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1. Approval of the Agenda
Recommended:

That the agenda as circulated by Legislative Services be approved.
2. Declarations of Pecuniary Interest and General Nature Thereof

3. Planning Applications

1. PBS17-035 - Application for Official Plan Amendment, Zoning By-law
Amendment, Draft Plan of Subdivision
Dormer Hill Inc.
14029 Yonge Street
Part of Lot 72, Concession 1
File Numbers: OPA-2017-02, ZBA-2017-01, and
SUB-2017-01; Related File: CDM-2017-01

Recommended:
1. That Report No. PBS17-035 be received; and

2. That comments presented at the Public Planning meeting be addressed by
Planning and Building Services in a comprehensive report outlining
recommendations and options at a future General Committee meeting.
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2. PBS17-037 — Applications for Official Plan Amendment and Zoning
By-law Amendment
Aurora United Church
15186 Yonge Street, 55, 57, and 57A Temperance Street,
12 Tyler and 16 Tyler Street
File Numbers: OPA-2016-05 and ZBA-2016-13

Recommended:
1. That Report No. PBS17-037 be received; and

2. That comments presented at the Public Planning meeting be addressed by
Planning and Building Services in a comprehensive report outlining
recommendations and options at a future General Committee meeting.

4. Confirming By-law

Recommended:

That the following confirming by-law be enacted:

59XX-17 Being a By-law to Confirm Actions by Council Resulting from a Council
Public Planning Meeting on May 24, 2017.

5. Adjournment
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The Corporation of The Town of Aurora
By-law Number 59XX-17

Being a By-law to Confirm Actions by Council
Resulting from a Council Public Planning Meeting
on May 24, 2017.

The Council of the Corporation of The Town of Aurora hereby enacts as
follows:

1. That the actions by Council at its Council Public Planning meeting held on
May 24, 2017, in respect of each motion, resolution and other action
passed and taken by the Council at the said meeting is, except where prior
approval of the Ontario Municipal Board is required, hereby adopted,
ratified and confirmed.

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

Enacted by Town of Aurora Council this 24" day of May, 2017.

Geoffrey Dawe, Mayor

Samantha Yew, Deputy Clerk
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Ve k Town of Aurora
AURORA Public Planning Report No. PBS17-037

Subject: Applications for Official Plan Amendment and
Zoning By-law Amendment
Aurora United Church
15186 Yonge Street, 55, 57, 57A Temperance Street,
12 Tyler and 16 Tyler Street

File Numbers: OPA-2016-05 and ZBA-2016-13
Prepared by: Glen Letman, Manager of Development Planning
Department: Planning and Building Services

Date: May 24, 2017

Recommendations

1. That Report No. PBS17-037 be received; and

2. That comments presented at the Public Planning Meeting be addressed by
Planning & Development Services in a comprehensive report outlining
recommendations and options at a future General Committee Meeting.

Executive Summary

On March 22, 2017 Council held a Public Planning Meeting to receive public input on
Official Plan and Zoning By-law Amendment applications submitted by the Board of
Trustees for the Aurora United Church for 15186 Yonge Street, 55, 57, 57A Temperance
Street, 12 Tyler and 16 Tyler Street within the Aurora Promenade.

e The applications proposed to develop the subject lands for a new 2 storey place of
worship and a 9 storey, 159 suite, retirement home with associated structured
parking.

e The Official Plan Amendment is necessary to allow the increased building height,
and would establish special policy area provisions for the development including,
building setbacks/ stepbacks from the property line and coverage.

e The Zoning Bylaw Amendment would amend the | Institutional and C2 Central
Commercial zones currently applying to the subject lands, to a site specific |
Institutional XX zone to permit the proposed development form.
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e The subject lands form a key property on Yonge Street within the Downtown area of
the Aurora Promenade, upon which a former landmark place of worship (Aurora
United Church) building was situated. The building was destroyed by fire and that
portion of the site is currently vacant. Five existing dwellings are also located on
the subject lands.

e Council directed that the applicant consider comments provided at the Public
Planning Meeting and referred the application to a future Public Planning Meeting.

e On May 10, 2017 the applicant submitted revised plans showing a reduction in
building height of 2 storeys from their original proposal 9 storey proposal, the details
of those changes will be presented to Council at this evening’s meeting.

Background

The subject Official Plan and Zoning By-law Amendment applications were submitted to
the Town on December 16, 2016.

On March 22, 2017 Council held a Public Planning Meeting and passed the following
resolution:

1. That Report No. PBS17-017 be received; and

2. That staff be directed to report back to another Public Planning meeting
addressing the issues that were raised at this Public Planning meeting.

A copy of the Minutes to that meeting is attached to this report (see Attachment 1)

Heritage Advisory Committee met on April 10, 2017 to review the development
applications and the heritage resources identified on site. Heritage Advisory Committee
passed the following recommendation for Council consideration:

1. That Report No. HAC17-009 be received; and
2. That the Heritage Advisory Committee recommend to Council:

(@) That the properties located on 12 and 55, 57, and 57A Temperance
street be removed from the Aurora Register of Properties of Cultural
Heritage Value or Interest; and

(b) That the property located on 16 Tyler Street be removed from the Aurora
Register of Properties of Cultural Heritage Value or Interest; and

(c) That residential-style architecture be incorporated in the design of the
facade and streetscape on Temperance Street; and
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Report No. PBS17-037

(d) That the Heritage Advisory Committee be notified of any additional
archaeological findings on the subject lands; and

(e) That the site plan application be reviewed by the Heritage Advisory
Committee at a future meeting

On May 9, 2017Council endorsed the Heritage Committee’s recommendation.

On Thurs May 11, 2017 the applicant held their second Community Information Meeting
with the interested parties who made comment on the subject application.

Reports and Studies

The Owner submitted the following documents as part of a complete application to the
proposed Zoning By-law Amendment application:

Report Name

Report Author

Planning Justification Report

FOTENN Consutlants

Draft Official Plan Amendment

FOTENN Consutlants

Draft Zoning By-law

FOTENN Consutlants

Conceptual Site Plan, Elevations and
Perspectives

A Robert Murphy Archtects

Heritage Impact Statement

Bray Heritage with Letourneau Heritage
Consulting Inc and Amy Barnes Consulting

Geotechnical Investigations Terraprobe

Phase 1 and 2 Environmental Site Terraprobe

Assessments

Servicing & Stormwater Management Odan Detech Consulting Engineers
Report

Transportation Study

Nextrans Consulting

Stage 1 and 2 Archaeological
Assessment

Fisher Archaeological Consulting

Environmental Noise Feasibility

Valcoustics Canda Ltd

Tree Inventory and Preservation Plan

Kuntz Forestry Consulting Inc.

Surrounding Land Uses

The surrounding land uses are as follows:

North:

towards Temperance Street
South:

Street
East: Existing Downtown Commercial
West:  Existing grade related residential

Existing Downtown Commercial towards Yonge Street, Future Commercial

Existing Mixed uses towards Yonge Street and Residential towards Temperance
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Policy Context

The provincial, regional and municipal policy context considerations related to the subject
Official Plan and Zoning Bylaw Amendment applications are outlined in staff report PBS17-
017.

Original Development Proposal

In the applicant’s original submission to the Town, the Aurora United Church and its’
development partner, Southbound Developments Ltd., propose to develop the site as two
independent buildings within the property. A fire destroyed the historic Aurora United
Church and all other existing buildings on site would be demolished to accommodate site
development, and as such the subject lands should be treated as a single property.

A two storey church with church spire would be located on the corner of Yonge Street and
Tyler and would have a gross floor area (gfa) of approximately 1,467m2. The retirement
home component of the development would wrap around the church building in an L
shape and would have a height of 9 storeys at its highest point. The retirement home is
proposed to be tiered, or stepped back, from abutting municipal streets to avoid a visual
effect of a slab building (see Figure 5). A total of 159 retirement home units are proposed
within the development. The retirement home would have a gfa of 12,778 m2.

The applicant’s statistical information identifies that the two buildings would occupy 38% of
the lot (i.e. lot coverage). Three full moves vehicular access points are proposed to the
site, to access each abutting municipal road. One level of underground parking is
proposed and a total of 133 parking spaces would be developed. The applicant proposes
to separate the place of worship parking and the retirement home parking. The applicant’s
submission includes a conceptual site plan and detailed building elevations and renderings
to illustrate the proposed building form and massing.

The tiering or building stepback of the retirement home building allows roof top terraces
with would be used as outdoor amenity areas for the residents. A shadow study has also
been included with the applicant’s submission (See Figure 6).

The applicant has submitted draft Official Plan Amendment and Zoning By-law documents
which are currently under review by staff.

On March 31, 2017, the Design Review Panel provided preliminary comments with respect
to the Architectural Design of the new church and retirement home. The Panel's
commented as follows:

e Remove the false fagade at the north east corner of the proposed building

e Remove the traffic access to Yonge Street

e There is too much glass material on the facade of the church building, the Panel
emphasized a need for balance to achieve modern architecture yet is in keeping
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with the heritage character of the Historic Downtown of Aurora. The panel
suggested incorporating pillars of stone in between the glass.

e Concern with respect to the overall massing of the building, especially towards
Temperance Street

e Questions pertaining to how stormwater management will be achieved (ie.
infiltration)

Revised Development Plan

Since the submission of the original proposal and presentation to the Public Planning
Meeting the applicant has revised the plans. On May 10, 2017 revised plans were
submitted to the Town which will be presentation to Council at this evening’s Public
Planning meeting. The applicant advises that the presentation will be made in sufficient
detail illustrating the design changes to the development.

As an overview the revised plans propose:
Building Height and Massing

e A building height of 6 storeys at Yonge Street, 7 storeys at Temperance Street (vs
total 9 storey building height of original proposal.

¢ Increased building stepbacks from Temperance Street.

e Total number of retirement home units reduced to 152 (from 159), with a focus
towards assisted living and memory care units (vs. independent living units).

Yonge Street facade

¢ Removing vehicle access and surface parking from Yonge Street

e First 2 storeys at Yonge Street built to north property line

e Incorporating 856 m2 of building gfa as a complimentary use of the retirement
home and place of worship uses.

e Awnings incorporated to compliment Yonge Street streetscape

Temperance Street facade

¢ Revision to building materials at lower storeys proposed to better incorporate
elements and colour palette of existing neighbourhood (eg masonry vs reflective
glazing). This would be identified in greater detail at the site plan submission and
implemented through a site plan agreement.

e At 2.75m building setback at street line is proposed to be retained.

Tyler Street facade
¢ Building material revisions similar to Temperance Street frontage, particularly the

facing and details of the stairwell building mass.
e EXxisting Norway Spruce to be retained.
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North Property Line

e Building materials and stairwell building mass revisions similar to Tyler Street
exposure.

e Building setbacks and window openings maintained.
e Elimination of the exposed surface parking along north property line.

Access

e Yonge Street vehicular access has been eliminated.

e Two vehicular access points on Tyler Street and Temperance Street in the locations
shown on the original plan will provide access to the site.

Parking
e Site redesigned to provide two levels of underground parking.
e 30 at grade parking spaces are proposed.
e The second level of underground parking will provide for 111 parking spaces.
e A total of 192 parking spaces are proposed.
e The plan will provide for secure access to the 61 parking spaces proposed for the

retirement home.

e Revisions to the below grade building plans will be required to accommodate the
access ramps to the two parking garage levels.

e Revised parking rates are proposed by the applicant.

Note: Final zoning provisions and performance standards will be evaluated by Staff in
detail prior to the implementing Zoning By-law Amendment being brought forward to
Council for enactment.

Analysis

The application has been circulated to agencies and departments for review and
comment. A preliminary review of the proposed Official Plan and Zoning By-law
Amendment applications have been undertaken. Staff has initially identified the following
matters which will be addressed in greater detail prior to staff preparing a final report for
Council’'s consideration:

e Conformity with the Aurora Promenade Downtown Official Plan land use
designation and development policies.

e Conformity to the Historic Downtown Urban Design polices as outlined in the
Promenade Urban Design Strategy.

e Conformity to the Heritage Resource Area policies of the Official Plan.
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e The consideration of the subject applications relative to existing and future
surrounding land uses to assess the compatibility and appropriateness of the
proposed development.

e Evaluation of technical matters such as; servicing, traffic, access, parking and
grading.

e Subsequent to the review of the Official Plan and Zoning Bylaw Amendment
Applications, development of the lands will be subject to a site plan application
review and building permit process.

Public Comments

An excerpt of the March 22, 2017 Council Public Planning Meeting minutes with
comments provided at the meeting are attached to this staff report.

Advisory Committee Review

The applications will be reviewed by the Heritage Advisory Committee, Accessibility
Committee and the Design Review Panel prior to a staff report being prepared for Council
consideration of the planning applications.

Financial Implications

There are no financial implications.

Communications Considerations

On January 12, 2017 a Notice of Complete Application respecting the Official Plan
Amendment and Zoning By-law Amendment applications was published in the Auroran
and Aurora Banner newspapers.

On March 2, 2017 a Notice of Public Planning Meeting respecting applications was
published in the Auroran and Aurora Banner newspapers. In addition, the notices were
given by mail to all addressed property Owners within a minimum of 120 metres (393 feet)
of the subject lands. A Notice of the Public Planning meeting sign was also posted on the
subject lands. Public Meeting notification has been provided in accordance with the
Planning Act.

All interested parties have been notified of this evening’s Public Planning Meeting.
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Alternatives to the Recommendation

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

2. Refusal of the application with an explanation for the refusal.

Conclusions

Planning and Building Services will review the proposed Official Plan Amendment and
Zoning By-law Amendment in accordance with the provisions of the Provincial, Regional,
the Town’s Official Plan, Zoning By-law and municipal development standards respecting
the subject lands. A comprehensive report with recommendations and options will be
presented to Council for consideration and direction at a future General Committee
meeting.

Attachments

The place of worship and 9 storey development plans were shown as attachments to
report PBS17-017.

Figure 1- Location Map

Figure 2- Existing Official Plan Designation

Figure 3- Existing Zoning By-Law

Figure 4- Revised Conceptual site plan

Figure 5 (A-E) Revised Conceptual Floor Plans

Figure 6 (A-B)- Revised Conceptual building elevations
Figure 7 Revised Building Cross Section

Figure 8 Revised Building Isometric Views

Appendix 1: March 22, 2017, Public Planning Minutes

Previous Reports

Public Planning Report PBS17-017 dated March 22, 2017.
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Pre-submission Review

Reviewed by the Chief Administrative Officer and Director of Planning and Building

Services.

Departmental Approval Approved for Agenda
Dowy Jluday

I%%fﬁ—ﬂ——-——é 4 " : /

Marco Ramunno, MCIP, RPP Doug Nadorozny 'Q

Director Chief Administrative Officer

Planning and Building Services





item 2

Page 10 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

‘Aydesbojoydoyp 910z “ouj suonnjos aseq jsii4 @ ‘9,0z buuds uaxye) sojoyd 4y "eloiny Jo umo ] ay} ® uolbay X3IoA Aq papiroid ejep aseg “/ L0z ‘0L Aew ‘Juswpiedsq seoinses buipjing pue buiuueld eioiny Jo umo] ayj Aq pajeato depyy

Mrvdmas poob an aamaef sonoN
\72: (@219 74 Y o e w0 Sanvaloarans (TR
o= "

L 3uNoId

€1-9102-V9Z ® §0-9102-V¥dO :S311d

joang J19]AL 9} pue 1941 2|

‘Joau)g @oueadwa) VLG ‘LG ‘GG ‘199118 9BUOA 9816 (LNVIITddY

\vv\.

9a1g

\ " Bisuobure i n ; ; . \ o
- \ @a u __N i S9\\ 332135 U03BUIIISM
i | .uyor 38 = : = =

pips

-

dVIN NOILVOO1






Council Public Planning Meeting Agenda
Wednesday, May 24, 2017

Item 2
Page 11 of 24

WELLINGTON STREET EAST

IRARRRRT
T
HHLMIH\ A
T
o e
st A
TR T
i N R M
F VAR AI'#I—F%I
A, Tt T
) LT
A, I
o N
A, T T
(YR
A
IS
135 B
e H-’-SBSNOA T L
AR sy
) S
AT
M
AT SR
ALY AT
O F
i
TTT T 199-'18 eoH*e"Jt._,td
(it T
A
O Ry 7
) |
I R
)
O R
R
O
Ju .
A Al
) —
I R
Al
I R
LR
O
MR

N
- SO.G 005

z

5%

P

"’

e
oL

S

[
203!
V’V

e
105

Metcalfe Street

K
%
X

XX

3
i
R

%%
ot

L

%%

S
el
R
S
8L
LS

P

0%
%
S
X

55
&5
RL
0

KKK
XK
KL
[RRRKKS

%
o
RS
otele!

SRR

SRR

KX

Schedule A OPA

%)
g 3
< e
o £
ER =1
» T o
>
OE c Ko}
—Q_.:(_U <
Eg £ 2
ws ®© 2
28 o Z
£ o o
BT o %
XD 5 -
wid o o
@
N

c
2
=

[$]

9]
2

o

2
o
©
3

c

(0]

S

c

o
£

>

c
|

Existing Employment -
Brownfield Industrial

M Existing Major Institutional

|:‘ Private Parkland

|7 *] Public Parkland

Schedule B1 Secondary Plan Area

- Upper Downtown

E Downtown

= Downtown Shoulder

Yowre in Good Comparny

) susJecTLANDS

EXISTING OFFICIAL PLAN DESIGNATION

12 Tyler and 16 Tyler Street
FILES: OPA-2016-05 & ZBA-2016-13

FIGURE 2

" "} THE AURORA PROMENADE

Map created by the Town of Aurora Planning and Building Services Department, May 10, 2017. Base data provided by York Region & the Town of Aurora.






item 2

Council Public Planning Meeting Agenda
Page 12 of 24

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy
€ 34N9id

Hrroduios p00b o aamof €1-9102-v9Z ® 50-9102-VdO 3114
yoo.g 191AL 9| pue 49lAL Z)

e SaJlvIN
@hﬂ&ﬂ ZY 001 ) 05 oz 0 SANVT 103rans E ‘Joans 9duesdwal V.G ‘LG ‘GG 1994)S aBUOA 98161 (LINVIITddV
MVT-A9 ONINOZ ONILSIX3

—~—

[ | ; ]
_dd 2
| | I ﬁc. evy N ZIN

joa.)s 419]AL

A
o
%)
S

|
©
L 2| |5| o
To) <
\m\ —
19a.4)g BlLIOJo 1
L \\
Jea.us SBUOA
™
<
N
\U,:‘
|
L ")
. /7 o
j Ui
\\
b
o
€-d3|| w
—Lla3—
\
N
=
|

1994)S/A9Iso

\ 43
, cd
| soveo 2]
, Z9 SANOZ TVINLSNANI
. “W \m_ T i
i M S3INOZ IVIONINWOD
« \ \M.v lw u01}08}0.d [BUsWUOIAUT || 4 |
Q ~
nuluA W M\w soedg uadQ Jolepy E
«Q @ © SINOZ s3ovdsNado [0
ﬁq\vv J._.ﬂ“-v m |euonnjsui H V
5 ® A —
% H -] S3NOZ TYNOLLNLILSNI [Ny
T Aysue@ payL
\ N Juswedy BE 0
Ajisuaq puoodag
\ \ juswpedy @ W
Ausuaq isii4 !
juswedy E v
- Ajsuaq puooeg
F N Buljjem@ payoeleq 1 HI
>
jseg-1ea4)S-uojbullap 1S9 N=}9auyS uolbul|aAN 19N $3INOZ TVILNIISTY 9
p] N A7l _oo- Za puabo Buluoz |y
Q61-z0}02-29 £207—29~ | | T 1T 7 ] | CEN | _ P =l






‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

item 2

¥ 2ANOId
€1-9102-v4aZ ® S0-9102-VdO :S31id

i@ D< 10918 49]AL 91 pue J9jAL Z1

Arvdmos p00b 11 24M0K

‘Joaus adueadwal V.G ‘LG ‘GG ‘19241S aBUOA 98151 (LNVOITddV

e NV7d 31IS TVN1Ld3IONOD Ad3SIATA

Page 13 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

1 sA2.103s Jo Jaquinu pasodoid
wbs 9'558 (mer-Ag Buiuoz 1ad) easy 100)4 ss0ID

a3aLvoo13Y

13341S IONOA S

027318 ¢

NEN Q380dHd

2oeds Apuawy Ayunwwo) -y STIOVT G3s0doNd Janns sany
506 5
- §1 ‘S330L MIN 0ISOONA SL
4 sAa10)s o 1aquinu pasodoid o s
‘wbs zop‘T (mer-Ag Buiuoz 1ad) ealy 100j4 sS0ID Nl -
youn 30VHHILHOO 8 o e—r— ; 1n29
Yunydy MO8 4005 ~2 b o e FONVYLNT NIVIN HOHNHO
: 0L H00THS ) Al
zstT $9)INS JUBWJN3Y JO Jaquinu pasodoid el = — Q3Lvo0713
et - W\ ‘390 (HldM
& 199435 dsuesadwa] je sA3.03s jo Jaquinu pasodoid y ; “
9 199435 28u0, Je sA2.0)s Jo Jaquinu pasodoig T . 5
‘wbs 8'v86 SaPIuAWY 100pINO Rl | u_
T - = azonzsza
‘wrbs zoz0T (mer-Ag Buiuoz Ja4) ealy 100j4 501D F— _ — L ons « OLI3LONUSHD
. OITRLONENE - B
FUOH JuswRIaY ANTHHOVOHONS 3
B _ i 3018
. 2z
[zsT 0Z 19 11T VIOL ¢ ETS 2z
: s 25
1 7d 3upjied punosdiapun g 38 2% ) s3zL
~ . o8 — Tg 7 ! M3NQ350408d
1 Td Supjied punos8iapun 3 e a2 :
3 M= £3m
0T 0T 0 [3A31 N 23 _ mu H
8
ped 32epng ) b e g EE
yanyy juawainay 21and Bupjieq pasodoid PN @ _ £
et = a m =~
- [l ] =1
gSIT T'OLE'S 989875 V10L |
= a e JWOH INIWINILIY -
€5 0LvT 1'869°C W&wsﬂﬂm._ Hos || ASNOLE - L Q380G0Nd HONNHO AJYOLS-Z GISOJ0Nd
S91 0°S9Z T'veC'8 adeaspue pieH
612 0°STO'T '6Z60T Buined jjeydsy| _ — [
6'ES 0°T0ST 50269 SWOH juswaiiay _ zumls |
€8T 7’818 66216 | yoanyd S . Ay ——
- - - AT o B onisia
0°00T 8TV I'SL6'6V ealy IS
el
% urbs 75 3 3
o
adesano) ealy 100|4 ] — =
2% SOILSILYLS 3LIS m_ m
= 013A @ A
M AVMIARA J—
45 9698°EL WE9LEY TS 251 Ej0) pueIS _ 305308 nh
dSgorzel MO0ST) T 2z 9 19ne1 B 7wz o
45 £18L A 609} 5| ayng opms| g esa] . le | m
4S€1LLT M 5257 € ans¥az| geAeT gs s ¥0013-2 00 m
SovaaL uoose 0L w00
IS L0165 A 6rs] o) SIS uE || gierel (WYMo VBN | ey =
45 9787 A Z'E9Z| | eunsa+uag | glesen|  Buiarjuspuadapul —_t 7’ | PreS— S — o N_meuwmm,
ol s
45 0'060°S1 MEL0rL ST Sz 5 1981 N, r A
45 9298°) M GELY S| ayns opmis| s 1eAe _ |
4s 0zeze L 'Z0€ v ans¥az| §leAeT P fis —_—
4S5 8pe6°L el el s ¥g 1| gleaeT N i L
45 9'Se6’) M GpEL] c| ansa+wdl| s R 8= 7 _
3%
45 1'299%1 MWTTOEY e e 10491 s _ wanazsoaous
48 1'62L01 Mgoss] s 3ins opmis| v 1eAeT N 7
s 0¥2L EE 3 ans¥az| peAel 10013 X2l NE §
IS 618’1 0691 € ans ¥a || plereT 10014 X314 “E oy v woo1se ol \
4S £68¢°) U 62 2| ewsarugi| vienen e — wa 3 .
zo H
48 GObr'Sl GYEr'L g8 98 g 19nel = iz
45648911 proll] ol ayns opmis[ g lene] ] ; © o 01aAmn® L Snusna
45 1'7L8T W 0297] S oINS ¥g || glere] | L / AvM3AND 0L 00T oL 0T
48 6849 U 0€9 M| ewsarugl| eas Buin pajsissy | % ox »
1y — i
.Aﬁmmx L T e
4S0°1E6) W | ree') e 'z 9As SaHlam M08 iES 501N - F I ey
4S L709°TH | SN opmig| g ere | ] Shon .Ehmﬂw N - y
4 EE
45 €92eT| euns ug 1| ziene| | 1
ds‘ealy | ey [wnog| swey [ ®a1 [ poowioqubien B Z<ZW&S_W._. e

a[npaysg Arewwng ajng






item 2

Page 14 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

VS 3dNOId
§§ poob 1 a4maf .
— €1-9102-v4Z *® S0-9102-VdO :S311d
59 D< yoo.g 191AL 9| pue 49lAL Z)
1 & £ £ -
_ Joa.g doueldwa] V.G ‘LG ‘GG ‘19ang abuoA 9815 L :LNVII1ddV
e
i SNV1d d400714d TVNLd3IIONOD d3SIAIY
ooz L ,;_\, 00z} N
Zd 1Pone X Ld [9Ae7 -
— —
—
I
2z 2z e—
Mw mm ‘ ONDYY INIWIHILIY
28 38
2 Savio i dn diwy 404 3LYO WN03S
33 oLlxazd LS
: i
3 3
48 «.E,—.
3avN9 0L figqoT “Aerg)
SHOLYATTAZd s J,J 3 £ /
— —_— ¢ — 3Qv49 0L 11X3 Ld
7 ]
— an0qe yaunys i
L 10 sulpno !
- - — - - = — % - — [
]
2= 052 e
oL 1 st L8 _ m z e " N 5 . uw
S30VdS L1 . oL & s oot o2 ws 7w ore unj
ONIMYYd 2Inand ] —_— {saoeds L5) ONIMEVL
4S v'8es'6r V _ _ 3WOH INIWINHILIH Z0ey
2d JavHivd ds610'5e
3aV¥O 0L LIX3 1d
! 2 JONYALNG HY LR
L ED wor _ En wor I e F
= - = = = = L] . . L .
s BN ; C
ir s Isessel =
n - - - - =5 m 45Z81S asveer B _ NVL WIS
3avy9 13100
oL Lix3 zd v 7 ‘ s S Agao1 a3 mH__ﬁM._ o LS TSz 00 -
n=z . vz lele 1 ec)
g 2 i O Wm.m_uw_mh”_ 180822 —
o " 46627 . . Wook _mwu.mw
= s - — = 3n08aY 100d N 45 g1z [TVOINVHOIW LS Leo mhm.u.nxmho«; JONVHO| OIM '
ONINWIMS 4892007 CRINTEERE] 'ASHOH 48 1622 _
P WA aowo sssanot
- / g o 1004 *
B anoqe | 4 IS LV -
7 owoy Juowoipes | - SH39907 45 L:L0v
30 suipno | SSANLI N
| T T —
o
._






Item 2

Page 15 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

as 3uNoId

Gl i @S £1-9407'V8Z 3 S0-9L0Z-Vd0 ‘S
10013g JaIAL 9|, pue J9lAL Z)

§9w< oauys soueIdwal V.G ‘LG ‘S 99918 9BUOA 98151 (LNVIITddY
& SNV1d 400714 TVNLd3IONOD d3SIATA

00z} N_ 00Z: L F .
(jone 1S doueledwa]) O [eAeT - (jorsT 19208 abuoyp) | |aas

- 132 g) o ATED o

wisvgzsz
{uasteaes 9 3 08 r e N
(assedzaizls

(UZoeazdd D a7t N

coar— T
= goooobdo

R T,
SO -

T
VX\L_ulL(rLE
i i

e

s

rpic 9033 1T

ESR2T)
0lLYd
HORIALXA

4567202')

FLvaHr |
ENOH E v
ONINIG
ETL70eE]

3NIT ALMIJONd

4STER9
A¥3IAYIS

sscals | ASYEL
Jopwoy  SHDITYM

s

0= s sz
YWIYMIAIS ONILSIXI

45186 455971 45 0°'99HS 5'PSL

] SLINOISINY O DM B0 25802
1 AdvEN RYCENY ouisi

S 48608 usyzg
FOHIIONOS JOHS MoNL 48 £065 ISVET  ygey s rogy

26y WOOHNAS 39101 35nOH NaTUD S
aqis3a SEgEE
- SOlLYd

RCIETRE]

H1VMIAIS ONILSIXE






‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

36 ANOId
€1-9102-v4aZ ® S0-9102-VdO :S31id

59 D< yoo.g 191AL 9| pue 49lAL Z)
e

Arvdmes poobh a4 aamaf

item 2

‘Joaus adueadwal V.G ‘LG ‘GG ‘19241S aBUOA 98151 (LNVOITddV

G SNV1d 400714 TVNLd3IONOD d3SIATY

0z L - 00Z: L

Buin patsissy ¢ [one © W

aleD) AIoWa g [9AaT -

Page 16 of 24

oAOGE 10O} Uy JO DU

w— T 1
i i i
| i i
I oo M 45180 | ASIVEY | ASLVEY | 4SEVES
E50ED) || SBOUD ) EDbLD 1. aungyg | leung olprig laung olpmg | auns A | |
aung ug L "E_._we_nz.mnz_:m opmg ! ” !
. i
| | IS e S i |
I 1 ] i — 1 I
I E LW::WE&.ME_‘ IIIIIII [ 1
i ] i
1 -||||r|||.|||J
48551y 486917 |
aung opmig - | aungopms |
|||||||||||| i — }
ASGELY aseay )
aung olpmg _‘ ansopns | =
o™ | BB § ===
zu_wm,.uo””-m h_mw_ “Mur 1 meorms T
e g SUNSOIPMS | ayngua |
]
....... |
ki I ELY A
(1] oung oipms ! aung opms |
482998 - --————- supray
© aunsua | T asesw o e
4SS g § dS6slY 1
[ = anng oipmig i 2uns opmis !
|||||| =
0 a8eEy 48651 | | 4896CS
g abunor i sBuno W ouns ug |
A ||||||||||| 459109 — 1
FEYTIg NS e | 1 ase8 | ST
oung opmg { ! auns oprus | aung opms
[ = > N I R AU B SO . PR )
48 §'5LY 48 0'0se 4 asTove
[ = eS|
— nNg oIpMS: 1 anng opmg. W ayng Stpmg
1 N - §
|||||||||||||||||||| !
A 4 y . 1
) 855 45 0'05¢ ! - isesy | e
aung oipms ang e L ! if ansopmg || owns opms
i
||||||||||||||||||||||||||||||| ]
e z . i - ! 1S9
7 4S5 S 0°0s¢ 1 4S66LY "
aung oipms aung opms 1 v‘ angomres | aung olpms
- ! B |
rrrrrrrrrrrrrrrrrrrr ! oD
551 1 g 1 s e
o] (=] 45 0'08¢ | | isesw |
c ] aung oipms SRS abTe ! i ansopns | aung opmsg
||||||||||||||||||||||||||||||| |1 -
- ] - IS L'ozy
n n 2H_mwmoﬂh.m T i ascusy | 38 16lg OlLVd
< ik ansopms | owsowms | | @msowms wOwaLXa
. | peemesaas
T ™~ BSZIYr T I 2 1
m 2 1 eay JuEpUNpRY 482068 (e S dsreee | | ds 2868
. ) I i ang ol
Mm sy 4S8 s olpny i . aiing olpmg NS olprIS
— 88 vds :_ ¢ 45 1068 488688 isgepy | VdS [
A (b | : g oipmigy oung o1pnig | ERED |
P = I M o $ing opprig aung otpy
a e dsiior  d4s 070t |3 I ! ]
0 M AMINNIS oA . H L _____ A S R R O T
- O S ___ s LI
T T r T T o Spzel [ T T
— aszver | P D | #s95eL lasiagy | | asresy g | |
i - T ins opmig - ‘chiooo hy jasver ! fHcco . I [
> IFCINT) as ey | e 4S 2126 1 18 vizy S OPMS| ig gege ssviy | asy \SSSANTIES S e
= (1] ins ol ins ol il ONINIG Yy ains opmigy InS OIpMSaUNS O1PME 45 & 1T = e Sung oppmg 45 1420
[« -] woou | ! ! ! | ooy S opris s oipms
<chs asodundiing ] ! | JALINHES |G
- T PR S
— , , i
- | I I
T i | !
< | !
= ! |
i
=50 | e ”
(J - o






item 2

Page 17 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

Horvdnos poob  aqma . . . . .
ekl g €1-910Z-VEZ 8 50-9102-VdO :S31I4
§QD< joo1)S 19]AL 91 pue J3JAL ZI
1 & £ £ -
Joa.g doueldwa] V.G ‘LG ‘GG ‘19ang abuoA 9815 L :LNVII1ddV
00Z: L /5 00z -1 m\
BuiA Juspuadapu] g [9AST 1004 X3|4 ¥ [oAST -
\\\\\\\\\\\\\\\\\\\\\\\\ . e
L 48 £290°)
45 £'892 3ovaNaL
o Auoojeg -
" 480veL 4S¢8LL
i . . nsyaz |~sunsa+uat
H 489402 asyeoe L o !
! ansuaz | awnsuaz ] |
1
|
i
Egxdnd ==
[ ===
[ | : = angopms | ﬁv
1 i 1 ==Luy
B ' T e I mhtttte et 1
“ 450019 “ Egxdnd |
" aungua L anns oipms
| 4 r vv |||||||||| 2
aseisL | ) 451688 __ vkl 48520V || dsii<e
Auoareg | anguaz | [ oung oipmig ! oung yg |
4S9 ° T -4 e
aungua | Jsez0p ) 480208
XS | ounsopms
||||||||||| S S
||||||||| T
5200 | aswere
AUNS olpms
4SvLl9 ST aUNg olpms
suns g b amseer Sl s a--————--——
1 : 1 dseT0b a8 Love
! 3buno ! I aung opmg
........ . B T e |
a8¢251 | |asevn . _ PR
Auooeg I aung olpmig aung olpmg
457519 sewo R nsopns B it
i aunsug b aung ua
[ dsszor | asrave
! angopms | aung opg
I ] ey o B
1 assor | I sz
I 48159 4S ¥'9g9 NS 01pMS " | SMngopmg
! oung g | ownsua L wd -
1
i asgzor | 450978
- angopms | oung oiprig
J— — i § M
Mm Lesk L |3ssoel 4557200 ! S 6Se
uodreg I JAuo|es
i 45 L'8s8 el I =g awmsapns || owsopms
e _ ansuaz aungug | Mg - Nt FE==== PN
48599 a8 Ivs as vy i b ]
i ing o1pm auns opms
Auooeg | 1 | Auoores i fuoojeg . s oenis 1 a— ettt
it -
J. Emag-_ﬂu-u . 1 |_ I | ! 1 T
L= = B pen (46288 ] = | A5 0628 ! AV
- — 4S 6299 B b ) ang oipmg == bung opm$ U s
= ansa+ugl o fle o] o) TR asrovs | asesd | dsees = 48 06.¢8) 1 [
ansug L MINS olpnis | ouns ua b -~ ] % | 4s 0625 | ==
i I | | | i fIng olpms |
|||||||||| IS SRS SO I FEEEY IO S S
48¢zee
|||||||||||||||||||||| = - .
i T 1 i { & / ) "u_m s ~3oVHdaL
! ! ! ! as18ev HS L'V8C | I L
45091 | 1 1 | i .
y ‘869 PUNS OIPMISI 4G 0zZh 1 1 | ayng oIpnig|
96unoy ) S0 | dSviey | dseels | ISEELS is6'529 m”__mmmxm , | binsopmell | |z  otma et ! R
| _ownga+umi bingopms) ansua L | sl aung g+ AL '3 . | | A ) | ) 48 L88E oungug |
{ 1 i . — ! — 1 funs oipmg ]
. : M [ i . ! - ] — i i i
T . y
45 8'982 ] | 32_ Ui | 45 161 !
~20Va¥AL u:.E o 4816 IS §'90k AAOVHNAL |
rn TATE Auoojeg Huoojeg
L .






item 2

Page 18 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

'BJI0INY JO UMO] 8y} 9 UoIBay yI0A Aq papinoid ejep eseqg '/ L0z ‘0} Ae ‘uswipedaq saoinies buipjing pue Buluueld eioiny jo umo ay} Aq pajes.o deyy

36 3¥NOId
€1-9102-v4aZ ® S0-9102-VdO :S31id

§QD< j9a1)S J9]AL 9} pue J9jAL ZL

Arvdmes poobh a4 aamaf

‘Joaus adueadwal V.G ‘LG ‘GG ‘19241S aBUOA 98151 (LNVOITddV

B SNV1d 400714 TVN1LdIONOD A3SIATY

00z -}

BuIAI Juspuadapu| ‘g [oAeT | b

AS9LES i
.Jovuual !
488269
oBunot
157088
aung ¥ | R
assest | HIE asvest
JAuoajeg ~ 1 Auoojes
F Auodreg
angug |
456768
NS A8 L
485068
oung ug |
IS99l
Auodjeg 45 ¥T6S
g ug L o U_MW.MMM
48 9068
aung ug L
45085¢
aung oipmig
] is08sc
45 9°088 sing olpms
ouns ¥ L
asoea |
Aucojeg Yy
4597268 “fuoojeg
ounsug L
485088
ouns ¥ 1
3§9eee
auns oipms
1597088 :
g ug 1 45 98¢
aung oipmig
-—-- R T T35 - B
luannw + 3ovadve S0 8ET i
i ang oipmg |
—— 48 1'69 . 3
HOLINVF ]
1
“ 1
! ]
I
486959 452866 | 4serR 48TS2L | 48TWL | 48T 482126
anga+ud b ansyaz | ewnsuaz  bunsa+ugibunsa+uaensa+ual  ewnsuaz
1
1
h
4824622
||||| e 3ovedaL






Council Public Planning Meeting Agenda Item 2
Wednesday, May 24, 2017 Page 19 of 24

4450

ORIGINAL CHURCH STEEPLE146 - 0"

.
: 3,5

£ E G7s

';:| g & 3

g ' g 5

o / a > é
| \ &

- 1

2152

BUILDING HEIGHT 70'- 7"

B i)

- Tyler Elevation (South)
“E 11200

PERTY LINE
e

PRO

- Temperance Elevation (West)
a0

REVISED CONCEPTUAL BUILDING ELEVATIONS i

T
APPLICANT: 15186 Yonge Street, 55, 57, 57A Temprance Street, e
12 Tyler and 16 Tyler Street AUI@RA
FILES: OPA-2016-05 & ZBA-2016-13 P p—
Youre in Good Company
FIGURE 6A

Map created by the Town of Aurora Planning and Building Services Department, May 10, 2017. Base data provided by York Region & the Town of Aurora.






Council Public Planning Meeting Agenda Item 2

Wednesday, May 24, 2017 Page 20 of 24
| |
| 4 |
e _ o
E g | I E
i . T
B ElElE e s 00—

. —_ North Elevation
B 1 11200

Wi
I
]
i\
-
4 ¥
A k
S * — I
s & A \ ’ | | Ly s
L] = = B e L B
E B - M
— s e - =
. = ! - =) e = s
?‘_ ol i .N - T% T\ H - = 0 = -
L } ' 3 \1 = : o
N ':("i ‘ : i
i Yonge Elevation (East)
_.7 1:200
REVISED CONCEPTUAL BUILDING ELEVATIONS T
APPLICANT: 15186 Y Street, 55, 57, 57A T Street,
12 Tyler and 16 Tyler%r:?eeet e smprance Stree AUI@RA
FILES: OPA-2016-05 & ZBA-2016-13 Youre ire Good Conpany
FIGURE 6B

Map created by the Town of Aurora Planning and Building Services Department, May 10, 2017. Base data provided by York Region & the Town of Aurora.






item 2

Council Public Planning Meeting Agenda
Page 21 of 24

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

L 3dNOId
€1-9102-v4aZ ® S0-9102-VdO :S31id

ViOoOaNny 1001)S J9IAL 9} pue JalhL z)
e

rrodmas pooh m aamaf

‘Joaus adueadwal V.G ‘LG ‘GG ‘19241S aBUOA 98151 (LNVOITddV

e NOILD3S SSO™I ONIA1INg d3SIAIY

0sZ L L 0sZ 'L

Z uoposg - ¢ uogosg &

404080
FOH LN

NIV O™ HONNHY

305
ALNIEALNAROD

AL

|

133dIs ¥

E} 3 2 TAV 3N ALYIAON 'A
= o o =z
] ,m a8 : 3NN ALY3dONd
2
£ 2 i —
R 5 cl@
= z m
1 m B
E}
Fd _ A
il
n
o5z o 05z b m
| uoosg ¥ uopag -

TaA31Zd 0L
RAOD v

3830 1901 Ve
TVIOU diWvE TR0 | HOBITHD.

Favas
ALINGHY ALNAAGD

SN
NS

@iz

ijﬂ j:,xE:: J[‘, T f
* 7 ::,*:7 i) 7 ,7:7:, _:

2+ 0L LHOIHONTTING

AN } -

1334LS FONVNIdNAL
HETS HTIAL

_ T 3NIT ALYIONd 3NN AL¥3dOYd |_

7 3NIT ALYIdO¥d —»

T 3N ALY3dONd






Item 2

Page 22 of 24

Council Public Planning Meeting Agenda

Wednesday, May 24, 2017

‘BI0INY JO UMO] 8y} 9 uoibay YI0A Aq papinoid ejep aseq "/ L0z ‘0L Aew ‘luswipedsq seainias Buipjing pue buluue|d eioiny jo umoy 8y} Aq pajeato depyy

g@u poob 21 24maf 8 FUNOId
S £1-9102'VEZ 3 S0-9400-VdO ‘S3 14
190118 J91AL 91 pue J9IAL ZL
@vﬂ< ‘Joauls ooueidwal V.G ‘LG ‘GG 19a1S 9BUOA 98L5L (LNVIITddY
— -

2 SM3IA JI™MLIINOSI ONIATING d3ISIAIA

Mo IN 2 MOAMN 2

g ,v ;

MIIA 38 - MBIAMS






Council Public Planning Meeting Agenda Item 2
Wednesday, May 24, 2017 Page 23 of 24

Appendix 1
PBS17-037

Town of Aurora Council Public Planning Meeting Minutes (Excerpt)
Council Chambers Aurora Town Hall Wednesday, March 22, 2017

Planning Applications

Mayor Dawe outlined the procedures that would be followed in the conduct of the public
meeting. The Deputy Clerk confirmed that the appropriate notice had been given in accordance
with the relevant provisions of the Planning Act.

PBS17-017 — Applications for Official Plan Amendment and Zoning By-law Amendment, Aurora
United Church, 15186 Yonge Street, 55, 57, and 57A Temperance Street, 12 and 16 Tyler
Street, File Numbers: OPA-2016-05 and ZBA-2016-13

Planning Staff

Mr. Glen Letman, Manager of Development Planning, presented an overview of the application
and staff report respecting the proposed Official Plan and Zoning By-law amendments to allow
the redevelopment of the subject lands for a two-storey church and a nine-storey, tiered, 159-
unit retirement residence with three vehicular access points and 133 parking spaces. He noted
that the proposed Official Plan amendment to Schedule B3 would allow an increase in building
height from five storeys to nine storeys and apply specific build-to policies to ensure approved
development form, while the Zoning By-law amendment proposes to rezone the subject lands
from ‘Institutional (I) Zone’ and ‘Central Commercial (C2) Zone’ to ‘Institutional (I-X) Exception
Zone' to allow an increase in building height and site specific performance standards to
accommaodate the place of worship and 159-unit retirement residence. Mr. Letman further noted
that the subject lands are comprised of five properties, which are within the ‘Downtown Area’
policy designation of the Aurora Promenade Secondary Plan.

Consultant

Ms. Sarah Millar, Associate and Manager of Planning and Development, Fotenn, and Mr.
Robert Murphy, A. Robert Murphy Architect Incorporated, presented an overview of the
Applications and proposed redevelopment, including site statistics, policy and regulatory review,
site context, project objectives, considerations, anticipated timeline, and development
outcomes.

Public Comments

Aurora residents, including David Cabianca, Emily Crawley, Angela Daust, Michael Evans,
Steve Falk, Brigitta Gamm, David Hanna, Troy Hourie, Richard Klopfer, Emma Kerswill, Eric
McCartney, Tanya Pietrangelo, Dave Pressley, Judy Sherman, and Jessica Weaver, provided
the following comments:

* Support for church development proposal

 Support for retirement residence development proposal in partnership with church
* Preference for four-to-six-storey retirement residence

* Preference for retail on Yonge Street rather than parking garage entrance
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* Suggestions regarding north facade and incorporation of church architectural elements of
previous church design

» Concern regarding proposed modern architecture and compatibility with the charm and
character of the heritage area

» Concern regarding growth replicating that of North York

» Concern regarding residence size, and number and type of units

» Concern regarding residence height and setbacks which will have a negative impact on the
character of the historic downtown core

» Concern regarding privacy and shadowing

» Concern regarding increased traffic

» Concern regarding impact on creek, animals and birds

» Concern regarding proposed glass exterior and risk to birds

» Concern regarding lack of parking for churchgoers, staff, residents, and visitors

» Concern regarding subject lands being filled from lot line to lot line, lack of green
space, and streetscape; not a transitional setback to street

» Concern regarding safety risks in the event of evacuation of nine storeys

» Opposition to development proposal

Consultant

Ms. Millar and Mr. Murphy, with assistance from Mr. Carl Bray, Carl Bray & Associates
Inc., and Mr. Richard Pernicky, Cole Engineering Group Ltd., responded to the
concerns regarding the proposed architecture, glass exterior and bird-friendly glass,
parking, green space, number of residence units and size, setbacks, height,
intensification, traffic, and heritage.

Moved by Councillor Pirri Seconded by Councillor Humfryes
1. That Report No. PBS17-017 be received; and
2. That staff be directed to report back to another Public Planning meeting

addressing the issues that were raised at this Public Planning meeting.

Carried





		File Numbers: OPA-2016-05 and ZBA-2016-13

		Recommendations

		Executive Summary

		Background

		Analysis

		Communications Considerations

		Alternatives to the Recommendation



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

		Conclusions

		Attachments

		Previous Reports

		Pre-submission Review



		PBS17-037-GL-Aurora United Church, 15186 Yonge Street, OPA, ZBA - PMM II - Figures 1-13.pdf

		Figure_1_Location_Map

		Figure_2_Existing_Official_Plan_Designation

		Figure_3_Existing_Zoning_By-Law

		Figure_4_Revised_Conceptual_Site_Plan

		Figure_5A_Revised_Conceptual_Floor_Plans

		Figure_5B_Revised_Conceptual_Floor_Plans

		Figure_5C_Revised_Conceptual_Floor_Plans

		Figure_5D_Revised_Conceptual_Floor_Plans

		Figure_5E_Revised_Conceptual_Floor_Plans

		Figure_6A_Revised_Conceptual_building_elevations

		Figure_6B_Revised_Conceptual_building_elevations

		Figure_7_Revised_Building_Cross_Section

		Figure_8_Revised_Building_Isometric_Views
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/’% Town of Aurora
AUl@RA Public Planning Report No. PBS17-035

Subject: Application for Official Plan Amendment, Zoning By-law
Amendment, Draft Plan of Subdivision
Dormer Hill Inc.
14029 Yonge Street
Part of Lot 72 Concession 1
File Numbers: OPA-2017-02, ZBA-2017-01, and SUB-2017-01
Related File: CDM-2017-01

Prepared by: Marty Rokos, Planner
Department: Planning and Building Services

Date: May 24, 2017

Recommendations

1. That Report No. PBS17-035 be received; and

2. That comments presented at the Public Planning Meeting be addressed by
Planning and Building Services in a comprehensive report outlining
recommendations and options at a future General Committee meeting.

Executive Summary

The purpose of this report is to provide Council with background information related to
the proposed Official Plan Amendment, Zoning By-law Amendment and Draft Plan of
Subdivision applications on the subject lands. The owner proposes to change the
Official Plan designation from “Cluster Residential’ to “Cluster Residential Site Specific
Policy” and change the zoning from “Oak Ridges Moraine Rural (RU-ORM) Zone” to
“Detached Dwelling Second Density Residential (R2-X) Exception Zone” and “Oak
Ridges Moraine Environmental Protection (EP-ORM) Zone”, to allow the development
of 27 single detached lots on a private condominium road.

e The applications have been circulated for comment.

e The subject lands are designated “Cluster Residential’, “Environmental
Protection Area” and “Environmental Function Area” within OPA 34 and are also
subject to the Settlement policies of the ORMCP (OPA 48).

e The OPA is required to reduce the minimum separation from Estate Residential
designations and the setback from Yonge Street.
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May 24, 2017 Page 2 of 9 Report No. PBS17-035

e A comprehensive report with recommendations and options will be presented to
Council for consideration and direction at a future General Committee meeting.

Background

The subject applications for OPA, ZBA, Subdivision, and Condominium were submitted
on March 15, 2017. The subject lands are currently designated “Cluster Residential”,
“Environmental Protection Area” and “Environmental Function Area” by the Yonge
Street South Secondary Plan (OPA 34) and zoned “Oak Ridges Moraine Rural (RU-
ORM) Zone”".

The owner has applied to re-designate the “Cluster Residential” designation to “Cluster
Residential Special Policy Area” and rezone the property to “Detached Dwelling Second
Density Resdiential (R2-X) Exception Zone” and “Oak Ridges Moraine Environmental
Protection (EP-ORM) Zone” as described below. The owner proposes to develop 27
single detached lots on a private condominium road.

Location / Land Use

The subject property, municipally known as 14029 Yonge Street, is located
between Hunters Glen Road and Ridge Road (Figure 1). The property has a lot area
of 7.14 ha and a frontage of 117.8 m on the east side of Yonge Street. The property
is currently vacant.

Surrounding Land Uses
The surrounding land uses are as follows:

North: Open space (golf course)
South:  Residential

East: Residential

West: Yonge Street and residential

Policy Context
Provincial Policies

All Planning Act development applications are subject to provincial policies. The
Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest. These policies support the development of strong communities through the
promotion of efficient land use and development patterns. The Growth Plan for the
Greater Golden Horseshoe is a guiding document for growth management within the
Greater Golden Horseshoe (GGH) Area to 2041. The Growth Plan provides a
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framework which guide decisions on how land will be planned, designated, zoned and
designed. The Lake Simcoe Protection Plan (LSPP) is a provincial document that
provides policies which addresses aquatic life, water quality, water quantity, shorelines
and natural heritage, other threats and activities (including invasive species, climate
change and recreational activities) and implementation.

York Region Official Plan (YROP)

The subject lands are designated as “Urban Area” within the York Region Official Plan.
York Region’s vision for the Urban Area is to strategically focus growth while conserving
resources and to create sustainable, lively communities. Under the York Region’s
Official Plan, one regional urbanization goal is to enhance the Region’s urban structure
through city building, intensification and compact, complete communities.

Yonge Street South Secondary Plan (OPA 34)

The subject lands are designated “Cluster Residential”, “Environmental Protection Area”
and “Environmental Function Area” by OPA 34 (Figure 2).

The “Cluster Residential” designation allows clusters of residential development with
areas of open space that visually and functionally distinguish development clusters from
one another. Permitted uses include single detached dwellings, semi-detached
dwellings, linked housing, townhouses, and private open space.

The intent of the “Environmental Protection Area” designation is to protect ecological
structure and function and significant landforms representative of the Oak Ridges
Moraine. The intent of the “Environmental Function Area” designation is to protect
ecological function only. No new development is permitted in an “Environmental
Protection Area”. New development in an “Environmental Function Area” may be
permitted provided that it can be justified through an Environmental Impact Study,
Vegetation Protection Plan, and Landform Conservation Plan.

The Official Plan and Town of Aurora Trails Master Plan include a north-south multi-use
trail along Yonge Street and an east-west trail along the north property line of the
subject lands. The east-west trail will form a portion of the Oak Ridges Trail.

The Oak Ridges Moraine Conservation Plan (ORMCP) as adopted by the Town’s
Official Plan indicates that the subject lands are designated “Woodlands” and
“Woodlands Minimum Vegetation Protection Zone” (MVPZ). Schedule ‘L’ of OPA 48
indicates that the subject lands are designated “Category 1 — Complex Landform”.
According to Schedule ‘M’, the subject lands are in a “High Vulnerability Aquifer Area”
and a “Low Vulnerability Aquifer Area”.
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Zoning By-law 2213-78, as amended

The subject lands are currently zoned “Oak Ridges Moraine Rural (RU-ORM) Zone” by
the Town of Aurora Zoning By-law 2213-78, as amended (Figure 3). By-law 4469-03.D
indicates that the lands are zoned “Woodlands” and “Woodlands — Minimum Vegetation
Protection Zone” (MVPZ). Schedule ‘C’ indicates that the subject lands are located in a
high aquifer vulnerability area and a small portion of the property are located in a low
vulnerability aquifer area. Schedule ‘E’ indicates the lands are in a “Category 1 —
Complex Landform”.

The RU-ORM Zone permits agricultural uses, breeding, raising and training of farm
animals and horses, places of worship, home occupations, horseback riding clubs, farm
greenhouses, and one single detached dwelling including an accessory attached
residential dwelling unit occupied by a person employed full time on the farm. An
amendment to the By-law is required to allow the proposed development.

Reports and Studies

The owner submitted the following documents as part of complete applications to the
proposed Official Plan Amendment, Zoning By-law Amendment and Draft Plan of

Subdivision:
Name Report Author

Draft Official Plan Amendment Evans Planning Inc.
Draft Zoning By-law Evans Planning Inc.
ORM Conformity Report Evans Planning Inc.
Planning Justification Report Evans Planning Inc.
Draft Plan of Subdivision Evans Planning Inc.
Tree Inventory & Preservation Plan Kuntz Forestry Consulting Inc.
Stage 1&2 Archaeological Assessment | The Archaeologists Inc.
MTCS Letter Ministry of Tourism, Culture and Sport
Conceptual Building Elevations Urbanscape
Conceptual Site Plan Urbanscape
Functional Servicing and Stormwater SCS Consulting Group Ltd.
Management Report
Preliminary Grading Plan SCS Consulting Group Ltd.
Preliminary Servicing Plan SCS Consulting Group Ltd.
Right of Way Capacity Calculation SCS Consulting Group Ltd.
Existing and Proposed Phosphorus SCS Consulting Group Ltd.
Budgets
Existing and Proposed Drainage Plans | SCS Consulting Group Ltd.
Areas Contributing to LIDs SCS Consulting Group Ltd.
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Laneway Section SCS Consulting Group Ltd.
Environmental Soil Quality Analysis Terraprobe
Phase 1 Environmental Site Terraprobe
Assessment
Landscape/Streetscape Concept NAK Design Strategies
Conceptual Streetscapes NAK Design Strategies
Photometric Calculation Layout LEA Consulting Ltd.
Street Lighting Layout LEA Consulting Ltd.
Draft Plan of Condominium ertl surveyors
Lot Frontage Certificate ertl surveyors
Survey ertl surveyors

Proposed Application
Proposed Official Plan Amendment

The owner has submitted a draft Official Plan Amendment (OPA) which is currently
under review by staff. The proposed OPA would amend policies related to setbacks,
buffers and the requirement for a block plan. The following is a table that compares the
difference between the existing and proposed Official Plan policies.

Existing Official Plan Proposed Official Plan
Policy Policy
Setback from the centreline of
- 60 m 40 m
Yonge Street (minimum)
Separation from “Estate
Residential” designation 35m 20m
(maximum)
Block Plan, Block ‘D’ Required Not required

Proposed Zoning By-law Amendment

The Applicant proposes to amend the RU-ORM Zone. The owner has submitted a draft
Zoning By-law which is currently under review by staff. The proposed Zoning By-law
amendment would rezone the property to a “Detached Dwelling Second Density
Residential (R2-X) Exception Zone” and “Oak Ridges Moraine Environmental Protection
(EP-ORM) Zone”. The following is a table to compare the difference between the
current RU-ORM zoning requirements with the proposed R2-X zoning requirements.
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Parent R2 Zone

Proposed R2-X Exception Zone
Requirements

Permitted Uses

One detached dwelling per lot,
home occupation.

One detached dwelling per lot,
home occupation. Maximum 27
detached dwelling units.

Lot Area 460.0 m? 325.0 m?
(minimum)

Lot Frontage

(minimum) 15.0m 12.0m

Front Yard 6.0m Dwelling unit: 4.5 m
(minimum) ' Garage: 6.0 m
Rear Yard

(minimum) 7.5m 7.5m

Interior Side One storey: 1.2 m 12m

Yard (minimum) | Two storeys: 1.5 m '

Exterior Side

Yard (minimum) 6.0m 30m

Floor Area One storey: 120.0 m? 130.0 m?
(minimum) Two storeys: 130.0 m? '

Lot Coverage 35% 40%
(maximum)

Height 10.0m 12.0m
(maximum)

Parking 1 space 1 space per unit
(minimum) 8 visitor spaces

Note: Final zoning performance standards will be evaluated by Staff in detail prior to
the implementing Zoning By-law Amendment being brought forward to Council
for enactment.

Draft Plan of Subdivision

The owner has submitted a Draft Plan of Subdivision consisting of a single block that
includes the entire subject lands. The purpose of the Draft Plan is to create an M-Plan
that would allow the parcels of tied land (POTLS) to be created by Part Lot Control. A
Part Lot Control application will be submitted at a future date.
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Draft Plan of Condominium

A Draft Plan of Common Elements Condominium has been submitted with the subject
applications. The Draft Plan consists of 27 POTLs and a single common element. The
common element includes the private road, central green space, visitor parking, and
existing Woodlands.

Conceptual Site Plan

As illustrated on Figure 4, the applicant is proposing to develop 27 single detached lots
on a private condominium road. The property will be accessed via a private road from
Yonge Street on the southerly portion of the site. Concrete sidewalks are proposed on
the private roads. A central green space is proposed surrounding an existing Butternut
tree. A 20 m wide buffer is proposed adjacent to the existing Estate Residential
properties fronting Hunters Glen Road to the south. The woodlands located in the
eastern portion of the subject lands as well as a 10 m buffer surrounding the buffer
would be undeveloped. Each detached dwelling would include a two (2) car garage and
a two (2) car driveway, for a total of four (4) parking spaces. 10 dedicated visitor parking
spaces are proposed in two locations.

Following discussions with York Region, the proposed private road is designed to
extend into a potential future development in the golf course lands to the north that are
designated “Cluster Residential”. The private road would then connect to Yonge Street
opposite Glensteeple Trail, which is part of the draft approved Pandolfo subdivision (file
SUB-2003-02A).

The owner will be required to submit a site plan application in the future.
Analysis

A preliminary review of the applications has been undertaken by internal departments
and external agencies. Staff have identified the following matters to be addressed in
greater detail before a final report is prepared for Council’s consideration:

e Conformity to OPA 34 policies including policies intended to respect and
reinforce the existing physical character of the surrounding area;

Conformity to ORMCP policies;

Zoning provisions;

Servicing capacity;

Traffic operations; and

Environmental considerations, landscaping and trails.
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Public Comments

Planning Staff have not received any comments from the public as of the preparation of
this report.

Advisory Committee Review

No communication required.

Financial Implications

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

Communications Considerations

On May 4, 2017, a Notice of Complete Application and Public Planning Meeting was
published in the Aurora Banner and Auroran newspapers and given by mail to all
addressed property owners within a minimum of 120 metres of the subject lands. On the
same date, a Notice of Public Planning Meeting sign was also posted on the subject
lands fronting Yonge Street. Public notification has been provided in accordance with
the Planning Act.

Alternatives to the Recommendation

1. Direct staff to report back to Council addressing any issues that may be raised at
the Public Planning Meeting.
2. Refusal of the application with an explanation for the refusal.

Conclusions

The above matters will be considered in the technical review of the application, together
with comments received from the public and Council expressed at the Public Planning
Meeting or in writing. A comprehensive report with recommendations and options will be
presented to Council for consideration and direction at a future General Committee
meeting.
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Attachments

Figure 1 — Location Map

Figure 2 — Existing Official Plan Designation
Figure 3 — Existing Zoning By-law

Figure 4 — Conceptual Site Plan

Figure 5 — Draft Plan of Condominium

Previous Reports

None.

Pre-submission Review

Reviewed by the Chief Administrative Officer and Director of Planning and Building

Services.

Departmental Approval Approved for Agenda
A O )
Marco Ramunno, MCIP, RPP Doug Nadorozny

Director Chief Administrative Officer

Planning and Building Services
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