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Town of Aurora
Committee of Adjustment
Meeting Agenda

Thursday, November 10, 2016
7 p.m., Council Chambers, Town Hall

1. Declaration of Pecuniary Interest and General Nature Thereof

2. Approval of the Agenda
Recommended:

That the Agenda as circulated by the Secretary-Treasurer be approved.

3. Adoption of the Minutes

Committee of Adjustment Minutes of October 13, 2016
Meeting Number 16-10
Recommended:

That the Committee of Adjustment Minutes from Meeting Number 16-10 be
adopted as printed and circulated.



Committee of Adjustment Meeting No. 16-11
Thursday, November 10, 2016

Page 2 of 2

4.

Presentations of Application

1. Minor Variance Application: MV-2016-35A-C — Green Storage Inc.

27 Allaura Boulevard
*Deferred Application

5.

6.

New Business/General Information

- Appointment of new Vice-Chair.

Adjournment
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COMMITTEE OF ADJUSTMENT STAFF REPORT

DATE: November 4, 2016

FROM: Justin Leung, Secretary-treasurer, Committee of Adjustment/ Planning
Technician

RE: Minor Variance Application
Green Storage Inc.
27 Allaura Boulevard
Plan M51 Blk B, Pt Lot 13 Pt Blk A, RP 65R21593 Parts 1, 2, 4to 7
and 9
File NO: MV-2016-35A-C

PURPOSE OF APPLICATION MV-2016-35A

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow a reduction in parking spaces. The property in question is
in a General Industrial (M2), Major Open Space Exception (O-8) Zone and Oak Ridges
Moraine Environmental Protection (EP-ORM)  Zone. Section 6.26 of the Zoning By-
law requires a parking rate minimum of 125 parking spaces including 2 designated
disabled parking spaces for both office and storage uses. The Applicant is proposing
rate of 35 parking spaces; thus requiring a Variance of 90 parking spaces.

PURPOSE OF APPLICATION MV-2016-35B

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow an increase in maximum height for properties located

west of the Canadian National Railway (CNR) tracks. The property in question is

in a General Industrial (M2), Major Open Space Exception (O-9) Zone and Oak Ridges
Moraine Environmental Protection (EP-ORM)  Zone. Section 26.2.3 of the Zoning By-
law allows maximum height of 10 metres for properties located west of the CNR tracks.
The Applicant is proposing height of 15 metres for Building A; thus requiring a Variance
of 5 metres.

PURPOSE OF APPLICATION MV-2016-35C

The Applicant is seeking relief from the provisions of Zoning By-law No. 2213-78, as
amended, respecting to allow a reduction in side yard setback. The property in question
is in a General Industrial (M2), Major Open Space Exception (0-9) Zone and Oak
Ridges Moraine Environmental Protection (EP-ORM)  Zone. Section 26.2.2 of the
Zoning By-law requires minimum side yard setback of 6.0 metres for buildings over 10
metres and up to 15 metres in height. The Applicant is proposing side yard setback of
3.0 metres for Building A; thus requiring a Variance of 3.0 metres.
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Note: MV-2016-35C was not initially identified in the Notice of Public Hearing dated August
18, 2016. A new Notice was circulated to residents and to relevant Town departments and
extemal agencies prior to this Application being brought back lo the November 10 meeting.

Note: This subject property is also subject to an Application for Site Plan Approval (File
NO. SP-2015-07)

DEPARTMENTS AND AGENCIES COMMENTS RECEIVED
CIRCULATED

Planning Services: No objections.

Building Services: No comments.
Infrastructure and Environmental Services: No concemns.

Parks, Recreation and Cultural Services: No comments.

Central York Fire Services: No objections.

Power Stream: No objections.

York Region: No objections.

Lake Simcoe Region Conservation Authority: ?;nzgigﬁg?ns STl el
Metrolinx: No comments received.

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 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 Vartance is desirable for the appropriate development or use of the land, building or
structure; and,

= The proposed Variance is minor in nature.
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RECOMMENDATIONS

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

1. SUBMISSION to the Secretary-Treasurer of written confirmation from the Town's
Director or designate of Planning and Building Services; that the Applicant has
satisfied all concerns below and as noted in the September 8, 2016 memo by Marty
Rokos, Planner:

« THAT Site Plan Application File No. SP-2015-07 be approved by Council and
a site plan agreement be entered into with the Town.

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 November 3, 2016 memo by Melinda Bessey, Development Planner:

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

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

3. THAT the above noted conditions 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
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INTERNAL MEMORANDUM
DATE: November 10, 2016
TO: Justin Leung, Secretary Treasurer to the Committee of Adjustment
FROM: Marty Rokos, Planner, Planning and Building Services
RE: Application for Minor Variance
Green Storage Ine.
27 Allaura Boulevard

Block B and Part of Block A and Part of Lot 13, Registered Plan M-51
File No. MV-2016-35A-B

The owner has submitted a Site Plan Application under File No. SP-2015-07 to develop
a self-storage facility on the subject lands with four (4) buildings and a total of 9,527 m?
GFA. The Application was approved by Aurora Town Council on October 25, 2016.

To accommodate the approved site plan, the Applicant is requesting relief from the
requirements of the Town of Aurora Zoning By-law 2213-78, as amended.

Application MV-2016-35A: The Applicant proposes to decrease the minimum number
of parking spaces from 125 to 35, thereby requiring a variance of 90 parking spaces.

Application MV-2016-35B: The Applicant proposes to increase the maximum building
height from 10 m to 15 m, thereby requiring a variance of 5 m.

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 subject lands are designated as “Existing Employment — General Industrial”,
“Environmental Protection”, “Private Parkland”, and “Public Parkland” by the Town of
Aurora Official Plan. The subject lands are also partially with the Oak Ridges Moraine
(ORM). As such, the Official Plan designates the subject lands as “Oak Ridges Moraine
Seitlement Area”, “Permanent and Intermittent Streams”, and “Permanent and
Intermittent Streams Minimum Vegetation Protection Zone” (MVPZ). Further, the subject
lands are identified to be within a “Category 1 — Complex Landform” and fall within a
“High Vulnerability Aquifer Area”.





September 8, 2016 -2- MV-2016-35A-B

The Existing Employment — General Industrial designation is intended to ensure the
long term protection and continued evolution of existing, older industrial areas. The
other designations are on portions of the east, south and west sides of the property.
They form part of a strong, interconnected Greenlands System throughout Aurora that
provides health benefits, opportunities for recreation, and contribute to a high quality of
life. The ORM designations are intended to provide long term protection to the Moraine,
including its Key Natural Heritage Features.

Planning staff are of the opinion that the subject Variances are considered to maintain
the general intent and purpose of the Official Plan.

2. General Intent of the Zoning By-law

The subject lands are zoned “"General Industrial (M2) Zone”, “Oak Ridges Moraine
Environmental Protection (EP-ORM) Zone” and “Major Open Space (O-9) Exception
Zone" by the Town of Aurora Zoning By-law 2213-78, as amended. Schedule ‘B’ of the
Zoning By-law indicates that the lands are zoned “Pemmanent and Intermittent Streams”
and “Permanent and Intermittent Streams Minimum Vegetation Protection Zone”,
Schedule ‘'C’ indicates that the subject lands are in a “High Vulnerability Aquifer Area”,
and Schedule ‘E' indicates the lands are within a “Landform Conservation Area
Category 1 — Complex Landform”. The four buildings are proposed within the M2 Zone
and outside the environmental zones.

The applicant proposes to increase the maximum height of Building A while the rest of
the buildings would be within the 10 m height limit. The intent of the maximum height
provisions is to minimize potential impacts to adjacent properties and ensure that
buildings are in keeping with the character of the surrounding area. The maximum
heights in the M2 Zone vary from 10-15 m depending on the location. Generally, areas
closer to the residential neighbourhcods to the west have lower height limits. The
subject property is surrounded by employment and environmental lands. The nearest
residential property is approximately 250 m from the subject lands and the closest
residential dwelling is approximately 340 m from the proposed Building A. The portion of
the building that faces Allaura Boulevard is a three storey office building clad in
masonry, aluminium composite panels, and curtain wall windows. The higher portion of
the building is intended to be an attractive visual feature. It is the opinion of planning
staff that proposed Building A is in keeping with the character of the surrounding area
and meets the intent and purpose of the By-law.

The Zoning By-law requires a minimum of 3.3 parking spaces per 90 m? GFA for the
office portion of the development (628 m? GFA) and 1.0 spaces per 90 m? GFA for the
self-storage portion. The intent of the minimum parking requirement is to ensure that
adequate on-site parking is provided and avoid traffic impacts. The owner submitted a
Parking Utilization Study to support the minor variance applications. The study used an
Institute of Transportation Engineers manual and a self-storage facility in Ajax as a
proxy site to calculate that between 30 and 31 parking spaces would be required at peak

K:\Planning & Building Services\GOWCouncilComm\StafiReports\COAWariances\2016 ReportsWV-2016-35 (Green Storage), 27 Allaura -
MFR - height, parking.docx
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times. It concludes that the number of proposed parking spaces is adequate. The study
has been reviewed by Infrastructure and Environmental Services staff, who have no
objections to the proposed Minor Variances.

Given the above, Planning staff are of the opinion that the 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 property is a currently undeveloped parcel surrounded by employment and
environmental lands as well as the GO Transit rail line. A creek runs to the north and
east of the subject lands and through the property along the southerly lot line. The area
is typified by employment lands with varying lot sizes. Vehicular access is via a
driveway from Allaura Boulevard.

Given the above, Planning staff are of the opinion that the Variances constitute a
desirable, compatible and appropriate development and use of the land.

4, Are the variances minor in nature

The. proposed Building A is situated along the north property line, away from any nearby
residential properties. Planning staff are of the opinion that the requested variances will
not have a negative impact on nearby 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 Files: MV-2016-35A-B.

K\Planning & Building Services\GOWCouncilComm\StalfReports\COAWariances\2016 Reports\MV-2016-35 (Green Storage), 27 Allaura -
MPR - height, parking.docx
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MEMO

Date:
To:
From:
Re:

100 John West Way

Box 1000
Aurora, Onlario Town of Aurora
L4G 6J1 -

r
Phone: 805-727-3123 ext. 4376 Infrastructure & Enwronme-ntal
Email: Services

www.aurora.ca

October 28, 2016
Justin Leung, Acting Secretary - Committee of Adjustment

Sabir Hussain, Municipal Engineer

Application for Minor Variance
Green Storage Inc.

27 Allaura Bouievard
Plan M51 Blk B Pt Lot 13 Pt Blk A RP 65R21593 Parts 124to7and 9

File No. MV-2016-35A-C

Infrastructure and Environmental Services Department has no concerns with this minor
variance application.

) '

Sabir Hussain,

Ext. 4378

m Mnfastructure & Enwronmental Services\PDB\EngPInDeviDesignDevReviewiVariancesi20 16WMY-2016-35 27 Altaura Blvd-ym doc





Leung, Justin . _

From: Tree, Jim

Sent: Wednesday, November 02, 2016 12:15 PM
To: Leung, Justin

Subject: RE: COA Comment Deadline

Hello Justin we do not have any comments concerning this application
Jim

From: Leung, Justin

Sent: November-02-16 9:45 AM

To: Melinda Bessey (M.Bessey@Isrca.on.ca}; Letman, Glen; Tree, Jim
Subject: COA Comment Deadline

Be advised the deadline to comment for below mentioned Application is November 3, 2016. If we do not hear from you
by end of tomorrow, we will assume you have no comments to provide.

MV-2016-35 - Green Storage Inc - 27 Allaura Boulevard

Justin Leung
Secretary-Treasurer
Committee of Adiustment/Planning Technician

Planning & Building Services
Development Planning Division
Committee of Adjustment Section
Town of Aurora

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

Phane: 805-727-3123 ext. 4223
Fax: 905-726-4736
ileung@aurora.ca
WwWw.aurora.ca





Application for Minor Variance

CENTRAL

YORK
FIRE SERVICES

Memorandum

984 Gorham Street
Newmarket, Ontaio
L3Y 1L8

905 895 9222

www.cyfs.ca

To: JUSTIN LEUNG
TOWN OF AURORA

From: JOHN JMCDONALD

Date; Friday October 21, 2016

Project: Application for Minor Variance 27 Allaura Blvd

File#: MV201635AC

After review of the referenced application, CYFS submits the following comments:

After review of the proposed application, CYFS has no objection to the proposed

minor variance as submitted.

JOHN J MCDONALD

"Proudly protecting the communities of Aurcora and Newmarket"





Date:
Attention:
RE:

File No.:

Related Files:

Applicant:

Location

Stream T -

October 26", 2016
Justin Leung
Request for Comments

MV-2016-35A-C

Green Storage Inc.
27 Allaura Boulevard

Plan M5t Blk B Pt Lot 13 Pt Blk A RP 65R21593 Parts 124 to 7 &
9.





COMMENTS:
Stream VS

I:l We have reviewed the proposed Variance Application and have no comments or objections Lo its approval
X We have reviewed the proposed Vanance Application and have no abjections to its approval subject to the
= following comments (attached below)

D YWe have reviewed the proposed Vanance Application and have the following concerns {atiached below)

PowerStream has received and reviewed the proposed Variance Application. This review, however, does not imply
any approval of the project or plan.

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum
clearances to the existing overhead or underground electrical distribution system as specified by the applicable
standards, codes and acts referenced.

In the event that construction commences. and the clearance between any component of the work/structure and the
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and
Safety Act, the customer will be responsible for 100% of the costs associated with PowerStream making the work
area safe. All construction work will be required to stop until the safe limits of approach can be established.

In the event construction is completed, and the clearance between the constructed structure and the adjacent existing
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes
referenced, the customer will be responsible for 100% of PowerStream's cost for any relocation work.

References:

Ontario Electrical Safety Code, latest edition (Clearance of Conductors from Buildings)
Ontario Health and Safety Act, latest edition {Construction Protection)

Ontario Building Code, latest edition {Clearance to Buildings)

PowerStream (Construction Standard 03-1, 03-4), attached

Canadian Standards Association, latest edition (Basic Clearances)

If more information is required, please contact:

Mr. Stephen Cranley

Supervisar, Subdivisions & New Services
Phone. 1-877-963-6900 ext. 31297

Fax: 905-532-4401

E-mail: stephen . cranlevi@powersiream ca
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%ABDLES gg COMMUNICATIONS AND 27.6/16kV 44KV
CONDUCTORS WIRES NEUTRAL | (SEE NOTE 1)
MINIMUM VERTICAL CLEARANCES (SEE NOTE 2)
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Leung, Justin

AN
from: Melinda Bessey <M.Bessey®@lsrca.on.ca>
Sent: Thursday, November 03, 2016 8:57 AM
To: Leung, Justin
Subject: Fw: PYOC1748 - MV 2016-35 - 27 Allaura Blvd Aurora Application for Minor Variance.

Good morning Justin,

Thank you for providing the updated circulation for the captioned file. It is understood that the applicant is seeking an
additional variance as a part of this application to address a reduced side yard setback. This has been reviewed in the
context of the Provincial Policy Statement (PPS), the Oak Ridges Maraine Conservation Plan (ORMCP), the Lake Simcoe
Protection Plan [LSPP), and Ontario Regulation 179/06 under the Conservation Authorities Act.

Based on a review of the submitted information our original recommendation remains unchanged and is as follows:

That any approval of this application be subject to the following conditions:

1. 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.

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

Please advise us of your decision in this matter. If you have any questions regarding these comments, please feel free to
give me a cail,

Kind regards,

Melinda Bessey, MSc, MCIP, RPP

Development Planner

Lake Simcoe Region Conservation Authority

120 Bayview Parkway,

Newmarket, Ontario L3Y 3W3

905-895-1281, ext. 151 | 1-800-465-0437 | Mobile; 905-955-3730
m.bessey@LSRCA.on.ca |} www.LSRCA.on.ca

Twitter. @LSRCA
Facebook: LakeSimcoeConservation

From: Melinda Bessey
Sent: Wednesday, August 31, 2016 12:13 PM

To: 'JLeung@aurora.ca’
Subject: PVOC1748 - MV 2016-35 - 27 Allaura Blvd Aurora Application for Minor Variance.

Good morning Justin,





Thank you for circulating the captioned application to the LSRCA for review. We understand that the applicant is seeking
relief from the following sections of the Town of Aurora Zoning By-law:

1. Section 6.26 requires a minimum of 125 parking space including 2 designated accessible parking spaced for the
proposed office and self-storage use. The applicant is seeking relief from this section to permit a minimum of 35

parking spaces.

2. Section 26.2.3 permits a maximum building height of 10 metres for properties located west of the CNR
tracks. The applicant is proposing a maximum building height of 15 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.

Part of the subject lands is within an area regulated by Ontario Regulation 179/06 under the Conservation Authorities
Act, this reflects the watercourse that traverses the south end of the property as well as erosion and flood hazard limits
along the northern, eastern and southern limits of the site. The southern corner of the site falls within an area identified
as lands adjacent to a MNR unevaluated wetland. Accordingly, a permit from the LSRCA would be required prior to any
site alteration or development taking place on the lands that are within the regulated area.

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 southern half of the property is also within a Category 1 Landform
Conservation Area af 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 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.

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

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

Kind regards,

Melinda Bessey, MSc, MCIP, RPP

Development Planner

Lake Simcoe Region Conservation Authority

120 Bayview Parkway,

Newmarket, Ontario L3Y 3W3

905-895-1281, ext. 151 | 1-800-465-0437 | Mobile: 905-955-3730

m.bessey@LSRCA.on.ca | www.LSRCA.on.ca

Twitter; @LSRCA
Facebook: LakeSimcoeConservation





Leung, Justin

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

Sent: Thursday, October 20, 2016 2:58 PM

To: Leung, Justin

Subject: FW: Minor Variance - 2016-35A-C - 27 Allaura Boulevard - Aurora
Attachments: MV-2016-35 application package nov 10.pdf

Good afterncon Justin,
The Regional Municipality of Yark has reviewed the above Minor Variance application and has no objection.

Regards,

ECatirtette

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 6Z1
O 1-877-464-9675 ext. 71538 | gabrielle.hurst@york.ca | www.york.ca/developmentservices Our Values: Integrity,
Commitment, Accountability, Respect, Excellence

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

Sent: Thursday, October 20, 2016 9:27 AM

To: jmcdonald@cyfs.ca; info@lsrca.on.ca; Development Services; MRamunno@aurora.ca; jtree@aurora.ca;
ABazar@saurora.ca; KSethi@aurora.ca; gletman@aurora.ca; jvanscheyndel@aurora.ca; AMihail@aurora.ca;
PPalombi@aurora.ca

Subject: MV-2016-35A-C - 27 Allaura Boulevard - Application package

In accordance with Planning & Building Services Dept. electronic circulation procedures, attached is the Application
package for the following Committee of Adjustment Application:

MV-2016-35 - Green Storage Inc - 27 Allaura Boulevard

Justin Leung
Secretary-Treasurer
Committee of Adjustment/Planning Technician

Planning & Building Services
Development Planning Division
Committee of Adjustment Section
Town of Aurora

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

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

leung@aurora.ca
www.aurora.ca





