
York Region, contain wording to the effect that York Region shall be entitled to 
rely on such reports or documentation in their entirety, and such reports or 
documentation shall be satisfactory to York Region.   
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113. Prior to final approval, the Owner shall certify, in wording satisfactory to the  
Transportation and Community Planning Department, that no contaminant, 
pollutant, waste of any nature, hazardous substance, toxic substance, 
dangerous good, or other substance or material defined or regulated under 
applicable environmental laws is present at, on, in or under all lands to be 
conveyed to York Region (including soils, substrata, surface water and 
groundwater, as applicable): (i) at a level or concentration that exceeds the 
Environmental Protection Act O. Reg. 153/04 full depth generic site condition 
standards applicable to the intended use that such lands will be put by York 
Region at the time of conveyance or any other remediation standards 
published or administered by governmental authorities applicable to the 
intended land use; and (ii) in such a manner, condition or emanating from 
such lands in such a way, that would result in liability under applicable 
environmental laws.  The Assessment, any subsequent environmental reports 
or other documentation and the Owner’s certification shall be done at no cost 
to York Region.  


 
114. The Owner shall agree in the subdivision agreement, in wording satisfactory to  


the Transportation and Community Planning Department, to be responsible to 
decommission any existing wells on the owner's lands in accordance with all 
applicable provincial legislation and guidelines and to the satisfaction of the 
area municipality. 


 
115. The Owner shall agree, that direct vehicle access from Blocks 31 and 32 to  


Yonge Street will not be permitted.  Access must be obtained through the 
internal road network. 


 
116. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the  


Transportation and Community Planning Department that Street A shall be 
designed to intersect Yonge Street at a right angle, or on a common tangent. 


 
117. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the  


Transportation and Community Planning Department, that pedestrian access 
to Yonge Street shall be provided from Street A. 


 
118. Prior to final approval, the intersection of Yonge Street and Street A shall be  


designed to the satisfaction of the Transportation and Community Planning 
Department with any interim or permanent intersection works including turning 
lanes, profile adjustments, illumination and/or signalization as deemed 
necessary by the Transportation and Community Planning Department. 
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119. Prior to final approval, the Owner shall demonstrate, to the satisfaction of the  
Transportation and Community Planning Department, that all local 
underground services will be installed within the area of the development 
lands and not within York Region’s road allowance. If a buffer or easement is 
needed to accommodate the local services adjacent to York Region’s Right of 
Way, then the Owner shall provide a satisfactory buffer or easement to the 
Area Municipality, at no cost to the Region. 


 
120. The Owner shall agree in the subdivision agreement, in wording satisfactory to  


the Transportation and Community Planning Department that the Owner will 
be responsible for determining the location of all utility plants within York 
Region right-of-way and for the cost of relocating, replacing, repairing and 
restoring any appurtenances damaged during construction of the proposed 
site works.  The Owner must review, or ensure that any consultants retained 
by the Owner, review, at an early stage, the applicable authority’s minimum 
vertical clearances for aerial cable systems and their minimum spacing and 
cover requirements.  The Owner shall be entirely responsible for making any 
adjustments or relocations, if necessary, prior to the commencement of any 
construction. 
 


121. Prior to final approval, the Owner shall submit engineering plans for York  
Region’s approval that identify on the plans the Transit requirements. 


 
122. Prior to final approval, the Owner shall provide a copy of the Subdivision  


Agreement to the Transportation and Community Planning Department, 
outlining all requirements of the Transportation and Community Planning 
Department. 
 


123. The Owner shall enter into an agreement with York Region, agreeing to satisfy  
all conditions, financial and otherwise, of the Regional Corporation; Regional 
Development Charges are payable prior to final approval in accordance with 
By-law # 2012-36. 
 


124. The Regional Transportation and Community Planning Department shall  
advise that Conditions 87 to 123 inclusive, have been satisfied. 


 
Lake Simcoe Region and Conservation Authority  
 
125. That prior to final plan approval and any major site alteration, the following  


shall be prepared to the satisfaction of the Town and the Lake Simcoe Region 
Conservation Authority (LSRCA): 
a. A detailed Stormwater Management Report in conformity with  


  the designated stormwater management policies of the 
  Lake Simcoe Protection Plan (LSPP) (DP-4.8 – 4.11) and the LSRCA  


   Technical Guidelines for Stormwater Management Plan; 
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b. A detailed Erosion/Sedimentation Control Plan;  
c. A detailed Grading and Drainage Plan which incorporates, among  


 other matters, the mitigation measures (e.g. infiltration trenches)  
   outlined in the revised Hydrological Assessment, prepared by Azimuth  
   Environmental Consulting, Inc., dated August 8, 2014; 


d. An updated Water Balance as per Designated Policy 4.8 of the LSPP  
which supports, among other matters, the mitigation measures (e.g. 
infiltration trenches) outlined in the revised Hydrological Assessment, 
prepared by Azimuth Environmental Consulting, Inc., dated August 8, 
2014; and,  


e. A Phosphorous Budget in accordance with Designated Policy 4.8 of  
 the LSPP. 


 
126. That prior to final approval, appropriate easements/ agreements for a suitable  


stormwater management outlet on adjacent lands shall be ratified/ registered 
to the satisfaction of the Town and the LSRCA. 


 
127. That prior to final approval, a Species at Risk (SAR) inventory be prepared in  


accordance with the requirements under the Endangered Species Act and 
Section 2.1.7. of the Provincial Policy Statement to the satisfaction of the 
Ministry of Natural Resources (MNR) and shall be provided to the LSRCA. 
This draft approved plan may be subject to redline revisions to reflect the 
results of this SAR inventory. 


 
128. That prior to final plan approval, a Mitigation/ Compensation Plan be prepared  


to the satisfaction of the Town and the LSRCA detailing the means to off-set 
the loss of forest cover at a 2:1 replacement to loss ratio. 


 
129. That prior to final plan approval, a detailed Plot Plan for each lot be prepared  


to the satisfaction of the Town and the LSRCA identifying the required 40% 
minimum naturally landscaped area as outlined in the Landscaping 
Specifications of the R2-101, R2-102 and R1-46 zones.  


 
130. That prior to final plan approval, a Tree Preservation Plan be prepared for  


each lot and for the Open Space Blocks 30, 31, and 32 to the satisfaction of 
the Town and the LSRCA. 


 
131. That prior to final approval, an Edge Management Plan be prepared to the  


satisfaction of the Town and the LSRCA. 
 
132. That prior to final plan approval, a Trails Impact Study be prepared to the  


satisfaction of the Town and the LSRCA for Block 30. 
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133. That the Owner shall agree in the Subdivision Agreement to carry out or  
cause to be carried out the recommendations and requirements contained 
within the plans, reports, and studies as approved by the LSRCA. 
 


134. That the Owner shall agree in the Subdivision Agreement to retain a qualified  
professional to certify in writing that the works were constructed in accordance 
with the plans, reports, and studies as approved by the LSRCA. 
 


135. That the Owner shall agree in the Subdivision Agreement that prior to any  
major site alteration or grading, proper erosion and sediment control 
measures must be put in place in accordance with the approved Erosion and 
Sedimentation Control Plan and Grading Plan. 
 


136. That the Owner shall agree in the Subdivision Agreement that prior to the  
creation of any impervious surface such as roads and buildings, stormwater 
management facilities, including the identified downstream ditch 
improvements must be put in place in accordance with the approved plans. 
 


137. That the Owner shall agree in the Subdivision Agreement to monitor, inspect  
and maintain the stormwater management works on a periodic basis in 
accordance with 4.10 & 4.11 – DP of the LSPP. 
 


138. That the Owner shall agree in the Subdivision Agreement to ensure the  
following measures are implemented in accordance with 4.20-DP of the Lake 
Simcoe Protection Plan: 


 
a) Keep the removal of vegetation, grading and soil compaction to the 


minimum necessary to carry out development activity; 
b) Removal of vegetation shall not occur more than 30 days prior to 


grading and construction; 
c) Put in place structures to control and convey run-off; 
d) Minimize sediment that is eroded offsite during construction; 
e) Seed exposed soils once construction is complete and seasonal 


conditions permit; and, 
f) Ensure erosion and sediment controls are implemented effectively. 


 
139. That the Owner shall agree in the Subdivision Agreement to demarcate the  


extent of the required 40% minimum naturally landscaped area as outlined in 
the R2-101, R2-102 and R1-46 zones for each lot through means such as 
fencing (e.g. cedar rail) and/or signage (e.g. ‘Natural Area – Do Not Disturb’). 
 


140. That the Owner shall agree in the Subdivision Agreement to dedicate and  
convey Block 30 to the Town of Aurora for conservation purposes in 
perpetuity.  
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141. That the Owner shall agree in the Subdivision Agreement to register a  
restrictive covenant under the Conservation Lands Act for the 40% minimum 
naturally landscaped area required on each lot. 
 


142. That the Owner shall agree in the Subdivision Agreement to grant any  
easements required for stormwater management purposes to the Town. 
 


143. That prior to final plan approval, the Owner shall pay all the required  
development fees to the Conservation Authority in accordance with the 
LSRCA’s Fees Policy under the Conservation Authorities Act. 


 
Central York Fire Services 
 
144. All roads must be complete to a minimum base coat and be able to support          


emergency vehicles including the adjacent development prior to the execution 
of the Subdivision Agreement 


 
145. Water supply for firefighting, including all watermains and hydrants must be  


fully installed and operational prior to the execution of the Subdivision 
Agreement. 
 


146. The Owner agrees to submit access route design to support the expected  
loads imposed by firefighting equipment prior to the execution of the 
Subdivision Agreement 


 
147. Prior to final approval, a schedule of designated Firebreak lots shall be  


submitted to Central York Fire Services, Fire Prevention Division for approval 
prior to the execution of the Subdivision Agreement 


 
Canada Post 
 
148. The Owner will consult with Canada Post to determine suitable locations for  


 the placement of Community mailboxes and to indicate these locations on 
 appropriate servicing plans. 


 
149. The Owner agrees, prior to offering any of the residential units for sale, to  


place a “Display Map” on the wall of the sales office in a place readily 
available to the public which indicates the location of all Canada Post 
Community Mailbox site locations as approved by Canada Post and the Town 
of Aurora. 
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150. The Owner agrees to include in all offers of purchase and sale a statement,  
which advises the prospective new home purchaser that mail delivery will be 
from a designated Community mailbox, and to include the exact locations (list 
of lot #’s) of each of these Community mailbox locations; and further, advise 
any affected homeowners of any established easements granted to Canada 
Post.  


 
151. The Owner agrees to provide the following for each Community Mailbox site  


and include these requirements on appropriate servicing plans: 
 


• A Community Mailbox concrete base pad per Canada Post 
 Specifications 
• Any required walkway across the boulevard, as per municipal 
 standards 
• Any required curb depressions for wheelchair access 


 
152. The Owner further agrees to determine, provide and maintain a suitable and  


safe temporary Community Mailbox location(s) to be “fit up” proior to first 
occupancy. This temporary site will be utilized by Canada Post until the above 
mentioned criteria is completed at the permanent CMB site locations.  This will 
enable Canada Post to provide mail service to new residences as soon as 
homes are occupied.  The developer further agrees to fit up the temporary 
area 30 to 60 days prior to the first occupancy and notify Canada Post of the 
first occupancies at this time (The development should provide evidence of 
how they intend to co-ordinate this activity in a timely manner to a safe and 
clean usable area).  


 
Enbridge Gas Distribution Inc. 
 
153. The Owner shall satisfy the requirements of Enbridge Gas Distribution Inc. or  


its successor, for the supply and installation of the gas services in the 
Subdivision  
 


PowerStream Inc. 
 
154. The Owner shall satisfy the requirements of Powerstream Inc. or its  


successor, for the supply and installation of the electrical services in the 
subdivision 


 
Clearances 
 
155. The Town’s Planning & Development Services Department shall advise that  


Conditions 1-7, 80-83, 85-86 inclusive, have been satisfied, stating briefly how 
each condition has been met.   


 







 
Pandolfo/ Campione, D12-03-2A 
Conditions of Approval 
Page 31   
 


 - 31 - 


156. The Town’s Infrastructure and Environmental Services Department shall  
advise that Conditions 12-54 inclusive, have been satisfied, stating briefly how 
each condition has been met. 


 
157. The Town’s Parks & Recreation Services Department shall advise that  


Conditions 55-75 inclusive have been satisfied, stating briefly how each 
condition has been met. 


 
158. The Town’s Building & By-Law Services Department shall advise that  


Conditions 76-79 inclusive have been satisfied, stating briefly how each 
condition has been met. 


 
159. The Town’s Legal & Legislative Services Department shall advise that  


Conditions 8 to 11 inclusive have been satisfied, stating briefly how each 
condition has been met. 


 
160. The Ministry of Culture and Recreation shall advise that Condition 84 has  


been satisfied; the clearance letter shall include a brief statement detailing 
how the condition has been met. 


 
161. York Region shall advise that Conditions 87-124 inclusive have been satisfied;  


the clearance letter shall include a brief statement detailing how each 
condition has been met. 


 
162. The Lake Simcoe Region Conservation Authority shall advise that Conditions  


125-143 inclusive have been satisfied; the clearance letter shall include a brief 
statement detailing how each condition has been met. 


 
163. Central York Fire Services shall advise that Conditions 144-147 inclusive have  


been satisfied; the clearance letter shall include a brief statement detailing 
how the condition has been met. 


 
164. Canada Post shall advise that Conditions 148-152 inclusive have been  


satisfied; the clearance letter shall include a brief statement detailing how 
each condition has been met. 


 
165. Enbridge Gas Distribution Inc. shall advise that Condition 153 has been  


satisfied; the clearance letter shall include a brief statement detailing how 
each condition has been met. 


 
166. Powerstream Inc. shall advise that Condition 154 has been satisfied; the  


clearance letter shall include a brief statement detailing how each condition 
has been met. 
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  TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PL14-066  
 
SUBJECT: Application to Amend the Zoning By-law and Site Plan Approval 
 Stirling Cook Aurora Inc. 
 74 Old Bloomington Road 
 York Region Vacant Land Condominium Plan No.1159, Unit 22 
 Files: D14-04-13 and D11-06-14 (SP-2014-06) 
   
FROM: Marco Ramunno, Director of Planning & Development Services  
 
DATE:  September 16, 2014 
 
 


RECOMMENDATIONS 
 
THAT report PL14-066 be received;  
 
THAT Application to Amend the Zoning By-law File: D14-04-13 (Stirling Cook) BE 
APPROVED, to rezone the subject lands from Detached Dwelling First Density 
Residential (R1-43) Exception Zone to Row Dwelling Residential (R6-xx) Exception 
Zone to permit six (6) row housing units including site specific provisions;  
 
THAT the implementing By-law Amendment be presented at the Council meeting 
for enactment;   
 
THAT a total of five (5) additional units of water and sewage capacity be allocated 
to the subject lands; 
 
THAT Site Plan Application File D11-06-14 (Stirling Cook) BE APPROVED to permit 
the development of the subject lands for six (6) row housing units permitted by the 
Amending By-law; and 
 
THAT the Mayor and Town Clerk be authorized to execute the Site Plan 
Agreement, including any and all documents and ancillary agreements required to 
give effect to same.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide Council with an evaluation and recommendations 
regarding the Zoning By-law Amendment and Site Plan Application submitted by Stirling 
Cook Aurora Inc. to allow six (6) row housing units on the subject lands. Site specific 
exceptions to building height & setbacks, amenity space and setback encroachments are 
also being considered.  
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BACKGROUND  
 
The subject lands, municipally known as 74 Old Bloomington Road (legally described as 
Unit 22, York Region Vacant Land Condominium Plan (YRVLCP) No. 1159), are 
currently zoned for one detached dwelling per lot as part of the original Condominium 
Development and Zoning By-law Amendment applications (Files: D07-02-06 and D14-
13-06). Zoning By-law 4976-07 was enacted on January 4, 2008 to allow for the 
development of 22 single detached units, including 1 single detached unit (subject lands, 
Unit 22, YRVLCP No.1159) located at 74 Old Bloomington Road.   
 
The original condominium development, hereinafter referred to as the Davina Circle 
Condominium, was draft plan approved by Council on October 23, 2007 (Report No. 
PL07-115) for 22 single detached dwelling units. The Vacant Land Condominium 
Agreement was executed in December, 2009 and registered in July, 2009.   
 
Units one (1) to twenty-one (21) of the approved Davina Circle Condominium 
development are situated along an internal privately owned and maintained ring-road 
(Davina Circle) accessed from Yonge Street.  The twenty-second (22) unit, located 
further south with access from Old Bloomington Road, is approved for development of 
one (1) large single detached dwelling.    
 
The Owner has applied to amend the Zoning By-law given the lot’s size, location and 
lack of physical connection with the balance of the Davina Circle Condominium 
development (save for common element private open space) stating that the lands would 
be suitable for six (6) condominium row house units, rather than one (1) single detached 
dwelling unit.  
 
History 
 
The Owner made an application in November of 2013 to amend the Zoning By-law (File: 
D14-04-13). The application went to a Public Planning Meeting on March 26, 2014 
(PL14-019).  A second Public Planning Meeting was held on May 28, 2014 (PL14-036).  
One member of the Public came forward at that meeting expressing concerns regarding 
notice, the impact of townhouses being built in the area, water level monitoring, and the 
impact of road infrastructure.   
 
Council passed the following resolution at the May 28, 2014 Public Planning meeting:   
 


THAT report PL14-036 be received; and 
 


THAT comments presented at the Public Planning Meeting be addressed by the 
Planning and Development Services department in a comprehensive report 
outlining recommendations and options at the Council meeting of August 12, 
2014. 







September 16, 2014 - 3 - Report No. PL14-066          
The applicant has now provided additional information to the comments provided. The 
subject Site Plan Application was submitted August 6, 2014 to address the proposed site 
changes to the subject lands.   
 
Location/ Land Use 
 
The subject lands, municipally known as 74 Old Bloomington Roads (Unit 22, YRVLCP 
No. 1159), are located north of Old Bloomington Road and east of Yonge Street (Figure 
1). The property has a lot area of 2,075 sqm and a frontage of 24.6 metres on Old 
Bloomington Road.  
 
The surrounding land uses are as follows: 
 
 North:   Existing 21 single detached condominium residential units (under  
        construction);  
 South:   Bloomington Sideroad; 
 East:     Existing estate residential uses; and, 
 West:    Yonge Street and Institutional uses.  
 
Official Plan Amendment (OPA) No. 34, Yonge Street South Secondary Plan 
 
The subject lands are designated as “Cluster Residential” By Official Plan Amendment 
34 (OPA 34), Yonge Street South Secondary Plan (Figure 2). The Land Use Designation 
(Cluster Residential) that applies to the subject lands was outlined in Public Planning 
Meeting Report PL14-019.    
 
Zoning By-law 
 
The subject lands (Unit 22, YRVLCP No.1159), are currently zoned “Detached Dwelling 
First Density Residential (R1-43) Exception Zone” by the Town of Aurora Zoning By-law, 
as amended (Figure 3).  The R1-43 Zone permits one detached dwelling per lot.  
Therefore, an amendment to the Zoning By-law is required to re-zone the subject lands 
to a Row Dwelling Residential Exception Zone to permit six (6) proposed row housing 
units.   
 
Proposed Site Development 
 
The Owner proposes to develop the subject lands to include six (6) condominium 
townhouses, 2-3 storeys in height, each with a private garage (Figure 4). The townhouse 
development proposes a lot coverage of approximately 37% (Figure 5). A total of 18 
parking spaces are to be provided for the six (6) row housing units. Three (3) parking 
stalls designated for each unit, one (1) within the garage and two (2) on the driveway. 
Each unit proposes exclusive amenity space area at the rear, as well as additional 
common element open space already designated as part of the condominium 
development.   
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Condominium Plan 
 
The proposed townhouse development will not require an amendment to the current 
Condominium Plan (Vacant Land Condominium Plan No. 1159). The current 
condominium is a vacant land condominium, the declaration of which permits a separate 
standard condominium to be developed on the parcel of land described as Unit 22.  A 
new condominium plan for a standard condominium (along with a new declaration) will 
be registered to create the standard condominium at a future date. 
 
COMMENTS 
 
Application Background 
 
The development of the entire condo land area was previously reviewed and 
approved by Council on December 9, 2008 
 
The approved 22 unit proposal permitted one large single detached dwelling on the 
subject lands (Unit 22, YRVLCP No.1159) with a maximum building coverage of 35% 
based on current zoning standards. The maximum lot coverage of the proposed 
townhouse development is approximately 37%. The proposed six townhouse units will 
not encroach beyond the boundaries of Unit 22 or the tree preservation line identified in 
the Oak Ridges Moraine Conservation Plan Evaluation and Environmental Impact 
Assessment, submitted and approved as part of the original condominium application.            
 
Oak Ridges Moraine Conservation Plan (ORMCP) 
 
The proposed Site Plan is located within the Settlement Area Designation of the Oak 
Ridges Moraine Conservation Plan (ORMCP) implemented by OPA 48. The subject 
lands (YRVLCP No. 1159, Unit 22) were previously rezoned R1-43 in 2007.  The 
previous re-zoning application provided the supporting environmental reports, studies 
and mapping to develop the site as part of the previous Natural Heritage Evaluation 
(NHE). As noted above, the proposed re-zoning application and site plan do not 
encroach beyond the development limit of Unit 22.  As a result, the proposed 
developments conforms to the Oak Ridges Moraine Natural Heritage Evaluation criteria 
as approved in 2007 by Council.    
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Official Plan Amendment (OPA) 34, Yonge Street South Secondary Plan (OPA 34)  
 
As illustrated in Figure 2, the subject lands are designated ‘Cluster Residential’ by OPA 
34. Permitted uses in a cluster residential designation allows for single detached 
dwellings, semi-detached dwellings, linked housing, townhouses (row houses) and 
private open space. The Block Plan process encourages an appropriate mix of units 
related to consideration of landform conservation efforts and overall compatibility with 
existing development.  Lots within the Cluster Residential designation of this Plan shall 
preserve a minimum of 40% of the lot area, or similar area devoted to exclusive use 
within a condominium, in an open, landscapes or natural conditions as required.   
 
The applicant has provided supporting documentation, which states that Unit 22 will 
maintain a minimum of 40% of the lot area in an open, landscaped or natural condition 
(including permeable wood decks with a maximum height of 0.60 metres). Preserving 
40% of Unit 22 in an open, landscaped or natural area is a requirement of OPA 34 and 
will be implemented in the subject Zoning By-law Amendment. Based on the above, the 
proposed applications are in compliance with the environmental policies of OPA 34.  
 
OPA 34 Density Requirements 
 
OPA 34 defines Gross Residential Density as: 


“…the number of dwelling units divided by the gross residential land area. Gross 
residential land area includes local roads within the residential area, trails, shared private 
open space, Environmental Protection and Environmental Function Areas, an 
elementary school and a local or Neighbourhood Park”.   


“…gross residential density averaged over the constrained and unconstrained lands 
subject to a development application shall be no more than 5 units per hectare (2 units 
per acre).  
 
 
The total Davina Circle Condominium site (YRVLCP No. 1159) has an area of 16.83 
aces (6.8 hectares). As previously mentioned, the Yonge Street South Secondary Plan 
permits a maximum density, averaged over the constrained and unconstrained lands, of 
2 units per acres (5 units per hectare). Therefore, a maximum of 33 units  
(16.83 aces * 2 units/ acre = 33.66 units) could be are permitted on the Davina Circle 
Condominium lands (YRVLCP No. 1159).  The applicant reduced the number of units as 
originally proposed in an effort to preserve larger amounts of open space.  As a result, 
twenty-two units were approved for the condominium application (YRVLCP No. 1159).  
 
The subject lands (Unit 22, YRVLCP No. 1159) were originally approved for one (1) large 
single detached unit.  The applicant has applied for a Zoning By-law Amendment to allow 
six (6) row house units, resulting in an overall unit increase of five (5) units on the subject 
lands (Unit 22, YRVLCP No. 1159). In total, the Zoning By-law Amendment proposes 27 
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units on the Davina Circle Condominium lands (YRVLCP No. 1159).  With a total 
condominium site area of 16.83 acres, 27 units falls within the maximum permitted 
density for the Davina Circle Condominium lands (YRVLCP No. 1159). The increase in 
density is in compliance with the density policies of the Yonge Street South Secondary 
Plan.   
 
The proposed Site Plan development and Zoning By-law Amendment conform to the 
land use and performance standards and policies of Official Plan Amendment (OPA 34), 
Yonge Street South Secondary Plan. 
 
Zoning By-law Amendment 
 
As noted above, the subject property is currently zoned “Detached Dwelling First Density 
Residential (R1-43) Exception Zone” by the Town of Aurora Zoning By-law 2213-78, as 
amended. The subject proposal does not meet all zoning standards of the R1-43 zoning 
category; as such an amendment to the Zoning By-law is required. Site Specific 
exceptions will be required for the site plan development as currently proposed as to 
permit the following:  
 


• To permit Row housing as a permitted use; whereas the current by-law requires 
one detached dwelling per lot; 


• To permit a Front Yard setback of 2.15 metres; whereas the current the by-law 
requires a minimum setback of 6.0 metres;  


• To permit a Rear Yard setback of 4.5 metres; whereas the current by-law requires 
a minimum setback of 7.5 metres; 


• To allow a minimum manoeuvering space or driveway of 6.0 metres; whereas the 
by-law requires a minimum manoeuvering space of 7.4 metres; 


• To allow decks and balconies to be setback a minimum of 0.30 metres from 
interior lot lines; whereas the By-law does not permit any encroachment for decks 
into the interior side yard; 


• The provisions of Section 7.2 shall not apply; whereas the By-law requires 
amenity area of eighteen (18) square metres per suite (dwelling unit) but having 
dimensions of not less than six (6) metres by six (6) metres located in a yard other 
than a front yard.  


• The front lot line shall be deemed the southern lot line; 
• To allow an increase in the maximum lot coverage to 38 percent; whereas the 


current by-law requires a maximum of 35 percent; 
• To reduce the maximum building height to 12.5 metres; whereas the current by-


law requires a maximum main building height of 13.4 metres; 
• To include permeable wood decks with a maximum height of 0.6 metres from 


finished grade as open, landscaped or natural condition.  
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Planning staff have evaluated the above proposed exceptions to the Zoning By-law and 
have determined the proposed exceptions to be appropriate in the context of the subject 
application. Planning staff are of the opinion that the proposed Zoning By-law 
Amendment application is appropriate and compatible with the Yonge Street South 
Secondary Plan (OPA 34) and adjacent and neighbouring development.  
 
Site Plan Design 
 
The site plan as shown on Figure 4 consists of six (6) condominium townhouses, 2-3 
storeys in height, each with a private garage and driveway. Each unit will have two side 
by side parking spaces on the driveway, one full-sized parking space and one parking 
space designed for small cars in the garage. In total, 18 parking spaces are to be 
provided for the six (6) row housing units, with an additional six parking spaces designed 
for small cars within the garage area. The six small car parking spaces are not 
recognized as parking stalls under the provisions of the Zoning By-law, as amended). To 
preserve 40% of the subject lands, all visitor parking spaces have been removed from 
the proposed Site Plan (YRVLCP No.1159). Each unit is proposed to have exclusive 
amenity space at the rear, in the form of a permeable wood deck/balcony, as well as 
additional common element open space already designated as part of the condominium 
development. Additionally, the proposed Site Plan does not encroach beyond the 
previously identified development limits of the subject lands.  
 
The Planning Review Committee (PRC) discussed the site application on June 26, 2014 
and the Site Plan submission was circulated to internal departments and external 
agencies in August of 2014.  Technical revisions to the site plan as required by the 
commenting departments and agencies shall be completed prior to finalizing the Site 
Plan Agreement.  
 
Urban Design/ Building Elevations 
 
As illustrated in Figure 4, the proposed buildings will be faced with stone facing with 
details above the windows and doors. The buildings are of high quality material, 
enhancing the built form of the area. Per the Yonge Street South area, urban design 
shall emphasize the sensitive visual and functional integration of buildings and structures 
into the natural setting of the Oak Ridges Moraine in a manner that blends with, protects, 
and enhances the important features and functions of this significant environment.  The 
subject lands are bounded by trees to the north, east and west and are located lower 
than the surrounding neighbourhood and Bloomington Sideroad. Based on the above, 
Planning Staff are of the opinion that the proposed Site Plan displays high quality Urban 
Design characteristics that conform to the urban design policies of the Official Plan.   
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Municipal Servicing 
 
The subject lands will be developed with full municipal services. The owner has 
submitted detailed engineering plans including a Function Servicing and Stormwater 
Implementation Report. Minor technical updates to the grading plan and engineering 
drawings, in addition to a detailed cost estimate of outside works and external works, as 
well as clarification of overland information are requested by the Town’s Development 
Planning Engineer. The owner will be required to satisfy the above mentioned 
requirements prior to the execution of the Site Plan Agreement. Staff will continue to 
work with the owner to finalize site servicing and grading plans to the satisfaction of 
Planning and Development Services.     
 
Access/ Old Bloomington Road 
 
York Region has completed construction of a new access road from the newly 
constructed cul-de-sac to the subject lands. The Town will convey an access easement 
over the portion of newly constructed access road to the Owner of Unit 22 in accordance 
with the Davina Circle Condominium Agreement (YRVLCP No.1159). The subject lands 
will front a York Region right-of-way after York Region enacts a by-law to assume 
jurisdiction over all of Old Bloomington Road west of the new turning circle.  
     
Buffering/ Landscaping  
 
No development is proposed beyond the subject lands.  All trees beyond the subject 
lands shall be preserved and will act as a buffer between the proposed development and 
the surrounding neighbourhood. A mix of large coniferous and deciduous trees are 
proposed on the landscaping plan along the front and rear property lines to further 
enhance the natural buffers of the surrounding area.  Minor clarification and technical 
updates to the landscaping plan are required by Town Park Staff prior to the execution of 
the Site Plan Agreement. Parks staff have also requested an itemized landscape cost 
estimate in order to address the landscape fees and security requirements of the site 
plan agreement.   
 
Central York Fire Services 
 
Central York Fire Services has reviewed the referenced application and has indicated 
the Fire Department access route to be properly shown on the final approved drawings.  
The access road constructed by York Region from the cul-de-sac to the entrance of the 
subject lands was constructed at a width of 4.8 metres.  Central York Fire Services has 
advised that roads must be completed to a minimum base coast (minimum 6.0 metres in 
width) able to support emergency vehicles with site access acceptable to Central York 
Fire Services prior to the execution of the Site Plan Agreement.   
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Region Municipality of York  
 
The Regional Municipality of York reviewed the Zoning By-law amendment application 
and has no comments or concerns regarding the application at such time.  
 
Toronto Region Conservation Authority (TRCA) 
 
The Toronto Region Conservation Authority (TRCA) provided a response to the Town on 
matters of technical nature related to filling, flooding and grading. Conformity with the 
policies and technical requirements of the Oak Ridges Moraine Conservation Plan have 
been determined by the Town.  The works proposed to occur on the site will not 
encroach beyond the subject lands (YRVLCP No. 1159, Unit 22) as outlined in the Oak 
Ridges Moraine Conservation Plan prepared by Gartner Lee Limited, July 2007 
submitted by the applicant and approved by the Town as part of the original submission.  
 
External Agency Comments 
 
Responses were received from Power Stream, the York Region District School Board 
and Enbridge Gas who all advised that they have no further comments or concerns 
regarding the applications.  
 
LINK TO STRATEGIC PLAN 
 
The proposed Draft Plan of Condominium supports the Strategic Plan goal of 
Supporting an exceptional quality of life for all through its accomplishment in 
satisfying requirements in the following key objectives within this goal statement: 
  
Strengthening the fabric of our community: Through the development of this 
residential plan of condominium on the subject lands, approval of this application will 
assist in working with the development community to ensure future growth 
includes housing opportunities for everyone.  
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS 
 


1. Direct staff to report back to Council addressing any issues that may be raised at 
the General Committee Meeting; or  
 


2. Refusal of the application with an explanation for the refusal. 
 


SERVICING ALLOCATION 
 
Servicing allocation for the existing 22 units was previously granted by Council on 
October 23, 2007 (Report PL07-115).  The proposed development will require water and 
sanitary servicing capacity for an additional five (5) units (14 persons equivalent).   
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FINANCIAL IMPLICATIONS  
 
Fees, and securities will be payable upon execution of the Site Plan Agreement.  Cash-
in-lieu of parkland will be collected in accordance with the Town’s Parkland By-law.  
Development Charges will be payable at the time of building permit issuance.  The 
approval of the proposed development will increase the Town’s assessment growth over 
the coming years.  
 
CONCLUSIONS  
 
The Planning and Development Services department has reviewed the subject Zoning 
By-law Amendment and Site Plan applications that propose to develop six (6) 
condominium townhouses on the subject lands in accordance with the provisions of the 
Town’s Secondary Plan and in the context of the surrounding and future land uses.  The 
subject Zoning By-law Amendment is considered to represent proper and orderly 
development.  The Site Plan application has also been reviewed and is considered to be 
in keeping with the development standards of the Town. Staff recommends approval of 
Zoning By-law Amendment application File: D14-04-13 and Site Plan application File: 
D11-06-14.   
 
PREVIOUS REPORTS 
 
Public Planning Meeting Report No. PL14-036, dated May 28, 2014, Zoning By-law  


Amendment Application; 
 
Public Planning Meeting Report No. PL14-019, dated March 26, 2014, Zoning By-law  


Amendment Application; 
 
General Committee Report No. PL07-115, dated October 16, 2007, Draft Plan of  
 Condominium and Zoning By-law Amendment Applications; 
 
Public Planning Meeting Report No. PL07-059, Public Planning Meeting dated May 23,  


2007, Draft Plan of Condominium and Zoning By-law Amendment Applications; 
and, 


 
Public Planning Meeting Report No. PL05-095, Public Planning Meeting dated August  


12, 2007, Draft Plan of Condominium and Zoning By-law amendment 
Applications. 
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PR14-039  
 
SUBJECT:  Aurora 150 Legacy Project Proposal 
    
FROM: Allan D. Downey, Director of Parks and Recreation Services   
 
DATE: September 16, 2014 
 


 
 
RECOMMENDATIONS 
 
THAT report PR14-039 be received; and 
 
THAT Council approve $10,000.00 to be allocated towards the production of a 
Remembrance Day Commemorative DVD; and 
 
THAT, if funding is approved, staff submit a written request to the Royal Canadian 
Legion and the Queen’s York Rangers to determine their level of interest in 
facilitating the production of this DVD; and 
 
THAT the then remaining balance of funds totalling $80,737.66 from the 
Sesquicentennial (Aurora 150th Birthday) account be returned to the original 
source of funding being the Council Discretionary Reserve Fund. 


 
 


PURPOSE OF THE REPORT  
 
The purpose of the report is to provide information as a result of the Sesquicentennial 
Ad-Hoc Committee’s Wrap-Up Presentation specific to the two Legacy Projects. 
 
 
BACKGROUND  
 
Council, at its meeting held on November 26, 2013, received and referred the following 
presentation to staff: 
 


Ms. Ware provided an overview of the Sesquicentennial events held over the last 
few months and noted contributions made by all of the Sesquicentennial Ad Hoc 
Committee members. Alison Collins-Mrakas advised on two specific legacy 
recommendations for consideration by Council. She suggested a Remembrance 
Day DVD reflecting the Town of Aurora’s community that could be distributed to 
each school for viewing on Remembrance Day in perpetuity, and also suggested an 
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Arts and Culture Endowment Reserve that could be specific for the purpose of 
delivering arts and cultural events that could include a continuation of the 
Community Cultural Celebration. Mayor Dawe and Shelley Ware presented 
members of the Sesquicentennial Ad Hoc Committee with a commemorative picture 
of the Town.  


 
 
COMMENTS  
 
As a result of this direction, staff reviewed the two proposed legacy projects being the: 


1. Remembrance Day Commemorative DVD and  
2. Arts and Culture Endowment Reserve.   


It was the intention of the Sesquicentennial Ad-Hoc Committee that the balance of the 
Sesquicentennial budget be directed to these two projects. 
 
The intent of the proposed Remembrance Day Commemorative DVD was to create a 
visual tool for Aurora schools to be used in their Remembrance Day ceremonies 
reflecting on the Aurora community.  This DVD would enhance school resources to 
teach students about Aurora’s history and would be distributed to every school in 
Aurora. 
 
The intent of the proposed Arts and Culture Endowment Reserve was to set up a 
reserve account for matching funds for various arts and culture projects for the next 
several years, with no more than $10,000.00 being distributed annually, until depleted.  
It was proposed that a citizenship group be set up as part of the approval process for 
applicants applying to this reserve, and that the funds in this reserve would ensure the 
continuation of the inaugural Community Cultural Celebration. 
 
Currently, the Culture and Recreation Grant, administered via the Parks and Recreation 
Services Department, provides financial assistance to recreation and cultural based 
projects with a maximum of $1,000.00 per calendar year, per project.  Creating a new 
Arts and Culture Endowment Reserve would be duplicating this effort and could cause 
confusion amongst applicants. 
 
 
LINK TO STRATEGIC PLAN 
 
The Sesquicentennial Celebration supports the Strategic Plan goal of Supporting an 
Exceptional Quality of Life for all by Celebrating and promoting our culture by 
expanding opportunities and partnerships that contribute to the celebration of culture in 
the community. 
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ALTERNATIVE(S) TO THE RECOMMENDATIONS 
 


1. Council may approve the recommendation of allocating $10,000.00 towards the 
production of a Remembrance Day Commemorative DVD and that staff be 
directed to contact the Royal Canadian Legion and the Queen’s York Rangers to 
determine their level of interest. 


2. Council may approve transferring the balance of funds from the Sesquicentennial 
budget to the original source of funding. 


3. Council may suggest another use for these funds. 
4. Further options as required. 


 
FINANCIAL IMPLICATIONS  
 
At its November 27, 2012 meeting, Council approved the allocation of $197,000.00 for 
events and staff support related to the Sesquicentennial Celebrations to be drawn from 
the Council Discretionary Reserve Fund.  After this event, Capital Project #74008 has a 
remaining balance of $90,737.66.  Staff have investigated the potential cost for the 
Remembrance Day Commemorative DVD, which ranges between $7,000.00 and 
$8,500.00, based on the two quotes that have been preliminarily obtained.  These 
quotes include the creation and production of a 20 to 25 minute DVD. These quotes are 
now dated and therefore staff is recommending that an upset amount of $10,000.00 be 
made available to this project, should the costs of production and distribution change. 
 
This report seeks to reduce that balance to $10,000.00 for the production of the DVD, 
and return $80,737.66 to source. 
 
 
CONCLUSIONS  
 
Aurora’s 150th Birthday celebrations were very successful in uniting the community in 
this inaugural milestone.  The Committee worked hard to be fiscally responsible and 
managed not to use all of the funds allocated for this marquee year of celebrations.  It is 
the Committee’s intentions that a Remembrance Day Commemorative DVD be 
developed out of the remaining balance of funds. 
 
Returning the outstanding balance of funds to its original source demonstrates the 
committees’ outstanding success for providing an exceptional Sesquicentennial 
Celebration using only a portion of the budget that was approved by Council. 
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PR14-029  
 
SUBJECT:  McLeod Woodlot Fencing  
 
FROM: Allan D. Downey, Director of Parks and Recreation Services 
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT report PR14-029 be received; and  
 
THAT Council provide direction to staff for the provision of fencing the Leslie 
Street frontage of the McLeod Wood Nature Reserve. 
 
 
PURPOSE OF THE REPORT  
 
To make Council aware of an issue of concern to the Oak Ridges Moraine Land Trust 
(ORMLT) and to obtain direction regarding the installation of permanent fencing along 
the Leslie Street frontage of the McLeod Wood Nature Reserve. 
 
 
BACKGROUND  
 
Pursuant to Council direction from their June 24, 2014 meeting, and a delegation from 
Susan Walmer representing ORMLT, staff provides the following information: 
  
On March 10, 2010, the Town of Aurora entered an agreement with the ORMLT 
associated with the McLeod Wood Nature Reserve.  The Agreement sets out the terms 
and the process for the development and maintenance of the property for Park, 
Recreational and Conservation purposes in accordance with Schedule “B” of the 
Agreement. 
 
Since the Agreement was executed, the Town has had no involvement or presence on 
the property as development of trails and or recreational activities was considered 
premature until such time as the entire 2C development area trails network was planned 
and implemented.  
 
Staff have been working on an ongoing basis with the 2C Developers surrounding the 
McLeod Wood Nature Reserve on trail route planning  and both the approved 2C 
Secondary Plan and our Agreement with ORMLT provides for a potential opportunity  to 
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locate trails within the McLeod Wood Nature Reserve, subject to ORMLT approval. 
 
At this time the Town has no immediate plans to implement trails on the property and 
the property can be isolated from the 2C trails system until an acceptable Agreement 
has been reached between the Town and ORMLT concerning the details on trails and 
other site developments/improvements as outlined in Schedule “B” of the Agreement 
being “The Management Plan”. 
 
 
COMMENTS  
 
Until very recently, the lands surrounding the McLeod Wood Nature Reserve had 
remained vacant with little or no activity occurring.  With the approval of the 
Development Plans in 2013, Developers have advanced their site works and home 
sales in the vicinity of the woodlot resulting in staff being notified by ORMLT 
representatives that there have been a number of sightings and encounters with 
members of the public walking about the woodlot.  ORMLT have expressed concerned 
regarding public access to the lands until the trail-related works are approved by the 
ORMLT and implemented by the Town. 
 
In view of the fact that there are no authorized trails on the lands, ORMLT had 
requested that the Town install “No Trespassing” signs along the Leslie Street frontage 
of the McLeod Wood Nature Reserve and a temporary fence at the existing vehicular 
access way to prohibit vehicles entering from Leslie Street.  The Town complied with 
this request; however, the temporary fence has since been removed from the site by 
unauthorized individual(s).  
 
Staff has since met with representatives of ORMLT to discuss the public access issue 
and the future uses that might occur on or around the perimeter of the McLeod Wood 
Nature Reserve as well as steps that can be taken to limit access to the property during 
the interim period.  ORMLT has requested that the Town take action in having a 
permanent chain link fence installed on the east edge of the property line, along its 
entire 410 meter frontage of Leslie Street.  Access to the property is already contained 
along the south, west and north frontages with the various construction and siltation 
prevention fences installed by the adjacent Developers. 
 
Notwithstanding the above, upon review of the current Agreement between the Town 
and ORMLT, our Legal Services staff has advised that there are no mandatory 
requirements within the Agreement that would compel the Town to prohibit access to 
the public at this time.  The Town was; however, required to prohibit access to the 
public while the former land owner/s and or tenants were residing on the lands.  This is 
no longer the case as the lands have been sold and all previous owners and or tenants 
have since departed from the lands about one year ago. 
The Town is obligated to abide by the terms of the “Management Plan” attached to the 
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Agreement as Schedule B, wherein it lists the permitted uses that might be approved for 
the lands and the ongoing maintenance requirements that will be conducted by the 
Town. 
 
Over the coming months, staff will continue to work with ORMLT to define the uses for 
the property as outlined in Schedule “B” of the agreement and obtaining the approval of 
ORMLT to implement any works. 
 
All costs associated with improvements in the McLeod Wood Nature Reserve will be 
captured and submitted in the applicable annual budgets for Council consideration and 
approval. 
 
 
LINK TO STRATEGIC PLAN 
 
The fencing around the McLeod Woodlot supports the Strategic Plan goal of Supporting 
Environmental Stewardship and Sustainability for all through its accomplishment in 
satisfying requirements in the following key objectives within this goal statement: 
 
Encouraging the stewardship of Aurora’s natural resources:  Assess the merits of 
measuring the Town’s natural capital assets. 
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
1. That the ORMLT be requested to fund the project. 
2. That Council provide funding for the project. 
3. That both Council and ORMLT share in the cost of the project. 
4. Further Options as required. 
 
   
FINANCIAL IMPLICATIONS  
 
In view of the fact that there has been no municipal activity on the lands and the scope 
of work identified in the Agreement has not been negotiated or approved by the ORMLT 
and staff have not included funds in any capital or operational budget for the McLeod 
Woodlot Nature Reserve.  Should Council decide to fund the request to install fencing 
funds will need to be allocated for this work. 
 
Staff has obtained a cost estimate to install 410 meters (1,345 feet) of 1.2 meter high (4 
foot) fencing along the frontage of the property in the amount of $24,000.00.  In addition 
to fencing, it will be necessary to retain a surveyor to locate and mark out the property 
line as well as some minor clearing to make way for the fencing.   
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT   No. PR14-041  
 
SUBJECT:  Installation of Pathway Lighting in Lambert Willson Park and 


Optimist Park 
 
FROM: Allan D. Downey, Director of Parks and Recreation Services 
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT Report No. PR14-041 be received; and 
 
THAT Council approve the request for additional funding in the amount of 
$16,500.00 for the additional costs associated with RFQ# PRS 2014-63 Installation 
of Pathway Lighting in Lambert Willson Park and Optimists Park; and 
 
THAT$16,500.00 be allocated from the Cash-in-Lieu Reserve to accommodate this 
shortfall 
 
 
PURPOSE OF THE REPORT  
 
To obtain Council approval for additional funds requested to finance Capital Project 
#73151 Pathway Lighting in Lambert Willson Park and Optimist Park. 
 
 
BACKGROUND  
 
Staff presented the above noted project in the 2013 Capital Budget for the completion of 
the pathway lighting system. The estimated project cost was $48,000.00. 
 
Our Purchasing office issued RFQ PRS2014-63 on July 31, 2014 and closed the RFQ 
on August 19, 2014. 
 
The lowest compliant bidder’s price is $61,000.00 resulting in a variance short fall of 
$13,000.00. 
 
In addition there were project design costs, in the amount of $3,500.00 which when 
added to the overall project results in the project exceeding the approved budget 
amount by $16,500.00. 
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COMMENTS  
 
Capital project #73151 was included in the 2012 version of the 10 year Capital forecast 
to be implemented in 2014.  It appears that an error was made by staff in that the 2012 
project estimate may have been initially low and was not revised during preparation of 
the 2014 Capital Budget sheet. 
 
In addition the initial estimate was created in consultation with external lighting suppliers 
however the estimate was also prepared in absence of the detailed design 
specifications which may also have contributed to the funding issue. 
 
In any event staff believes that this particular situation is somewhat of an anomaly 
based on the fact that all of our previous projects of a similar nature have all been 
adequately funded based on initial project estimates.  
 
 
LINK TO STRATEGIC PLAN 
 
The installation of pathway lighting in parks supports the Strategic Plan goal of 
Supporting Environmental Stewardship and Sustainability for all through its 
accomplishment in satisfying requirements in the following key objectives within this 
goal statement: 
 
Encouraging the stewardship of Aurora’s natural resources:  Assess the merits of 
measuring the Town’s natural capital assets. 
 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
1. To defer the matter to the 2015 Capital Budget review process  
2. To revise the scope of work by reducing the number of pathway lights to be 


within budget.  
3. Further Options as Required. 
 
 
FINANCIAL IMPLICATIONS  
 
The following information illustrates the funding shortfall: 
 


 
PROJECT 
BUDGET 


 


 
LOW TENDER 


PRICE 


 
DESIGN 


FEES 


 
CURRENT 


AVAILABLE 
FUNDING 


 
FUNDING 


SHORTFALL 
 


 
$48,000.00 


 
$61,000.00 


 
$3,500.00 


 
$44,500.00 


 
$16,500.00 
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 TOWN OF AURORA 
 GENERAL COMMITTEE REPORT  No. IES14-051  
 
SUBJECT: Award of Quotation IES2014-56 – Supply and Delivery of One 2014 


Four Wheel Drive Tractor and Attachments 
    
FROM: Ilmar Simanovskis, Director of Infrastructure and Environmental 


Services  
 
DATE: September 16, 2014 
 


 
RECOMMENDATIONS 
 
THAT Council receive report IES14-051; and 
 
THAT Quotation IES2014-56 – Supply and Delivery of One 2014 Four Wheel Drive 
Tractor and Attachments be awarded to Hutchinson Farm Supply in the amount 
of $96,462.00, excluding taxes, and 
 
THAT additional funding in the amount of $36,462.00 from the Fleet Repairs and 
Replacement Reserve be provided; and  
 
THAT the Director of Infrastructure and Environmental Services be authorized to 
execute the necessary Agreement, including any and all documents and ancillary 
agreements required to give effect to same. 
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to receive Council’s authorization to award Tender 
IES2014-56 to Hutchinson Farm Supply. 
 
BACKGROUND  
 
Council conditionally funded Capital Project 71097 to replace agricultural tractor #221, 
in the amount of $120,000.00, in the 2014 budget. 
 
On July 15, 2014, Council considered Report IES14-035 - Fleet 2014 Capital Request 
Confirmation – Capital Project 71097 Light Industrial Loader to Replace Agricultural 
Tractor #221 and recommended: 
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“THAT staff be authorized to proceed with Capital Project 71097 at a revised 
budget of $60,000 to the Replace Agricultural Tractor #221 with similar 
equipment.” 
 


On August 26, 2014, staff opened RFQ IES2014-56 for the Supply and Delivery of One 
(1) 2014 Four Wheel Drive Tractor and Attachments.  The lowest compliant bid was 
$36,462.00 over the approved budget 
 
The Town’s Procurement By-Law stipulates that bids $100,000 or less require Council 
Approval when they are over the approved budget. 
 
COMMENTS  
 
1.0 Project Description 
 
RFQ IES2014-56 called for the supply and delivery of one 2014 John Deere Model 
5115m Four Wheel Drive Tractor with Front-end Loader, or approved equal. 
 
Additionally, the RFQ also requested an HLA Snow Wing, Series 3200w, Model 
Sb3200w813 and a Maschino SC Cobra Heavy Duty Rotary Tiller Model 250. 
 
2.0 Tender Opening 
 
A total of fifteen companies picked up the RFQ documents and on August 26, 2014 the 
Tender Opening Committee received three bids.  One bid was rejected for not meeting 
the technical specifications.  The two compliant bids opened for this project with prices 
included are shown in Table 1. 
 


Table 1 
 Company Name Total Bid Price (excluding taxes) 


1 Hutchinson Farm Supply $96,462.00 


2 B.E. Larkin Equipment Ltd. $107,400.00 
  
Verification of the tenders was undertaken by Town staff.   
 
A breakdown of the Bid submitted by Hutchinson Farm Supply is shown in Table 2. 
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Table 2 


Item  Description Price (excluding 
HST) 


1 2014 John Deere Model 5115m Four Wheel Drive Tractor Loader $67,258.00 


2 HLA Snow Wing - Series 3200w -  Model Sb3200w813 $12,345.00 
3 Maschino SC Cobra Heavy Duty Rotary Tiller Model 250  $16,859.00 


 TOTAL BID PRICE $96,462.00 
 
 
3.0 Budget Fluctuation 
 
The initial budget estimate for this project was $120,000. During the preparation of 
Report IES14-035 - Fleet 2014 Capital Request Confirmation – Capital Project 71097 
Light Industrial Loader to Replace Agricultural Tractor #221, it was determined that the 
cost of a 2014 John Deere Model 5115m Four Wheel Drive Tractor could be funded 
with a $60,000.00 budget. 
 
The addition of the attachments that were requested by the user department raised the 
cost of the tractor purchase to $96,462.00. 
 
Removing one or both of the snow plow and rotary tiller would significantly decrease the 
value of the tractor but would impact the Parks division’s ability to perform services they 
are expected to provide  
 
4.0 Project Schedule 
 
The tractor, complete with attachments will be available within a maximum of six (6) 
weeks from the issuance of a Purchase Order. 
 
LINK TO STRATEGIC PLAN  
 
This project supports the Strategic Plan Goal of Supporting an Exceptional Quality 
of Life for All by maintaining and expanding infrastructure to support forecasted 
population growth through technology, waste management, roads, emergency services 
and accessibility. 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS  
 
Council may choose to not award this project.  The costs associated in this decision 
have been illustrated in Report IES14-035 where it states: 
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