PUBLIC RELEASE
June 20, 2014

e
AURORA

TOWN OF AURORA
SPECIAL COUNCIL — PUBLIC PLANNING
MEETING AGENDA

Wednesday, June 25, 2014
7 p.m.
Council Chambers

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. PLANNING APPLICATIONS

4. READING OF BY-LAW
RECOMMENDED:

THAT the following confirming by-law be given first, second, and third
readings and enacted:

5639-14 BEING A BY-LAW to Confirm Actions by Council pg. 32

Resulting from Special Council — Public Planning
Meeting on June 25, 2014

5. ADJOURNMENT
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1.

2.

AGENDA ITEMS

PL14-007 — Proposed Plan of Subdivision, File D12-06-12 pg. 1

Zoning By-law Amendment, File D14-15-12
Edenbrook (Aurora) Inc.

929 St. John’s Sideroad

Part of Lot 25, Concession 2

RECOMMENDED:

THAT report PL14-007 be received; and

THAT Application to Amend the Zoning By-law File: D14-15-12
(Edenbrook (Aurora) Inc.) be approved, to rezone the subject lands from
Rural General “RU” Zone to Detached Dwelling First Density “R1”
Exception Zone, Detached Dwelling Second Density “R2” Exception Zone,
Environmental Protection “EP” Exception Zones, and Rural General “RU”
Exception Zone; and

THAT the implementing Zoning By-law amendment be presented at a
future Council meeting for enactment; and

THAT the planning report recommending approval of the Draft Plan of
Subdivision (D12-06-12) with conditions of approval be presented at a
future meeting of either General Committee or Council.

PL14-046 — Proposed Plan of Subdivision, File D12-01-14 pg. 18

Zoning By-law Amendment, File D14-01-14

2351528 Ontario Limited (Addison Hall Business Park)
15775 and 15625 Leslie Street

Part of Lots 23 and 24, Concession 3

RECOMMENDED:

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.
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THE CORPORATION OF THE TOWN OF AURORA

By-law Number 5639-14

BEING A BY-LAW to Confirm Actions by Council
Resulting From Special Council — Public Planning
Meeting on June 25, 2014

THE COUNCIL OF THE CORPORATION OF THE TOWN OF AURORA
HEREBY ENACTS AS FOLLOWS:

1. THAT the actions by Council at its Special Council — Public Planning
meeting held on June 25, 2014 in respect of each motion, resolution and
other action passed and taken by the Council at the said meeting is, except
where prior approval of the Ontarioc Municipal Board is required, hereby
adopted, ratified and confirmed.

2. THAT the Mayor and the proper officers of the Town are hereby authorized
and directed to do all things necessary to give effect to the said action or to
obtain approvals where required and to execute all documents as may be
necessary in that behalf and the Clerk is hereby authorized and directed to
affix the corporate seal to all such documents.

READ A FIRST AND SECOND TIME THIS 25" DAY OF JUNE, 2014.

READ A THIRD TIME AND FINALLY PASSED THIS 25" DAY OF JUNE, 2014.

GEOFFREY DAWE, MAYOR

PATTY THOMA, DEPUTY CLERK
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PUBLIC PLANNING REPORT No. PL14-007

SUBJECT: Proposed Plan of Subdivision, File D12-06-12
Zoning Bylaw Amendment, File D14-15-12
Edenbrook (Aurora) Inc.
929 St. John’s Sideroad, Part of Lot 25, Concession 2

FROM: Marco Ramunno, Director of Planning and Development Services
DATE: June 25, 2014
RECOMMENDATIONS

THAT Public Meeting report PL14-007 for proposed Plan of Subdivision and
Zoning Bylaw Amendment applications by Edenbrook (Aurora) Inc. Files: D12-06-
12 and D14-15-12 be received,

THAT Application to Amend the Zoning By-law File: D14-15-12 (Edenbrook
(Aurora) Inc.) BE APPROVED, to rezone the subject lands from Rural General
“RU” Zone to Detached Dwelling First Density “R1” Exception Zone, Detached
Dwelling Second Density “R2” Exception Zone, Environmental Protection “EP”
Exception Zones, and Rural General “RU” Exception Zone;

THAT the implementing zoning by-law amendment be presented at a future
Council meeting for enactment; and

THAT the planning report recommending approval of the Draft Plan of
Subdivision (D12-06-12) with conditions of approval be presented at a future
General Committee/Council Meeting.

PURPOSE OF THE REPORT

The purpose of this report is to provide Council with background information and
provide an evaluation and recommendations regarding the Zoning Bylaw Amendment
application proposing a development of 33 single detached lots, 10 future residential
blocks, a future development block, and an open space block on the subject lands
having a total area of 3.76 hectares.
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BACKGROUND

The proposed Draft Plan of Subdivision and Zoning By-law Amendment applications
were heard at the Public Planning Meeting held on March 27, 2013.

At that meeting Council passed the following resolution:

“THAT report PL13-017 for Draft Plan of Subdivision and Zoning By-law
Amendment applications by Edenbrook (Aurora) Inc. Files: D12-06-12 and
D14-15-12 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
Public Planning Meeting.”

Area residents raised the following concerns at the Public Planning Meeting:

Increased traffic on Van Allen Way and near Rick Hansen Public School
Municipal road connection from Street ‘A’ to Mavrinac Boulevard
Construction route and duration of construction

Garbage issues in the proposed development area

Possibility of a deep ditch behind homes on Van Allen way being filled
Removal of existing trees and protection of trees and green space

Since the Public Meeting, Town staff have been working with the applicant to address
the comments and concerns raised at the Public Planning Meeting. In particular, the
applicant and staff have investigated a possible pedestrian or vehicle access from
Mavrinac Boulevard to the Van Allen Way extension (Street ‘A’). The applicant has
updated the plan to include a 6 m pedestrian walkway and emergency access in this
location.

Public Notification

On February 27, 2013 a Notice of Public Planning Meeting respecting the Draft Plan of
Subdivision and Zoning Bylaw Amendment applications was given by mail to all
addressed property owners within a minimum of 120 metres (393 feet) of the subject
property. In addition to the required 120 metre minimum, the circulation area was
extended to include portions of Cosford Street, Wallwark Street, Horsley Court, and
Lewis Honey Drive. In total 204 notices were sent to residents and various agencies in
addition to notices within the Aurora Banner and The Auroran. Notices were also posted
by ground signs fronting on St. John’s Sideroad, Van Allen Way, and Mavrinac
Boulevard. To date, staff have received phone and counter enquiries from area
residents and potential purchasers regarding the proposal.
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Interested parties have been notified of the June 25, 2014 Public Planning Meeting.
Location/Land Use

The subject lands are bounded by Mavrinac Boulevard to the west, St. John’s Sideroad
to the north, proposed residential plan of subdivision (Luvian Homes lands) to the east,
and existing residential properties to the south (see Figure 1).

The subject lands have 205.34 metres of frontage on St. John’s Sideroad and
approximately 129 metres of frontage on Mavrinac Boulevard. The property is roughly
rectangular in shape and has an area of 3.76 hectares. A single detached dwelling
currently exists on the property, however this dwelling is not included in the draft plan of
subdivision (See Figure 4). 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 following a creek that bisects the property.

The surrounding land uses are as follows:

¢ North: St. John’s Sideroad and undeveloped lands, draft approved residential
plan of subdivision (Mattamy (Aurora) Limited)

e South: Existing detached residential

e East: Undeveloped lands, proposed residential plan of subdivision (Luvian
Homes (Aurora) Limited)

e West: Mavrinac Boulevard and existing detached residential

Proposed Draft Plan of Subdivision

The owner is proposing a Draft Plan of Subdivision and Zoning Bylaw Amendment
which would allow the development comprising of 33 single detached lots, 10 future
residential blocks, a future development block, and an open space block (Figure 4). The
draft plan proposes a municipal road extension of Van Allen Way and a new municipal
road connecting the Van Allen Way extension east into the Luvian Homes proposed
plan of subdivision. The proposed 33 single detached dwellings have lot frontages
ranging from 11.7 m to 20.3 m.

A total of ten (10) part lots/blocks will be created within the subject plan, to be
developed with adjacent lands. Future residential blocks 38-43 will be developed in
conjunction with the lands to the south of the subject lands and will be merged with
existing part lots on adjacent Plan 65M-4075. They provide for an additional 5 units.

Future development blocks 34-37 do not have direct access to Mavrinac Boulevard
because the lands identified as Block 25 on Plan 65M-4037 are under separate
ownership. Blocks 34-37 will be developed once the lands are consolidated with the lots
fronting Mavrinac Boulevard. The blocks will provide for an additional 4 units.
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Block 44 is designated as Urban Residential 1 in OPA 73 and identified as future
development. It is on the north side of the greenlands system and is accessed from St.
John’s Sideroad. It is adjacent to Block 33 in the Luvian Homes draft plan of
subdivision, which is also identified as a future development block and lands to be
retained by the owner. Together these lands are 0.29 hectares in area.

The overall land holding contains an existing dwelling that is not part of the draft plan
that the applicant intends to retain for residential purposes with access to St. John’s
Sideroad.

The revised draft plan of subdivision includes 33 lots; a walkway/emergency
access to Mavrinac Boulevard has been added and lot frontages are reduced.

Figure 3 illustrates the original draft plan of subdivision considered at the Public
Planning Meeting on March 27, 2013. The applicant has revised the original proposed
plan of subdivision to include a pedestrian and emergency access 6 m in width
connecting Street ‘A’ to Mavrinac Boulevard at the north leg of Lewis Honey Drive. The
access would increase connectivity and provide a more direct pedestrian and cycling
route to the commercial area on Bayview Avenue. Vehicular access to the lands would
still be via Van Allen Way and Cosford Street. To create the walkway and emergency
access, the minimum frontage of lots on the west side of Street ‘A’ would be 11.7 m, a
reduction from the originally proposed 12.2 m (0.5 m).

The servicing easement is required from the northern terminus of Street ‘A’ to St. John’s
Sideroad within Lot 19 and the yard of the existing lot on St. John’s Sideroad.

A list of all lots/blocks, in addition to the site statistics for the draft plan of subdivision are
as follows:

Lot/Block Number | Land Use Units | Total Area
Lots 1-33 Single detached residential: 1.49 ha

11.7 m frontage 13

12.2 mto 13.1 m frontage 7

13.7 m frontage 6

14.4 m to 20.3 m frontage 7
Blocks 34-43 Future residential 9 0.25 ha
Block 44 Future development 0.22 ha
Block 45 Open space 1.15 ha
Blocks 48-49 0.3 m reserve 0.01 ha
Blocks 46-47 8.0 m road widening 0.15 ha
Block 48 6.0 m walkway/emergency access 0.04 ha

Roads — 18.0 m ROW 0.45 ha
Total Area 3.76 ha

* Blocks 34-37 to be merged with Block 25 under separate ownership. Blocks 38-43 to be merged with
Blocks 124-126 on Plan 65M-4075. A total of 9 lots will be created.
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The Open Space Block (Block 45) provides 1.15 hectares of environmental protection
area, approximately 31 per cent of the total site area.

Internal departments and agencies are preparing the formal list of conditions of approval
related to the Draft Plan of Subdivision at this time. The Draft Plan of Subdivision
approval will be presented at a future General Committee/Council meeting for approval.

In addition to the proposed Draft Plan of Subdivision, the owner is also proposing to re-
zone the lands from Rural General (RU) to Detached Dwelling Second Density
Residential (R2-XX) Exception Zone and Environmental Protection (EP-VV and EP-
WW) Exception Zone. Future development Block 44 is proposed to be zoned Rural
General (RU-XX) Exception Zone and the existing dwelling outside the draft plan is
proposed to be zoned Rural General (RU-ZZ) Exception Zone.

Land Use Status
Official Plan

The lands within the Draft Plan of Subdivision are designated “Low-Medium Density
Residential” and “Linear and Other Open Space” by the Bayview Northeast Area 2B
Secondary Plan (OPA 30) and “Urban Residential 1" and “Environmental Protection
Area” by the Aurora 2C Secondary Plan Area (OPA 73) (see Figure 2). The 33 single
detached lots and 10 future residential blocks are within OPA 30 while Future
Development Block 44 is within OPA 73.

Bayview Northeast Area 2B Secondary Plan (OPA 30) Land Use Designations

The residential community consists primarily of low intensity residential uses providing a
range of primarily at-grade housing forms. The permitted uses in the “Low-Medium
Density Residential” designation are predominantly at-grade housing forms including
but not limited to single detached dwellings, semi-detached dwellings, and townhouses.
The maximum density is 25 units per net residential hectare and the maximum building
height is 3 storeys. The least intensive residential uses are encouraged adjacent to
open spaces and environmental protection lands.

The permitted uses in the “Linear and Other Open Space” designation are restricted to
passive recreation, including trails, and other activities that contribute to conservation
and enhancement of the natural landscape and features.

Aurora 2C Secondary Plan Area (OPA 73) Land Use Designations
Block 44 is designated “Urban Residential 1", which is intended to promote well-

designed, low density housing. Permitted uses include single detached dwellings, semi-
detached dwellings, townhouses, and plex-type buildings, as well as community uses
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such as schools, parks, and cultural facilities. Permitted densities range from 17 to 40
units per net residential hectare and the maximum height for residential buildings is 3.5
storeys or 11 m, whichever is less. Block 44 is proposed as a future development block.

The “Environmental Protection Area” designation is intended to identify, protect and
enhance the natural heritage features and functions that will form a strong and
permanent component of the 2C Area greenlands system. Permitted uses are limited to
low intensity recreational uses, conservation uses, infrastructure and utilities, and
existing non-conforming uses.

COMMENTS
Planning Considerations
Official Plan

As identified previously, the lands are designated “Low-Medium Density Residential”
and “Linear and Other Open Space” by the Bayview Northeast Area 2B Secondary Plan
(OPA 30) and “Urban Residential 1” and “Environmental Protection Area” by the Aurora
2C Secondary Plan Area (OPA 73). The Low-Medium Density Residential designation
permits predominantly at-grade housing forms such as single detached dwellings,
duplexes, semi-detached dwellings, triplexes, quadruplexes, street rowhouses and/or
block rowhouses.

The proposed zoning has been evaluated per the policies of OPA 30 and OPA 73. The
Low-Medium Density Residential Zone in OPA 30 permits a maximum overall density of
25 units per net residential hectare and a maximum building height of 3 storeys. Section
4.3 of OPA 30 states that the secondary plan shall be implemented by a zoning by-law
amendment in accordance with the policies of the plan.

Block 44, which is within OPA 73, is proposed to be a future development block. A
rezoning and site plan approval will be necessary to develop this block. Development
will be evaluated when an application is received.

Zoning By-law Amendment

The subject property is currently zoned “Rural General (RU) Zone” by the Town of
Aurora Zoning By-law 2213-78, as amended. The applicant is proposing to re-zone to
property to “Detached Dwelling Second Density Residential (R2-YY) Exception Zone”,
“Environmental Protection (EP-VV) Exception Zone”, “Environmental Protection (EP-
WW) Exception Zone”, “Rural General (RU-XX) Exception Zone”, and “Detached
Dwelling First Density (R1-ZZ) Exception Zone” to permit 33 detached residential
dwellings, a future development block, environmental protection lands, and the existing
detached dwelling. Therefore an amendment to the Zoning By-law is required.
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Site specific exceptions will be required for the development as currently proposed. The

proposed residential zoning standards are as follows:

Proposed zone | R2-YY RU-XX R1-ZZ EP-VV EP-WW
Permitted uses | -One -Agriculture | -One -Conservation | -The
detached -Farm detached | -Forestry existing
dwelling per animals dwelling | -Wildlife driveway
lot -Churches per lot
-A home -Home
occupation occupations
-Horseback
riding
-Greenhouse
-One
detached
dwelling/lot
Lot area (min) | 315 m° 2300 m* 1400 m*
Lot Frontage 11.7 m 67.5m 21.0m
(min)
Height (max) 11.0m 10.0m 10.0
Front Yard 45mtomain |33.5mfrom |23.5m
(min) building centreline
6.0 mto
garage with
double
driveway or
single
driveway with
no sidewalk
9.25 m for
single
driveway with
a sidewalk
Rear Yard 6.0m 22.0m 8.3m
(min)
Interior Side 1.2 mone side | 9.0 m 1.5m
Yard (min) 0.6 m other west side
side 9.0m
east side
Exterior Side 3.0m 150m 15.0m
Yard (min)
Floor Area 110.0 m* 110.0 m* 110.0 m?
(min)
Lot Coverage 45.0% 20.0% 20.0%
(max)
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Planning Staff have evaluated the implementing zoning by-law in the context of OPAs
30 and 73. The subject lands are designated for residential development and are
surrounded by residential and environmental protection lands. Blocks 34-37 will be
merged with adjacent lands to the west (under separate ownership) to create four new
lots. The applicant is in discussions with the owner of this parcel to acquire it. Blocks 38-
43 at the south end of the subject lands will be merged with corresponding blocks on
adjacent Plan 65M-4075. This will create five new lots. Staff have reviewed these future
lots to ensure that they will comply with the appropriate zone standards after they are
merged.

In the proposed R2-YY Zone, the minimum front yard setback to the garage will be
either 6.0 m or 9.25 m depending on the width of the driveway and if it is intersected by
a sidewalk. This ensures that the required 3 parking spaces can be provided. In
general, the R2-YY Zone will be based on the existing R2-72 Zone performance
standards within the 2B Secondary Plan area.

Planning staff are of the opinion that the proposed rezoning is appropriate and
consistent with the development standards of the Town and compatible with adjacent
and neighbouring development.

Road Network and Walkway

The subdivision is proposed to be accessed via the northerly extension of Van Allen
Way into the subject lands and identified as Street ‘A’ on Figure 4. Van Allen Way would
terminate in a cul-de-sac at the open space block. Street ‘B’ would intersect with Street
‘A’ and continue east into the Luvian Homes lands, which are also proposed for
development under file D12-04-12. Both streets would have a right of way width of 18.0
metres.

Since the first Public Planning Meeting on March 27, 2013, staff have been working with
the applicant to resolve the issue of a potential direct connection to Mavrinac Boulevard.
Since that time, the applicant has revised the draft plan to include a pedestrian
walkway/emergency access 6 m in width connecting Street ‘A’ to Mavrinac Boulevard.
The walkway can be used by emergency vehicles as required but will be closed to
general traffic.

The revised plan has been reviewed by staff from Planning, IES, and Central York Fire
Services. Town IES staff have indicated that a second connection to Mavrinac is not
warranted. Staff have no objections to the street layout and walkway and are satisfied
with the forecasted traffic levels.
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Greenlands System

The open space block (Block 45) is part of the highly interconnected Greenlands
System that includes the East Holland River Valley, East Aurora Wetlands Complex,
and Wildlife Park. The open space block provides a natural limit for urban development.
Trails are identified in the Trails Master Plan throughout the Greenlands System. The
Trails Master Plan does not identify a trail in Block 45; the trail will follow St. John’s
Sideroad and connect to the Greenlands System east of the Edenbrook lands.

Residential Densities

The density provisions for residential development within the Secondary Plan are
outlined in Section 3.2.2 of OPA 30.

“ii) The overall density of development for lands designated Low-Medium Density
Residential shall not exceed 25 units per net residential hectare (10 units per net
acre). The maximum density for any individual residential lot and/or block on
lands designated Low-Medium Density Residential shall be 44 units per net
residential hectare (18 units per net acre).”

In the case of the subject property, the net area of the residential lots and local streets is
2.27 hectares. 33 single detached lots and 10 part lots combined would result in 42 new
residential lots at a density of 18 units per net residential hectare.

Parking

A 1999 Council approved Parking Standards Policy that applies to new residential
development within plans of subdivision (singles, semis and street townhouses)
requires a minimum of three (3) parking spaces to be provided on site. This policy will
be reflected in the implementing zoning by-law and each lot will be developed to allow
for the required 3 parking spaces.

Department/Agency Comments

The subject applications were circulated to internal departments and external agencies
and there are no objections to the approval of the Zoning By-law amendment; however
many offered comments on technical aspects of the proposal which will be addressed
and finalized prior to Draft Plan of Subdivision approval.

Building & By-law Services staff have identified technical details such as inconsistent
numbering which can be corrected when the by-law is prepared.

The Lake Simcoe Region Conservation Authority has reviewed the proposed zoning by-
law. They have indicated that they are satisfied with the boundaries and performance
standards of the proposed EP zones and the surrounding zones.
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Comments Received from the Public to Date

The following are the resident comments that have been received since the application
has been submitted:

Increased traffic on Van Allen Way and near Rick Hansen Public School
Municipal road connection from Street ‘A’ to Mavrinac Boulevard
Construction route and duration of construction

Garbage issues in the proposed development area

Possibility of a deep ditch behind homes on Van Allen way being filled
Removal of existing trees and protection of trees and green space

A discussion of these comments is provided below:
Increased Traffic and Municipal Road connection to Mavrinac Boulevard

The Transportation Impact Assessment (TIS) indicates that the Edenbrook subdivision
and the adjacent Luvian Homes subdivision (file D12-04-12) will generate between 49
and 62 trips in weekday peak hours. It concludes that no additional roadway
improvements are required. IES Staff are satisfied with the forecasted traffic volumes.
Staff have also indicated that a second municipal road connection to Mavrinac
Boulevard is not warranted.

Construction Route and Duration of Construction

The applicant is proposing the construction access to be directly onto the subject lands
from Mavrinac Boulevard. Emergency access will continue to be from Van Allen Way
during the period of construction. The subdivision is proposed to be constructed in a
single phase. The Owner will be responsible for minimizing the impacts of dust and
noise on the surrounding neighbourhood during construction.

Garbage Issues in the Proposed Development Area

Garbage issues and any other property standards deficiencies are investigated by By-
law Services on a complaint basis. When the subject lands are developed, individual
homeowners will be responsible for maintaining their properties, however during
development of the site, the developer will be required to maintain the landscaping and
servicing works for a period of two years before a Certificate of Acceptance is issued by
the Town.
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Possibility of a Deep Ditch Behind Homes on Van Allen Way Being Filled

The land at the end of Van Allen Way currently slopes steeply to the north onto the
subject lands. The land in this area will be graded to match existing elevations. Roads
and lots will be graded to provide adequate drainage in accordance with Town
standards.

Removal of Existing Trees and Protection of Trees and Green Space

A total of 1.15 hectares of open space will be protected, a total of 30.6% of the subject
lands. Parks & Recreation Services staff have requested that this land be transferred to
Town ownership. The Owner will prepare a Vegetation Management Plan to the
satisfaction of the Town that will indicate all vegetation removals, tree
protection/mitigation, and post-construction monitoring. A landscape design plan will
identify street tree plantings.

LINK TO STRATEGIC PLAN

The subject applications support 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 consideration of the subject
applications at a Public Planning Meeting, residents are informed in accordance with the
Identify new formats, methods and technologies to effectively and regularly
engage the community action item.

Strengthening the fabric of our community: Through the review and approval of the
zoning by-law, housing opportunities are created in accordance with the Collaborate
with the development community to ensure future growth includes housing
opportunities for everyone action item.

SERVICING ALLOCATION

The proposed development will require the allocation of servicing capacity at the Draft
Plan of Subdivision approval stage.

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.
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FINANCIAL IMPLICATIONS

This will be addressed when a technical review of the draft plan of subdivision is
completed and reported to Council.

PREVIOUS REPORTS
Public Planning Report No. PL13-017, dated March 27, 2013.
CONCLUSIONS

Planning and Development Services has reviewed the proposed zoning by-law
amendment in accordance with Provincial policy, the provisions of the Official Plan, and
in context of the surrounding and future land uses. The subject proposal is considered
to represent proper and orderly development of the subject lands and conforms to the
policies of OPA 30 and OPA 73. The proposed residential development and the
extension of Van Allen Way is in keeping with the residential character of the.
neighbourhood in terms of density and built form.

In view of the above, Staff can support and approval of the Zoning By-law Amendment:
application to implement the residential plan of subdivision. The Draft Plan of
Subdivision approval will be brought forward to Council at a future date.

ATTACHMENTS

Figure 1 — Location Map

Figure 2 — Official Pian Land Use Map (OPA 30 & OPA 73)
Figure 3 — Previously Proposed Draft Plan of Subdivision
Figure 4 — Revised Proposed Draft Plan of Subdivision
Figure 5 — Proposed Draft Zoning By-law

PRE-SUBMISSION REVIEW
Executive Leadership. Team Meeting ~ June 12, 2014~

Prepared by: Marty Rokos, Planner — Ext. 4350.

Marco Ramunno, MCIP, RPP Neil Garbe
Director of Planning & Development - Chief Administrative Officer.

Services






Newmarket [

o st John'7$drd /

LOCATION MAP N Circulaion Area - 120m o &0 100 150 200 . o
APPLICANT: Edenbrook (Aurora) Inc 4 @ Subject Lands — — ] AU]@RA
FILES: D12-06-12 & D14-15-12 Extended Circulation Area Metres Yowre in Good. Conpany

FIGURE 1

Map created by the Town of Aurora Planning & Development Services Department, June 3, 2014. Base data provided by York Region & the Town of Aurora.
Air Photos taken Spring 2012, © First Base Solutions Inc., 2013 Orthophotography.






H

OPA 30

(£ _lo PP i
r.h4
y Medium-High Density (4
Wl/l‘ Residential 72,
P

E} Public Elementary School (/8
— 2224 %024, % 904
Wildiife Park 2, gj,,,,,g j,,,

P
@ Institutional %, 229, % %
Business Park - Regional
= Commercial Centre

Separate Elementary School i i
— | Business Park '
m Low-Medium Density
Residential
Secondary School

@ Convenience Commercial

N
$
N
N
q\\

w =
P »¥ Neighbourhood Park // 37 & 42»'%
Community Commercial // ’S h\l; j@&ﬁ /
[///] Linear and Other Open Space iy Hartwell Wa—sl(—?’, //

NS

A
o

m Mixed Use

OPA 73

pAIg
N\

/)

== Environmental
qx Protection Area

Mixed-Use
Residential/Commercial

@ Place of Worship
Urban Residential 1
Urban Residential 2

E I Stormwater
4 Management Facility

(223 Pan
Business Park 1
- Elementary School

Residential
Interface Overlay

"N\
ANNNNN
OO

=
=]
«
-n
Q
=
3

N
N\
N

N

7

7

N

NOTE: This is a representation only.
For accurate references please consult
approved OPA 30 Schedule A.

A
N

NN\

ELLI

=~

Town of Newmarket
LW A7 B Y AL
LX)

‘ 'sTR{E/AI’ET A

%

/)
A
% //é//‘,

///

g
4

. 3,
J

,3@#,}7',

e D \\ ¥
QRN
\\& \\\\ I3

@A V5
b

g

/// £
7

» Erc
s\‘ﬁ,.-'. ’

O

o
-

\%

i %
R "i)
/)

s

227,

4

 B7

OFFICIAL PLAN LAND USE MAP (OPA 30 & OPA 73)

FIGURE 2

g

N _—
APPLICANT: Edenbrook (Aurora) Inc 0 100 200 s
FILES: D12-06-12 & D14-15-12 E Subject Lands —— AURORA

Youve in Good Company

Map created by the Town of Aurora Planning & Development Services Department, June 3, 2014. Base data provided by York Region & the Town of Aurora.






BLOCK 46 # Py
ﬁwﬁm Road ‘anenln

ST JOHN'S SIDEROAD EAST— BLock4r

BLOCK 26
(STREET WIDENING)

65M~4037

EXISTING RESIDENTIAL
MAVRINAC BOULEVARD

(DEDICATED BY REGISTERED PLAN 65M—4037)

PLAN

8.0m Road Wlden ng

BLOCK 44 -
, Future
Developmenh

REGIONAL FLOODLINE

i/

31
) |

| OCK_33
0.3 RESERVE]

=

== < g.L;JC)f;:KR:SBerve
DEVELOPMENT STATISTICS
o PROPOSED LAND USE Units__ Lot/Block No. _ha.
3 sy s
e =
125
pd %%Q%ESEM \ e ool gy
PREVIOUSLY PROPOSED DRAFT PLAN OF SUBDIVISION N e
APPLICANT: Edenb k (A |
FILES: D12-06-1;n&r|;"?4-£ SElr;ra) " A AUK()RA
FIGURE 3 Yowrve in Good Comparny

Map created by the Town of Aurora Planning & Development Services Department, June 5, 2014. Drawing provided by Allen & Sherriff Architects, Inc.






wwwwwwwww Dl JUMN D JIVERUAU

ROAD ALLOWANCE BETWEEN LOTS 25 AND 26, CONCESSION 2

: N
§ (TN G
3 [ L
< EASEMENT
o |
Q IR
% I g
Ly ol
2 oy
O i ?,E
= Rg
o i ok
v i L
> 2
4l ‘\‘\ z33
o= g
il
I
I
I ¢ el
Il
Il
f—23.0
)J g .
=t BLOCK 49
BLOCK 48 ¥ | 0.3m Reserve
6.0m \Y G .
\\
\
\

Ery

..

\ \\ BLOCK 126 25
N \_ Blk. 39 ez N
R N ST T LGN - R \
/ % % ” g N 7 \ EXISTING RESIDENTIAL

OPEN SPACE

CTINCESSL N

PROPOSED DRAFT PLAN OF SUBDIVISION

APPLICANT: Edenbrook (Aurora) Inc
FILES: D12-06-12 & D14-15-12

FIGURE 4

A
AURORA

Youve in Good Company

Map created by the Town of Aurora Planning & Development Services Department, June 3, 2014. Drawing provided by Evans Planning.






" ny
EP'WW ST. JOHN'S SIDEROAD

MAVRINAC BOULEVARD

PROPOSED DRAFT ZONING BY-LAW

il
APPLICANT: Edenbrook (A )1 iy
. enbroo urora) inc
FILES: D12-06-12 & D14-15-12 A l@RA
FIGURE 5 Youve in Good Company

Map created by the Town of Aurora Planning & Development Services Department, June 9, 2014. Drawing provided by Evans Planning.






		RECOMMENDATIONS

		FINANCIAL IMPLICATIONS



		PL14-007, mpr, Edenbrook, Figure1-5.pdf

		Figure_1_Location_Map

		Figure_2_Official_Plan_Map_OPA30_&_OPA_73

		Figure_3_Previously_Proposed_Draft_Plan_of_Subdivision

		Figure_4_Proposed_Draft_Plan

		Figure_5_Proposed_Draft_Zoning_By-law






sy,
o
AURORA
Youre in Good compary  TOWN OF AURORA
PUBLIC PLANNING MEETING REPORT No. PL14-046

SUBJECT: Proposed Plan of Subdivision, File: D12-01-14
Zoning By-law Amendment , File: D14-01-14
2351528 Ontario 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: June 25, 2014

RECOMMENDATIONS

THAT Public Planning Meeting report PL14-046 for the Proposed Plan of
Subdivision and Proposed Zoning By-law Amendment Applications, File D12-01-
14 and D14-01-14 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.

PURPOSE OF THE REPORT

The purpose of this report is to provide Council with background information and details
related to the proposed Plan of Subdivision and Zoning By-law Amendment
applications. The applications propose 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

Public Notification

On April 7, 2014, a Notice of Complete Application respecting the Official Plan and
Zoning By-law amendments was published in the Auroran and Aurora Banner
newspapers. On June 5, 2014 a Notice of Public Planning Meeting was published in the
Auroran and Aurora Banner newspapers and given by mail to all addressed property
owners within a minimum of 125 metres of the subject property. A notice was also
posted by ground sign along the frontage of the subject property on Leslie Street.





June 25, 2014 -2 - Report No. PL14-046

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 EXxisting business park use;
= East: Highway 404 and;

= West: (across Leslie Street) Vacant Residential land (2C Residential)

Official Plan

As shown on Figure 2, the subject lands are designated “Business Park 17,
“Environmental Protection Area” and “Stormwater Management Facility” by the Aurora
Northeast (2C) Secondary Plan (OPA No. 73).

Business Park developments are considered a crucial component of the Town’s long-
term economic development strategy. As described in OPA No. 73, the Business Park
component of the 2C Secondary Plan Area is planned to accommodate a range of
employment opportunities which promotes sustainable economic growth, local
employment opportunities and diversification of the employment base. The Official Plan
policy also ensures that employment lands are used to their fullest and highest potential
while achieving the highest design standards possible for employment-related
development.

The intent of the Business Park 1 Designation is to maximize the advantages of the
exposure to Highway 404, and promote business and professional offices in higher
density and taller buildings to locate abutting the Highway 404 frontage. Lower order
prestige industrial uses, with larger building footprints and larger parking lots and
loading facilities will be located within the interior of the Business Park. Recognizing the
challenge for large footprint buildings on the existing slope conditions along Leslie
Street, smaller footprint buildings and structured parking including a greater proportion
of institutional uses, and of ancillary uses in a campus format will be permitted.

The intent of the Environmental Protection Area Designation is to identify, protect and
enhance the natural heritage features and functions that will form a strong and
permanent component of the broader Area 2C Greenlands System. In addition, area
designated for development are required to ensure such development provides the
necessary buffers from natural heritage features, including key hydrologic features.
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Other provisions in the Official Plan outline policies for the review and approval of the
implementing zoning and draft plans of subdivision to achieve a density of employment
generating land uses within the proposed draft plan. It is a requirement that the
Business Park component of the 2C Secondary Plan achieve a minimum density of 40
jobs per developable hectare.

The proposed implementing zoning by-law for the draft plan of subdivision provides a
mix of prestige industrial uses, institutional uses, business and professional offices
including accessory retail, restaurants and service uses. In combination with the entire
2C Secondary Planning Area, the proposed plan of subdivision will conform to the
overall employment and density provisions set out in the Official Plan.

Zoning By-law

The subject lands are currently zoned “Rural (RU) Zone” by Town of Aurora Zoning By-
law 2213-78, as amended. The current zoning does not permit the development as
proposed by the draft plan of subdivision application and as such the Owner has
submitted an application to amend the zoning bylaw to implement the proposed plan of
subdivision. Exceptions to the Business Park Zone categorical zone standards of the
Town’s comprehensive bylaw have also been sought to implement the future Business
Park uses.

Proposed Plan of Subdivision

The Town received an application for the proposed draft plan of subdivision on April 3,
2014. The proposed draft plan was circulated to internal and external agencies for
review and comments. The applicant has met with the Conservation Authority, Regional
and Town Staff on separate occasions prior to the formal submission of the proposed
applications.

As illustrated on Figure 3, the proposed draft plan of subdivision proposes a total of 38
Blocks and a new 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.
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The following is a breakdown of the major land uses within the proposed draft plan
application:

Total Block
Proposed Land Use Number of | Numbers on Area (ha)

Blocks Draft Plan

1-5, 9-19 and

Employment 19 5395 39.102
Employment / Office 6 6-8 and 20-22 12.284
Institutional 1 26 2.443
Retail 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
Trall 2 37 and 38 0.657
Streets 4.835
Totals 38 76.643

Proposed Zoning By-law Amendment

As shown in Figure 4, the implementing zoning by-law for the proposed draft plan of
subdivision proposes to rezone lands from “RU- Rural” to the following zoning
classifications:

“BP” — Business Park Exception Zone;
“EP” — Environmental Protection Zone and;
“O” — Major Open Space Exception Zone
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The Business Park (BP) Zone which typically implements business park development
will be used to facilitate the proposed development. The following is a list of the
proposed uses permitted in the BP Zones.

convention centre

data processing centre

day nursery, day centre-adult, day centre- intergenerational, provided no part of
the building is used for industrial uses or warehouses

fitness centre

food processing establishment

industrial use, if conducted within wholly enclosed buildings
hotel

motel

office

park, public

printing, media and communications establishment

public authority

research and training facility

warehouse, if more than 200 metres distant from Wellington Street and from
Highway 404

notwithstanding the foregoing, uses including any of the above which are or may
become noxious are specifically excluded.

dry cleaning establishment;

financial institution;

financial institution, drive-thru;

office/clinic, medical;

personal service shop;

retail store, convenience

retail store;

religious institution;

restaurant;

restaurant, drive-thru;

restaurant, take-out;

service shop; light;

school, commercial;

school, private (with or without boarding of students and/or staff);
storm water management facilities;

supermarket

Note: Final zoning and related performance standards will be evaluated by Staff in detail prior to the
implementing Zoning By-law Amendment being brought forward to Council for enactment.
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The draft zoning schedule (Figure 4) as submitted by the applicant with the original draft
plan application will be modified to conform to the final Council approved draft plan of
subdivision.

Planning Staff have conducted a preliminary evaluation of the proposed zoning by-law
which is generally consistent to the context of the 2C Secondary Plan and supporting
documents. Planning staff are of the opinion that the proposed rezoning application is
generally appropriate and compatible with adjacent and neighbouring development.

COMMENTS

Staff have conducted a preliminary review of proposed plans. A more detailed
review of the plans will be undertaken following the Public Planning Meeting to
assess conformity to all policies of OPA 73.

The subject proposed plans of subdivision and rezoning applications were received as
complete applications in April 2014. The applications were circulated to departments
and agencies for review and comment. All first submission comments received to date
on the individual planning applications have been provided to the owner/applicant. The
comments were provided as being preliminary in nature to the first submissions. It is
noted that further technical comments to the draft plans of subdivision and rezoning
applications will be provided, and the applications will be further considered by Council
when all matters related to OPA 73 conformity have been adequately addressed.

The following matters are identified as a general overview to the submitted planning
applications with respect to the 2C Secondary Plan (OPA 73) land use policies:

Density

The business park designation requires a minimum density of 40 jobs per developable
hectare. No more than 20 percent of the total employment within the Business Park 1
designation shall be allocated for Ancillary use that primarily serve the business
functions in the Business Park. OPA 73 requires that business parks are designed to
achieve a maximum height shall be 7 storeys or 28 metres, whichever is less and a
maximum floor space index of 2.5.

The proposed draft plan and zoning by-law amendment submitted is generally in
accordance with these density requirements. However, all plans will be reviewed in
detail for density compliance.

In order to meet OPA 73 and Growth Plan density requirements a density analysis has
been prepared and submitted by KLM Planning Partners Inc. Planning consultants. The
analysis provides job estimates for the entire business park development. Based on the
information submitted, the current draft plan would exceed the target density of 40 jobs
per developable hectare. The applicant is projecting approximately 7700 jobs with





June 25, 2014 -7 - Report No. PL14-046

approximately 300,000 m? of floor space over 65 hectares of developable land at full
build out of the Business Park.

Environmental Protection Areas

The subject lands currently consist of agricultural fields and pastures. The applicant has
provided a Natural Heritage Evaluation / Environmental Impact Statement report which
contains an assessment of the natural heritage features and functions for the subject
property and identifies the boundary and limits of the proposed development. The limits
of all significant natural heritage features were surveyed in conjunction with the
applicant’s consultant and Lake Simcoe Region Conservation Authority (LSRCA).

A preliminary review of the planning applications identify that the limits of proposed
development generally satisfies the setbacks, however the plans will be evaluated in
greater detail for conformity to the Environmental Protection Area policies and
associated buffers as identified in OPA 73.

Parks

Parkland conveyance will be required as trail corridors for the subject plan. Parks &
Recreation Services Staff have advised that a park block within this plan of subdivision
will not be required. Staff have discussed with the applicant that they would consider
parkland dedication for the implementation of trail corridors within the future business
park. The proposed draft plan of subdivision will be reviewed for consistency with the
requirements of the Aurora 2C Secondary Plan (Figure 5: Schedule B Greenlands &
Trials) and the Town of Aurora Trails Master Plan. Staff will continue to work with the
applicant to ensure that trails can realistically be accommodated within the suggested
blocks and to determine what constraints there may be.

Water and Sanitary Servicing

The servicing policies of OPA 73 requires that new growth and development takes place
on full municipal sewers including municipal water, sanitary and storm services in an
orderly and cost efficient manner and that wastewater sewers are designed in
accordance with current Town of Aurora, Region of York and Ministry of the
Environment (MOE) standards and criteria. A Functional Servicing Report (FSR) has
been submitted with the application outlining engineering details for the development of
the plan of subdivision. The development lands will be serviced by municipal water and
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.
The details of this servicing scheme are currently under review by Staff.
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Stormwater Management

The 2C Secondary Plan identifies the general location of all stormwater management
facilities on Schedule “A”. The applicant proposes to enhance quality, erosion control
and quantity of storm water that is consistent with the Town, LSRCA and most recent
Lake Simcoe Plan Policy requirements. The initiatives of the enhancement are to
achieve a high level of water filtration from the developed site into the ground, thereby
reducing the need for storm water management ponds. The details of the approach will
need a further review at detailed design stage. Based on the FSR submitted with the
application, the development is serviceable subject to detail design and conditions.

Cultural Heritage

Unterman McPhail Associates, Heritage Resource Management Consultants, undertook
a heritage impact assessment for the farmhouse located at 15775 Leslie Street.

A demolition permit was submitted for the listed farmhouse and barn located on the east
side of Leslie Street. In 2013, a demolition permit was issued and the farmhouse and
barn were demolished.

Urban Design Guidelines

OPA 73 contains a number of urban design and amenity policies that encourage
excellence in urban design and sustainable construction methods. OPA 73 requires that
Urban Design Guidelines be prepared prior to any development approvals to the
satisfaction of the Town. The applicant has submitted an Urban Design Guidelines,
prepared by The Planning Partnership which is generally consistent with the Area 2C
Urban Design Guidelines.

Agency/Circulation

The proposed Plan of Subdivision and Zoning Amendment applications has been
circulated to internal departments and external agencies. Comments have been
received from York Region, Ministry of Transportation and Central York Fire Services
indicating no objections to the development, subject to conditions of subdivision
approval. Final department/agencies comments and any conditions of approval will be
included in the future staff report for consideration.

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 application with an explanation for the refusal.
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FINANCIAL IMPLICATIONS

Financial implications will be addressed when a technical review of the propoéal is
completed. '

PREVIOUS REP_ORTS
None.

CONCLUSIONS

The Draft Plan of Subdivision and Zoning Amendment applications are currently under
review by staff. Staff will continue to work with the applicant to finalize all outstanding
technical matters. Staff's technical review of the subject applications will include matters
addressed in this report, as well as the comments received from the public and Council
raised at the Public Planning Meeting. A comprehensive report with recommendations
and options will be presented to Council for consideration and direction at a future
General Committee mesting.

ATTACHMENTS

Figure 1 — Location Map _

Figure 2 — Official Plan Map, OPA 73

Figure 3 — Proposed Draft Plan of Subdivision

Figure 4 — Proposed Zoning By-law
Figure 5 — Greenlands & Trails Schedule ‘B’ (OPA 73)

'PRE-SUBMISSION REVIEW
Executive Leadership Team Meeting — June 12, 2014

Prepared by: Lawrence Kuk, Planner- Extension 4343

: {
Marco Ramgnno, MCIP, RPP - Neil Garbe

Director of Planning & Development Chief Administrative Officer
Services ' :
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