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TOWN OF AURORA
COMMITTEE OF ADJUSTMENT MEETING
AGENDA
NO. 16-05

Thursday May 12, 2016
7:00 p.m. Council Chambers, Town Hall

DECLARATIONS OF PECUNIARY INTEREST

APPROVAL OF AGENDA

RECOMMENDED:
THAT the Agenda as circulated by the Secretary-Treasurer be approved as
presented.

ADOPTION OF MINUTES

Committee of Adjustment Minutes of April 14, 2016
Meeting Number 16-04

RECOMMENDED:
THAT the Committee of Adjustment Minutes from Meeting Number 16-04

be adopted as printed and circulated.

PRESENTATIONS OF APPLICATION

Minor Variance Application: MV-2016-13— Hudson
405 St. John’s Sideroad
*Deferred Application

Minor Variance Application: MV-2016-16A-B — Arnold Lane Corp.
13 Wellington Street West
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3. Minor Variance Application: MV-2016-17A-B — Shin
67 Tyler Street

4. Minor Variance Application: MV-2016-18A-C — Anderson
1766 Vandorf Sideroad

\% NEW BUSINESS/GENERAL INFORMATION

Vi ADJOURNMENT
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AURORA. TOWN OF AURORA
=== COMMITTEE OF ADJUSTMENT STAFF REPORT

ymé@};«, Good, Compahy

SUBJECT: WMinor Variance Application
Arnold Lane Corp.
13 Wellington Street West
Part 1 Part of Lots 15 & 16, Registered Plan 9
File No.: MV- 2016-16A-B

FROM: Justin Leung, Secretary- Treasurer, Committee of Adjustment

DATE: May 6, 2016

PURPOSE OF APPLICATION MV-2016-16A

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow reduction in required parking space. The property in
guestion is in a Central Commercial (C2} Zone. Section 6.26.1.3 of the Zoning By-law
requires 11 parking spaces for a 92 m? commercial building. The Applicant is proposing
2 parking spaces at the subject property; thus requiring a Variance of 9 parking spaces.

PURPOSE OF APPLICATION MV-2016-16B

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow relocation of parking area on subject property. The
property in question is in a Central Commercial (C2) Zone. Section 21.2.4 of the Zoning
By-law requires parking areas to be located in the rear yard. The Applicant is proposing
parking area in the side yard; thus requiring a Variance from these provisions of the By-
law.

DEPARTMENTS AND AGENCIES COMMENTS RECEIVED
CIRCULATED

Planning & Development Services: No objections.

Building & By-law Services: No comments.
infrastructure & Environmental Services: No concerns.

Parks & Recreation Services: No comments.

Central York Fire Services: No comments received.

K Planming & DevelopmentPDBIBldgPInZonc PlaApplicationsiMV2016\M V-2016-16 - 13 Wellington St W - Arnold Lane CorpiStep 2104~
GC or Council Report=Jan 2015 (see MV report {revised)).doex
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Power Stream: No comments received.
York Region: No objections.
Program Manager, Heritage Planning: No comments.

BASIC DATA PERTAINING TO THE MATTER

There appear to be no objections to the Application, however there are conditions
suggested in respect of the Decision.

LEGISLATIVE FRAMEWORK FOR MINOR VARIANCE

In considering this Application, the Committee must have regard for the foliowing criteria
and determine whether:

* The general intent and purpose of the Town's Official Plan will be maintained,

» The general intent and purpose of the Town's Zoning By-law will be maintained,;

*» The Variance is desirable for the appropriate development or use of the land,
building or structure; and,

» The proposed Variance is minor in nature.

RECOMMENDATIONS
THAT the Committee determines its position with respect fo the merits of the

APPLICATION in the context of the legislative framework and the comments contained
herein.

Prepared by: Justin Leung, Secretary-treasurer, COA Ext. 4223

Justin Leung

Secretary- Treasurer,
Committee of Adjustment/Planning Technician

K 'Planning & DevelopmentPDBBldgPInZone\PInApplicauons'MVZO16\MVY-2016-16 - 13 Wellington St W - Arnold Lane Corp\Step 2104+
GC or Council Report-Jan 20135 (see MV report (revised)) doex





/;%__ 100 John West Way Town of Aurora

Box 1000
AU@RA Aurora, Ontario Planning & Development Services

L4G 641

Youre in Good Compaiy Phone: 905-727-3123 Ext. 4350
Email: mrokos@aurora.ca
www.aurora.ca

INTERNAL MEMORANDUM

DATE: May 5, 2016

TO: Justin Leung, Secretary Treasurer
FROM: Marty Rokos, Planner, Planning & Development Services

RE: Application for Minor Variance

Arnold Lane Corp.

13 Wellington Street West

Part 1 Part of Lots 15 & 16, Registered Plan 9
File No. MV-2016-16A-B

The applicant is requesting relief from the requirements of the Town of Aurora Zoning
By-law 2213-78, as amended. The applicant is applying for the following variances:

Application MV-2016-16A: Section 6.26.1.3 of the Zoning By-law requires 11 parking
spaces. The applicant is proposing 2 parking spaces, thereby requiring a variance of 9
parking spaces.

Application MV-2016-16B: Section 21.2.4 of the Zoning By-law requires all parking
areas to be located in the rear yard. The applicant is proposing the parking area in the
interior side yard, thereby requiring a variance.

Planning staff have evaluated the minor variance applications pursuant to the prescribed
tests set out in Section 45.1 of the Planning Act.

1) General Intent of the Official Plan

The subject property is designated “Aurora Promenade” and more specifically
designated as "Downtown” by the Town of Aurora Official Plan. The intent of the
Downtown designation is to guide development while protecting and reinforcing a
heritage 'main street' character and identity. A wide range of commercial uses is
permitted as well as small scale institutional uses and residential uses above the first

storey.

The Aurora Promenade policies provide reduced parking rates for new residential and
non-residential development. In accordance with Section 11.14.1 a)i, new non-
residential uses developed within any existing building in the Downtown designation
north of Mosley Steet and east of Temperance Street are exempt from any additional
parking requirements.
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The proposed variances for the number and location of the parking spaces would
enable the owner to use the existing listed heritage structure that was built in 1920 for
commercial uses. Because of the existing building location on the property, the two
proposed parking spaces cannot be placed behind the building. Instead, they are
positioned beside the building in a way that reduces their visual prominence from
Wellington Street.

Planning staff are of the opinion that the proposed variance conforms to the general
intent and purpose of the Official Plan.

2) General Intent of the Zoning By-law

The subject lands are zoned “Central Commercial (C2) Zone” within the Town of Aurora
Zoning By-law 2213-78. The current zoning permits a wide variety of commercial uses
including offices, clinics, retail stores, studios, and dwelling units above the first storey.

As noted in the previous section, the number of non-residential parking spaces provided
on the subject lands meets the parking policies for non-residential development in
existing buildings outlined by the Downtown designation in the Official Plan. The current
Zoning By-law parking standard was rate enacted in 1984. The parking standard was
created before the new parking policy outlined in the Official Plan and therefore relief
from the current parking standard is required. The Town of Aurora is currently in the
process of reviewing and updating the Town's current Zoning By-law parking standards
to implement the Promenade parking policies.

Planning staff are of the opinion that the proposed variances maintain the general intent
and purpose of the Zoning By-law.

3) Are the variances desirable for the appropriate development or use of the
land

The subject lands are located along Wellington Street West within the historic
downtown. The existing building was constructed in 1920 as a two storey structure with
a GFA of 184 m®. The building has been renovated to house office, retail and studio
space. A public parking lot with 59 parking spaces is located adjacent to the subject
lands to the south. This parking lot is connected to Wellington Street West by an
interlock brick walking path maintained by the Town. The two proposed parking spaces
do not interfere with the path and are located behind the front wall of the existing
building. No changes are proposed to the existing building or surface parking on the
subject lands. Street parking within the downtown core was reported to Council by MMM
Group which conducted a study “Downtown Core Area Parking Study” (March, 2007).

Given the above, the proposed variances are considered desirable, compatible, and
appropriate development and use of the land.

K'Planning & DevelopmentGOWVCouncilComm\StaffReports\COAWariances\2016 Reports\WiV-2016-16A-B, (Amold Lane Com), 13
Wellington W - MPR - parking Promenade.docx
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4) Are the variances minor in nature

Planning Staff are of the opinion that the requested variances will not have a negative
impact on surrounding properties and are of the opinion that the variances are minor in

nature.

Planning Staff are of the opinion that the minor variance applications meet the four (4)
prescribed tests set out in Section 45.1 of the Planning Act and therefore staff have no
objection to the approval of Minor Variance Application File: MV-2016-16A-B (Arnold

Lane Corp ).

KWPlanning 3 DevelopmenfGOVCouncilCormmiStaffReponts\COAWariances\2016 ReportsiWiV-2016-16A-B, (Amold Lane Comp), 13
Wellinglon W - MPR - parking Promenade docx
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100 John Way Town of Aurora

Box 1000
AUIL()RA f:g:)&omaﬁo Infrastructure & Environmental
You're in Good Compary Phone: 905-727-3123 ext. 4322 Services

Email: gmcarthur@aurora.ca
Www.aurora.ca

MEMO File: MV-2016-16A-B Planning
D13-DEV- 006 (2016) IES

DATE: April 29, 2016
TO: Justin Leung, Secretary-Treasurer Committee of Adjustment
FROM: Patrick Ngo, Infrastructure and Environmental Services
RE: Application for Minor Variance
Arnold Lane Corp
13 Wellington street West

Part 1 of Lots 15 & 16
Registered Plans 9

Infrastructure and Environmental Services Department has no concem to this minor
variance application.

AR~
Patrick Ngo

Municipal Engineer
Ext. 4375

K\Infrastructure & Environmental Services\PDB\EngPInDeviDesignDevReviewiVariances\2016WMV-2016-16A-B 13 Wellington street West-pn.docx





Leum_;, Justin

From: Tree, Jim

Sent: Monday, May 02, 2016 2:55 PM

To: Leung, Justin

Subject: RE: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

From: Leung, Justin

Sent: April-22-16 3:52 PM

To: McDonald, John (imcdonald@cyfs.ca); Hurst, Gabrielle (Gabrielle.Hurst@vork.ca); Healey, Jeff; Ramunno, Marco;
Letman, Glen; Tree, Jim; Bazar, Afshin; Van Scheyndel, Janet; Mihail, Anca; 'info@lsrca.on.ca'

Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on

Applications.

After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail {so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Appiication.

1. File Name: Arnold Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnold Lane Corp
Address/Legal Description:13 Wellington St E/ Part 1 Part of Lots 15 & 16, Registered Plan 9 No Comment
or recommendations
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width. No Comment or

recommendations

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Sideroad/ Part Lot 16, Concession 3
Proposal: To allow canstruction of detached dwelling in Oak Ridges Maraine and increase height for
accessory structure, Comment will be provided

4. File Name: Hudson





File No.: MV-2016-13

Owner/Applicant: Hudson

Address/Legal Description: 405 5t. lohn's Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R15867 Parts
10&11 comments already provided

Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.

NOTE: This Application (MV-2016-13) has been revised. it was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-

circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.

Jushn Leung
Secretary-Treasure
Commuttee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Bax 1000
Aurora, Ontario L4G 68J1

Phone: 905-727-3123 ext. 4223
Fax: 905-726-4736
jleung@aurora.ca
www.aurora.ca





Leung, Justin
—ung.

From: Hurst, Gabrielle <Gabrielle. Hurst@york.ca>

Sent: Thursday, April 28, 2016 8:36 AM

To: Leung, Justin

Subject: FW: Committee of Adjustment Meeting -13 Wellington Street East, 67 Tyler Street, 1766
Vandorf Sideroad, 405 St. John's Sideroad

Attachments: MV-2016-13 Recirculated Application package.pdf; MV-2016-16 Application
package.pdf, MV-2016-17 Application package.pdf, MV-2016-18 Application
package.pdf

Good Marning Justin,

The Regional Municipality of York has reviewed the above Minor Variance Applications for the following
properties and has no objection;

o MV-2016-16A-B, 13 Wellington Street East,

s  MV-2016-17A-B, 67 Tyler Street and

s  MV-2016-18A-C, 1766 Vandorf Sideroad

With regards to application MV-2016-13, (405 St. John's Sideroad) the Region has no objection. However,
please advise the applicant that as per policy 7.2.49 of the Regional Official Plan, should a development
application be submitted for this land in the future, the landowner may be required to provide land for street
widening purposes at no expense to the Regional Municipality of York.

Regards,
Gabrieile

Gabrielle Hurst, MCIP. RPP. C.Tech | Programs and Process Improvement Section of the Planning and
Economic Development Branch | Corporate Services

The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 621
O 1-877-464-9675 ext. 71538 | gabrielle.hurst@york.ca | www.york.ca
Qur Values: Integrity, Commitment, Accountability, Respect, Excellence

£ 19 in

From: JLeung@aurgra.ca [mailto:JLeung@aurora.ca)

Sent: Friday, April 22, 2016 3:52 PM

To: jmcdonald@cyfs.ca; Hurst, Gabrielle; JHealey@aurora.ca; MRamunno@aurora.ca; gletman@aurora.ca;
jtree@aurora.ca; ABazar@aurora.ca; jvanscheyndel@aurora.ca; AMihail@aurora.ca; info@lsrca.on.ca
Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on
Applications.





After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail (so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Application.

1. File Name: Arncld Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnotd Lane Corp
Address/Legal Description:13 Wellington St E/ Part 1 Part of Lots 15 & 16, Registered Plan 9
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width.

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Siderocad/ Part Lot 16, Concession 3
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine and increase height for
accessory structure.

4. File Name: Hudson
File No.: MV-2016-13
Owner/Applicant: Hudson
Address/Legal Description: 405 St. John's Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R15867 Parts
10&11
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.

NOTE: This Application {(MV-2016-13) has been revised. it was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-
circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.
Justin Leung

Secretary-Treasurer
Committee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontano L4G 6J1

Phone: 905-727-3123 ext. 4223
Fax. 905-726-4736





Leung, Justin

From: Healey, Jeff

Sent: Wednesday, April 27, 2016 8:45 AM
To: teung, Justin

Subject: MV-2016-16A-B

Hi Justin,

With respect to the subject minor variance application, the variance does not impact the existing structure, therefore |
have no comment.

The re-siding of the building appears to have occurred prior to receipt of the Minor Variance Application.

Regards,

Jeff Healey
Planner

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontaric L4G 6J1

Phone: 905-727-3123 ext. 4349
Fax: 905-726-4736
healey@aurora.ca

Www. gurora.ca
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AURORA TOWN OF AURORA
yoireongont iopuy  COMMITTEE OF ADJUSTMENT STAFF REPORT

SUBJECT: Minor Variance Application
Anderson
1766 Vandorf Sideroad
Part Lot 16, Concession 3
File No.: MV- 2016-18A-C

FROM: Justin Leung, Secretary- Treasurer, Committee of Adjustment

DATE: May 6, 2016

PURPOSE OF APPLICATION MV-2016-18A

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow construction of a 2 storey detached dwelling within Oak
Ridges Moraine. The property in question is in a Oak Ridges Moraine Countryside Area
(C-ORM) Zone and Oak Ridges Moraine Natural Linkage (NL-ORM) Zone. Section
34.4.3 the Zoning By-law states notwithstanding Subsection 34.4.1 no development or
site alteration shall occur on Category 2 lands identified on Schedule E of the By-law,
without an amendment to, or relief from the Zoning By-law. The Applicant is proposing
to construct a 1175 m?detached dwelling; thus requiring a Variance.

PURPOSE OF APPLICATION MV-2016-18B

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow construction of a 2 storey detached dwelling within Oak
Ridges Moraine. The property in question is in a Oak Ridges Moraine Countryside Area
{C-ORM) Zone and Oak Ridges Moraine Natural Linkage (NL-ORM) Zone. Sections
34.1.3 and 34.1.4 of the Zoning By-law specifies that no development or site alteration
shall occur on that portion of that lot that contains Significant Woodland or one or more
Minimum Vegetation Protection Zones as shown on Schedule B of the By-law, without
amendment to, or relief from the Zoning By-law. The Applicant is proposing to construct
a 1175 m? detached dwelling where the lot is within a Minimum Vegetation Protection
Zone or Significant Woodland; thus requiring a Variance.

K Planning & DevelopmentPDBBldgPInZone'PlnApphicationsiM Y2016 MV-2016-18 - 1766 Vandor! Sdrd - AndersomStep 2404-GC or
Council Report-Jan 2013 (see MV repont {revised)) doex
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PURPOSE OF APPLICATION MV-2016-18C

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow increase in height for accessory structure. The property in
guestion is in a Oak Ridges Moraine Countryside Area (C-ORM) Zone and Oak Ridges
Moraine Natural Linkage (NL-ORM)} Zone. Section 6.2.3 of the Zoning By-law allows a
maximum height of 3.5 metres for an accessory structure. The Applicant is proposing to
construct a detached garage with height of 6.4 metres; thus requiring a Variance of 2.9
metres.

Note: For MV-2016-18C, the Applicant has revised proposal to construct an accessory
structure with a height of 5.0 metres; thus requiring a Variance of 1.5 metres.

DEPARTMENTS AND AGENCIES COMMENTS RECEIVED

CIRCULATED

Planning & Development Services: A op!ectlons subject to
condition.

Building & By-law Services: No comments.

Infrastructure & Environmental Services: No opj:ections subject to
condition.

Parks & Recreation Services: No op!ectlons subject to
conditions.

Central York Fire Services: No comments received.

Power Stream: No comments received.

York Region: No objections.

: : . " No objections subject to
Lake Simcoe Region Conservation Authority: conditions.

BASIC DATA PERTAINING TO THE MATTER

There appear to be no objections to the Application, however there are conditions
suggested in respect of the Decision.

Ko Plannimg & DevelopmentiPDI BldgMnZone PinApplications'MVI2016MV-2016-18 - 1766 Vandor{ Sdrd - AndersomStep 2W4-GC or
Counctl Report-lan 2003 (see MY report (revised)) doex
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LEGISLATIVE FRAMEWORK FOR MINOR VARIANCE

In considering this Application, the Committee must have regard for the following criteria
and determine whether:

= The general intent and purpose of the Town's Official Plan will be maintained,

* The general intent and purpose of the Town's Zoning By-law will be maintained,

» The Variance is desirable for the appropriate development or use of the land,
building or structure; and,

s The proposed Variance is minor in nature.

RECOMMENDATIONS

THAT the Committee determines its position with respect to the merits of the
APPLICATION in the context of the legislative framework and the comments contained
herein; and

THAT should the Committee determine there is mernit in the Application, the following
Conditions of Approval might apply:

1. SUBMISSION to the Secretary-Treasurer of written confirmation from the
Town's Director or designate of Planning & Development Services; that
the Applicant has satisfied all concerns below and as noted in the May 5,
2016 memo by Drew MacMartin, Planner:;

= THE Applicant enter into a Simplified Development Agreement, if
determined necessary by Planning & Development Services and
pay the applicable administrative fees for such Agreement, to
ensure that the development and site alieration occurs in
accordance with the recommendations of the Natural Heritage
Evaluation prepared by Ages Consultants Limited, dated April,
2016 (updated May 2016}, as amended, showing the location of the
proposed development, accessory structures and related
amenities.

2. SUBMISSION to the Secretary-Treasurer of written confirmation from the
Town's Director or designate of Infrastructure & Environmental Services;
that the Applicant has satisfied all concerns below and as noted in the
April 27, 2016 memo by Glen McArthur, Municipal Engineer:

¢ THAT the Owner enter into a Simplified Development Agreement
with the Town.

3. SUBMISSION to the Secretary-Treasurer of written confirmation from the

K 'Plasning & Development PDB\BidgPInZondPInApplications' MVAZ016:MV-2016-18 - 1766 Vandor!” Sdrd - Andersen\Step 204-GC or
Council Report-Jan 2013 (see MV report (revised)) doex
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3. SUBMISSION to the Secretary-Treasurer of written confirmation from the
Town's Director or designate of Parks & Recreation Services; that the
Applicant has satisfied all concerns below and as noted in the May 12,
2016 memo by Jim Tree, Manager of Parks:

« That the owner may be required to provide an Evaluation Report prepared by a
Certified Arborist or Professional Registered Forester outlining all aspects of the
impacts that this proposal will have on existing and current remaining vegetation,
The report shall include recommendations and an action plan on the mitigation of
negative effects to vegetation , during and post construction periods as well as
measures aimed at tree health care and protection for trees effected by the
project and any remaining trees in the vicinity of the project that require
applicable maintenance.

In addition the report shall include a schedule of monitoring the ongoing site work
through a series of scheduied site visits by the Arborist / Forester during and post
construction to ensure the vegetation preservation measures remain in
compliance throughout the project, each site visit to be documented and any
resulting action items required by the Arborist /Forester shall be implemented
and confirmed on site forthwith by the Arborist /Forester following each visit.

« The owner be required to provide vegetation compensation and a replanting plan
in accordance with the Town of Aurora TREE REMOVAL/PRUNING AND
COMPENSATION POLICY to the satisfaction of the Direction of Parks and
Recreation as compensation for trees removed to facilitate construction.
Compensation planting shall be completed prior to release of the financial
securities.

« The owner shall agree to comply with the Aurora Tree Permit By-law # 4474 -
03.D prior to the removal of any trees on the property.

» The owner shall agree to provide financial securities based on the total value of
the Tree Compensation evaluation and all Arboriculture works as defined by the
Town and the Owners Arborist/ Forester. To the satisfaction of the Director of
Parks and Recreation.

All of the above shall be included as terms and conditions in the Simplified
Development Agreement

4. SUBMISSION to the Secretary-Treasurer of written confirmation from Lake
Simcoe Region Conservation Authority; that the Applicant has satisfied all
concerns below and as noted in the May 2, 2016 memo by Lisa-Beth Bulford,
Development Planner:

K ‘Planning & DevelopmentPDBBldgPinZond PlnApplications' MV 20 16'MV-2016-18 - 1766 Vandor Sdrd - AndersonSiep 2104-GC or
Council Report-Jan 2013 (see MV report (revised)) doex





May 6, 2016 -5- MV-2016-18A-C
Anderson

« THAT the final site plan demonstrate that ail site alteration is at minimum
thirty (30) metres away from all identified key natural heritage features
identified in the submitted Natural Heritage Evaluation (Ages Consultants
Limited, April 2016).

o THAT the Owner shall provide a stormwater management report and water
balance to the satisfaction of the Town of Aurora addressing lake Simcoe
Protection Plan designated policies 4.8 and 6.40.

o Pay of the appropriate fee ($300) for our review of this application in
accordance with the Planning and Development Fees Policy (January 1/15) to
the LSRCA.

o THAT the Owner shall obtain an LSRCA permit for any development and/or
site alteration proposed within the area subject to Ontario Reguiation 179/06
of the Conservation Authorities Act.

5. THAT the above noted condition be satisfied within one year from the
notice of decision, or the Variances may lapse requiring reapplication.

Prepared by: Justin Leung, Secretary-treasurer, COA Ext. 4223
Justin Leung

Secretary- Treasurer,
Committee of Adjustment/Planning Technician

K Phanaing & DevelopmentPDRBIdgPInZone\PlaApplicationst MVQ0 1 6'MV-2016-18 - 1766 Vandorf Sdrd - Anderson\Siep 2304-GC or
Council Report-Jan 2015 {(sce MV report (revised)) docx
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/’% 20X 1008 < Town of Aurora
urora, Untano - -
A RA L4G 6J1 Planning & Development Services
U ILC) Phone: 905-727-3123 Ext. 4347

SRR Email: dmacmartin@aurora.ca
Youre i Good Compary |\ aurora.ca

INTERNAL MEMORANDUM

DATE: May 5, 2016

TO: Justin Leung, Secretary Treasurer to the Committee of Adjustment
FROM: Drew MacMartin, Planner

RE: Application for Minor Variance
Anderson
1766 Vandorf Sideroad
Part Lot 16, Concession 3
File No. MV-2016-18A-C

The Applicant is requesting relief from the requirements of the Town of Aurora Zoning
By-law 2213-78, as amended to permit the construction of a 1,175 m? gross floor area
(gfa) detached dwelling and accessory structure within a Minimum Vegetation Protection
Zone and Category 1 & Category 2 Landform Conservation area. Sections 34.1.3 and
34.1.4 of the Zoning By-law 2213-78 specifies that no development or site alteration
shall occur on that portion of that lot that contains Significant Woodland or one or more
Minimum Vegetation Protection Zones without amendment to, or relief from the Zoning
By-law. Additionally, Sections 34.4.3 of the Zoning By-law states (notwithstanding
subsection 34.4.1) that no development shall occur on Category 1 and Category 2 lands
without an amendment to the By-law. The proposed construction will fall within both the
Minimum Vegetation Protection Zone, as well as Category 1 and Category 2 landform
conservation areas; thereby requiring variances.

The applicant is also proposing to construct a detached garage with a height greater
than the Zoning By-law permits; thereby requiring a variance.

The Applicant originally applied for an accessory structure height increase to 6.4 metres,
but has since revised his drawings/proposal and is now requesting a maximum
accessory structure height of 5.0m in response to staff comments. An addendum to the
Natural Heritage Evaluation (Updated May, 2016) was also submitted.

Application MV-2016-18A: Section 34.4.3 of the Zoning By-law states, notwithstanding
subsection 34.4.1 no development or site alteration shall occur on Category 1 and
Category 2 lands identified on Schedule E of the Zonlng By-law without an amendment
to, or relief from the Zoning By-law. The applicant is proposing to construct a 1, 175m?
gfa detached dwelling on Category 1 and Category 2 Landform Conservation Lands;
thereby requiring a variance.
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Application MV-2016-18B: Sections 34.1.3 and 34.1.4 of the Zoning By-law states that
no development or site alteration shall occur on that portion of that lot that contains
Significant Woodland or one or more Minimum Vegetation Protection Zones as shown
on Schedule B of the By-law, without an amendment to, or relief from the Zoning By-law.

Application MV-2015-18C: Section 6.2.3 of the Zoning By-law allows a maximum
height of 3.5 metres for an accessory structure. The applicant is proposing a detached
garage with a height of 5.0 metres; thereby requiring a variance of 2.9 metres.

Planning staff have evaluated the Minor Variance Applications listed below pursuant to the
prescribed tests set out in Section 45.1 of the Planning Act as follows:

1. General Intent of the Official Plan

The Town of Aurora Official Plan designates the subject lands as “Oak Ridges Moraine
Countryside (C-ORM) Zone" and “Oak Ridges Moraine Natural Linkage Area". Schedule
“K" indicates that the subject lands are designated “Wetland”, “Wetland - Minimum
Vegetation Protection Zone (MVPZ)", “Woodlands”, and "Woodlands -~ Minimum
Vegetation Protection Zone”. Schedule ‘L’ indicates that the subject lands are
designated “Category 1 — Complex Landform” and “Category 2 — Moderately Complex
Landform”. According to Schedule ‘M, the subject lands are in a “Low Vulnerability
Aquifer Area" and a “High Vulnerability Aquifer Area”. The policies of the “Oak Ridges
Moraine Countryside Area” provide that very high standards of development apply to
these rural areas.

Section 3.13.3(g) of the Official Plan indicates the following:

3.13.3¢g The use, erection or location of a single dwelling and related
accessory uses are permitted on the Oak Ridges Moraine, if:

i the use, erection and location would have been permitted by the
applicable zoning by-law on November 15, 2001;

i prior to issuance of a building permit, the applicant demonstrates, to
the extent possible, thal the use, erection and location will not
adversely affect the ecological integrity of the Oak Ridges Moraine, by
means of a natural heritage or hydrological evaluation or other required
study in accordance with the policies of the Oak Ridges Moraine
Conservation Plan; and

iif notwithstanding Subsection 3.13.3.g.ii above, where said lands are
located within the Oak Ridges Moraine Settlement Area, the policies of
Subsections 3.13.4.fiv and 3.13.4.f.v shall also apply.

The applicant has submitted a “(Scoped) Natural Heritage Evaluation (NHE)" dated
April, 2016 and later updated in May, 2016 (Ages Consultants Ltd.). The NHE evaluates
the proposal to construct a new single detached dwelling unit and accessory garage to
replace the existing residence.

KPlanning & Development\GOVCouncilCommiStaffRepons\COAWariances\2016 Repors\WV-2016-18A-C, (Anderson), 1766 Vandod Sd -
DM - ORM addition, accessory height increase - 2016-04-28.docx
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The NHE concludes that the proposed development will not disturb any Oak Ridges
Moraine features and functions as the features wili be protected by the minimum 30
metres buffer (MVPZ).

Trees around the existing dwelling are predominateiy planted and include Red Pine and
Jack Pine species with some ingrowth of hawthorn and Manitoba maple, shown on the
KNHF figure as woodland, but do not meet the standard to be a KNHF as the unit is
less than 40 metres in width throughout and occupies less than 4 ha.

Should tree remaval be required, the report recommends that this be done outside the
migratory bird breeding period with tree removal permits. Low impact design should be
implemented including features such as porous paving, an erosion and sediment control
plan is to be implemented, and all plantings will be made up of native plant species.

Planning staff are of the opinion that the proposed variances conforms to the general
intent and purpose of the Official Plan.

2. General intent of the Zoning By-law

The subject lands are zoned “Oak Ridges Moraine Countryside (C-ORM) Zone” and
“Oak Ridges Moraine Natural Linkage Area” by Zoning By-law 4469-03.D, which was
adopted by Council on October 22, 2002. Schedule ‘B’ of the Zoning By-law indicates
that portions of the lands are zoned “Woodlands”, “Woodlands — Minimum Vegetation
Protection Zone", “Wetlands” and “Wetland — Minimum Vegetation Protection Zone”.
Schedule ‘C’ identifies that the subject lands are located in a ‘high aquifer vulnerability
area’ and a ‘low aquifer vulnerability area’. Schedule ‘E’ indicates the lands are in a
“Category 1 — Complex Landform” and “Category 2 — Moderately Complex Landform”.

Section 34.4.3 of the By-law states (in part) that no development or site alteration shall
occur in Category 1 or Category 2 lands without an amendment to or relief from the
Zoning By-law. As noted above, the applicant has submitted a NHE, which stipulates
that the construction of a new single detached dwelling unit and accessory structure
would not impact the Woodland. The Natural Heritage Evaluation concludes that
sedimentation fencing, as specified by the engineer/landscape architect should be used
to delimit the disturbance area and contain the release of materials to the disturbed
area.

Section 6 2.3 requires a maximum height of 3.5 m for an accessory building. The intent
of the zoning regulations respecting accessory buildings is to minimize potential impacts
on adjacent properties and ensure that accessory buildings are subordinate to the
principal building on the same lot. The proposed garage is 5.0 m in height with an area
of2216 m*. The main house is a two storey building and has a proposed GFA of 1,175
m*.

K \Planning & DevelopmentGOWVCouncilComm\StaffReponts\COAWariances\2016 Reporls\WV-2016-18A-C, (Anderson), 1766 Vandorf Sd -
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The accessory structure is designed as a 2 bay, single storey, barn structure and is
consistent in massing with the main building and subordinate to the main building in
scale. The subject lands and surrounding properties are large rural lots with very large
distances separating the houses. The closest house to the proposed garage is
approximately 130 metres to the southwest, which reduces the potential for visual
impact as a result of the proposed variance.

Given the above, Planning Staff are of the opinion that the variances comply with the
general intent and purpose of the Zoning By-law.

3. Are the variances desirable for the appropriate development or use of the
land

The subject property currently has a two (2) storey detached dwelling including a
driveway and attached garage. The property is surrounded by rural and agricultural
lands on all sides with significant front, side and rear yard setbacks. The proposed
variances to permit a new single detached dwelling unit and increased maximum height
of an accessory structure will have a minimal impact on the KNHF’s, the adjacent
properties and surrounding neighbourhood.

Given the above, Planning Staff are of the opinion that the requested variances will not
impact the ecological integrity of the Oak Ridges Moraine and are compatible with
adjacent residential and rural uses.

4, Are the variances minor in nature

The Natural Heritage Evaluation concludes that the Woodland and Wetland KNHFs and
their associated MVVPZ's will not be impacted as a result of the proposed development. It
is staff's opinion that the proposed variance for height as proposed would permit an
accessory structure that is compatible with the character of the surrounding rural area.
Planning staff are of the opinion that the requested variances are minor in nature.

Based on the aforementioned, Planning Staff are of the opinion that the minor variance
applications meet the four (4) prescribed tests set out in Section 45.1 of the Planning
Act, and therefore Staff have no objection to the approval of Minor Variance Applications
File: MV-2016-18A-C (Anderson). As noted in the NHE the proposal development does
not fall within the Woodland or MVPZ as such recommended mitigation can be achieved
through controls of a building permit. As such, a NHE development agreement may not
be necessary for the subject site. This will be evaluated by staff prior to the review of the
building permit. The recommended condition is therefore worded - if necessary:

1) The applicant enter into a Simplified Development Agreement, if determined
necessary by Planning & Development Services and pay the applicable
administrative fees for such agreement, to ensure that the development and site
alteration occurs in accordance with the recommendations of the Natural Heritage
Evaluation prepared by Ages Consultants Limited, dated April, 2016 (Updated
May, 2016), as amended, showing the location of the proposed development,
accessory structures and related amenities.
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MEMO File: MV-2016-18A-C Planning
D13-DEV- 006 (2016) IES

DATE: April 27,2016

TO: Justin Leung, Acting Secretary - Treasurer Committee of Adjustment
FROM: Glen McArthur, Infrastructure and Environmental Services

RE: Application for Minor Variance (Anderson)

1766 Vandorf Sideroad
Part Lot 16, Concession 3

Infrastructure and Environmental Services Department has no objection to this minor
variance application with the following condition:

1. That the Owner enters into a simplified development agreement with the Town.

Glen McArthur
Municipal Engineer
Ext. 4322

KMnfrastructure & Environmental Services\PDB\EngPinDeviDesignDevReviewiVariances\2016WMV-2016-18A-C 1766 Vandor Sidroad-
gm.doc.docx
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INTERNAL MEMORANDUM

DATE: May 12, 2016

TO: Justin Leung, Committee Of Adjustment Secretary
FROM: Jim Tree, Manager of Parks
RE: MV -2016-18A-C 1766 Vandorf Side Road

We have reviewed the documentation and the property associated with the above noted
application and provide the following comments and recommended conditions in the
event the application is approved.

The proposed demolition and reconstruction of a new dwelling and exterior landscaped
areas will have an impact on the existing vegetation located on this property.

The arborists report supporting the application identifies 62 trees of various sizes and
species that would need to be removed to facilitate this development project, of which
many of these trees are noted to be in poor condition or in a state of decline, Staff have
inspected the site and concur with the Arborists report.

In view of the above noted tree removal and potential for additional disturbance to
vegetation on the subject propenty staff recommend that the Committee consider
imposing the following conditions in the event that this application is approved.

« That the owner may be required to provide an Evaluation Report prepared by a
Certified Arborist or Professional Registered Forester outlining all aspects of the
impacts that this proposal will have on existing and current remaining vegetation,
The report shall include recommendations and an action plan on the mitigation of
negative effects to vegetation , during and post construction periods as well as
measures aimed at tree health care and protection for trees effected by the
project and any remaining trees in the vicinity of the project that require
applicable maintenance.

In addition the report shall include a schedule of monitoring the ongoing site work
through a series of scheduled site visits by the Arborist / Forester during and post
construction to ensure the vegetation preservation measures remain in
compliance throughout the project, each site visit to be documented and any
resulting action items required by the Arborist /Forester shall be implemented
and confirmed on site forthwith by the Arborist /Forester folfowing each visit.
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The owner be required to provide vegetation compensation and a replanting plan
in accordance with the Town of Aurora TREE REMOVAL/PRUNING AND
COMPENSATION POLICY to the satisfaction of the Direction of Parks and
Recreation as compensation for trees removed to facilitate construction.
Compensation planting shall be completed prior to release of the financial
securities.

The owner shall agree to comply with the Aurora Tree Permit By-law # 4474 -
03.D prior to the removal of any trees on the properly.

The owner shall agree to provide financial securities based on the total value of
the Tree Compensation evaluation and all Arboriculture works as defined by the
Town and the Owners Arborist/ Forester. To the satisfaction of the Director of
Parks and Recreation.

All of the above shall be included as terms and conditions in the Simplified
Development Agreement

Jim Tree, Manager of Parks





Leung, Justin

From: Hurst, Gabrielle <Gabrielle.Hurst@york.ca>

Sent: Thursday, April 28, 2016 8:36 AM

To: Leung, Justin

Subject: FW: Committee of Adjustment Meeting -13 Wellington Street East, 67 Tyler Street, 1766
Vandorf Sideroad, 405 St. John's Sideroad

Attachments: MV-2016-13 Recirculated Application package.pdf; MV-2016-16 Application
package.pdf, MV-2016-17 Application package.pdf, MV-2016-18 Application
package.pdf

Good Morning Justin,

The Regional Municipality of York has reviewed the above Minor Variance Applications for the following
properties and has no objection;

e MV-2016-16A-B, 13 Wellington Street East,

s MV-2016-17A-B, 67 Tyler Street and

e MV-2016-18A-C, 1766 Vandorf Sideroad

With regards to application MV-2016-13, {405 St. John's Sideroad) the Region has no objection. However,
please advise the applicant that as per policy 7.2.49 of the Regional Official Plan, should a development
application be submitted for this land in the future, the landowner may be required to provide land for street
widening purposes at no expense to the Regional Municipality of York.

Regards,
Gabrielle

Gabrielle Hurst, MCiP. RPP. C.Tech | Programs and Process Improvement Section of the Planning and
Economic Development Branch | Corporate Services

The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 621
O 1-877-464-9675 ext. 71538 | gabrielle.hurst@york.ca | www.york.ca
Our Values: Integrity, Cornmitment, Accountability, Respect, Excellence

fivdin

From: JLeung@aurora.ca [mailto:JLeung@aurora.ca]

Sent: Friday, April 22, 2016 3:52 PM

To: jmcdonald@cyfs.ca; Hurst, Gabrielle; JHealey@aurora.ca; MRamunno@aurora.ca; gletman@aurora.ca;
jtree@aurora.ca; ABazar@aurora.ca; jvanscheyndel@aurora.ca; AMihail@aurgra.ca; info@lsrca.on.ca
Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on
Applications.





After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail (so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Application.

1. File Name: Arnold Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnold Lane Corp
Address/Legal Description:13 Wellington St E/ Part 1 Part of Lots 15 & 16, Registered Plan 9
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width,

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Sideroad/ Part Lot 16, Concession 3
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine and increase height for
accessory structure,

4. File Name: Hudson
File No.: MV-2016-13
Owner/Applicant: Hudson
Address/Legal Description: 405 St. John's Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R15867 Parts

10&11
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.

NOTE: This Application (MV-2016-13) has been revised. It was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-
circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.

Justin Leung
Secretary-Treasurer
Committee of Adjustment/Planning Technician

Town of Aurcra
100 John West Way, Box 1000
Aurora, Ontario L4G 8J1

Phone: 905-727-3123 ext. 4223
Fax: 905-726-4736





Lake Simcoe Region
conservation authority

Sent by E-mail: jleung@aurora.ca

A Watershed for Life

May 2, 2016
File No.: MV-2016-18A-C

IMS No.: PYOC1662C2
Mr. Justin Leung
Secretary-Treasurer, Committee of Adjustment
Corporation of the Town of Aurora
100 John West Way, Box 1000
Aurora, ON L4G 641

Dear Mr. Leung:

Re: Proposed Applications for Minor Variance
Applicant: Anderson
1766 Vandorf Sideroad
Town of Aurora, Regional Municipality of York

Thank you for circulating the Lake Simcoe Region Conservation Authority (LSRCA} with the Notice of a
Public Hearing regarding the above noted applications for Minor Variance. We understand the purpose
and effect of these applications is to provide relief from the following sections of Town of Aurora Zoning
By-law 2213-78 to allow for the construction of a replacement single family dwelling and accessory
building:

s Sections 34.1.3 and 34.1.4 to allow development within a minimum vegetation
protection zone or significant woodland feature within the QOak Ridge Moraine
Conservation Plan Area

s Section 34.4.3 to allow the construction of a detached dwelling in Category 2 lands

e Section 6.2.3 to allow for a height of 6.4 metres for an accessory structure whereby the
By-law permits a maximum height of 3.5 metres.

The LSRCA has reviewed this application for consistency with the Provincial Policy Statement (PPS), and
conformity with the Oak Ridges Moraine Conservation Plan (ORMCP), the Greenbelt Plan (GBP), the Lake
Simcoe Protection Plan (LSPP), and Ontario Regulation 179/06 under the Conservation Authorities Act.

The subject property contains part of significant woodland and a tributary of the East Holland River flows
through the site with its associated flooding and erosion hazards. Part of the property is regulated under
Ontario Regulation 179/06 of the Conservation Authorities Act due to the presence of wetland,
watercourse and associated hazard iands.

Page1of2
120 Bayview Parkway Tel: 905.895.1281 1.800.465.0437 Web:  www.LSRCA.on.ca
Newmarket, Ontario L3Y 3W3 Fax: 905.853.5881 E-Mail: Info@LSRCA.on.ca

Proud winner of the International Thiess Riverprize ; Member of Conservation Ontario





Lake Simcoe Region
conservation authority

May 2, 2016

File No.: MV-2016-18A-C
IMS No.: PVOC1662C2
Mr. Justin Leung

Page 2 of 2

This property is within the WHPA-Q2 area of water quantity risk, as well as a wellhead protection area
identified within the South Georgian Bay Lake Simcoe Source Water Protection Plan {SWPP), and meets
the definition of major development within the LSPP and SWPP. The property is also within a Category 2
Landform Conservation Area of the ORMCP and is within an area of significant groundwater recharge.

Based on our review of the submitted information related to this application, we recommend that any
approval of this application be subject to the following conditions:

1. That the final site plan demonstrate that all site alteration is at minimum thirty (30) metres away
from all identified key natural heritage features identified in the submitted Natural Heritage
Evaluation (Ages Consuitants Limited, April 2016}.

2. That the Owner shall provide a stormwater management report and water balance to the
satisfaction of the Town of Aurora addressing Lake Simcoe Protection Plan designated policies 4.8

and 6.40.

3. Payment of the appropriate fee ($300) for our review of this application in accordance with the
Planning and Development Fees Policy {January 1/15) to the LSRCA,

4, That the Owner shall obtain an LSRCA permit for any development and/or site alteration proposed
within the area subject to Ontario Regulation 179/06 of the Conservation Authorities Act.

Please advise us of your decision in this matter. If you have any questions regarding these comments,
please do not hesitate to contact me. Please reference the above file numbers in future
correspaondence.

Sincerely,

Lisa-Beth Bulford M.Sc.

Development Planner

LBB/ph

c. Betty Pakulski, Environmental Regulation Analyst, LSRCA

$:\Planning and Development Services\Planning Act\Planning Act Applications\Aurora\52194 1766 Vandorf Sideroad\04-28-2016 Bulford Aurora
MWOC1662 MV-2016-18A-C 1766 Vandorf Sideroad.docx
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SUBJECT: Minor Variance Application
Shin
67 Tyler Street
Pt Lot 28 Plan 9
File No.: MV- 2016-17A-B

FROM: Justin Leung, Secretary- Treasurer, Committee of Adjustment

DATE: May 6, 2016

PURPOSE OF APPLICATION MV-2016-17A

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow increase in maximum building height. The property in
question is in a Detached Dwelling Second Density Residential (R2) Zone. Section
11.2.30f the Zoning By-law requires a maximum height of 10.0 metres. The Applicant is
proposing to construct a 940 m? detached dwelling unit with a building height of 11.7
metres thus requiring a Variance of 1.7 metres.

PURPOSE OF APPLICATION MV-2016-17B

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow increase in maximum driveway width. The property in
question is in a Detached Dwelling Second Density Residential (R2) Zone. Section
6.28.1.i(b) of the Zoning By-law requires a maximum driveway width of 6.0 metres if the
lot frontage is greater than 9.0metres and less than 18.0 metres. The Applicant is
proposing to widen the driveway to 6.4 metres; thus requiring a Variance of 0.4
metres.

DEPARTMENTS AND AGENCIES COMMENTS RECEIVED

CIRCULATED |

 Planning staff does not
support Application MV-2016-

17A:; no concerns for
- Application MV-2016-17B

Planning & Development Services:

Building & By-law Services: No comments.

- Infrastructure & Environmental Services: ' No objections.

K:\Planning & Development\PDB\BIdgPInZone\PlnApplications\MV\201 6\MV-2016-17 - 67 Tyler St - Shin\Step 2\04-GC or Council Report-
Jan 2015 (see MV report (revised)).docx
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Shin

Parks & Recreation Services: - No comments.

| Central York Fire Services: No comments received.
Power Stream: No comments received.
York Region: ~ No objections.

- Heritage staff does not ;
- support Application MV-2016-
17A; no concerns for !
- Application MV-2016-17B.

Program Manager, Heritage Planning:

BASIC DATA PERTAINING TO THE MATTER

Planner, Planning & Development Services, do not support MV-2016-17A as not
meeting four tests of a Minor Variance. They indicate no objection to MV-2016-17B.

Acting Program Manager, Heritage Planning indicates they do not support Application
MV-2016-17A as the massing of 3™ storey is not compatible with neighbouring
dwellings. They indicate no concern for MV-2016-17B.

There appear to be no other objections to the Application, however there are conditions
suggested in respect of the Decision.

LEGISLATIVE FRAMEWORK FOR MINOR VARIANCE

In considering this Application, the Committee must have regard for the following criteria
and determine whether:

* The general intent and purpose of the Town'’s Official Plan will be maintained;

* The general intent and purpose of the Town’s Zoning By-law will be maintained;

* The Variance is desirable for the appropriate development or use of the land,
building or structure; and,

* The proposed Variance is minor in nature.

SUPPLEMENTARY INFORMATION

o Letter of opposition from resident of 81 Tyler Street (attached herein).

KoPlanning & Development\PDB\BldgPInZone\PInApplications\sMV\2016\MV-2016-17 - 67 Tyler St - Shin\Step 2\04-GC or Council Report-
Jan 2015 (see MV report (revised)).docx
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RECOMMENDATIONS

THAT the Committee determines its position with respect to the merits of the
APPLICATION in the context of the legislative framework and the comments contained
herein; and

THAT should the Committee determine there is merit in the Application, the following
Conditions of Approval might apply:

1. SUBMISSION to the Secretary-Treasurer of written confirmation from the
Town’s Director or designate of Infrastructure & Environmental Services;
that the Applicant has satisfied all concerns below and as noted in the
April 7, 2016 memo by Mirlinda Nuro, Administrator, Construction
Projects:

¢ A detailed grading plan of the property has to be submitted to and
approved by Director of Infrastructure & Environmental Services to
ensure existing drainage pattern within property is maintained.

2. THAT the above noted condition be satisfied within one year from the
notice of decision, or the Variances may lapse requiring reapplication.

Prepared by: Justin Leung, Secretary-treasurer, COA Ext. 4223
Justin Leung

Secretary- Treasurer,
Committee of Adjustment/Planning Technician

K:\Planning & Development\PDB\BldgPInZone\PInApplications\MV\2016\MV-2016-17 - 67 Tyler St - Shin\Step 2\04-GC or Council Report-
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INTERNAL MEMORANDUM

DATE: May 4, 2016

TO: Justin Leung, Secretary Treasurer to the Committee of Adjustment
FROM: Lawrence Kuk, Planner

RE: Application for Minor Variance
Louisa Lai Shin
67 Tyler Street
Part Lot 28, Plan 9
File No. MV-2016-17 A- B

The Applicant is requesting relief from the requirements of the Town of Aurora Zoning
By-law 2213-78, as amended to permit the construction of a new 940 m? single
detached dwelling on the subject lands.

Application MV-2016-17A: To increase the maximum height of the detached dwelling
to 11.7 m, whereas the By-law requires a maximum of 10.0 m.

Application MV-2016-17B: To increase the maximum driveway width to 6.4 m, whereas
the By-law requires a maximum of 6.0 m if the lot frontage is greater than 9.0 m and less
than 18.0 m.

On June 25, 2013 Council removed 67 Tyler Street off the Aurora Register of Properties
of Cultural Heritage Value or Interest subject to the Owner submitting architectural
drawings that are complementary to the existing heritage character of the area to the
satisfaction of Planning & Development Services.

Planning staff have evaluated the Minor Variance Application listed below pursuant to the
prescribed tests set out in Section 45.1 of the Planning Act as follows:

1. General Intent of the Official Plan

The subject lands is designated “Stable Neighbourhood, by the Town’s Official Plan. The
policies of this designation are intended to ensure that the area is protected from
incompatible forms of development and any infill that occurs must be compatible with the
established community character.

Section 8.1.3 a) of the Official Plan requires any new development abutting existing
residential development shall be sympathetic to the form and character of the existing
development and shall be compatible with regard to building scale and urban design.
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Section 8.1.3 f) of the Official Plan limits all new developments to have a maximum height of
3 storeys or 9 metres, whichever is less.

Furthermore, the Official Plan emphasis all development within the Stable Neighbourhoods
to respect and reinforce the existing physical character and use of the surrounding area,
with particular attention to the following elements:

i the pattern of /ots, streets and blocks;
ii. the size and configuration of nearby /ots;
ili. the building type of nearby residential properties;

iv. the heights and scale of nearby residential properties;

V. the setback of buildings from the street;

Vi. the pattern of rear and side-yard setbacks; and,

Vii. conservation and enhancement of cultural heritage resources.

As noted above, the Official Plan clearly identifies height and scale as an important
component to the Stable Neighbourhood designation. As such, in order to evaluate the first
test of minor variance, Planning Staff conducted a streetscape character analysis using a
best practices approach.

Planning Staff first determined the scope of the streetscape analysis by establishing the
extent of the streetscape. The analysis was scoped to review the areas between the
intersection of Temperance Street and Tyler Street to the end of Tyler Street and Harriman
Road. This analysis covers a total of 3 blocks of Tyler Street. Planning Staff documented
the number of storey for each dwelling unit and the dominant characteristics within the

scoped area.

In summary, the dominant land use on Tyler Street is single detached dwelling. The single
detached dwellings on the west side of George Street are predominantly new developments
consisting of 2 storey single detached dwellings with double car garages in the front. In
contrast, the residential dwellings east of George Street consist of mature single detached
residential units ranging from one storey to 2 2 storey with detached single car garages.
However, on both side of Tyler Street, the consistent architectural feature that contribute to
the streetscape character are the hip and gable roofs with dormers.

According to the drawings (site plan, floor plan, roof plan and elevations) submitted by the
applicant, the proposed height variance will result in a 3 storey single detached dwelling.
Due to a portion of the roof being flat, the proposed roof line looks similar to a mansard roof.
As shown on the applicant’s elevation drawings, the focus of the height variance (MV-2016-
17A) is the roof line on the third storey.

As noted in Planning Staff's streetscape analysis, the existing residential dwellings on Tyler
Street are predominantly 2 storeys. From the street level, any floor areas above the second
storey (new or mature) was constructed with dormers. The applicant is proposing a full third
storey, not a dormer, which is not of character and inconsistent with any roof types that have
been built within the existing neighbourhood.
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Without the use of dormers and other architectural features similar to the newer single
detached dwellings on Tyler Street, the height variance as proposed will increase the overall
building scale. As a result, the proposed height is not compatible or complimentary to the
existing neighbourhood. Therefore, Planning Staff are of the opinion that the proposed
variance MV-2016-17A is considered to not maintain or keep the general intent and purpose
of the Official Plan.

As noted in Planning Staff's streetscape analyst, the existing residential dwellings west of
George Street have double car garages. As such, the proposed variance (MV-2016-17B) to
permit a driveway width of 6.4m will be in keeping with the variety of driveway widths on
Tyler Street. The proposed driveway width is considered to be consistent with the
surrounding residential dwellings. Therefore, Planning Staff are of the opinion that the
proposed variance MV-2016-17B is considered to maintain the general intent and purpose
of the Official Plan.

2. General Intent of the Zoning By-law

The subject land is currently zoned “Dwelling Second Density Residential (R2) Zone”.
The Zoning By-law defines “Building Height” as the vertical distance between the
average finished grade and the mean distance between the eaves and ridge of a roof.
In this situation, according to the applicant’s roof plan, the ridge of the roof on the third
storey forms a large portion of the primary roof. Although the ridge of roof for the second
storey also forms a large portion of the primary roof, it is Town Staff's standard policy to
apply the height calculation to the higher standard.

The intent of a height provision within the Zoning By-law is to ensure that the new
residential dwelling will not impose and does not dominate the streetscape.

As noted in the section 1 of this memo, the proposed height variance will result with a
massing and scale that will dominate the existing residential dwellings on Tyler Street.
Currently, 92 Tyler Street (west of George Street) is under construction with a building
height of 9.7 metres. The building height was measured in the same manner as the
proposed variance. In this instance, on 92 Tyler Street, the highest ridge of the primary
roof was part of the second storey. The proposed height variance on 67 Tyler Street will
result in being the tallest single detached dwelling on Tyler Street.

Therefore, Planning Staff are of the opinion that the proposed height variance of 11.7m (MV-
2016-17A) is not consistent with the adjacent dwellings on Tyler Street and does not
maintain or keep the general intent and purpose of the maximum 10 m height limit of the
Zoning By-law.

In regards to the driveway width variance (MV-2016-17B), the intent of Section 6.28.1.i
(b) of the Zoning By-law is to provide adequate vehicular space for access and
movements without compromising on the front yard landscaping area.
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Through the applicant’s site plan, Planning Staff is satisfied that the proposed driveway
variance to increase the width by 0.4m will provide better vehicular access and
movement without compromising on the front yard landscaping area.

Therefore, Planning Staff are of the opinion that the proposed driveway width variance (MV-
2016-17B) maintains and keeps the general intent and purpose of the Zoning By-law.

3. Are the variances desirable for the appropriate development or use of the
land

Planning staff are of the opinion that the proposed height variance will have an adverse
effect on the residential neighbourhood’s character and streetscape. The proposed
height variance will result in a building mass that is undesirable and inappropriate for
the existing residential neighbourhood. Particularly within this block of Tyler Street (east
of George Street) which is predominately mature dwellings with physical characteristics
which resemble cultural heritage value. The majority of the residential dwellings on this
block are two storey dwellings with dormers. As shown in the applicant’s side elevation
drawing, the roofing for the third floor is not a dormer. As such, the height variance will
result in a massive extension to the side and front elevation.

The proposed height variance will visually impede the existing streetscape of Tyler
Street. As part of the streetscape analyst, Planning Staff noted that the existing
sidewalk is located on the north side of Tyler Street. The distance between the sidewalk
and the proposed dwelling allows pedestrians to have a clear angle of vision to the full
length of the proposed dwelling. The proposed height is not considered to be out of the
streetscape sightline for pedestrian walking along Tyler Street.

Given that the subject site does not have many development constraints, the applicant
has not clearly demonstrated to Staff why the development cannot conform to the
existing zoning by-law requirement. In addition, the applicant did not provide any
justification to Staff as to how the proposed height and scale will respect and reinforce
the streetwall height established by the mature stable neighbourhood.

Therefore, Planning Staff are of the opinion that the requested height variance (MV-
2016-17A) is not desirable and not an appropriate development on the subject land.

In regards to variance (MV-2017-17B), Planning staff are of the opinion that the
proposed variance would maintain adequate landscaping area in the front yard and not
negatively impact the surrounding lands.

Planning Staff are of the opinion that the requested variance (MV-2016-17B) is
desirable for the appropriate development on the subject land.
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4. Are the variances minor in nature

Although there is no requirement under the Act that stipulates what is considered as
‘minor” and case law has established that the question of “What is minor” as not a
mathematical determination.

As such, Planning Staff conducted a review of the existing built form in the area and are
of the opinion that the proposed height variance (MV-2016-17A) will adversely impact
adjacent residential properties. Given the discussions above in sections 1, 2 and 3 of
this memo, Staff are of the opinion that the proposed height variance is not minor in
nature.

In regards to variance (MV-2016-17B), the proposed driveway width will not adversely
impact the adjacent residential properties and Staff are of the opinion that the proposed
variance (MV-2016-17B) is minor in nature.

Based on the aforementioned, Planning Staff are of the opinion that the subject minor
variance application (MV-2016-17A) does not meet the four (4) prescribed tests set out
in Section 45.1 of the Planning Act and therefore, Staff do not support the approval.

In regards to variance (MV-2016-17B), Planning Staff are of the opinion that the Minor
Variance Application (MV-2016-17B) meets the four (4) prescribed tests set out in
Section 45.1 of the Planning Act and therefore staff have no objectlon to the approval of
Minor Variance Application File: MV-2016-17B.
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Leum.;, Justin

From: Hussain, Sabir

Sent: Wednesday, May 04, 2016 5:44 PM
To: Leung, Justin

Subject: COA Applion - MV-2016-17A-B
Attachments: MV-2016-17 Application package.pdf
Justin,

IES has no objection to the above noted variance application.

Regards.

Sabir Hussain, P.Eng.

Municipal Engineer, Infrastructure & Environmental Services
Town of Aurora

100 John West Way, Box 1000

Aurora, Ontario L4G 6J1

Phone: 905-727-3123 Ext 4378
Fax: 905-841-7119
shussain@aurora.ca






Leung, Justin

From: Tree, Jim

Sent: Monday, May 02, 2016 2:55 PM

To: Leung, Justin

Subject: RE: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

From: Leung, Justin

Sent: April-22-16 3:52 PM

To: McDonald, John (imcdonald@cyfs.ca); Hurst, Gabrielle (Gabrielle.Hurst@york.ca); Healey, Jeff; Ramunno, Marco;
Letman, Glen; Tree, Jim; Bazar, Afshin; Van Scheyndel, Janet; Mihail, Anca; 'info@Isrca.on.ca'

Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on

Applications.

After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail (so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Application.

1. File Name: Arnold Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnold Lane Corp
Address/Legal Description:13 Wellington St E/ Part 1 Part of Lots 15 & 16, Registered Plan 9 No Comment
or recommendations
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width. No Comment or
recommendations

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Sideroad/ Part Lot 16, Concession 3
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine and increase height for
accessory structure. Comment will be provided

4. File Name: Hudson





File No.: MV-2016-13

Owner/Applicant: Hudson

Address/Legal Description: 405 St. John's Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blkl RS65R15867 Parts
10& 11 comments already provided

Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.

NOTE: This Application (MV-2016-13) has been revised. It was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-
circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.

Justin Leung
Secretary-Treasurer
Committee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontario L4G 6J1

Phone: 905-727-3123 ext. 4223
Fax: 905-726-4736
jleung@aurora.ca
www.aurora.ca






Leung, Justin

From: Leung, Justin

Sent: Friday, April 22, 2016 3:58 PM

To: ‘developmentservices@york.ca'

Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Attachments: MV-2016-13 Recirculated Application package.pdf; MV-2016-16 Application
package.pdf; MV-2016-17 Application package.pdf; MV-2016-18 Application
package.pdf

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on
Applications.

After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail (so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Application.

1. File Name: Arnold Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnold Lane Corp
Address/Legal Description:13 Wellington St E/ Part 1 Part of Lots 15 & 16, Registered Plan 9
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width.

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Sideroad/ Part Lot 16, Concession 3
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine and increase height for

accessory structure.

4. File Name: Hudson
File No.: MV-2016-13
Owner/Applicant: Hudson
Address/Legal Description: 405 St. John's Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R15867 Parts
10& 11
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.





NOTE: This Application (MV-2016-13) has been revised. It was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-
circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.

Justin Leung
Secretary-Treasurer
Committee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontario L4G 6J1

Phone: 905-727-3123 ext. 4223
Fax: 905-726-4736
jleung@aurora.ca
www.aurora.ca






& 100 John West Way Town of Aurora

’ ~ Box 1000
AU]L()RA Aurora, Ontario Planning & Development Services

L4G 6J1

Yoei're i Good Compary Phone: 905-727-3123 Ext. 4349
Email: jhealey@aurora.ca
www.aurora.ca

INTERNAL MEMORANDUM

DATE: May 12,2016

TO: Justin Leung, Secretary-Treasurer/Planning Technician, Committee of
Adjustment

FROM: Jeff Healey, Planning & Development Services

RE: Application for Minor Variance
Shin
67 Tyler Street
Lot 28, Plan 9
File No. MV-2016-17 A-B

In regards to the Application for Minor Variance for the property located at 67 Tyler
Street, | have the following comments.

The subject property was previously listed on the Aurora Register of Properties of
Cultural Heritage Value or Interest. An application to Remove from the Registrar was
endorsed by Council on June 25, 2013. Adjacent heritage resources include five (5) listed
properties to the north, east, and west.

The application proposes the driveway width to be widened by 0.4 metres and an
increased building height to 11.7 metres.

New development should be subordinate and sympathetic to built heritage resources.
The massing with respect to the third storey as shown in the elevation drawings for the
proposed structure are not in keeping with the heritage character of the neighbourhood.
The greatest impact of the proposed building height will be from the interiors of adjacent
lots on Tyler Street.

The Committee may wish to consider the potential impact of the scale and massing of
the proposed structure on built heritage resources.

With respect to MV-2016-17 A, | do not support the application. With respect to MV-
2016-17 B, | have no concerns.
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TOWN OF AURORA
PLANNING & DEVELOPMENT SERVICES
Mr. Justin Leung

APR 2 6 2016
Planning and Development Services
Town of Aurora
100 John West Way ‘ R E_"C_;E“ VE D
Aurora, ON
L4G 1J6

April 26, 2016

Dear Mr. Leung,

My name is Christine Butler and | live at 81 Tyler Street. | am writing with respect to Minor Variance
Proposal MV-2016-17A: a detached dwelling with a building height of 11.7 metres. | am concerned
that the additional building height of 1.7 metres will negatively impact the historic character of our
neighbourhood as well as diminish the architectural cohesion of our community. | request that the
Committee of Adjustment follow the current Zoning By-law and maintain a building height of 10.0
metres for the proposed house at 67 Tyler Street.

Sixteen years ago, my husband and | were thrilled to move onto Tyler Street. We were attracted to
the histaric charm of the neighbourhood. Within days of moving in, Jacqueline Stewart a well-known
local histonan welcomed us with a book about the historic homes on Tyler Street. Our home at 81
Tyler Street was in this book. Tyler Street has at least fifteen homes on the Town of Aurora Register
of Properties of Cullural Heritage, Value and Interest. Historic homes such as those across the street
from the proposed dwelling are beauliful and stately (please see 50, 58, 62, 66, 70, 74 and 78 Tyler
Street). My neighbours and | are proud to be stewards of Aurora's old homes and wish to maintain a
piece of Aurora’s history for the future. | feel that an 11.7 metre dwelling would tower over our
historic treasures and disrupt the unique historic nature that we on Tyler Street have tried to

preserve.

The Tyler Street neighbourhood displays a high degree of architectural unity and curb appeal. All of
the homes are 10.0 metres or less. The moderate height and size of the homes, the cohesive flow of
the rooflines, along with the mature trees all work together to create an intimate neighbourhood at
the human scale. As urban planners, you understand how building design and street trees can
create welcoming communities where residents feel comfortable gathering on front porches, playing
street hockey or coming together to hold street sales. This is what we have on Tyler Street. A
dwelling that towers 1.7 metres over all other homes will disrupt the roofline visuals and flow along
the street. An 11.7 metre dwelling will dwarf the mature trees on our street making them seem small
and insignificant. The urban design aspects that we value and appreciate about our neighbourhood

will be diminished if an 11.7 metre dwelling is approved.

The purpose of a By-Law is to protect and maintain the character of existing neighbourhoods. The
historic and mature neighbourhoad along Tyler Street is unique in this era of ever-expanding
subdivisions. | am sure that the family who has purchased 67 Tyler Street was attracted by our
beautiful historic homes and tree lined street. | hope that this new family will join us in preserving and
maintaining our special community on Tyler Street. | am requesting that the Zoning By-law is
followed and that the dwelling at 67 Tyler Street maintain a maximum building height of 10.0 metres.

Yours Sincerely,
Christine Butler
81 Tyler St.
Aurora, ON
L4G 2N4
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AURORA TOWN OF AURORA
COMMITTEE OF ADJUSTMENT STAFF REPORT

)’aw.‘re, i gm—::.x': Company

SUBJECT: WMinor Variance Application
Hudson
405 St. John’s Sideroad
Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R 15867 Paris 10 & 11

File No.: MV- 2016-13A

FROM: Justin Leung, Secretary- Treasurer, Committee of Adjustment

DATE: May 6, 2016

PURPOSE OF APPLICATION MV-2016-13A

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as

amended, respecting to allow construction of a detached dwelling within the Oak Ridges
Moraine. The property in question is in a Estate Residential Exception (ER-4) Zone.
Sections 34.1.3 and 34.1.4 of the Zoning By-law states that no development or site
alteration shall occur on that portion of the lot that contains a Minimum Vegetation
Protection Zone or Significant Woodland feature without amendment to, or relief from
the Zoning By-law. The Applicant is proposing to construct a 1011 m detached dwelling
and a 35 m? cabana which are located in the Minimum Vegetation Protection Zone and
is partially located on areas that contain Significant Woodland feature; thus requiring a

Variance.

Note: This Application had been deferred from the April 14, 2016 Committee of
Adjustment meeting. The Committee has directed the public be re-notified on the

revised Application.

DEPARTMENTS AND AGENCIES COMMENTS RECEIVED
CIRCULATED
. . No cbjection subject to
Planning & Development Services: con ditjions.
No comments.
Building & By-law Services: Comments remain
unchanged.
No objections.
Infrastructure & Environmental Services: Comments remain
unchanged.

K Planning & Development DB BIgPInZone PinApplications MV 2016'MV-2016-13 - 405 St John's Sdrd - Hudson'Step 204-GC or
Council Report-Jan 2013 (see MV report (revised)) recircelated application docx
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MV-2016-13
Hudson

Parks & Recreation Services:

Central York Fire Services:

Power Stream;

York Region:

Lake Simcoe Region Conservation Authority:

BASIC DATA PERTAINING TO THE MATTER

No objection subject to
conditions.

No comments received.

No comments received.

No objections.
Comments remain
unchanged.

No objection subject to
conditions.

Comments remain
unchanged.

There appear to be no objections to the Application, however there are conditions

suggested in respect of the Decision.

LEGISLATIVE FRAMEWORK FOR MINOR VARIANCE

In considering this Application, the Committee must have regard for the following criteria

and determine whether:

» The general intent and purpose of the Town's Official Plan will be maintained;
* The general intent and purpose of the Town's Zoning By-law will be maintained;
= The Variance is desirable for the appropriate development or use of the land,

building or structure; and,

= The proposed Variance is minor in nature.

SUPPLEMENTARY INFORMATION

o Letter of opposition from resident of 113 Willow Farm Lane (attached

herein)

o Letter of opposition from resident of 128 Willow Farm Lane (attached

herein)

o Letter of opposition from resident of 353 Sf. John's Sideroad

(attached herein)

» Letter of opposition from resident of 54 Long Valley Road (attached

herein)
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o Letter of opposition from resident of 21 Treegrove Circle (attached
herein)

IMPORTANT INFORMATION

» Advise that as per policy 7.2.49 of Regional Official Plan, should
development application be submitted for land in future, landowner
may be required to provide land for street widening at no expense to
Regional Municipality of York.

RECOMMENDATIONS

THAT the Committee determines its position with respect to the merits of the
APPLICATION in the context of the legisiative framework and the comments contained
herein; and

THAT should the Committee determine there is merit in the Application, the following
Conditions of Approval might apply:

1. SUBMISSION to the Secretary-Treasurer of written confirmation from the Town's
Director or designate of Planning & Development Services; that the Applicant has
satisfied all concerns below and as noted in the May 6, 2016 memo by Glen
Letman, Manager of Development Planning:

« THAT the Applicant enter into a Simplified Development Agreement and pay the
applicable administrative fees for such Agreement, to ensure that the
development and site alteration occurs in accordance with the recommendations
of the Natural Heritage Evaluation prepared by Ages Consultants Limited dated
March 2016, as amended, the Memorandum prepared by Ages Consuitants
Limited dated April 11, 2016, the Vegetation Evaluation Report/Arborist Report
prepared by Arborvalley Urban Forestry Co. Inc. dated March 14, 2016 as
amended, and the Site Grading Plan prepared by BaseTech Consulting Inc.
dated March 2016 showing the location of the proposed residence and
amenities.

2. SUBMISSION to the Secretary-Treasurer of written confirmation from Lake
Simcoe Region Conservation Authority; that the Applicant has satisfied all
concerns below and as noted in the April 6, 2016 memo by Lisa-Beth Bulford,
Development Planner:

« THAT the owner shall provide and implement a Replacement Tree Planting
Plan to the satisfaction of the Town of Aurora.
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» THAT the Owner shall provide a stormwater management plan (eg. Drainage
and grading plan) to the satisfaction of the Town of Aurora.

e Payment of appropriate fee ($300) for our review of this application in
accordance with the Planning and Development Fees Policy (January 1/15) to
the LSRCA.

» THAT the Owner shall obtain an LSRCA permit for an development and/or
site alteration proposed within the area subject to Ontario Regulation 179/06
of the Conservation Authorities Act.

3. SUBMISSION to the Secretary-Treasurer of written confirmation from the Town's
Director or designate of Parks & Recreation Services; that the Applicant has
satisfied all concerns below and as noted in the May 12, 2016 memo by Jim
Tree, Manager of Parks:

« That the owner is required to provide an Evaluation Report prepared by a
Certified Arborist or Professional Registered Forester outlining all aspects of the
impacts that this proposal will have on existing and current remaining vegetation,
The report shall include recommendations and an action plan on the mitigation of
negative effects to vegetation , during and post construction periods as well as
measures aimed at tree health care and protection for trees effected by the
project and any remaining trees in the vicinity of the project that require
applicable maintenance.

In addition the report shall include a schedule of monitoring the ongoing site work
through a series of scheduled site visits by the Arborist / Forester during and post
construction to ensure the vegetation preservation measures remain in
compliance throughout the project, each site visit to be documented and any
resulting action items required by the Arborist /Forester shall be implemented
and confirmed on site forthwith by the Arborist /Forester following each visit.

o The owner is required to provide vegetation compensation and a replanting plan
in accordance with the Town of Aurora TREE REMOVAL/PRUNING AND
COMPENSATION POLICY to the satisfaction of the Direction of Parks and
Recreation as compensation for trees removed to facilitate construction.
Compensation planting shall be completed prior to release of the financial
securities.

o The owner shall agree that a portion of Compensation Planting for trees removed
from the subject property may upon mutual agreement by the Town and the
Owner of 405 St Johns Side Road, be located on municipal lands in the general
vicinity of the subject property.
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* The owner shall agree to comply with the Aurora Tree Permit By-law # 4474 -
03.D prior to the removal of any trees on the property.

+ The owner shall agree to provide financial securities based on the total value of
the Tree Compensation evaluation and all Arboriculture works as defined by the
Town and the Owners Arborist/ Forester. To the satisfaction of the Director of

Parks and Recreation.
All of the above shall be included as terms and conditions in a Legal Agreement with

the Town of Aurora.

4. THAT the above noted conditions be satisfied within one year from the notice
of decision, or the Variance may lapse requiring reapplication.

Prepared by: Justin Leung, Secretary-treasurer, COA Ext. 4223

oot

Justin Leung
Secretary- Treasurer,
Committee of Adjustment/Planning Technician
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Ve~ 100 John West Way
Box 1000 Town of Aurora
AUI@RA f:g&omam Planning & Development Services

Yoere in. Good Conparny Phone: 805-727-3123 Ext. 4350
Email: mrokos@aurora.ca
www.aurora.ca

INTERNAL MEMORANDUM

DATE: May 6, 2016

TO: Justin Leung, Secretary Treasurer to the Committee of Adjustment
FROM: Marty Rokos, Planner, Planning & Development Services

RE: Application for Minor Variances
David and Catherine Hudson
405 St. John's Sideroad West
Plan 65M-2686 Blk 1 Plan 65M2687 Blk 1 Rs65R15867 Parts 10 & 11
File No. MV-2016-13A-E

The applicant is requesting relief from the requirements of the Town of Aurora Zoning
By-law 2213-78, as amended to permit the construction of a new 1,011.0 m® GFA
detached dwelling and a 35 m? cabana on the subject lands.

On April 8, 2004 the Committee of Adjustment granted Minor Variance application File
No. D13-21-04 to allow site alteration to construct a swimming pool and deck 15 m from
the primary use on the lot,

Application MV-2016-13A: To construct a 1,011 m? detached dwelling and 35 m?
cabana within the Minimum Vegetation Protection Zone MVPZ and partially within the
Significant Woodlands Feature, whereas the By-law states that no development shall
occur within an MVPZ or a Significant Woodlands Feature without relief from the Zoning

By-law.

Application MV-2016-13B: To increase the maximum impervious area within a
Category 2 Landform Conservation Area to 32% whereas the By-law requires a
maximum of 20%. This application has been withdrawn.

Application MV-2016-13C: To increase the maximum disturbed area within a Category
2 Landform Conservation Area to 56% whereas the By-law requires a maximum of 50%.
This application has been withdrawn.

Application MV-2016-13D: To increase the maximum height of the detached dweliing
to 10.5 m, whereas the By-law requires a maximum of 10.0 m. This application has been

withdrawn.

Application MV-2016-13E: To reduce the minimum rear yard setback for an accessory
structure to 0.3 m whereas the By-law requires a minimum of 4.5 m. This application has
been withdrawn.
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The applications were originally scheduled to be heard by the Committee of Adjustment
on April 14, 2016, however the Committee voted to defer the variance applications. The
applicant has revised the proposed development plans to relocate the cabana, reduce
the height of the cabana and reduce the amount of impervious and disturbed areas. As
such, Applications MV-2016-13B, MV-2016-13C, MV-2016-13D, and MV-2016-13E
have been withdrawn. Planning staff have evaluated the remaining minor variance
application (MV-2016-13A) pursuant to the prescribed tests set out in Section 45.1 of the
Planning Act.

1) General Intent of the Official Plan

The subject lands are designated “Estate Residential” and “Oak Ridges Moraine
Settlement Area” by the Town of Aurora Official Plan. Schedule “K” to OPA 48 (ORM)
indicates that the subject lands are designated “Woodlands”, “Woodlands Minimum
Vegetation Protection Zone” (MVPZ), "Permanent and Intermittent Streams MVPZ", and
“ORM Endangered, Rare and Threatened Species”. Schedule ‘L’ to OPA 48 indicates
that the subject lands are designated “Category 2 — Moderately Complex Landform”.
According to Schedule ‘M’ to OPA 48, the subject lands are in a “High Vulnerability
Agquifer Area” and a “Low Vulnerability Aquifer Area”.

Section 3.13.3(g) of the Official Plan indicates the following:

3.13.3¢g The use, erection or location of a single dwelling and related accessory
uses are permitted on the Oak Ridges Moraine, if:

i the use, erection and location would have been permitted by the
applicable zoning by-law on November 15, 2001;

i prior to issuance of a building permit, the applicant demonstrates, to
the extent possible, that the use, erection and location will not
adversely affect the ecological integrity of the Oak Ridges Moraine,
by means of a natural heritage or hydrological evaluation or other
required study in accordance with the policies of the Oak Ridges
Moraine Conservation Plan; and

iif notwithstanding Subsection 3.13.3.g.ii above, where said lands are
located within the Oak Ridges Moraine Settlement Area, the policies
of Subsections 3.13.4.f.iv and 3.13.4.f.v shall also apply.

The intent of the Estate Residential designation is to ensure the highest standards of
development for these extremely low density residential uses. The applicant has
submitted the following documents to support the variance application:

e Vegetation Evaluation Report/Arborist Report, dated March 14, 2016, as
amended;
e Natural Heritage Evaluation, dated March 2016, as amended;
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» Additional Information Memorandum, dated April 11, 2016;
» Site Grading Plan, dated March 2016; and
» Landscape Plan, dated March 31, 2016, as amended.

The applicant proposes to demolish the emstmg 414 m? GFA house, gazebo and shed
and remove the existing pool. A new, 1,011 m? detached dwelling, 35 m? cabana, and a
new pool are proposed for construction. The driveway would also be widened from
approximately 3.5 m to 5.0 m in width. The proposed main building would contain a fully
enclosed 30x60" (9x18 m) sports court. The 35 m? area for the cabana includes the
roofed outdoor seating area; the indoor area is 13.8 m% The new dwelling is proposed
in generally the same location as the existing dwelling with a larger footprint. All
proposed building setbacks and performance standards comply with the provisions of
the Zoning By-law.

The applicant submitted five (5) reports and plans with the application as noted above.
The property is within a Woodiands, Woodlands MVPZ, Permanent and Intermittent
Streams MVPZ, and ORM Endangered, Rare and Threatened Species Key Natural
Heritage Features (KNHF). The proposed home development would be outside the
Permanent and Intermittent Streams MVPZ and partially within the Woodlands feature.
The stream feature is located in the ravine south of the subject lands that contains the
Willow Farm, Lakeview and Wimpey Trail System. The Woodlands designation
surrounds the existing dwelling. Two woodlots at the north of the property would not be
affected by the variance. The vegetation in the southeast portion of the property is an
extension of the wooded ravine and is also in a natural state. A number of mature Scots
Pine and White Ash trees are located to the north and east lawn areas of the property;
this area has landscaped grass as an understory.

The Key Natural Heritage Features are determined through high level mapping in the
Oak Ridges Moraine Conservation Plan and are intended to be refined through the
submission of a Natural Heritage Evaluation (NHE). The submitted NHE and the
associated Memorandum state that the parts of the property north and east of the
dwelling are made up a lawn and several mature/declining Scotch Pine trees and are
not classified as a natural community. It further states that 73% of the total trees to be
removed and 90% of the coverage of these trees are non-native and, as such, this area
is not a KNHF according to the ORMCP Technical Paper #7.

With respect to endangered, rare, and threatened species, the Memorandum states that
Natural Heritage Information Centre data showed records for Northern Map Turtle,
Eastern Milk Snake, Azure Bluet, and Dragon Fly. All of these species are classified as
rare. However, significant habitat for these species (ponds, marshes, hibemacula, etc.)
was not found on the subject lands.

The Arborist report states that a total of 37 trees would be removed to accommodate
the construction. The majority of the trees to be removed are in the north and east lawn
areas. Approximately six (6) trees to be removed are dead and a number of trees are in
fair, poor, or very poor condition according to the Arborist Report. Wooded areas of the
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property are recommended to be protected with {ree protection fencing, sediment
control material and horizontal tree protection. Other protection measures include soil
moisture content monitoring and post-construction deep root fertilizing. Replacement
planting is proposed at a 3:1 ratio using native species. It is noted that Parks Staff have
reviewed the NHE and the Arborist Report and have submitted recommended
conditions to be applied if the variance application is approved.

It is the opinion of staff that the variance applications comply with the general intent and
purpose of the Official Plan

2) General Intent of the Zoning By-law

The subject lands are zoned “Estate Residential (ER-4) Exception Zone" by By-law
2213-78 as amended. By-law 4469-03.D indicates that the lands are zoned
“Woodlands", “Woodlands — Minimum Vegetation Protection Zone” (MVPZ), and
“Permanent and Intemittent Streams MVPZ". Schedule ‘C’ indicates that the subject
lands are located in a High Aquifer Vulnerability Area and a Low Vulnerability Aquifer
Area. Schedule ‘E’ indicates the lands are in a “Category 2 — Moderately Complex
Landform™.

Sections 34.1.3 and 34.1.4 of the By-law state that no development or site alteration
shall occur in a Woodland or its associated MVPZ without an amendment to or relief
from the Zoning By-law. The proposed variance is required to allow the development of
the lands and construction of the proposed residence.

As noted in Section 1 above, the NHE verifies a portion of the property as significant
Woodland. The trees to be removed are mostly non-native and located within the
manicured lawn areas of the property and next to the driveway. According to the NHE,
this part of the propenrty is not classified as a natural community or a KNHF. The Arborist
Report recommends tree protection measures to protect the significant Woodlands
areas. It is the opinion of staff that the variance maintains the general intent and
purpose of the Zoning By-law.

3) Is the variance desirable for the appropriate development or use of the land

The subject property currently has a 1.5 storey detached dwelling including a driveway,
attached garage, outdoor pool, and related amenities. The property is surrounded by
residential uses to the south, east and west, environmental lands to the south and rural
lands to the north. The estate residential lands to the east and west feature extensive
front, rear, and side yard setbacks while the lands to the south feature setbacks more
typical of urban residential lots. The estate lots have forested areas surrounding each
dwelling white the wooded ravine block {o the south provides a vegetated visual buffer
to the residential area to the south and is actively used as a trail.

The proposed variance is supported by an NHE and is appropriate development for the
0.7 ha estate residential lot. It is the opinion of staff that the requested variance will not
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impact the ecological integrity of the Oak Ridges Moraine. The development conforms
to all ER-4 zoning performance standards and is a suitable and desirable development.

4) Is the variance minor in nature

The NHE concludes that the variance would result in a development that protects the
ecological integrity of the Moraine from adverse effects. The requested variances will not
have a negative impact on surrounding properties and staff are of the opinion that the
variances are minor in nature.

Planning Staff are of the opinion that the minor variance application meet the four (4)
prescribed tests set out in Section 45.1 of the Planning Act and therefore staff have no
objection to the approval of Minor Variance Application File: MV-2016-13A (Hudson)
subject to the following condition:

1. That the applicant enter into a Simplified Development Agreement and pay the
applicable administrative fees for such agreement, to ensure that the
development and site alteration occurs in accordance with the recommendations
of the Natural Heritage Evaluation prepared by Ages Consultants Limited dated
March 2016, as amended, the Memorandum prepared by Ages Consultants
Limited dated April 11, 2016, the Vegetation Evaluation Report/Arborist Report
prepared by Arborvalley Urban Forestry Co. Inc. dated March 14, 2016, as
amended, and the Site Grading Plan prepared by BaseTech Consulting Inc.
dated March 2016 showing the location of the proposed residence and amenities.

K:\Planning & DevelopmentGOV\CouncilComm\StalfReponts\COAWariances\2016 Reports\MV-2016-13A-E, (Hudson), 405 SL. John's Sdrd
- MPR - New dwellina in ORM revised.docx





iy,
Ve 100John{ tWay Town of Aurora

Box 1000
AUI@RA f;léogahOnlario Infrastructure & Environmental
Youre in Good Compary Phone: 905-727-3123 ext. 4322 Services

Email: gmcarthur @ aurora.ca
www.aurora.ca

MEMO File: MV-2016-13 Planning
D13-DEV- Q06 (2016) IES

DATE: April 27,2016
TO: Justin Leung, Secretary-Treasurer Committee of Adjustment
FROM: Patrick Ngo, Infrastructure and Environmental Services

RE: Application for Minor Variance
Hudson
405 St. John'’s Sideroad
Plan 65M-2686 Blk 1
Plan 65M-2687 Blk 1
RS65R15867 Parts 10 & 11

Infrastructure and Environmental Services Department has no objection to this minor
variance application.

S b e,
Patrick Ngo :
Municipal Engineer
Ext. 4375

K\Infrastructure & Environmental Services\POB\EngPInDev\DesignDevReview\Variances\2016\MV-2016-13 405 St. John's Sirderoad-pn.dock





100 John West Way Town of Aurora

/;:13-:,%1 Box 1000

4 UIL 2 f:g::;hOnlario Parks and Recreation
gl :_ Phone: 905-727-3123 ext. 3222 Services
Yewre it Good Comparny Email: jtree@aurora.ca

www.aurora.ca

INTERNAL MEMORANDUM

DATE: May 12, 2016

TO: Justin Leung, Committee Of Adjustment Secretary -Treasurer

FROM: Jim Tree, Manager of Parks

RE: MV -2016-13 /405 St Johns Side Road

We have reviewed the revised documentation that was submitted in support of this

application and provide the following comments and recommended conditions in the
event the application is approved.

General Area Impact Overview

The Natural Heritage Evaluation Addendum indicates that the subject property was
developed some 10 to 20 years ago at a time when the lot was wooded with an upland
deciduous forest.

This is in fact the case, as this property was, at that time, an extension to the lands
further to the south that were also entirely forested with a very high quality and diverse
upland forest . This forest was almost entirely eliminated to facilitate municipal
infrastructure and residential development in the late 1980s.

All that remains of the original forest area south of the subject property are relatively
small privately owned sections, primarily in the rear of homes that were preserved and
zoned environmentally protected. The balance of the remnant forested lands were
conveyed to the Town of Aurora as public open space lands and have been maintained
in their natural state with exception of the municipal trail system being implemented by
the original subdivision developers.

Over the past 25 years the public open space in this area has continued to remain in its
natural state with minimal change occurring until very recently with the onset and now
peaking infestation of the Emerald Ash Borer (EAB). Unfortunately there are several
pockets and sections in the open space areas in the vicinity of the subject property that
have been moderately or severely impacted by EAB and significant numbers of trees
were recently felled by the Town as a preventative measure to minimise any associated
public safety risks.

Municipal staff is continuing to closely monitor this situation and have been
communicating with various property owners and the Lake Simcoe Region
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Conservation Authority in developing a mitigation strategy that will potentially involve
replanting and erosion control in several of the most significantly impacted locations.

This will be an ongoing initiative and further information will be provided to the individual
residents where mitigation measures will be implemented near their properties as well
as to the general public at a later date.

Staff is confident that the remaining forested lands will recover from the loss of trees as
a result of EAB and with the passage of time, trees lost to EAB will be superseded by
both future infill plantings and the remaining trees that will now flourish with increased

light levels.

405 St. Johns

With regard to the revised Minor Variance application before the Committee, staff
remains in general agreement with the supporting documents. As such, the staff
comments that were prepared for the initial application are for the most part unchanged.
The exception to this is that staff has recommended one additional condition that will
require the Owner/Applicant to work with the Town in providing for compensation tree
planting in the vicinity of the subject lands, which may extend ontc municipal lands.

Staff recommends that the Committee consider imposing the following conditions in the
event that this application is approved.

o That the owner is required to provide an Evalualion Report prepared by a
Certified Arborist or Professional Registered Forester outlining all aspects of the
impacts that this proposal will have on existing and current remaining vegetation,
The report shall include recommendations and an action plan on the mitigation of
negative effects to vegetation , during and post construction periods as well as
measures aimed at tree health care and protection for trees effected by the
project and any remaining trees in the vicinity of the project that require
applicable maintenance.

In addition the report shall include a schedule of monitoring the ongoing site work
through a series of scheduled site visits by the Arborist / Forester during and post
construction to ensure the vegetation preservation measures remain in
compliance throughout the project, each site visit to be documented and any
resulting action items required by the Arborist /Forester shall be implemented
and confirmed on site forthwith by the Arborist /Forester following each visit.

« The owner is required to provide vegetation compensation and a replanting plan
in accordance with the Town of Aurora TREE REMOVAL/PRUNING AND
COMPENSATION POLICY to the satisfaction of the Direction of Parks and
Recreation as compensation for trees removed lo facilitate construction.
Compensation planting shall be completed prior to release of the financial

securilies.
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o The owner shall agree that a portion of Compensation Planting for trees removed
from the subject property may upon mutual agreement by the Town and the
Owner of 405 St Johns Side Road, be located on municipal lands in the general

vicinity of the subject property.

e The owner shall agree to comply with the Aurora Tree Permit By-law # 4474 -
03.D prior to the removal of any trees on the property.

» The owner shall agree to provide financial securities based on the total value of
the Tree Compensation evaluation and all Arboriculture works as defined by the
Town and the Owners Arborist/ Forester. To the satisfaction of the Director of

Parks and Recreation.

All of the above shall be included as terms and conditions in a Legal Agreement with
the Town of Aurora.

Jim Tree, Manager of Parks





Leung, Justin

_

From: Hurst, Gabrielle <Gabrielle.Hurst@york.ca>

Sent: Thursday, April 28, 2016 8:36 AM

To: Leung, Justin

Subject: FW: Committee of Adjustment Meeting -13 Wellington Street East, 67 Tyler Street, 1766
Vandorf Sideroad, 405 St. John's Sideroad

Attachments: MV-2016-13 Recirculated Application package.pdf; MV-2016-16 Application
package.pdf; MV-2016-17 Application package.pdf, MV-2016-18 Application
package.pdf

Good Morning Justin,

The Regional Municipality of York has reviewed the above Minor Variance Applications for the following
properties and has no objection;

¢  MV-2016-16A-B, 13 Wellington Street East,

o MV-2016-17A-B, 67 Tyler Street and

* MV-2016-18A-C, 1766 Vandorf Sideroad

With regards to application MV-2016-13, (405 St. John’s Sideroad) the Region has no objection. However,
please advise the applicant that as per policy 7.2.49 of the Regional Official Plan, should a development
application be submitted for this land in the future, the landowner may be required to provide land for street
widening purposes at no expense to the Regional Municipality of York.

Regards,
Gabrielle

Gabrielle Hurst, MCIP. RPP. C.Tech | Programs and Process Improvement Section of the Planning and
Economic Development Branch | Corporate Services

The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 621
O 1-877-464-9675 ext. 71538 | gabrielie hurst@york.ca | www.york.ca

Our Values: Integrity, Commitment, Accountability, Respect, Excellence
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From: JLeung@aurora.ca [mailto:JLeung@aurora.ca]

Sent: Friday, April 22, 2016 3:52 PM

To: imcdonald@cyfs.ca; Hurst, Gabrielle; JHealey@aurora.ca; MRamunno@aurora.ca; gletman@aurora.ca;
jtree@aurora.ca; ABazar@aurora.ca; jvanscheyndel@aurora.ca; AMihail@aurora.ca; info@lsrca.on.ca
Subject: Committee of Adjustment Meeting - May 12, 2016 - Circulated Application packages

Below is the Agenda for Applications that will be heard at the above Committee of Adjustment date. This
electronic circulation is being sent to you in accordance with the Planning Act requirements that the
Committee must allow Boards, Commissions and/or other Authorities an opportunity to comment on

Applications.





After reviewing the attached materials, please respond back to Committee of Adjustment Section by no later
than May 5, 2016 by way of a Memorandum and by properly referencing which Application to be sent through
inter-office mail (so that it can be properly date stamped by our front desk) or feel free to send me an email.

If we do not receive your by the above-noted date, we will assume that you have no concerns with this
Application.

1. File Name: Arnold Lane Corp
File No.:MV-2016-16A-B
Owner/Applicant: Arnold Lane Corp
Address/Legal Description:13 Wellington St €/ Part 1 Part of Lots 15 & 16, Registered Plan 8
Proposal: A reduction in required parking spaces and relocate parking area
away from rear yard.

2. File Name: Shin
File No.: MV-2016-17A-B
Owner/Applicant: Shin
Address/Legal Description:67 Tyler Street/ Pt Lot 28 Plan 9
Proposal: To allow increase in building height and increase in driveway width.

3. File Name: Anderson
File No.: MV-2016-18A-C
Owner/Applicant: Anderson
Address/Legal Description: 1766 Vandorf Sideroad/ Part Lot 16, Concession 3
Proposal: To allow construction of detached dwelling in Oak Ridges Maoraine and increase height for
accessory structure.

4. File Name: Hudson
File No.: MV-2016-13
Owner/Applicant: Hudson
Address/Legal Description: 405 St. John’s Sideroad/ Plan 65M-2686 Blk 1 Plan 65M2687 Blk1 RS65R15867 Parts

10&11
Proposal: To allow construction of detached dwelling in Oak Ridges Moraine.

NOTE: This Application (MV-2016-13) has been revised. It was deferred at the April 14, 2016 Committee
meeting. If you do not receive this Application, it is because only CERTAIN departments and agencies are being re-
circulated.

NOTE: For Heritage Planning, do only review MV-2016-16A-B and MV-2016-17-A-B.
NOTE: For LSRCA, do only review MV-20126-18-AC.

Justin Leung
Secretary-Treasurer
Commitiee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontario L4G 6J1

Phone: 905-727-3123 ext. 4223
Fax: 905-726-4736





e & A Lake Simcoe Region
conservation authority

- A Watershed for Life
Sent by E-mail: jleung@aurora.ca I

April 6, 2016
File Na.;: MV-2016-13A-E
IMS No.: PVYOC1647C2
Mr. Justin Leung
Secretary-Treasurer, Committee of Adjustment
Corporation of the Town of Aurora
100 John West Way, Box 1000
Aurora, ON L4G6J1

Dear Mr. Leung:

Re: Proposed Applications for Minor Variance
Applicant: Hudson
405 St. John's Sideroad
Town of Aurora, Regional Municipality of York

Thank you for circulating the Lake Simcoe Region Conservation Authority (LSRCA) with the Notice of a
Public Hearing regarding the above noted applications for Minar Variance. We understand the purpose
and effect of these applications is to provide relief from the following sections of Town of Aurora Zoning
By-law 2213-78 to allow for the construction of a replacement single family dwelling and accessory
building:

s Sections 34.1.3 and 34.1.4 to allow development within a minimum vegetation
protection zone or significant woodland feature within the Oak Ridge Moraine
Conservation Plan Area

» Section 34.4.2 (i) to allow for an impervious area of 32% whereby the by-law requires a
maximum 20.0%

e Section 34.4.2.(i) to allow for a 56% disturbed area, whereby the by-law requires a
maximum 50%

* Section 9.2.3 to allow for a building height of 10.5 metres, whereby the by-law requires
a maximum 10 metres

» Section 6.2.2 to allow for a rear yard setback of 0.3 metres, whereby the by-law
requires a minimum 4.5 metres

The LSRCA has reviewed this application for consistency with the Provincial Policy Statement (PPS), and
conformity with the Qak Ridges Moraine Conservation Plan (ORMCP), the Greenbelt Plan (GBP), the Lake
Simcoe Protection Plan (LSPP), and Ontario Regulation 179/06 under the Conservation Authorities Act.

The subject property contains part of a significant woodland and is adjacent to a tributary of Tannery
Creek and its associated erosion hazards. Part of the property is regulated under Ontario Regulation
179/06 of the Conservation Authorities Act due to its proximity to Tannery Creek.

Page 1 of 2
120 Bayview Parkway Tel: 905.895.1281  1.800.465.0437 Web:  www.LSRCA.on.ca
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Lake Simcoe Region
conservation authority

April 6, 2016

File No.: MV-2016-13A-E
IMS No.: PVOC1647C2
Mr, Justin Leung

Page 2 0f 2

This property is within the WHPA-Q2 area of water quantity risk, as well as a welthead protection area
identified within the South Georgian Bay Lake Simcoe Source Water Protection Plan (SWPP), and meets
the definition of major development within the LSPP and SWPP. The property is also within a Category 2
Landform Conservation Area of the ORMCP.,

Based on our review of the submitted information related to this application, we recommend that any
approval of this application be subject to the following conditions:

1. That the Owner shall provide and implement a Replacement Tree Planting Plan to the satisfaction of
the Town of Aurora.

2. That the Owner shall provide a stormwater management plan {eg. drainage and grading plan) to the
satisfaction of the Town of Aurora.

3. Payment of the appropriate fee {5300} for our review of this application in accordance with the
Planning and Development Fees Policy (January 1/15) to the LSRCA.

4. That the Owner shall obtain an LSRCA permit for any development and/or site alteration proposed
within the area subject to Ontario Regulation 179/06 of the Conservation Authorities Act

Please advise us of your decision in this matter, If you have any questions regarding these comments,
please do not hesitate to contact me. Please reference the above file numbers in future

correspondence.
Sincerely,

=

Lisa-Beth Bulford M.Sc.
Development Planner

LBB/ph

S:\Planning and Development Services\Planning Act\Planning Act Applications\Aurora\ 147181 405 St. John's Sideroad\04-05-2016 Bulford Aurora
PVOC1647 MV-2015-13A-E 405 St Johns Sideroad.docx





Leung, Justin
S

From: Karen Walker
Sent; Friday, April 29, 2016 9:12 AM
To: Leung, Justin; Planning; Mayor and Councillors

Subject: File Number MV-2016-13; Applicant David and Catherine Hudson

I would like to add my name to the lengthy and growing list of residents who have very serious concerns about

the subject property.
The natural beauty, trees and trails are the reason we bought our home on Willow Farm.

We are losing green space, trees, and all the birds and animals living therein, at an alarming rate. Driving across
St. John's Sideroad is absolutely sickening. The devastation is unbelievable.

The Aurora Highlands Golf Course development is another example of a beautiful area being ruined.

The horse farm on St. John's Sideroad east of Leslie is slated for more development.

Leslie Street is an eyesore now.

Where are the councillors who are supposed to be working for and protecting us?? What in the world is the
Planning Department doing, if anything? Do you have any idea how you are destroying the natural beauty of

this town?
The Hudsons' planned project is another example of our green space and trees being destroyed.

People, you need to take a stand - once you give approval to this project, there will be another one and another
one. Please stand up for once and say no.

You live here too.

Karen

Karen B. Walker
Sales Representative





LeunE, Justin _

From: Linda Irwin

Sent: Wednesday, April 27, 2016 10:46 PM

To: Leung, Justin; Planning; Mayor and Councillors

Subject: Minor Variance File: MV-2016-13 405 St. john's Sideroad

Dear Citizen Members of the Committee of Adjustment:
Grace Marsh, Carl Barrett, Roy Harrington, David Mhango and Tom Plamondon,

This is in regards to the Notice of Public Hearing for Minor Variance file number MV-2016-13 - 405 St. John's
Sideroad.

We have been following the progression of this application with much interest and have previously submitted
objections based on the original application. We continue to have serious concerns with this new application
and, by way of this letter, are submitting our formal objection.

As expected, the applicants have made revisions to their original request for exceptions to zoning bylaws,
however, the footprint of the proposed 1,011 square metre home with included sport court, 35 square metre
cabana, and the requisite removal of trees appears to remain the same. This is in contravention of Section
34.1.3 and 34.1.4 of the Zoning By-law which states that no development or site alteration shall occur on that
portion of the lot that contains a Minimum Vegetation Protection Zone or Significant Woodland feature without

amendment to, or relief from the Zoning By-law.

It would be inappropriate to grant the applicants any relief from this Zoning By-law given its location within the
Oak Ridges Moraine and its proximity to the public trail. This area is protected for the benefit of the ecosystem
and entire community. The particular desires of one home owner should not override the intention and spirit of
the by-law. The few natural woodland resources that remain to provide an adequate cover and corridor for the
movement of our woodland animals and birds, as well as our public enjoyment, should continue to be protected

through the enforcement of our existing by-laws.

Changes made by the applicants to comply with existing zoning by-laws pertaining to overall building height
and building setback are noted. The one remaining variance application and whatever changes were presented
to the Town to eliminate two other variances, (exceeding maximum disturbed or developed area and exceeding

maximum impervious surfaces) are of concern and require close scrutiny.

Major concerns include:
1. The lack of public notice or public consultation for a variance application for which

approval will impact any user of the trail.
2. The cumulative impact of past and proposed developments and requests for variances.
3. The legitimacy of the applicants' proposed permeable products to mitigate runoff and drainage issues and

avoid additional variance application.
4. The incompatibility of the development with surrounding area and homes.

To expand on these issues, the following is provided for your consideration:

L. Is it appropriate that only nearby or adjacent property owners are notified of proposed variances when the
applicants’ property borders a public trail or park? Wouldn't a higher standard of public consultation be

1





appropriate in these circumstances? The impact of this development will be experienced far beyond
neighbouring properties and therefore the broader community, or at least users of the trail, should also have an
opportunity to be notified and to respond to this application.

2. The former residents of 405 St. John's Sideroad gained approval to remove a large number of trees from the
property in order to accommodate a pool and deck area. The current applicants now intend to fill in the existing
pool, excavate a new one and create an expanded pool, deck and cabana area. Is the Committee of Adjustment
considering the cumulative impact of these multiple requests for variances at the same address? The removal of
additional trees in order for the applicants to realize their new concept for this property sets a troubling
precedent which could result in the eventuat loss of all naturally forested features and a complete change in
character of the subject property and adjacent trail area.

Further, the removal of additional mature trees in an area which is already significantly affected by the cutting
of scores of ash trees will contribute to the destabilization of the ground and exacerbate existing erosion

issues. Is it prudent for the Town to entertain any application which risks further deterioration of a public
resource for which no remediation plans are currently planned or budgeted? The Town's responsibility to
protect the trail from further deterioration must be carefully considered. Any plan to replace trees removed as a
result of approval of this project is inadequate compensation for what already exists in a natural, undisturbed
state and would be less effective in curtailing runoff and erosion.

3. In order to eliminate the request for variance to exceed maximum impervious surfaces, the applicants have
proposed the use of permeable products in this development. Seemingly, this has been deemed acceptable but
warrants further examination. An environmental engineer has advised that in order to be effective, permeable
pavers must have a slope of less than 2.8 degrees or 5 percent for adequate drainage in a gentle rain. In higher
intensity rainfall, these products are ineffective regardless of slope.

The Sustainability Coordinator, Faculty of the Environment at the University of Waterloo, also confirms that
these products require yearly maintenance in order to ensure their continued permeability. Given these
limitations, is it appropriate that usage of this material affords the applicants relief from the maximum allowable
impervious surfaces by-law?

4. Should this application be considered a "minor variance"? To determine this, it is understood that the
Committee of Adjustment applies four tests, one of which asks, 'is the application desirable for the appropriate
development of the land in question?' The term 'desirable’ is relative but in this context a reasonable evaluation

would consider:

i. The proposed development and requested variance compatibility with the character of surrounding homes
and stable community: The new development is not compatible with the size or character of homes in the
neighbourhood and the removal of mature trees will have a significantly negative on impact on the view
currently enjoyed by surrounding residents and trail users.

ii. The proposed development and requested variance compatibility with the woodland features of the property
and adjacent trail: The new development is dependent on the removal of mature trees which is contrary to
the protection afforded to the Oak Ridges Moraine, contrary to preserving the woodland features and contrary to
the spirit of maintaining an adequate natural buffer around the public trail.

iii. The proposed development and requested variance risk of exacerbating an already serious erosion issue in
the immediate vicinity: The trail bed is being undermined by erosion and adjacent and nearby neighbours are
experiencing serious erosion issues. This major new development with more than double the existing
impermeable surfaces and fewer mature trees will further exacerbate this problem. Who will be responsible for
the additional erosion damage to the trail and private property resulting from this development?
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iv. The resultant imposition on local residents and trail users of noise, dust and collateral damage from the total
demolition and reconstruction activities: This is an established, stable community with a reasonable expectation
of enjoying our surroundings unhindered by ongoing demolition/construction projects normally associated with
much older neighbourhoods in transition and renewal, or much newer neighbourhoods under development.
Residents and trail users should not be subjected to such an extensive demolition/construction project that will
undoubtedly result in noise and disruption for months on end. The ‘environmental footprint' of this proposed
development is completely at odds with the spirit of zoning by-laws intended to protect the environment.

In consideration of these four items, and certainly others, it is evident that the subject application is most
definitely not desirable and not a 'minor variance'.

We trust that our concerns will be carefully considered and that the Committee of Adjustment will conclude that
this Application for Minor Variance must be denied.

Sincerely,

Linda and Ted Irwin





Committee of adjustment
City of Aurora
planning@aurora.ca

RE: Application MV-2016-13A-E Construction Plans for 405 5t-John's Sideroad West, Aurora

To whom it may concern,

We have carefully reviewed, once again; the amended proposed plans to demolish, remove
mature trees and construct a new 11 0005q ft house on the neighboring lot adjacent to our

property to the east.

We still have the same concerns vis-a-vis the impact such a construction may have on our
property, on the intended neighborhood milieu and the Ozk Ridges Moraine.

We are, herby, resubmitting our letter for consideration at the May 12" meeting.

When we chose to move back to Aurora a few years ago, we were familiar with the area and
waited, in temparary living conditions, for a house to come up for sale in this specific location.
At that time, we made the conscious choice and specifically purchased a different type of
property for its privacy, wooded surroundings and character. Before concluding the sale, we
discussed the Oak Ridges Moraine Protection Act and it's meaning. In our apinion, the
proposed construction will significantly impact our privacy and alter our quality of life while
gaing against the Oak Ridges Pratection Act and the town of Aurora long-term plan goals.

We are aware that the initial proposed plan encroached on 5 by-laws and that some minor
amendments were submitted recently.

Despite these amendments, after consultation with an engineer and a retired Aurora counselor,
we still maintain that the proposed construction does not respect the initial intent of this
designated “Estate Residential” neighborhood nor does it provide protection, maintain,
improve or restore the area as stipulated in the Ozk Ridges Moraine Settlement Act referenced

in the Town of Aurora Official Plan.

OAK RIDGES MORAINE

The orientation and expand of the driveway around the two garage area results in a significant
addition towards our property line. Instead of the current forested space, this will be reduced
to a few feet. Given the elevation difference between the two properties; the driveway,
parking area, garage structures and sports room will be towering over us. There are cusrently
very tall evergreens separating the properties and according to the resubmitted plan, there are
still 28/30 mature evergreens that will be removed from this specific area. The arborist report
quotes the intent of the Oak Ridges Act as well as analyses the condition of the trees to be
removed. All 30 trees are protected by the Oak Ridges Moraine Act, they are at various stages





in their life cycle; removing some of those trees classified as in moderate-poor conditions still
disturbs the balance expected within a forested area.

We would again propose that the whole house plan be moved towards the west in order to
preserve the ridge of mature evergreens. The current design is expanded mostly towards our
property and leaves a significant area on the west side between those two houses where sorme
deforestation has already occurred to make place for a pool. We, on the other hand, will loose

that entire buffer forested zone.

The new submitted plans have not modified the house location nor do they change the fact
that part of the protected Qak Ridges forest will be destroyed. {f the Town of Aurora still
maintains that this is a minor variance we would ask that the Committee, at least, stipulate that
a plan be made to plant mature, similar size, height and type of evergreens to contain this
change, attempt to reproduce a natural state and somewhat restore the forest.

We are asking the committee of adjustment to ensure and guaranty that a provision to replant
mature evergreen trees will be met and ask what will be the required number and size

restriction for these replacement trees.

NEIGHBORHOOD

Consultation with a retired Town of Aurora councilor confirmed that the initial owner of the
south side terrain on St-John’s, between Young and Bathurst, divided this area in 7 lots, each
approximately 2 acres. She was one of several councilors that assessed the Town plan and Oak
Ridges Act to ensure that it was being respected. The original owner of the land sold these lots
in the spirit of preserving the trail area and green space and allowed moderate construction
with houses strategically placed in the centre of the lots, each surrounded by a band of trees. It
is apparent that approving the proposed house to be built will significantly impact the coup
d’oeil and character of the remaining 6 houses on St-lohn’s. To our knowledge, very little
residential areas in Aurora still offer this kind of forested |ot size. The approval of the revised
plans will et a precedent and is contrary to the intent of the Oak Ridges Act.

DRAINAGE

Our house is on the downhill side of the proposed buiiding. On the west side of our house is a
wooden retaining wall, which extends a good length of the property.

Of concern to us, after consulting with an engineer:
Will this new structure and its hard surface expanse affect drainage of water down towards our

property?
Will the elevation and increased hard surface area put undo pressure on that wall?
Will there be an independent professional assessment addressing the efficacy of the proposed

revised porous surface material?





DEMOLITION and CONSTRUCTION

As work is undertaken, we, as neighbaors, will be significantly impacted. The constant noise
pollution, the dust, the traffic, back and forth of workers we expect will fast for several months.

we would like to have some assurances, should the Town of Aurora decide to allocate a permit,
that something will be done to minimize this impact on our quality of life.
What are the expected timelines? Workable hours?

We thank you in advance for taking the time to review and pay attention to these concerns.

It is our firm belief that the impact analysis conducted by various agencies does support the fact
that this construction will substantially affect our area and does not classify as a minor variance,
A reviewed remedial action plan should be submitted and approved by the town council prior
to providing a building permit. Any anticipated issues related to the structure of our property

must be remedied by the applicant or by the city.

We expect that these concerns will be address and we would appreciate a response.

Respectfully,

Pierre Geoffroy and Catherine Meunier
353 St-John's Sideroad,

Aurora, Ontario

L4G ON1





Leung, Justin _

From: Butler, Stephanie on behalf of Planning

Sent: Tuesday, May 03, 2016 8:41 AM

To: ‘Susanne Stewart’; Planning; Info

Cc Leung, Justin

Subject: RE: Application for Minor Variance 405 St. Johns Side Road

Dear Susanne,

By way of this email | am copying Justin Leung, Secretary-Treasurer / Planning Technician Committee of Adjustment, for
any assistance he may provide in this regard.

Thank you for contacting Planning & Development Services

Stephanie Butler
Acting Planning Clerk
Planning and Development Services

Town of Aurora
100 John West Way, Box 1000
Aurora, Ontario L4G 641

Phone: 905-727-3123 ext. 4226
Fax: 905-726-4736

sbutler@aurora.ca

wWww.aurgra.ca

From: Susanne Stewart [mailto:susanne.e.stewart@gmail.com]

Sent: Tuesday, May 03, 2016 8:40 AM

To: Planning; Info
Subject: Application for Minor Variance 405 St. Johns Side Road

May 2, 2016
Dear Councillors and Committee of Adjustment,

We are writing again in regard to the application for an expansion of the
residence at 405 St. Johns Side Road in Aurora. We are pleased that the project
has been reduced somewhat, but we are still concerned about the number of

trees that will be cut down for this large project.





Our family chose to move to the neighborhood nearly twenty years ago because
we appreciated the trails and the large number of mature trees that were
protected by environmental protection zones.

We run or walk the trails three or four times every week. Recently we have been
distressed by the number of Ash trees that the town has had to cut down,
particularly on the trail behind 405 St. Johns Side Road. We realize that this job
was necessary to stop the spread of the Ash Borer.

However, given that we have lost so many mature trees due to an unavoidable
situation , we believe we should do what we can to protect the remaining trees.

The project being considered would necessarily involve cutting a large number of
healthy trees close to the fence line which are currently integral to the trail
environment. Not only will we have fewer trees to enjoy, but they will be
replaced with a large building which would stand out and change the character of

the natural setting.

We are also concerned about erosion around the stream below the house. We
have seen increased erosion over the past few years as people have cut down
trees to build large decks and pools in yards backing onto this stream. With all
the Ash trees that have come down this menth {and more likely to follow) it’s
already axiomatic, that the soil condition will be more susceptible to erosion. The
proposed construction can only exacerbate the condition. Consequently, the
town may need to spend significantly to remediate resultant damaging and

dangerous trail conditions.

In summary, our family is very concerned about the future of our trail system and
local environment and want to see our town do everything prudent to ensure
they are protected.

We are unable to attend the meeting on May 12th, but we would appreciate it if
you would carefully consider our concerns and those of so many that use these

trails every day.
Thank you.
Susanne and Andrew Stewart

54 Long Vailey Road





Leung, Justin

From: Helen Sedo <hssedo@gmail.com>

Sent: Tuesday, May 03, 2016 1:18 PM

To: Leung, Justin

Subject: Re: Minor Variance Application File number: 2016-13 (Formerly: MV 2016-13- A-E).

21 Treegrove Circle
On Tue. May 3. 2016 at 1:09 PM, <JLeung/alaurora.ca> wrote:

Hi Miss Sedo, thank you for your email. Would you be able to provide me your address for our records? Thank you.

Justin Leung
Secretary-Treasurer

Committee of Adjustment/Planning Technician

Town of Aurora
100 John West Way, Box 1000
Aurcra, Ontano L4G 6J1

Phone 905-727-3123 ext. 4223
Fax: 905-726-4736

leung@aurora.ca
WWw.aurora.ca

From: Helen Sedo [mailto:hssedo@gmail.com]
Sent: Tuesday, May 03, 2016 1:06 PM

Ta: Leung, Justin
Subject: Minor Variance Application File number: 2016-13 (Formerly: MV 2016-13- A-E).

Mr Leung,

Thank you for providing me with the adjusted plans for the Minor Variance Application for 405 St. John
Sideroad. File number: 2016-13. (Formerly: MV 2016-13- A-E).

| have reviewed the package and am still in opposition of the requested variances. [ believe these variances,
although deemed minor from a legal perspective. are significant and will have an adverse impact on the trail
system in this area.





Aurora is growing significantly and vur green spaces are disappearing at an alw.ming rate. Our vast trail system
is one of the factors which sets the town apart from many in the GTA. These spaces provide some small
measure of protection for plants, insects, birds and other wildlife, all of which are adversely impacted by the
continuous growth. All construction is disruptive, but construction so close to the trail system would disturb all
plant and animal life that have taken up residence on the protected area in the vicinity. The 15" minimum
distance from protected areas is barely sufficient. It is my opinion that reducing this further should not be
allowed under any circumstance.

I'he trails provide the residence with room to ream and a place to cross paths with one another. As long time
local residence. my tamily and I have used the trails that run behind the St. John Sideroad residence for many
years. Green spaces are essential to the well being of people, providing an escape from the hardscape we are
immersed in too frequently. | have no desire 1o have a cabana staring me in the face or large two story structure
towering over me when walking along any trail. [ do not believe that [ am alone in feeling this way.

Additionally, trails in our area have experienced erosion over the years, which is undesirable. The plans
outlined for 405 St John would require trees to be removed and heavy machinery to be operated very close or
possibly on the protected areal,negatively impacting root systems of vegetation on the trail and possibly
introducing foreign species into the protected area. Neither is desirable and should be avoided if possible.

Further, it appears that the % of hard landscape to vegetation is significant. [ understand that the owners will
now be using a permeable material for the paved areas which is much better than non-permeable and 1 believe
brings them within required code guidelines for % of hard surfaces, but it is still not as good as vegetation in
slowing down fast running water. Was an environmental assessment carried out? Did it address the potential
impact of erosion on the surrounding protected land?

Our extensive trail system makes Aurora an exceptional place to live and deserves to be protected. | believe
allowing this request to proceed will erode not only the surrounding trails, but the by-laws intended to protect
them and all of our sensitive green space footprint. It sets a bad precedent and the benefit to the Hudson's are far
outweighed by the determent to all other Aurora residence.

Sincerly.

Helen Sedo





