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INTRODUCTION AND PURPOSE

Sixteenth Land Holdings Inc. has retained Gatzios Planning to prepare this Planning
Report in support of the following planning applications to permit the development of a
new residential neighborhood on the Subject Property:
•

an Official Plan Amendment (an “OPA”),

•

a Zoning By-Law Amendment (a “ZBLA”), and

•

two Draft Plans of Subdivision (the “Plans of Subdivision”).

A Pre-Consultation Meeting was held with the City of Markham, the Region of York, the
Toronto and Region Conservation Authority, the York Region District School Board and
the York Region Catholic District School Board on February 1, 2016 to confirm the
submission requirements for these planning applications.
A copy of the PreConsultation Meeting Checklist package is included as APPENDIX A.
The Subject Property is municipally known as 4134 16th. Avenue, in the City of Markham,
Region of York. The Property is located in Part lots 16, 17 and 18, Concession 5. Except
for an area adjacent to Kennedy Road, the balance of the Property is currently used by
its former owner York Downs Golf & Country Club for a golf course.
The Property is a total of 169 hectares (417 acres), and is located on the north side of
16th. Avenue, on the west side of Kennedy Road. The Property also has a small amount
of frontage, approximately 26 metres, on the east side of Warden Avenue.
A tributary of the Berczy Creek crosses the western portion of the Property, and the
Bruce Creek traverses the Property in a roughly north / south direction, bisecting the
Property into west and east tableland areas. Both the Berczy and the Bruce are
tributaries of the Rouge River.
The current golf course use has been in operation since York Downs Golf & Country
Club opened on site in the early 1970’s. The current Official Plan designation of ‘Private
Open Space’ for the areas beyond the valleylands reflects this historic golf course use.
Sixteenth Land Holdings Inc. intends to develop the Property for a new residential
neighborhood and is submitting an OPA to redesignate the developable portion of the
Property from ‘Private Open Space’ to appropriate urban residential designations to
permit the development of residential uses.
The ZBLA intends to zone the Property for the appropriate land uses such as single
detached lots, townhouses, school, park, stormwater management pond, etc.
There are two Plans of Subdivision covering the two halves of the Property. The West
Plan of Subdivision is approximately 76 hectares (188 acres) and contains the
valleylands associated with both the Berczy creek and the Bruce creek. The East Plan
of Subdivision is approximately 93 hectares (229 acres).
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SITE AND CONTEXT
Site

The Subject Property contains a tributary of the Berczy Creek which crosses the western
portion of the Property. The Bruce Creek also traverses the Property in a roughly north /
south direction, bisecting the Property into west and east tableland areas. Both the
Berczy and the Bruce are tributaries of the Rouge River.
The Berczy Creek and its associated valleylands also crosses the small strip of the
Subject Property which extends west with approximately 26 metres of frontage onto the
east side of Warden Avenue. In this location, the Subject Property is situated well below
the grade of Warden Avenue, and contains environmentally constrained lands.
Figure 1 – Subject Property Air Photo illustrates that the majority of the West Plan of
Subdivision land area is currently used for a golf course, with associated vegetation
framing golf fairways as well as several natural areas associated with the two valleyland
areas.
Approximately half of the East Plan of Subdivision land area is currently used for a golf
course. A large area of land adjacent to Kennedy Road is in active agricultural
cultivation, and there is a temporary stormwater management pond occupying some
of the eastern area of the East Plan of Subdivision. Similar to the West Plan of
Subdivision area, there are trees and vegetation framing golf fairways, and there is a
woodlot of approximately 4.3 hectares (10.6 acres) located towards the eastern portion
of the Property.
Various man made golf course irrigation ponds exist on both West and East Plans of
Subdivision.
The main golf course club house and associated parking lot is located on the East Plan
of Subdivision, as well as golf course maintenance buildings. There are no existing
buildings on the West Plan of Subdivision.
The site currently has its main driveway access to the golf course on 16th. Avenue,
located at the signalized intersection of 16th. Avenue and the western leg of
Normandale Road. There is also a service access driveway to Kennedy Road in the
northeast corner of the property immediately south of the Angus Glen Village residential
development / opposite the commercial plaza located on the east side of Kennedy
Road, and, an additional access driveway located further south on Kennedy Road
opposite Wilfred Murison Avenue. There is currently no vehicular access to the north
(Angus Glen Village) or to the west (Warden Avenue).
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Area Context

Generally, the Subject Property is located in the southern portion of the City of
Markham concession block bounded by Warden Avenue, Major Mackenzie Drive East,
Kennedy Road and 16th. Avenue. To the west there exists historic estate large-lot
residential development in the Glenburn Park and Cachet Parkway areas. The balance
of the surrounding areas on all four sides are developed for low density residential
development, with the Berczy Glen and Upper Unionville neighbourhoods to the east,
historic Unionville to the south, Cachet to the west, and Angus Glen Village and the
southern portion of the Angus Glen Golf Course to the north.
Both 16th. Avenue and Major Mackenzie Drive East extend west to full interchanges with
Highway No. 404, and Kennedy Road is a major arterial road that extends through the
Region of York and south through the City of Toronto.
Figure 2 – Local Area Context Air Photo depicts the Subject Property and the
surrounding areas, described as follows:
north
The existing Angus Glen Village residential neighbourhood borders the Property’s
northern edge, with a combination of single detached lot rear lot lines and side lot lines,
a single loaded collector road, a park (Colty’s Park), and future road connections all
located along the Property’s northern border.
east
The northern portion of the Property’s east edge has frontage onto Kennedy Road, with
the Berczy Glen / Upper Unionville residential neighbourhood located on the east side
of Kennedy Road. There are two collector roads in the Berczy Glen neighbourhood
that intersect with Kennedy Road opposite the Subject Property: Bur Oak Avenue a
major collector road, and Wilfred Murison Avenue, a minor collector road. There is a
commercial plaza located on the northeast corner of Kennedy Road and Bur Oak
Avenue, and the Pierre Elliott Trudeau High School (York Region District School Board).
Residential housing forms on the east side of Kennedy Road include rear lane
townhouses and single detached lots.
The southern portion of the Property’s east edge is adjacent to the St. Philip’s On the Hill
Anglican Church and the associated St. Philip’s Church Unionville Anglican Cemetery
(1829), both of which have frontage on Kennedy Road. South of the Church, there is
residential townhouse development known as Yorkton phase II which was recently
approved and is under development.
The Yorkton II development will extend Yorkton Boulevard from its current terminus at
Royal Aberdeen Road and bring it to the boundary of the Subject Property for
extension into the Subject Property development. Yorkton Boulevard has a signalized
intersection with 16th. Avenue.
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The Yorkton II development will also extend Beckett Avenue from its current signalized
intersection with Kennedy Road, and bring it to a three way intersection with Yorkton
Boulevard.
South of the Yorkton II development is the existing townhouse development known as
Yorkton I, as well as several rural residential lots fronting on the west side of Kennedy
Road, a private school (Unionville Montessori Private School) on the northwest corner
with access from both Kennedy Road and 16th. Avenue, and a grocery store (Village
Grocer) located on the north side of 16th. Avenue.
south
The Property’s southern edge has frontage onto 16th. Avenue, with the small
Normandale residential neighbourhood located on the opposite south side of 16th.
Avenue, as well as the southern continuation of the Bruce and the Berczy Creeks and
their associated valleylands.
There are two local road intersections in the Normandale neighbourhood which
intersect with 16th. Avenue opposite the Subject Property: the western leg of
Normandale Road which is signalized, and the eastern leg of Normandale Road which
is not signalized.
The Normandale neighbourhood is a self-contained residential area, comprised of
approximately 150 large single detached lots, with a rear lot arrangement along the
south edge of 16th Avenue. The Normandale neighbourhood is surrounded on the west,
south and east by the Bruce and Berczy Creeks and their associated valleylands, and
there is no road connection from the Normandale neighbourhood across the
valleylands to the Unionville neighbourhood to the south.
On the western edge of the Normandale neighbourhood there is a larger residential
parcel of land containing a historic dwelling (4031 16th. Avenue), with current driveway
access on the south side of 16th. Avenue and frontage onto the western leg of
Normandale Road. There are recent planning applications for this property proposing
single detached residential dwellings with access from Normandale Road. These
applications are in process with no decisions rendered as of the date of writing.
west
The northern portion of the Property’s west edge is adjacent to rear yards of the
residential large estate-size single detached lots in the Glenridge / Walnut Glen
neighbourhood.
There is a narrow strip of land, approximately midpoint on the Property’s west side, and
approximately 26 metres wide as described in the previous section, which extends west
to Warden Avenue and contains valleylands associated with the Berczy Creek which
runs roughly north south in this location.
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The southern portion of the Property’s west edge is adjacent to the Glenburn Forest
executive townhouse condominium development, rear yards of existing residential
estate-size single detached lots on Country Estates Drive, and again the Berczy Creek
and its associated valleylands as it traverses roughly north-south and northwestsoutheast.
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THE DEVELOPMENT PROPOSAL
Development Description

Table A – Land Use summarizes the proposed uses of the Property, detailed by West and
East Plan of Subdivision areas.
Figure 3 – Composite Development Plan illustrates the development for the entire
property, and is comprised of both the West and the East Plans of Subdivision, illustrated
jointly for ease of reference. Figure 4 – West Plan of Subdivision and Figure 5 – East Plan
of Subdivision provide the two Plan of Subdivision applications.
The development proposal creates a new predominately low density residential
neighbourhood on the developable portions of the Property.
The key features of the new neighbourhood are illustrated on Figure 6 – Structure Plan,
and described as follows.
valleylands and natural heritage
The valleylands and natural heritage environmental features associated with the two
sections of the Berczy Creek and the section of the Bruce Creek that traverse the
property have been studied, and various environmental constraints have been
identified on the Property. Using the outermost limit of the various environmental
constraints identified, a limit of development has been determined for the proposed
new residential subdivision development. This analysis was also applied to the woodlot
located in the East Plan of Subdivision and a limit of development determined.
The valleylands are contained within several Open Space blocks on the Plans of
Subdivision, and are proposed to be zoned for open space uses and dedicated into
public ownership. The woodlot on the East Plan of Subdivision is also contained within
an Open Space block and proposed for an open space zone as well as public
ownership dedication.
All of these identified open space areas are illustrated on Figure 6 – Structure Plan.
Several significant trees have been identified on site and beyond the limits of the Open
Space blocks described above, with Park blocks proposed in several locations which
would contain these trees within the Park block itself. These opportunities are subject to
grading and City of Markham acceptance of the location and design of the proposed
Park blocks.
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WEST DRAFT PLAN
LAND USE

# LOTS /
BLOCKS # UNITS

EAST DRAFT PLAN

AREA # LOTS /
(ha) BLOCKS # UNITS

TOTAL PROPERTY

AREA # LOTS /
(ha) BLOCKS # UNITS

AREA
(ha)

SINGLE DETACHED RESIDENTIAL LOTS
Access on a Public Road
21.33m (70’) x 31m / 35m
15.24m (50’) x 28.5m / 31 / 35m
13.1m (43') x 28.5m
12.2m (40') x 31m
11.0m (36') x 28.5m
sub-total
Access on a Laneway
9.15m (30’) x 25m / 31m
10.7m (35’) x 31m
13.1m (43’) x 31m
sub-total
Total Single Detached Lots

73
216

73
216

7.2
12.6

48

48

2.0

337

337

21.8

16
30
9
55

16
30
9
55

0.5
1.2
0.4
2.1

392

392

23.9

41

262

4.4

73
436
275
48
105
937

73
436
275
48
105
937

7.2
24.5
11.6
2.0
3.9
49.2

111
30
9
150

111
30
9
150

3.2
1.2
0.4
4.7

220
275

220
275

11.9
11.6

105
600

105
600

3.9
27.4

95

95

2.7

95

95

2.7

695

695

30.1

24

158

3.0

24
41

158
262

3.0
4.4

28

177

2.8

28

177

2.8

52

335

5.9

93

597

10.3

1
6

151
76

1.4
0.7

1
6
1

151
76
300

1.4
0.7
1.4

7

227

2.1

8

527

3.5

1

210

3.5

2,421

71

1,087

1,087

54.0

TOWNHOUSE RESIDENTIAL UNITS
Access on a Public Road
6.0m (20') x 28.5m
6.1m (20') x 23.5m
Access on a Laneway
5.5m (18’) x 25m
Total Townhouse Residential Units

41

262

4.4

MEDIUM DENSITY RESIDENTIAL UNITS
Stacked Townhouse Blocks
Back to Back Townhouse Blocks
Mid-Rise Condominium Block

1

300

1.4

Total Medium Density Residential Units

1

300

1.4

1

210

3.5

1,164

33

MIXED USE BLOCK (residential units estimated)
TOTAL RESIDENTIAL (incl. MIXED USE BLOCK unit estimate)

ELEMENTARY SCHOOL BLOCK
PARKLAND BLOCKS

4

2.6

WALKWAY BLOCKS
STORMWATER MANAGEMENT POND BLOCKS

2

3.4

ROADS & LANEWAYS

3

0.0

1 FOOT RESERVE BLOCKS

2

0.0

Net Developable Land Area

TOTAL PROPERTY

2.5

1

2.5

3

3.6

7

6.2

1

0.1

1

0.1

2

6.9

4

10.3

20.2
1

ROAD WIDENING BLOCKS

0.1

3

0.0

54.4
4

38.2
1,164

92.6

38

1

15.2

RESIDENTIAL RESERVE BLOCK

OPEN SPACE BLOCKS (Valley & Woodlot)

1,257

35.4
1

0.1

3

0.0

5

0.0

71.6
1

4.4
1,257

76.0

126.0
5

42.6
2,421

168.6

TABLE A – LAND USE
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transportation - collector road network
The neighbourhood-structuring network of major and minor collector roads illustrated
on Figure 6 – Structure Plan was determined in a collaborative multi-disciplinary
consultant team approach, with the proposed road network reflecting the
combination of transportation engineering, environmental network, civil engineering,
planning and urban design goals and objectives. The overall goal of achieving as
much connectivity and providing as much access to and through this new
neighbourhood was considered.
One crossing of the valleyland system on the Property is being proposed, being a major
collector road crossing of the Bruce Creek, representing a westward extension of Bur
Oak Avenue, a major collector which currently terminates at a signalized three-way
intersection with Kennedy Road on the Property’s eastern edge.
Noteworthy in the network of collector roads proposed is that there is no crossing
proposed of the northern small portion of the Berczy Creek valleyland located on the
west edge of the West Plan of Subdivision, adjacent to the Property’s Warden Avenue
frontage. A road connection from the Property through this valleyland area to create a
road connection to Warden Avenue was deemed undesirable from various disciplines
points of view, including from an environmental, a planning, and an engineering point
of view.
The narrow width of the Property in this location (26 metres); the significant grade
difference from the Property up to the elevated Warden Avenue right-of-way which is a
bridge structure in this location; the challenges of constructing a grade-separated
intersection with existing residential buildings and properties in close proximity; and the
existing residential development and rear yards located immediately both north and
south of this narrow area of the Property, which would see a collector road constructed
adjacent to their rear yards, are all reasons which led the consultant team to conclude
that this road connection should not be proposed.
Photographs of this area of the Subject Property included below (PHOTOS 1 to 4)
illustrate the narrow property dimension in this location, the grade separation up to
Warden Avenue, and the close proximity of existing residential buildings and rear yard
amenity areas to the north and to the south of the Property. As a result, the
development proposal does not include a road through this area to Warden Avenue.
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PHOTO 1 – Facing west to Warden Avenue, the property boundary between the Subject
Property and the Glenburn Forest executive townhouses located south of the tall
evergreen trees

PHOTO 2 – Facing south to adjacent Glenburn Forest Executive Townhouses, the
property line located roughly at the red-leafed tree
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PHOTO 3 – Facing north towards adjacent Walnut Glen Place estate lots, with the
property line between the Subject Property and the estate lots being the fence

PHOTO 4 – Facing north on eastern shoulder of Warden Avenue with view of Subject
Property sloping away from Warden Avenue elevation
16
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Notwithstanding the planning, environmental and civil engineering assessments which
determined that a road crossing in this location was not supported, an assessment of
this road connection from a transportation point of view was undertaken by the
transportation engineering consultant, with details of this assessment detailed in the
Transportation Assessment (September 2016) prepared by Poulos + Chung and
summarized in a further section of this Planning Report.
In summary, the road connections to the existing surrounding areas proposed by these
development applications area as follows, as illustrated on Figure 6 – Structure Plan:
North road connections proposed:
•
•
•
•

A minor collector road to intersect with Angus Glen Boulevard
A local road to extend Saddleworth Road south of Parkstone Road
A minor collector road to extend Prospector’s Drive south of Parkstone Road
A local road to extend Dancers Drive south

East road connections proposed:
•
•
•

A major collector road to intersect with Kennedy Road opposite Bur Oak Avenue
A minor collector road to intersect with Kennedy Road opposite Wilfred Murison
Avenue
A minor collector road to extend Yorkton Boulevard north

South road connections proposed:
•
•

A major collector road to intersect with 16th. Avenue opposite Normandale Road
(east leg)
A major collector road to intersect with 16th. Avenue opposite Normandale Road
(west leg)

land uses
As depicted on Figure 6 – Structure Plan, the predominant land use proposed is low
density residential. This includes single detached and townhouse residential units, some
with direct vehicular frontage on a road, and some with vehicular access from a lane.
Several residential mid rise blocks and one mixed use mid rise block are proposed for
areas of the Property adjacent to the surrounding regional arterial roads, being
Kennedy Road and 16th. Avenue. These blocks, as depicted on Figure 3 – Composite
Development Plan, and are planned at higher density than the surrounding low density
areas to support and take advantage of their proximity to the arterial road network and
the associated transit opportunities. Mid rise built forms proposed include back to back
townhouses and stacked townhouses adjacent to Kennedy Road, and a mid rise
condominium site adjacent to 16th. Avenue, as well as a mixed use mid rise block which
may contain a combination of local-servicing neighbourhood retail and commercial
uses, as well as townhouses and/or mid rise residential units.
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The detailed design and specifics of these mid rise and mixed use blocks will be
determined with the future processing of site plan applications for the specific blocks,
however, the current conceptual plans for these blocks are as follows, which are being
reflected in the proposed OPA for the current 1987 Official Plan and the new 2014
Official Plan, as well as in the proposed Zoning By-Law Amendment:
West Plan of Subdivision:
•

Mixed Use Mid Rise Block 11
o Neighbourhood Commercial, and an estimated 210 medium density
residential units
o 3.542 hectares
o residential net density = 60 units / net hectare

•

Medium Density Block 12
o Condominium residential building, with an estimated 300 medium density
residential units at a maximum of 6 stories
o 1.357 hectares
o residential net density = 221 units / net hectare

East Plan of Subdivision:
•

Stacked Townhouses Block 9
o 151 stacked townhouse units
o 1.402 hectares
o residential net density = 108 units / net hectare

•

Back to Back Townhouses Blocks 66 to 71
o A total of 76 back to back townhouse units in 6 Blocks
o Total area of 6 Blocks = 0.743 hectares
o Total residential net density of 6 Blocks = 103 units / hectare

Distributed throughout the development are parks of various sizes to serve the new
population, including a neighbourhood park proposed adjacent to the elementary
school site located in the East Plan of Subdivision. The two York Region school boards
indicated the need for one elementary school site in this new neighbourhood.
Finally, four stormwater management pond blocks are designed and proposed at
locations recommended by the consultant team, and are to be dedicated into the
future ownership of the City of Markham.
overall development density
The total residential unit count proposed is 2,421 units. The developable portion of the
property (net Open Space Blocks) is 126 hectares, resulting in a unit density of 19.2 units
per hectare.
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The following people per unit estimates are used to calculate the estimated number of
people to be accommodated in this development proposal.
These figures are as
published for this use by the Region of York:
• Single detached unit:

3.61 people / unit

• Medium density / townhouse unit:

3.02 people / unit

• High density / apartment unit:

1.98 people / unit

The following table provides the total residential population estimate for the Property:

Unit Type

Units

People/Unit

Single Detached units
Medium Density units
High Density units
Total Population Yield

1,087
824
510
2,421 units

3.61
3.02
1.98

Total People
3,924
2,488
1,010
7,422 people

Table B - Residential Population Yield

The projection of the total number of jobs to be generated in the proposal by the nonresidential uses is estimated as follows:

Use / Block

job rate

Total Jobs

Elementary School
Mixed Use Block (half of 3.5 ha site)
Total Job Yield

50 jobs / schools
50 jobs
1 job/400sq.ft. GLA 30 jobs estimate
80 jobs

Table C – Employment Jobs Yield
In total, the development proposal is expected to accommodate 7,422 people plus 80
jobs, for a total generation of 7,500 people and jobs.
In total, the people and jobs density for the proposal is calculated by dividing 7,500
people and jobs by 126 developable hectares for an overall density result of 60 people
and jobs per hectare.
active transportation
As depicted on Figure 7 – Active Transportation Plan, the new residential
neighbourhood provides for the opportunity to travel through and around the
neighbourhood and beyond without the use of a vehicle.
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Sidewalks are proposed on at least one side of all roads, with sidewalks on both sides of
the major and minor collector roads and several local roads that serve to provide key
neighbourhood connections.
A series of trails are proposed in the valleylands, around stormwater management
ponds, and connected to road related sidewalks / bike lanes, in order to provide
connections to the external arterial road network and to the current and proposed trails
that surround the property, as per the City’s Pathway and Trails Master Plan.
Transit bus stops are planned for along the major collector road route through the
neighbourhood, providing a new segment of public transit from Kennedy Road south
and west to 16th. Avenue.

3.2

Interface with Surrounding Area

The proposed development as described above is for the most part surrounded by
existing residential neighbourhoods.
In a broader context, the development of this new residential neighbourhood is in an
area that is for the most part now completely developed for low and medium density
residential development. This area of the City of Markham between Major Mackenzie
Drive East and 16th. Avenue, stretching from Markland Street / Woodbine Avenue in the
west to the Greensborough Neighbourhood at Don Cousens Parkway in the east,
comprises the vast majority of new urban low / medium density development in the
City of Markham over the last 20 years.
Notwithstanding the historic trend for the City of Markham to develop for urban uses in
a north-south direct, in fact low and medium density development has proceeded
north of the Subject Property in the Angus Glen Village neighbourhood, and also in the
Cathedral community along the Woodbine Avenue by-pass north of Major Mackenzie
Drive East and also north of Elgin Mills Road East. As a result, the Property is situated in a
location in the City of Markham that is now surrounded by residential development,
public infrastructure and community services.
The land uses and development plans for the boundary of the Property have been
considered in relation to the surrounding land uses and bordering neighbourhoods, and
can be described as follows, illustrated on Figure 2 – Local Area Context Air Photo:
north
•

Low density residential development comprised of only single detached lots is
proposed along the north Property boundary adjacent to the existing Angus Glen
Village, with extra deep lots designed to accommodate an increased minimum rear
yard building setback located where rear lots are proposed to back onto existing
rear yards to the north. This increased minimum rear yard building setback is to be
regulated in the zoning standards proposed by the ZBLA application.
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•

The existing roads to the north which are available for connection or extension south
into the subject development have been taken into account and connections
proposed.

•

The East Plan of Subdivision proposes a single loaded local road which is located
adjacent to Colty’s Park to provide neighbourhood access and open frontage for
this park into this new neighbourhood, providing a continuous pedestrian
connection north to south.

east
•

As described above, two collector roads are proposed to intersect with Kennedy
Road, a regional arterial road, opposite existing collector road intersections (Bur Oak
Avenue and Wilfred Murison Avenue).

•

Mid rise residential development is planned for the majority of the Property’s
frontage adjacent to Kennedy Road, with a small area of low rise residential
planned adjacent to the existing Angus Glen Village residential lots.

•

Further south, the east edge of this development is adjacent to the Yorkton phase II
townhouse residential development currently under development, and the
proposed plan provides for the extension of Yorkton Boulevard north into this new
neighbourhood to intersect with new planned major and minor collector roads.

south
•

As described above, two collector roads are proposed to intersect with 16th.
Avenue, a regional arterial road, opposite existing road intersections (Normandale
Road east and west legs).

•

A mid rise residential block and a mixed use residential/commercial/retail block are
proposed along the Property’s 16th. Avenue frontage, taking advantage of and
supporting the arterial road function and the transit opportunity of 16th. Avenue.

west
•

In the West Plan of Subdivision along the northern west edge of the Property, single
detached residential lots are proposed adjacent to the existing estate residential
Glenridge / Walnut Glen neighbourhood. As noted in the ‘north’ section above,
extra deep lots designed to accommodate an increased minimum rear yard
building setback are located where rear lots are proposed to back onto existing
rear yards to the west. This increased minimum rear yard building setback is to be
regulated in the zoning standards proposed by the ZBLA application.

•

As described in detail in a previous section of this report, no collector road
connection is proposed on the narrow strip of the Property which extends to Warden
Avenue and which is adjacent to existing development in the Glenburn Forest
executive townhouse development and in the existing estate residential Glenridge /
Walnut Glen neighbourhood. Single detached lot rear yards and a small linear park
are proposed for this area, as well as an Open Space block containing the Berczy
Creek valleyland area, which is proposed to be dedicated into public ownership.
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Phasing of Development

Both the West Plan of Subdivision and the East Plan of Subdivision are to be developed
in phases, as illustrated on Figure 8 – Phasing Plan.
Overall, development should occur first in the East Plan of Subdivision, on the area
adjacent to Kennedy Road, being the area of the Property not currently being used by
the York Downs Golf & Country Club, which is to cease operations on the balance of
the site in the coming several years, likely before 2020.
Once the golf course use ceases, development can proceed on the balance of the
East Plan of Subdivision and also on the West Plan of Subdivision. Potential phasing
boundaries are shown on Figure 8 – Phasing Plan, with an estimate of development
timing shown on TABLE B – PHASING & STAGING below. Note that the later phases of
development have been grouped into Stage C, and may be grouped or may be
developed concurrently in that stage or beyond.

NUMBER OF RESIDENTIAL UNITS
STAGE & PHASE

SINGLES TOWNS MID RISE

TOTAL

STAGE A: 2018-2021 occupancy
phase 1 East
total Stage:

147
147

184
184

STAGE B: 2022-2024 occupancy
phase 2 East
phase 1 West
total Stage:

185
84
269

38
126
164

223
210
433

STAGE C: 2024 - 2026 occupancy
phase 3 East
phase 2 West
phase 3 West
total Stage:

363
144
166
673

189
134
323

510
510

552
278
676
1,506

1,089

671

661

2,421

TOTAL PROPERTY

151
151

482
482

TABLE B – PHASING & STAGING
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Development Goals and Objectives

The residential neighbourhood proposed on the Property has been comprehensively
designed to achieve the following, which are demonstrated and described in this and
in the other supporting reports, investigations and plans submitted in support of these
planning applications:
•

delineation, protection and dedication to public ownership of environmental and
natural heritage features and valleyland areas

•

a range and variety of low density housing types and forms, including a variety of
several medium density housing sites

•

built form compatibility with the surrounding existing residential areas

•

a vehicular transportation network that provides ease of access, multi-use
opportunities including transit, pedestrian and bicycle uses, and respects and
responds to the surrounding area and to the natural environment

•

creation of a pedestrian sidewalk and trail system, with connectivity to the existing
surrounding roads and trail systems for vehicular, pedestrian and bicycle and transit
access

•

efficient and maximized use of existing municipal servicing infrastructure

•

provision of parkland to serve the residents in accessible and central locations

•

an elementary school location central to the entire neighbourhood

•

the opportunity to provide public transit through the neighbourhood

•

creation of efficiently designed and located stormwater management facilities

•

high quality urban design and controlled neighbourhood character features

•

walkability and accessibility in the public realm to allow circulation through the
entire neighbourhood and connections beyond

•

achieve high level building energy efficiency

•

provide low impact development features in the neighborhood landscape

•

phasing of development which follows a logical progression in both West and East
Plans of Subdivision
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Description of the Planning Act Applications

3.5.1 Official Plan Amendment Overview
An Official Plan Amendment (“OPA”) application to redesignate the developable
portions of the Property for the appropriate urban land use designations is required, as
well as adjusting various Official Plan Maps / Schedules to reflect the proposed
development and adjustments to the environmental natural heritage systems on site.
Several policy amendments to both the current 1987 and the new 2014 Official Plans
are also proposed.
Given that both the current City of Markham Official Plan 1987 and also portions of the
new City of Markham Official Plan 2014 are all in effect as of the date of application,
the details of this proposal are being detailed in a draft OPA created for each of the
current Official Plan 1987 and the new Official Plan 2014.
The two proposed draft OPA documents for the current 1987 and for the new 2014
Official Plans are contained in Appendix B and Appendix C respectively, to this
Planning Report.

3.5.2 OPA to the current 1987 Markham Official Plan
In order to implement the change of use from private open space (golf course) to
residential neighbourhood, Map and Schedule changes to the current 1987 Official
Plan are required. These modifications are illustrated in Figures 9 to 21 in this Planning
Report, and are contained in the draft OPA document found in Appendix B to this
Planning Report. There are changes to the land use designations of the Property,
associated additions of collector roads and community facilities, as well as
modifications to reflect the location and type of environmental features on site resulting
from the detailed study undertaken as part of these planning applications.
In summary, the following Map and Schedule modifications are proposed in order to
implement the development proposal in the City of Markham current 1987 Official Plan:
1. Schedule ‘A’ – Land Use: from ‘Open Space’ to ‘Urban Residential’, and remove
the ‘Future Urban Area’ overlay, see Figure 9 and Figure 10.
2. Schedule ‘B’ – Planning Districts: enlarge the boundary of Planning District 31
(Angus Glen Planning District) to include the Property, remove the property from
Planning District 22, and remove ‘Future Urban Area’ overlay, see Figure 11 and
Figure 12.
3. Schedule ‘C’ – Transportation: add ‘Major Collector Roads’, remove ‘Future
Urban Area’, see Figure 13 and Figure 14.
4. Schedule ‘D’ – Urban Service Area: add ‘Urban Service Area’, remove ‘Future
Urban Area’, see Figure 15 and Figure 16.
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5. Schedule ‘I’ – Environmental Protection Areas: adjust natural feature limits, see
Figure 17 and Figure 18.
6. Appendix Map 1 – Greenway System: adjust natural feature limits, see Figure 19
and Figure 20.
In addition to these Schedule modifications to the current Official Plan 1987, an
additional Figure in the Official Plan is proposed, being FIGURE 31.2 – SPECIFIC SITE AND
AREA POLICIES, as shown on Figure 21 City of Markham Official Plan 1987 Figure 31.2
Specific Site and Area Policies (new) of this Planning Report. This Figure illustrates the
location of the medium density, high density and mixed use sites on the subject
Property, all as found in the ‘Urban Residential’ area, according to the current 1987
Official Plan housing policies.
Policy / text modifications proposed to the 1987 Official Plan in order to implement this
development proposal are summarized as follows, and detailed in the proposed OPA
found in Appendix B to this Planning Report:
1. Permit Low Density Housing uses with frontage onto a lane, in addition to units
with frontage onto a public street.
2. Permit a mixed use block on 16th. Avenue with neighbourhood commercial uses
and / or Medium Density II Housing residential uses, in any combination or as the
sole use, without restriction as to the location of the residential uses on site.
3. Permit a mid rise residential block on 16th. Avenue, with a maximum building
height of 6 stories at a maximum net site density of 221 residential units per
hectare.
4. Permit a stacked townhouse block on Kennedy Road, with a maximum net site
density of 110 units per hectare.
5. Permit several back to back townhouse blocks on Kennedy Road, with a
maximum net site density of 105 units per hectare.
6. Require that development proponents of the Subject Property shall be required
to enter into one or more developers’ group agreement(s) where appropriate,
to ensure equitable distribution of the costs of community and infrastructure
facilities such as schools, parks, open space, enhancement and restoration of
natural features, roads and road improvements, internal and external services,
and stormwater management facilities.

3.5.3 OPA to the new 2014 Markham Official Plan (partially in-effect)
In order to implement the change of use from private open space (golf course) to
residential neighbourhood, Map and Schedule changes to the new, partially in-effect
2014 Official Plan are required. These modifications are illustrated in Figures 22 to 39 in
this Planning Report, and are contained in the draft OPA document found in Appendix
C. There are changes to the land use designations of the Property, associated
additions of collector roads and community facilities, as well as modifications to reflect
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the location and type of environmental features on site resulting from the detailed study
undertaken as part of these planning applications.
In summary, the following Map and Schedule modifications are proposed in order to
implement the development proposal in the City of Markham new, partially in-effect
2014 Official Plan:
1. Map 3 – Land Use: from ‘Private Open Space’ to ‘Residential Low Rise’,
‘Residential Mid Rise’, and ‘Mixed Use Mid Rise’, add the major collector roads
and make adjustments to the limits of ‘Greenway’, see Figure 22 and Figure 23.
2. Map 4 – Greenway System: adjust natural feature limits, see Figure 24 and Figure
25.
3. Map 5 – Natural Heritage Features & Landforms: adjust natural feature limits, see
Figure 26 and Figure 27.
4. Map 6 – Hydrologic Features: adjust natural feature limits, see Figure 28 and
Figure 29.
5. Map 10 – Road Network: add ‘Major Collector Roads’, see Figure 30 and Figure
31.
6. Map 11 – Minor Collector Road Network: add ‘Minor Collector Roads’ and
illustrate local road network, see Figure 32 and Figure 33.
7. Map 14 – Public School, Place of Worship and Park Sites: add ‘Public School Site’
symbol and ‘Park Site’ symbols, see Figure 34 and Figure 35.
8. Appendix C – Community Facilities: remove ‘Golf Courses and Private Day
Camps’ and insert development plan, see Figure 36 and Figure 37.
9. Appendix D – Cycling Facilities: add ‘Proposed Cycling Facilities’, see Figure 38
and Figure 39.
Policy / text modifications proposed to the new, partially in-effect 2014 Official Plan in
order to implement this development proposal are summarized as follows, and detailed
in the proposed OPA found in Appendix C to this Planning Report:
1. Permit detached dwellings, semi-detached dwellings and townhouses
(excluding back to back townhouses) without direct frontage on a public street.
2. Reduce the Minimum Vegetation Protection Zone for wetlands on site from 15
metres to 10 metres.
3. Reduce the Minimum Vegetation Protection Zone for Significant Valleylands on
site from 30 metres to 10 metres.
4. Require that development proponents of the Subject Property shall be required
to enter into one or more developers’ group agreement(s) where appropriate,
to ensure equitable distribution of the costs of community and infrastructure
facilities such as schools, parks, open space, enhancement and restoration of
natural features, roads and road improvements, internal and external services,
and stormwater management facilities.
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3.5.4 Zoning By-Law Amendment
A Zoning By-Law Amendment (“ZBLA”) application is required to rezone the
developable portions of the Property to the appropriate zone categories to permit the
proposed development. The current zone categories for the Property are illustrated on
Figure 40 – City of Markham Zoning Map E4.
A map of the Property illustrating the location and details of the proposed zone
category is found in APPENDIX D. Proposed Zone Categories Schedule to amend
Markham Zoning By-Law 177-96. A list of the corresponding exceptions proposed to
the base zones in By-Law 177-96 is found in APPENDIX E. Proposed List of Zone
Exceptions to amend Markham Zoning By-Law 177-96.
The following zones are proposed for the various land uses contained in the
development, as detailed further in the Community Design Plan prepared by The MBTW
Group (September 2016) in support of these applications:
•

Single detached dwellings: R2-S zone

•

On-street townhouse dwellings: R2 zone

•

Rear lane townhouse dwellings: R2-S zone

•

Back to back townhouse dwellings: R3 zone

•

Stacked townhouse dwellings: R3 zone

•

Mid rise residential block: R4 zone

•

Mixed use mid rise block: CA1 zone

•

Parks: OS1 zone

•

Elementary School: OS2 zone

•

Stormwater management pond blocks: OS1 zone

•

Open Space blocks (valleys and woodlot):
woodlot

G zone for valleylands, OS1 for the

As noted, the list of proposed exceptions to the above-noted base zone categories is
included in APPENDIX E. The exceptions are for the most part driven by product design
considerations, with a general summary being some increased and some decreased
building setbacks proposed, increases to proposed to maximum building heights
proposed, and an increase to the maximum density base zone requirements for the
back to back townhouse and the stacked townhouse blocks on Kennedy Road
proposed.
In addition, the list of proposed exceptions includes an increase to the minimum rear
yard building setback for those single detached lots adjacent to the rear yards of
existing residential development generally located to the north and to the north-west.
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3.5.5 Plans of Subdivision (x 2)
Two Plan of Subdivision applications are proposed, one for the West portion and one for
the East portion of the Property, as described in detail in previous sections of this Report
and as illustrated on Figure 4 and Figure 5.
A detailed unit and area breakdown of the two Plans of Subdivision is found in
previously summarized TABLE A – LAND USE found above in this Planning Report.
Of note in the design of both of the Plans of Subdivision is the detailed delineation of
development constraints and mapping of environmental constraints, leading to the
establishment of the limits of development for the developable portions of the Property.
Development constraint lines were identified and mapped by the consultant team,
and the greater of the following constraints is used as the limit of development for the
Plans of Subdivision:
•

Regional floodline + 10 metre buffer

•

Limit of redside dace habitat (meander belt + 30 metres)

•

Physical top of slope and/or dripline + 10 metre buffer

•

Wetlands + 10 metre buffer

•

Long-term stable top of slope + 10 metre buffer

With respect to registration of plans of subdivision and processing of draft plan
approvals, it is anticipated that the landowner will be applying for a severance of the
Property in the future. This severance application will seek to divide the Property into
two, along the line currently proposed as the division between the West and the East
Plans of Subdivision. This coincident line will serve to provide the current landowner with
the ability to proceed with development of the West and the East Plans of Subdivision
independently, and in the event that both Plans of Subdivision do not remain under one
ownership there should be cost sharing arrangement requirements put into place to
ensure the fair, equitable and timely distribution and provision of community services
and infrastructure. To this end, it is proposed that cost sharing principles be included in
the policies of the OPA, as well as implemented as conditions of draft plan of
subdivision for both the West and East Plans of Subdivision.
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OTHER SUPPORTING INVESTIGATIONS
Natural Environment

Beacon Environmental was retained by the landowner to produce a Natural
Environment Report / Environmental Impact Study (September 2016) in conjunction with
these applications. The NER / EIS follows the terms of reference that were prepared in
consultation with the City of Markham, and forms part of the Master Environmental
Servicing Plan (the “MESP”) prepared as part of these applications.
The NER / EIS provides: an assessment of existing conditions; the constraint mapping
used to design the two Plans of Subdivision; an analysis of applicable policy; potential
impacts and mitigation; restoration and enhancement opportunities; and monitoring
recommendations. The NER / EIS is supportive of the planning applications proposed for
the development of the Property.
Given the level of detailed study undertaken as part of this application process, most of
the environmental features on the Property have been identified and delineated with
accuracy. As a result, there are various modifications proposed to the City of Markham
Official Plans (both current 1987 and new 2014 Official Plan versions) maps and
schedules to exactly and correctly identify the various environmental features that are
mapped in the two Official Plans. The various Official Plan map and schedule
modifications are illustrated and described in this report, and proposed in the draft OPA
documents included with these applications.
In summary, the following areas are of particular note in the NER / EIS:
Berczy Creek and Bruce Creek valleylands
The limits of the various environmental aspects of the valleylands on site associated with
these two creeks have been studied and detailed constraint line mapping produced
for use in the design of the two Plans of Subdivision and the structure of the
neighbourhood itself, including the location of the proposed road crossing of the Bruce
Creek valleyland. As noted in the report, very few natural communities are present on
the Property outside of the valleyland corridors, all of which are being retained in their
present form.
butternut trees – species at risk
The southwest corner of the Property (in the West Plan of Subdivision) contains Butternut
trees, which were assessed and categorized. The majority of these trees are located
within the proposed Open Space block containing the Berczy Creek tributary and its
associated valleylands (West Plan of Subdivision Open Space Block 3). Some of them
will not be affected by the development, others are non-retainable, and several may
be impacted by the proposed development. The MNRF assessment and permitting
process is to be undertaken prior to any disturbances to this area or impact to the trees.
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Environmental constraint lines for the proposed development are provided as follows:
•

Regional floodline + 10 metre buffer

•

Limit of redside dace habitat (meander belt + 30 metres)

•

Physical top of slope and/or dripline + 10 metre buffer

•

Long-term stable top of slope + 10 metre buffer

•

Wetlands + 10 metre buffer

barn swallow – species at risk
Two nests of the threatened Barn Swallow exist on the Property in two buildings. The
MNRF process and compensation and to be undertaken prior to any disturbances to
the affected buildings.
tableland woodlot
A woodlot of approximately 4.3 hectares is located in the East Plan of Subdivision area.
The woodlot is proposed to be retained in its natural state, with a 10 metre buffer
provided around its perimeter. There is one small encroachment into the 10 metre
buffer area, being the boulevard portion of a new east-west minor collector road
proposed immediately to the south of the woodlot. This road cannot be shifted to the
south to completely avoid the buffer area given the fixed location points of
intersection. The small intrusion for a very short distance should form part of the new
road boulevard area, and therefore can be landscaped.
restoration, enhancement opportunities and mitigation
Preliminary details for restoration and enhancement opportunities are presented, with a
summary and description of various locations, opportunities and further consultation
and study requirements outlined.
Potential mitigation measures include completion of feature-based water balance,
monitoring of quality and quantity of water discharge, consultation with MNRF, and
implementation of a monitoring plan and using adaptive management to address any
outstanding concerns.

4.2

Community Design Plan

The MBTW Group was retained by the landowner to produce a Community Design Plan
in support of these applications. Generally, the Community Design Plan addresses
community design, urban design, built form, environmental and social sustainability,
active transportation and compatibility and interface with the surrounding area.
The Community Design Plan provides a planning policy conformity summary with
respect to applicable policy including the City of Markham current 1987 and new
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partially in-effect 2014 Official Plans. It also provides detail on the medium density
development blocks, as well as an analysis of key lots, corner lots, priority lots, etc.
Sustainable design is addressed at the neighbourhood design level, at the detailed
engineering and environmental design level, and also at the building level.

4.3

Municipal Servicing and related studies

Stantec Consulting Ltd. was retained by the landowner to produce a Master
Environmental Servicing Report (“MESP”) Servicing and Grading Report in support of the
OPA, and, a Functional Servicing Report in support of the detailed two Plans of
Subdivision and Zoning By-Law Amendment.
In summary, the MESP Servicing and Grading Report addresses stormwater servicing, a
watermain distribution system, wastewater / sanitary servicing, preliminary grading
design, road right-of-way standards, floodplain hydraulics, proposed creek crossings,
utilities, infrastructure and development phasing, preliminary erosion and sediment
control, potential development impacts and proposed mitigation, and monitoring. The
MESP Servicing and Grading Report supports approval of the planning applications.
The Functional Servicing Report provides the additional level of detail necessary for
review and approval of the two Plans of Subdivision and the Zoning By-Law
Amendment applications. In summary, the Functional Servicing Report addresses
similar topics to those covered by the MESP Servicing and Grading Report, but provides
design details, analysis and proposed works required to service the proposed
development.
In conjunction with Stantec’s MESP Report, the following studies have been undertaken
in support of these planning applications for the proposed development and included
in the MESP submission:
•

R.J. Burnside & Associates Limited was retained by the landowner to produce a
Hydrogeological Assessment and Water Balance (September 2016).

•

Beacon Environmental was retained by the landowner to produce a Fluvial
Geomorphology Report (September 2016).

4.4

Transportation

Poulos & Chung were retained by the landowner to produce a Transportation
Assessment in support of the OPA for the proposed development, and, a Transportation
Impact Assessment in support of the two Plan of Subdivision applications, detailing the
proposed development.
In summary, the Transportation Assessment studies boundary road access opportunities,
in conjunction with internal roadway network and access options, and arrives at
support for the preferred collector road network as depicted these planning
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applications, being Option B. Four potential road network systems were studied
(Options A to D), as shown on Figure 41 – Conceptual Road Network Options A to D,
and a recommendation was made based on an assessment of transportation
considerations and study parameters to support Option B, being a fully connected
network except for a collector road connection to Warden Avenue. A detailed review
of this particular topic is found in a previous section of this Planning Report.
The Transportation Impact Assessment prepared in support of the detailed Plans of
Subdivision analyzes the boundary roadway network using the preliminary staging /
phasing of the development as described previously in this Planning Report. This
Assessment addresses roads, transit and active transportation aspects of the proposed
development.
In summary, the Transportation Impact Assessment concludes with support for the two
draft plan of subdivision applications proposed, and support for the staging / phasing
described. This Assessment reviews roadway operations both current and potential
future, suggests transit routing to serve this new neighbourhood, and provides support
for the proposed active transportation network of on-street routes and off street
connections / trails through and beyond the new neighbourhood.

4.5

Arborist Report

Beacon Environmental was retained by the landowner to prepare an Arborist Report –
Tree Inventory and Preservation Plan, dated September 2016. The purpose of the
Report is to provide an inventory and assessment of the trees on or adjacent to the
Property to identify those trees that are recommended for removal to accommodate
the proposed residential development, and, to provide recommendations for tree
preservation measures and mitigation.
There are over 4,000 trees on the Property, and the Report analyzed the health of the
trees, the opportunity to retain the trees through the development process, and the
trees that will be removed due to the development and also due to poor condition.

4.6

Environmental Noise Reports

Jade Acoustics Inc. was retained by the landowner to prepare an Environmental Noise
Report for each of the WEST and EAST Plans of Subdivision. The primary source of noise
that was identified is road traffic noise from the boundary arterial roads and the internal
collector roads being proposed.
The Noise Reports recommend several mitigation and warning requirements, including
noise warning clauses for future residential home purchaser’s agreements of purchase
and sale, building façade construction requirements, as well as a discussion of sound
barrier options to address outdoor living areas.
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With respect to sound barriers, there is a review provided of options to address outdoor
living area noise criteria, and it is recognized in the Noise Reports that there may be
Plan of Subdivision design modifications required to accommodate sound barrier
design and construction, depending on the outcome of the City’s and the Region’s
review of the analysis in these Noise Reports, and depending on detailed grading,
engineering and building sitings that are to be undertaken at the next stage of the
planning approvals process.
As a result, it is recommended that prior to final plan of subdivision approval
(registration), that a detailed environmental noise report be required, and that the
results of the review and approval of that Report be reflected and accommodated in
the Plans of Subdivision, with revisions to the layout of the Plans, as required, to
accommodate sound barriers and noise attenuation.

4.7

Archaeological Assessment

Golder Associates was retained by the landowner to prepare a Stage 1 Archaeological
Assessment (26 August 2016) in conjunction with these applications.
The Stage 1 Archaeological Assessment concludes that the Property exhibits potential
for the recovery of intact archaeological deposits, and recommends that Stage 2
surveys be undertaken for certain areas, in a two phase process.
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PLANNING POLICY CONFORMITY
Provincial Policy Statement, 2014

The Provincial Policy Statement, 2014 (the “PPS”) came into effect April 30, 2014, and
provides direction on matters of Provincial interest related to land use planning and
development. As a key part of Ontario’s policy led planning system, the PPS sets the
policy foundation for regulating the development and use of land.
Decisions affecting planning matters are required to be consistent with the PPS. Policy
direction includes land use patterns, densities and a mix of land uses which efficiently
use land and resources; the infrastructure and public service facilities which are
planned or available, and avoid the need for their unjustified and/or uneconomical
expansion. Direction is provided to minimize negative impacts on air quality and
climate change, and promote energy efficiency. Support for active transportation and
land use that is transit-supportive, including the direction that new development taking
place in designated growth areas should occur adjacent to the existing built-up area
and shall have a compact form, mix of uses and densities that allow for the efficient use
of land, infrastructure and public service facilities.
The planning applications propose urban land uses within the settlement area of the
City of Markham and outside of natural heritage features. The proposed development
uses land and resources wisely, and promotes efficient development patterns,
promotes green spaces, provides for the effective use of existing and new infrastructure
and public service facilities and minimizes unnecessary public expenditure. The
proposed development also provides residential land to contribute to the available
locations within the City’s built boundary for the accommodation of additional
population. The provision for potential future transit is accommodated by way of an
efficient road network that may also accommodate and support transit.
Section 1.4 of the PPS pertains to Housing, and directs that planning authorities provide
for an appropriate range and mix of housing types and densities required to meet
projected requirements of current and future residents of the regional market area.
The proposed development accommodates a portion of the City of Markham’s
residential and growth and helps the municipality reach its growth targets, while
accommodating new housing in a location where infrastructure is already available.
Section 1.5 of the PPS pertains to Public Spaces, Recreation, Parks Trails and Open
Space. Healthy, active communities should be promoted by: a) planning public streets,
spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction
and facilitate active transportation and community connectivity; b) planning and
providing for a full range and equitable distribution of publically-accessible built and
natural settings for recreation, including facilities, parklands, public spaces, open space
areas, trails and linkages, and, where practical, water-based resources.
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The development proposal provides a road network which is a logical grid form that
provides direct flow through the community and connecting to the surrounding areas,
with the accommodation of pedestrian and alternative modes of transportation.
Connectivity among the proposed parks and natural heritage features will allow for the
extension and enhancement of the trail system in the City. Park and public space
design is further articulated in the Community Design Plan (September 2016) prepared
by The MBTW Group submitted as part of these applications.
Section 1.6 of the PPS pertains to Infrastructure and Public Service Facilities. Planning for
sewage and water services shall direct and accommodate expected growth or
development in a manner that promotes the efficient use and optimization of existing
municipal sewage services and municipal water services.
The proposed development is surrounded for the most part by fully serviced residential
communities, with infrastructure available in the adjacent regional roads to allow the
connections necessary for development of this area.
Section 1.6.6.7 of the PPS regarding planning for stormwater management generally
directs the minimization in contaminated loads, minimization in changes in water
balance and erosion and the promotion of best practices, including stormwater
attenuation and low impact development.
The design, type and location of stormwater management facilities are to adhere to
the policies and requirements established by the Region of York, the TRCA, and the City
of Markham, which are in conformity with the PPS.
Section 1.6.7 of the PPS pertains to Transportation Systems, and provides that land use
patterns, densities and mix of uses should be promoted that minimize the length and
number of vehicle trips and support current and future use of transit and active
transportation.
The proposed development plan positions medium density residential and a small
amount of neighbourhood commercial development along the perimeter of the
Property, adjacent to Kennedy Road and 16th. Avenue. Where possible, connectivity to
and the presence of transit stop locations will be enhanced and accentuated through
architectural control in turn having the potential of promoting transit usage and
reducing vehicular trips.
Section 1.8 of the PPS pertains to Energy Conservation, Air Quality and Climate Change.
The proposed development plan provides a land use pattern which promotes compact
form and structure, ease of active transportation circulation and connectivity.
The protection of Natural Heritage resources is described in Section 2.1 of the PPS, and
the protection of Cultural Heritage and Archaeology is described in Section 2.6 of the
PPS.
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The proposed OPA designates the natural heritage features on site for protection, and
the City of Markham Official Plan already contains policies that ensure that
archaeological resources are appropriately studied and protected as necessary.
The proposed OPA land use designations, land use arrangement and road network
present an efficient, compact land use pattern, which will translate into a range of
residential development, supported by parks, schools and open space while protecting
Natural Heritage Features. This land use pattern will be compact in form, transitsupportive, and at densities that make for the efficient use of land, infrastructure and
public service facilities.
In summary, the proposed development is located within a defined Settlement Area
and is surrounded on all sides by existing built-up, serviced area, thus representing a
logical and contiguous infill development in the existing serviced and built up area. The
proposed planning applications represent an appropriate form of land use that takes
into account the Provincial Policy Statement and its principles.
The proposed planning applications are consistent with the Provincial Policy Statement.

5.2

Places to Grow: Growth Plan for the Greater Golden
Horseshoe, 2006

The Growth Plan for the Greater Golden Horseshoe, 2006, Office Consolidation June
2013 (the “Growth Plan”) directs growth to built-up areas where the capacity exists to
best accommodate the expected population growth. It also promotes transitsupportive densities and it supports the use and maximization of existing infrastructure in
existing communities.
The subject lands are contained within the ‘built-up area’ of the City of Markham in the
Region of York. The following policies may be specifically considered in relation to the
proposed development.
Subsection 2.2.2 Managing Growth indicates that growth will be accommodated by
directing a significant portion of new growth to the built-up areas through
intensification, building compact and transit-supportive communities, and providing a
mix of housing types.
Subsection 2.2.3 General Intensification provides policies that include the requirement
to accommodate a minimum of 40 percent of all residential development within the
built-up area. The policies support minimum density targets, a range and mix of housing
taking into account affordable housing needs, the provision of public open spaces and
high quality urban design standards, generally higher densities than the surrounding
areas, and an appropriate transition of built form to adjacent areas.
As illustrated on Figure 42 – Provincial Built Boundary for the Region of York, April 2008
from the Growth Plan, the Property is contained within the Built Boundary of the Region
of York, in the City of Markham. As such, the property is considered ‘Settlement Area’
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and not within the ‘Designated Greenfield Area’ in the Growth Plan policy regime. As a
result, the Designated Greenfield Area density targets as found in Growth Plan section
2.2.7 do not apply, however, the intensification policies of the Growth Plan as found in
section 2.2.3 General Intensification do apply as the property does form part of the
City’s intensification opportunities, and does contribute to the City’s intensification
targets.
As noted previously in this Planning Report, the proposed development yields an overall
density of 60 people and jobs per hectare, an overall density which results from a mix of
housing types and sizes that are compatible to the surrounding area, and also provides
an efficient use of land and infrastructure in an infill setting. For comparison purposes,
the density proposed for this new neighbourhood is greater than the Growth Plan’s
Designated Greenfields Area minimum density target of 50 people and jobs per
hectare.
Similar to the analysis regarding the PPS, the proposed development provides a range
of density and unit types in an intensification and infill setting adjacent to existing
development in the built-up area of the City of Markham.
The proposed applications conform to the Growth Plan.

5.3

Region of York Official Plan 2010

The York Region Official Plan 2010 was approved by the province in September 2010,
and subsequently partially approved by the OMB. The latest OMB approval of portions
of the York Region Official Plan 2010 occurred in January 2013, with the majority of the
Official Plan now in effect. A review of the key policies for consideration of these
applications follows.
The YROP is formulated around the following broad themes, with Chapters provided for
each theme: Sustainable Environment, Healthy Communities, Economic Vitality, Building
Cities and Complete Communities, Agricultural and Rural Areas, and Servicing Our
Population. This Planning Report will similarly provide commentary according to the
themes / Chapters applicable to this Secondary Plan:
•
•
•
•
•

A Sustainable Natural Environment (Chapter 2)
Healthy Communities (Chapter 3)
Economic Vitality (Chapter 4)
Building Cities and Complete Communities (Chapter 5)
Servicing Our Population (Chapter 7)

The Property is shown as ‘Urban Area’ and ‘Regional Greenlands System’ as illustrated
on Figure 43 – Region of York Official Plan 2010 MAP 1 Regional Structure. The ‘Urban
Area’ designation permits a wide range of urban land uses, including the low and
medium density residential dwellings and associated land uses proposed by these
applications.
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Figure 44 – Region of York Official Plan 2010 MAP 2 Regional Greenlands System and
Figure 45 - Region of York Official Plan 2010 MAP 5 Woodlands illustrate that the
Property contains a portion of the Regional Greenlands System and also ‘Woodlands’.
Policies in Chapter 2 of the York Region Official Plan 2010 address the study
requirements and the protection requirements for both the Greenlands System and the
Woodlands identified on the Property. A Natural Environment Report / Environmental
Impact Study (September 2016) prepared by Beacon Environmental in conjunction with
these planning applications reviews, as described earlier in this Planning Report,
provides an analysis and summary of conformity with these policies.
Figure 46 - Region of York Official Plan 2010 MAP 11 Transit Network and Figure 47 Region of York Official Plan 2010 MAP 12 Street Network illustrate that the surrounding
boundary Regional arterial roads are identified as part of the ‘Regional Transit Priority
Network’, and that their right-of-way widths are to be up to 43 metres wide. The
boundary Regional arterial roads are assessed and studied in both a Transportation
Assessment and Traffic Impact Assessment study, both dated (September 2016) Poulos
+ Chung, submitted in conjunction with these planning applications.
A Sustainable Natural Environment (Chapter 2)
Chapter 2 addresses the Natural Environment. The Property includes lands that are
protected from development according to these policies, including adjacent lands
necessary to buffer and maintain these features.
Additional detail on the NER / EIS Report undertaken in conjunction with these
applications are found earlier in this Report.
Healthy Communities (Chapter 3)
Chapter 3 addresses Healthy Communities to provide a strong sense of belonging and
identity and contribute to a high-quality of life, health and wellbeing. Healthy
communities are to offer affordable housing choices and access to transit, a range of
quality human services, schools, public spaces, and local amenities.
Section 3.5 of the YROP addresses ‘Housing Our Residents’ stating that a broad variety
of housing types and sizes are required to meet the diverse range of needs of the
Region’s residents and workers.
The proposed development contributes to affordability in that it provides for land use
designations that permit a range of housing types including low density housing,
medium density townhouses and mid rise apartment forms. A mix and variety of
housing to satisfy differing physical, social and economic needs can be achieved
through these land use designations and the corresponding permitted uses.
Economic Vitality (Chapter 4)
Chapter 4 of the YROP addresses ‘Economic Vitality’ where the plan is intended to
promote innovation, economic diversity and resilience.
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While the majority of this Chapter addresses employment uses, Section 4.4 pertains to
‘Planning for Retail’. Local retail areas are key components for mixed-use communities
and should incorporate effective urban design to ensure the integration of retail uses
within the community. Well designed and strategically located retail will allow
residents, workers and visitors to purchase goods and services locally by walking,
cycling or taking public transit. The objective is “to ensure retail is well-designed and
appropriately integrated into communities in a manner that encourages walking,
cycling, and transit.”
The proposed development includes a Mixed Use block adjacent to 16th. Avenue,
which will integrate a small block of local serving neighbourhood scale retail in a
compact format.
Building Cities and Complete Communities (Chapter 5)
Section 5.2 provides detailed policies addressing a range of efforts to ensure that
sustainable communities are achieved in York Region. The preparation of the proposed
development plan had regard for how sustainable communities will take shape. The
sustainability policies in Section 5.2 of the YROP are discussed in the Community Design
Plan prepared by The MBTW Group, as well as the topics addressed by the York Region
New Communities Guidelines having the same effect.
Servicing Our Population (Chapter 7)
Chapter 7 of the YROP addresses ‘Servicing Our Population’ which is committed to
providing state of the art services including transit, streets, water, wastewater, waste
management, energy, rail, airports, utilities, and communications operated by a variety
of public and private sector agencies. The effective provision of services involves
reducing demand while expanding and updating existing infrastructure. The goal is “to
provide the services required to support the Region’s residents and businesses to 2031
and beyond, in a sustainable manner.”
Section 7.1 of the YROP pertains to ‘Reducing the Demand for Services’, including
automobile trip reduction and water conservation.
Section 7.2 pertains to ‘Moving People and Goods’, and has the objective “to create
an active transportation system and programs that encourage walking, cycling and
the use of public transit.”
The servicing infrastructure proposed to service the development will be
environmentally sustainable and be designed to meet all regional and municipal
standards and innovate design practices as appropriate. The Property is immediately
adjacent on all four sides to existing development, and adjacent to existing
infrastructure in Kennedy Road and 16th. Avenue.
Section 7.3 pertains to ‘Water and Wastewater Servicing’.
The YROP supports
sustainability principles within the York Region Water and Wastewater Master Plan, and
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ensure the careful coordination of infrastructure delivery, land planning and financial
planning. The objective is “to deliver safe, clean drinking water and provide long term
water and wastewater services to York Region’s communities that are safe, wellmanaged, and sustainable.”
Policy 7.3.6 of the YROP states: “To provide full municipal water and wastewater
servicing to accommodate growth in the Urban Area.” As noted in this report and the
associated MESP, the development proposed will be serviced by full municipal water
and wastewater services.
Section 7.5 pertains to ‘Energy and Utilities’, which has the objective “to demonstrate
leadership in energy conservation and innovation, and to encourage the coordinated,
efficient and safe integration of utilities to better serve residents and business.”
In summary the proposed development plan and detailed implementation reports
support the various principles of the Regional Official Plan as outlined above. It
contributes to the development of a range of residential, commercial and recreational
opportunities for the community and includes land use designations that will create a
mixed use community to support the needs of residents. This includes a range of
housing types and mix of uses that supports the development of an efficient public
transportation system by facilitating transit supportive densities. Natural heritage
preservation and sustainable design are embodied in the proposed plans and
described in supporting reports. Servicing and phasing strategies are detailed which
will ensure the efficient and logical extension of servicing to develop this new
neighbourhood.
The proposed planning applications conform to the policies of the YROP.

5.4

City of Markham current Official Plan 1987

The in-effect Official Plan for the subject property is the City of Markham Official Plan as
revised in 1987, as amended. Although the City has adopted a new 2014 Official Plan
and the Region of York has approved it, significant portions of it is remains under appeal
to the Ontario Municipal Board and therefore not yet in effect in its entirety.
The Subject Property is currently designated ‘Open Space’ for the majority of the site,
and ‘Hazard Lands’ for the valleyland portions, with a ‘Future Urban Area’ overlay over
the eastern portion of the Property adjacent to Kennedy Road. The current and
proposed new designations are illustrated on Figure 9 and Figure 10 to this Planning
Report.
The proposed Official Plan Amendment would generally redesignate the subject
property to ‘Urban Residential’ and remove the ‘Future Urban Area’ overlay. A
detailed description of the proposed OPA is found in an earlier section of this Planning
Report.
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Open Space designation
‘Open Space’ policies are found in section 3.9 of the Official Plan. The ‘Open Space’
designation on the property is intended for conservation and outdoor recreation
purposes, with golf courses and similar compatible uses permitted. The designation
does not permit the proposed urban development.
Policy 3.9.2 d) states that where lands in this designation are under private ownership,
the lands will not necessarily remain as open space indefinitely. The ‘Open Space’
policies provide that if proposals to develop lands that are in private ownership are
made, and the City does not wish to purchase such lands in order to maintain the open
space, then the application for the redesignation of such lands for other purposes will
be given due consideration by the City consistent with the policies of the Official Plan.
A Natural Environment Report / Environmental Impact Study (September 2016) was
prepared in support of these applications for development, which studied the various
natural features on the subject property.
The Study finds that the proposed
development will not adversely impact the natural heritage features and ecological
functions associated with the Berczy Creek and the Bruce Creek corridors on site,
provided the mitigation measures recommended in the Study are implemented.
Future Urban Area overlay
‘Future Urban Area’ policies are found in section 3.14 of the Official Plan. A portion of
the western area of the Property is subject to the ‘Future Urban Area’ overlay, as
illustrated on FIGURE 9 and Figure 11. The ‘Future Urban Area’ is intended to provide a
supply of land for projected growth in population and employment for the planning
period to the year 2011. Obviously, given the age of the Official Plan, and the dates
provided for in this section of the Official Plan, the projections of growth to 2011 are
obsolete, and are replaced with new projections and new urban growth policies as
found in the City’s new 2014 partially in-effect Official Plan.
Notwithstanding the outdated policies of the ‘Future Urban Area’ designation, the
proposed development of these lands meets the policy intent and criteria of this
section of the 1987 Official Plan, which require an Official Plan Amendment to ensure
that the policy objectives of this section are met in any proposed development of lands
currently shown as ‘Future Urban Area’.
Urban Residential designation and Housing Categories
‘Urban Residential’ policies are found in section 3.3 of the 1987 Official Plan. The intent
of these applications is to redesignate the developable portions of the property as
‘Urban Residential’ to permit the proposed residential development.
‘Urban Residential’ policies permit housing and related land uses, including the roads
and parks proposed by this draft plan of subdivision. The designation provides for Low
Density Housing, Medium Density I and II Housing, and High Density I and II Housing

41

Planning Report

4134 16th. Avenue Residential Neighborhood

Categories, all with their own design parameters, to be specifically designated in
Secondary Plans, and also permits Neighbourhood Commercial uses.
Housing Categories policy 3.3.2 b) provides that the Medium Density and High Density
Housing Categories shall only be permitted in: ii) proximity to major open space areas
and areas of natural amenity or other community and recreation services and facilities,
iii) adjacent to arterial roads or highways or public transit routes to which access is
readily available, iv) where services and infrastructure are adequate, v) where the
traffic generated by the development can be adequately and safely handled by the
road system, and vi) where the proposed site is of a suitable size and shape to provide
adequate landscaping, amenity features, space for vehicular movement, parking and
setbacks. All of these policy requirements are met with the proposal to provide medium
and high density housing in the proposed development.
Policy 3.3.3 provides general policies for the ‘Urban Residential’ designation, including
the following policies of note:
c) lands which can develop on the basis of full municipal services
e) gradation of densities will be used, and proposed dwellings immediately
adjacent to existing residences shall be of a compatible character and type
f) all Low Density uses adjacent to arterial roads shall avoid direct vehicular
frontage to the arterial road
g) standards for height, setbacks, lot size, landscaping, parking etc. shall be set
out in the Zoning By-Law
h) a range of housing density shall be provided
i) major concentrations of medium and high density housing shall be avoided
k) monotonous uniformity of residential areas is to be avoided
Analysis of the subject property concludes that it meets all of the requirements of policy
3.3.3 regarding the criteria to be considered in designating lands as ‘Urban Residential’.
Policy 3.3.6 Implementation provides for the following, among others:
a) residential uses are conditional upon the availability of municipal services, parks
and school facilities
c) all new residential development shall be on the basis of plans of subdivision or
severances to be approved by the City, and plans of subdivision are to be
designed by qualified professionals
d) implementing Zoning By-Laws are to specify regulations for the design of the lots
The development proposed by these applications meets all of these Implementation
policies.
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5.4.1 City of Markham Angus Glen Secondary Plan (PD-31)
The subject lands are included within the York Downs / Angus Glen Planning District
Secondary Plan (PD No. 31), being OPA No. 19. Amendments are now required to
redesignate the developable portions of the Subject Property to the ‘Urban Residential’
designation, and to apply the relevant policies to provide for the development of these
lands.
Housing Categories
The proposed OPA is illustrated in Figure 21, being the detailed land use and site
specific policies plan.
As detailed earlier in this Planning Report, the majority of the development is proposed
as Low Density Housing, with several blocks of development planned which fall into the
Medium Density and High Density categories.
There are blocks of back to back townhouses and also stacked townhouses planned
for the area adjacent to Kennedy Road. The density of these blocks puts them into the
‘High Density II Housing’ category, however the site specific OPA policy proposed for
these blocks limits the built form and maximum density to that which is proposed.
There is one mid rise residential block and one mixed use block proposed for the area
adjacent to 16th. Avenue. The density of the proposed mid rise residential block places
it into the ‘High Density II Housing’ category, however the site specific OPA policy
proposed for this block limits it to the proposed density and to a maximum height of 6
stories. The mixed use block is proposed to permit both or either / or neighbourhood
commercial uses and medium density housing in the form of townhouses or apartment
residential uses.
Removal of the Future Urban Area overlay
As discussed previously, one purpose of the Official Plan Amendment is to remove the
‘Future Urban Area’ overlay on the subject property to permit urban development,
based upon the comprehensive planning and consideration of appropriate Official
Plan policies to guide the development of these lands.
In summary, the proposed development with the site specific policies proposed by the
OPA to the current 1987 Markham Official Plan is appropriate and implements the
policies of the current 1987 Markham Official Plan.
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City of Markham new Official Plan 2014 (partially in effect)

The City of Markham new Official Plan was adopted by Markham Council in December
2013, and approved by the Region of York in June 2014. The new 2014 Official Plan was
appealed to the Ontario Municipal Board in its entirely, and some portions of it are in
effect as of the date of these applications. Although the new Official Plan is not yet
fully in effect, it provides Markham Council intent and planning policy direction.
Markham’s new 2014 Official Plan implements the Growth Plan, and also reflects the
new 2010 York Region Official Plan. All three policy documents place a strong
emphasis on intensification, accommodating growth in a compact and efficient urban
form, maximizing existing infrastructure, efficient use of land and services, and
protection of the natural environment.
Chapter 1 of the new 2014 Official Plan provides strategic direction and high level
policy context. The concept of emphasizing intensification within the built-up area of
the City and limiting outward growth for future urban area lands is emphasized, as is
continuing environmental protection of the greenway system.
Chapter 2 includes policies on the City’s intensification strategy, with direction to
accommodate at least 60 percent of all residential development in Markham within the
current built-up area of Markham between 2006 and 2031. As noted previously, the
Subject Property is located in the built-up area of Markham. Policies note that this
residential intensification is to be accommodated without significantly impacting
established residential neighbourhoods, as well as policies regarding locating
intensification in areas that have a reduced impact on City or Regional infrastructure, or
which justify investment in new and sustainable infrastructure.
Chapter 3 addresses environmental systems, and although the majority of the policies in
this Chapter remain under appeal and do not apply to these applications, the
proposed development and planning applications conform to the policies on
environment. Two exceptions are proposed in the new 2014 OPA as provided in this
Planning Report, being a setback to wetlands and a setback to valleylands which is less
than the setback proposed in this new 2014 Official Plan. The reduced setbacks
proposed conform to the current 1987 Official Plan, and are detailed and supported by
the NER / EIS report submitted with these applications.
Chapter 4 contains relevant policies regarding housing and diversifying the housing
stock in Markham, the provision of community infrastructure, parks and open spaces,
and cultural and archaeological resource protection. As described previously in this
Planning Report, a range of housing forms are proposed, and further detailed in the
Community Design Plan prepared by The MBTW Group, which also provides a detailed
summary and analysis of the provision, distribution and function of the proposed
parkland and open space features of the proposed development.
There are no built heritage resources on site, and a Stage 1 Archaeological Assessment
has been undertaken to address resource identification and protection if required.
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Chapter 6 contains policies regarding urban design and sustainable development. The
Community Design Plan prepared by The MBTW Group addresses all of the policies in
this Chapter on both topics.
Chapter 7 addresses transportation and servicing, with policies reviewed and
addressed in a series of reports submitted in conjunction with these applications,
including the MESP, the Transportation Assessment and the Functional Servicing Report.
Chapter 8 provides the land use designations and associated policies. As detailed
previously, the proposed land use designations for this development are applied from
this Chapter, with only one minor exception proposed, being the permission for low
density housing forms to not have direct frontage onto a public road. This exception
has been granted to low density housing forms in the recent past in Markham, and has
also been supported by Markham staff as a modification to be made to the new 2014
Official Plan. In summary, the land use designations found in the new 2014 Official Plan
are being applied and adhered to in this proposed development.
Chapter 9 provides area and site specific policies, with Section 9.1 addressing the
Angus Glen / York Downs area which includes the Subject Property. Modifications are
proposed to Section 9.1 to add the site specific policies described earlier in this Report.
Chapter 10 provides guidance on implementation, including reports and studies
required for planning applications, as well as process and regulatory policies, some of
which remain under appeal. The submission of these planning applications is made
with the support of a range of studies and reports, fulfilling the requirements of these
policies and providing the City and the review agencies with background,
investigations, policy summaries and environmental analysis with which to review and
consider these planning applications.
With the proposed text and mapping amendments proposed in the new 2014 OPA as
described in this Planning Report, these applications reflect the policy direction of the
new 2014 Official Plan, they implement the goals and objectives and they conform to
the applicable and in effect policies.

45

Planning Report

6.

4134 16th. Avenue Residential Neighborhood

CONCLUSIONS

The residential neighbourhood proposed on the Property has been comprehensively
designed to achieve the following, which are demonstrated and described in this and
in the other supporting reports, investigations and plans submitted in support of these
planning applications:
•

delineation, protection and dedication to public ownership of environmental and
natural heritage features and valleyland areas

•

a range and variety of low density housing types and forms, including several
medium density housing sites

•

built form compatibility with the surrounding existing residential areas

•

creation of a pedestrian sidewalk and trail system, with connectivity to the existing
surrounding roads and trail systems for vehicular, pedestrian and bicycle and transit
access

•

efficient and maximized use of existing municipal servicing infrastructure

•

provision of parkland to serve the residents in accessible and central locations

•

an elementary school location central to the entire neighbourhood

•

the opportunity to provide public transit through the neighbourhood

•

creation of efficiently designed and located stormwater management facilities

•

high quality urban design and controlled neighbourhood character features

•

walkability and accessibility in the public realm to allow circulation through the
entire neighbourhood and connections beyond

•

achieve high level building energy efficiency

•

provide low impact development features in the neighborhood landscape

•

phasing of development which follows a logical progression in both West and East
Plans of Subdivision

Based upon a review of the area context, the applicable planning policy at the
provincial, regional and local level, and the technical reports prepared in support of
the proposed development, the applications represent good planning and should be
approved.
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Figure 3
Composite Development Plan

Figure 4
West Draft Plan of Subdivision

4134 16th AVENUE RESIDENTIAL DEVELOPMENT - WEST DRAFT PLAN OF SUBDIVISION -- August 22, 2016

Statistics
LAND USE

WEST DRAFT PLAN
LOT / BLOCK NUMBERS:

PLAN
CODE

# LOTS /
BLOCKS

# UNITS

AREA
(ha)

SINGLE DETACHED RESIDENTIAL LOTS
Access on a Public Road
21.33m (70’) x 31m / 35m

Lots: 1-7, 18-19, 31-60, 81-87, 313-320, 373-380, 387-394

A

73

73

7.196

Lots: 8-17, 20-30, 61-80, 88-128, 131-134, 136-163, 189-201,
207-214, 217-245, 248-249, 255-256, 262-263, 266-267, 270271, 281-283, 297-299, 301-304, 307-312, 321-328, 333-338,
345-351, 370-372, 381-386

B

216

216

12.550

15.24m (50’) x 28.5m / 31 / 35m

12.2m (40') x 31m

Lots: 129-130, 135, 187-188, 203, 206, 215-216, 246, 277, 250254, 257-261, 264-265, 268-269, 272-280, 284-289, 300, 305,
329, 332, 339, 342-344

48

48

2.036

337

337

21.782

G

D

16

16

H
I

30
9

30
9

1.178
0.391

55

55

2.084

392

392

23.866

41

262

4.400

sub-total
Access on a Laneway
9.15m (30’) x 31m
10.7m (35’) x 31m
13.1m (43’) x 31m

Lots: 164-165, 169-177, 181-185
Lots: 166-168, 178-180, 186, 204-205, 292-296, 306, 330-331,
340-341, 352-362
Lots: 290-291, 363-369

sub-total
Total Single Detached Lots

0.515

TOWNHOUSE RESIDENTIAL UNITS
6.1m (20’) x 23.5m

Blocks: 18-58

L

MEDIUM DENSITY RESIDENTIAL UNITS
Mid-Rise Condominium Block
MIXED USE BLOCK (Residential Units)

Block: 12
Block: 11

TOTAL RESIDENTIAL UNITS (Including MIXED USE BLOCK)
PARKLAND BLOCKS

Blocks: 7-10

STORMWATER MANAGEMENT POND
BLOCKS

Blocks: 5-6

1

300

1.357

1

210

3.542

435

1,164

33.165

4

2.630

2

3.372

ROADS & LANEWAYS:
Collector Roads 28.5m / 27.0m /
24.5m ROW width
Local Roads 17.0m/18.5m/
19.0m ROW width
Enclaves 32.5m ROW width
Laneways 8.5m/10m ROW width
Total Roads & Laneways
ROAD WIDENING BLOCKS

Streets: A-D

1,543.31 lin.m

4.183

Streets: E-K, M-P, R-U, W-X
Streets: L,Q,V,X
Laneways: A-M

4,670.04 lin.m
297.07 lin.m
1,538.95 lin.m

8.698
0.976
1.345
15.201

Blocks: 15-17
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CITY OF MARKHAM PLANNING AREA
AMENDMENT NO. XXX

To amend the Official Plan (Revised 1987), as amended,
to incorporate an amendment to the schedules and policies for the Angus Glen Planning
District (Planning District No. 31)

4134 16th. AVENUE NEW NEIGHBOURHOOD
(former YORK DOWNS GOLF & COUNTRY CLUB PROPERTY)
(West side of Kennedy Road, north of 16th. Avenue, south of Angus Glen Village and
west of Warden Avenue, Part of Lots 16, 17 and 18 Concession 5, City of Markham)
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OFFICIAL PLAN
of the
MARKHAM PLANNING AREA
AMENDMENT NO. XXX
To amend the Official Plan (Revised 1987), as amended, to incorporate an amendment to
the policies for the Angus Glen Planning District (Planning District No. 31).
This Official Plan Amendment was adopted by the Corporation of the City of Markham,
By-law No. 2016-XXX in accordance with the Planning Act, R.S.O., 1990 c.P.13, as
amended, on ________________, 2016.

_______________________
Kimberley Kitteringham
City Clerk

_______________________
Frank Scarpitti
Mayor
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THE CORPORATION OF THE CITY OF MARKHAM
BY-LAW ________________
Being a By-law to adopt Amendment No. XXX
to the City of Markham Official Plan (Revised 1987), as amended

The Council of the Corporation of the City of Markham, in accordance with the
provisions of the Planning Act, R.S.O., 1990 hereby enacts as follows:
1. That Amendment No. XXX to the City of Markham Official Plan (Revised 1987),
as amended, attached hereto, is hereby adopted.
2. That this By-law shall come into force and take effect on the date of the final
passing thereof.

READ A FIRST, SECOND AND THIRD TIME AND PASSED ON __________, 2016.

_________________________
Kimberley Kitteringham
CITY CLERK

___________________________
Frank Scarpitti
MAYOR

3

CONTENTS
PART 1 – INTRODUCTION
1.
2.
3.
4.

GENERAL………………………………………………………….……………..6
LOCATION……………………….………………………………………………6
PURPOSE…………………………………………………………………………6
BASIS……………………………………………………………………………..7

PART II – THE OFFICIAL PLAN AMENDMENT
1.
2.
3.

THE OFFICIAL PLAN AMENDMENT……………………………………...….9
IMPLEMENTATION AND INTERPREATION………………………………..10
SCHEDULES “A” TO “I”…………………………………………………….....12

4

PART I – INTRODUCTION
(This is not an operative part of Official Plan Amendment No. XXX)
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PART I – INTRODUCTION
1.0

2.0

GENERAL
1.1

PART I – INTRODUCTION, is included for information purposes and is
not an operative part of this Official Plan Amendment.

1.2

PART II – THE OFFICIAL PLAN AMENDMENT, including Schedules
“A”, “B”, “C”, “D”, “E”, “F” and “G” attached thereto, constitutes
Official Plan Amendment No. XXX. Part II is an operative part of this
Official Plan Amendment.

LOCATION

This Amendment applies to the Subject Lands being 4134 16th. Avenue, being the former
York Downs Golf & Country Club property. The Subject Lands are legally described as
Part Lots 16, 17 and 18, Concession 5, in the City of Markham, Region of York. The
Subject Lands are a total of 169 hectares (417 acres), and are generally located north of
16th. Avenue, west of Kennedy Road, south of the Angus Glen Village neighbourhood,
and east of Warden Avenue.
3.0

PURPOSE

The Subject Lands are designated ‘OPEN SPACE’ reflecting their current use as a
private golf club, and ‘HAZARD LANDS’ reflecting the valleylands and associated
natural environmental areas on site. Given that the current golf club use is being
discontinued, it is appropriate to consider the developable portions of the subject lands
for alternative uses.
Given the Subject Lands location in the central urbanized area of the City of Markham,
and surrounded on all four sides by existing residential urban development, it is
appropriate to consider the Subject Lands for a residential neighbourhood.
The purpose of this Official Plan Amendment is to replace the current ‘OPEN SPACE’
designation with the appropriate urban residential land use designations for the
developable portions of the Subject Lands to permit their development.
Further, this Official Plan Amendment provides for site-specific policy exemptions to
address the following:
•
•
•

Permit low density residential dwellings to have frontage onto a lane.
Adjust the maximum height and maximum residential density permitted for various
medium density development blocks proposed in the neighbourhood.
The addition of a policy to ensure cost sharing principles are imposed upon any and
all development on the Subject Lands
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4.0

BASIS OF THIS OFFICIAL PLAN AMENDMENT

This Official Plan Amendment in intended to implement land use designations to permit
the proposed development of the subject lands and to ensure that the development is dealt
with in a comprehensive manner and to the satisfaction of the City of Markham.
The subject lands are included in the York Downs / Angus Glen Planning District
(Planning District No. 31), and the subject lands current use as a golf course is reflected
in the current land use designations. As a result, amendments are now required to the
Angus Glen Planning District No. 31 to re-designate the subject lands to ‘Urban
Residential’ and to apply the relevant policies to the subject lands for the development of
these lands for a residential neighbourhood compatible to the surrounding existing
residential community.
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PART II – THE OFFICIAL PLAN AMENDMENT
(This is an operative part of Official Plan Amendment No. XXX)
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PART II – THE OFFICIAL PLAN AMENDMENT
1.0

THE OFFICIAL PLAN AMENDMENT
1.1

Section 1.1.2 of Part II of the Official Plan (Revised 1987), as amended, is
hereby amended by the addition of the number XXX to the list of
amendments, to be placed in numerical order including any required
grammatical and punctuation changes.

1.2

Section 4.3.31.2 is hereby amended by the addition of:
“c) Part of Part lots 16, 17 and 18, Concession 5
Lands identified on Figure 31.2, located on the north side of 16th. Avenue
and west of Kennedy Road, are designated URBAN RESIDENTIAL and
HAZARD LANDS, subject to the following policies:
i)

In addition to the Low Density Housing uses permitted in Section
3.3.2 a) i), the lands shown as URBAN RESIDENTIAL with site
specific policy “4.3.31.2 c) i)” on FIGURE 31.2 also permit low
density housing with frontage onto a lane.

ii)

The lands shown as NEIGHBOURHOOD COMMERCIAL AND
MEDIUM DENSITY II HOUSING with site specific policy
“4.3.31.2 c) ii)” on FIGURE 31.2 permit Neighbourhood
Commercial uses and / or Medium Density II Housing residential
uses, in any combination or as the sole use, without restriction as to
the location of the residential uses on site.

iii)

The lands shown as HIGH DENSITY II HOUSING with site
specific policy “4.3.31.2 c) iii)” on FIGURE 31.2 permit a
maximum building height of 6 stories at a maximum net site
density of 221 residential units per hectare.

iv)

The lands shown as HIGH DENSITY II HOUSING with site
specific policy “4.3.31.2 c) iv)” on FIGURE 31.2 permit
townhouses, stacked townhouses and apartments or other forms of
multiple housing at a maximum net site density of 110 units per
hectare.

v)

The lands shown as HIGH DENSITY II HOUSING with site
specific policy “4.3.31.2 c) v)” on FIGURE 31.2 permit
townhouses, including back to back townhouses, at a maximum net
site density of 105 units per hectare.

vi)

Prior to development approval, development proponents in the area
shown on Figure 9.1.4 shall be required to enter into one or more
developers’ group agreement(s) where appropriate, to ensure
equitable distribution of the costs of community and infrastructure

9

facilities such as schools, parks, open space, enhancement and
restoration of natural features, roads and road improvements,
internal and external services, and stormwater management
facilities.

2.0

1.3

Section 4.3.31.2 is hereby amended by inserting FIGURE 31.2 SPECIFIC SITE AND AREA POLICIES, as shown on Schedule “A”
attached hereto, after FIGURE 31.1.

1.4

Schedule ‘A’ – LAND USE is hereby amended by redesignating the
subject lands from OPEN SPACE to URBAN RESIDENTIAL and
removing the FUTURE URBAN AREA overlay on the subject lands as
shown on Schedule “B” attached hereto.

1.5

Schedule ‘B’ – PLANNING DISTRICTS is hereby amended by deleting
the subject lands from Agriculture Planning District No. 22 and including
the subject lands in Angus Glen Planning District No. 31 and removing
the FUTURE URBAN AREA overlay on the subject lands as shown on
Schedule “C” attached hereto.

1.6

Schedule ‘C’ – TRANSPORTATION is hereby amended by adding major
collector roads and removing the FUTURE URBAN AREA overlay on the
subject lands as shown on Schedule “D” attached hereto.

1.7

Schedule ‘D’ – URBAN SERVICE AREA is hereby amended by adding
the subject lands to the URBAN SERVICE AREA, and by deleting the
subject lands from the FUTURE URBAN SERVICE AREA as shown on
Schedule “E” attached hereto.

1.8

Schedule ‘I’ – ENVIRONMENTAL PROTECTION AREAS is hereby
amended by modifying the boundaries of the environmental features on
the subject lands as shown on Schedule “F” attached hereto.

1.9

Appendix Map 1 – GREENWAY SYSTEM is hereby amended by
modifying the boundaries of the environmental features on the subject
lands as shown on Schedule “G” attached hereto.

IMPLEMENTATION AND INTERPRETATION
The provisions of the Official Plan (Revised 1987), as amended, regarding the
implementation and interpretation of the Plan, shall apply in regard to this
Amendment, except as specifically provided for in this Amendment.
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This Amendment shall be implemented by an amendment to the Zoning By-law
and plan of subdivision and/or site plan approval/s in conformity with the
provisions of this Amendment.
Prior to Council’s decision becoming final, this Amendment may be modified to
incorporate technical amendments to the text and schedule(s). Technical
amendments are those minor changes that do not affect the policy or intent of the
Amendment. For such technical amendments, the notice provision of Section
7.13(c) of Part II of the Official Plan (Revised 1987), as amended, shall not apply.
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CITY OF MARKHAM
OFFICIAL PLAN AMENDMENT NO. XXX

To amend the City of Markham Official Plan 2014, as amended.

4134 16th. AVENUE NEW NEIGHBOURHOOD
(former YORK DOWNS GOLF & COUNTRY CLUB PROPERTY)

September, 2016
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CITY OF MARKHAM
OFFICIAL PLAN AMENDMENT NO. XXX

To amend the City of Markham Official Plan 2014, as amended.

This Official Plan Amendment was adopted by the Corporation of the City of Markham,
By-law No. 2016-XXX in accordance with the Planning Act, R.S.O., 1990 c.P.13, as
amended, on the _________ day of ________, 2016.

_______________________
Kimberley Kitteringham
City Clerk

_______________________
Frank Scarpitti
Mayor

2

THE CORPORATION OF THE CITY OF MARKHAM
BY-LAW NO. ________________
Being a by-law to adopt Amendment No. XXX
to the City of Markham Official Plan 2014, as amended.

THE COUNCIL OF THE CORPORATION OF THE CITY OF MARKHAM, IN
ACCORDANCE WITH THE PROVISIONS OF THE PLANNING ACT, R.S.O., 1990
HEREBY ENACTS AS FOLLOWS:
1. THAT Amendment No. XXX to the City of Markham Official Plan 2014, as
amended, attached hereto, is hereby adopted.
2. THAT this by-law shall come into force and effect on the date of the final passing
thereof.

READ A FIRST, SECOND AND THIRD TIME AND PASSED THIS _________ DAY
OF ________________, 2016.

_________________________
Kimberley Kitteringham
CITY CLERK

___________________________
Frank Scarpitti
MAYOR
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PART I – INTRODUCTION
1.0

2.0

GENERAL
1.1

PART I – INTRODUCTION, is included for information purposes and is
not an operative part of this Official Plan Amendment.

1.2

PART II – THE OFFICIAL PLAN AMENDMENT, including Schedules
“A” to “I” attached thereto, constitutes Official Plan Amendment No.
XXX. Part II is an operative part of this Official Plan Amendment.

LOCATION

This Amendment applies to the Subject Lands being 4134 16th. Avenue, being the former
York Downs Golf & Country Club property. The Subject Lands are legally described as
Part Lots 16, 17 and 18, Concession 5, in the City of Markham, Region of York. The
Subject Lands are a total of 169 hectares (417 acres), and are generally located north of
16th. Avenue, west of Kennedy Road, south of the Angus Glen Village neighbourhood,
and east of Warden Avenue.
3.0

PURPOSE

The Subject Lands are designated ‘PRIVATE OPEN SPACE’ reflecting their current use
as a private golf club, and ‘GREENWAY’ reflecting the natural environmental areas on
site. Given that the current golf club use is being discontinued, it is appropriate to
consider the developable portions of the subject lands for alternative uses.
Given the Subject Lands location in the central urbanized area of the City of Markham,
and surrounded on all four sides by existing residential urban development, it is
appropriate to consider the Subject Lands for a residential neighbourhood.
The primary purpose of this Official Plan Amendment is to replace the current
‘PRIVATE OPEN SPACE’ designation with the appropriate urban residential land use
designations for the developable portions of the Subject Lands to permit their
redevelopment for a new residential neighbourhood.
4.0

BASIS OF THIS OFFICIAL PLAN AMENDMENT

This Official Plan Amendment implements the policies of Official Plan 2014 by
establishing urban residential land use designations to guide the future development of
the Subject Lands.

6

PART II – THE OFFICIAL PLAN AMENDMENT
(This is an operative part of Official Plan Amendment No. XXX)

7

PART II – THE OFFICIAL PLAN AMENDMENT
1.0

THE OFFICIAL PLAN AMENDMENT
1.1

Section 9.1 of the City of Markham Official Plan 2014, as amended, is
hereby amended by deleting the text of Section 9.1.4 and replacing it with
new Section 9.1.4 text as follows:
“9.1.4 The following policies apply to the area as shown in Figure 9.1.4:
a.

Detached dwellings, semi-detached dwellings and townhouses
(excluding back to back townhouses) without direct frontage on a
public street may be permitted.

b.

The Minimum Vegetation Protection Zone for All Other wetlands
Outside the Oak Ridges Moraine and the Greenbelt is 10 metres.

c.

The Minimum Vegetation Protection Zone for Significant
Valleylands is 10 metres.

d.

Prior to development approval, development proponents in the area
shown on Figure 9.1.4 shall be required to enter into one or more
developers’ group agreement(s) where appropriate, to ensure
equitable distribution of the costs of community and infrastructure
facilities such as schools, parks, open space, enhancement and
restoration of natural features, roads and road improvements,
internal and external services, and stormwater management
facilities.

1.2

Map 3 – Land Use of Official Plan 2014, as amended, is hereby amended
by removing the ‘Private Open Space’ designation and replacing it with
the urban residential land use designations”, as well as adding the
proposed major collector roads and making minor adjustments to the
limits of the ‘Greenway’ designation, all as shown on Schedule “A”.

1.3

Map 4 – Greenway System of Official Plan 2014, as amended, is hereby
amended by adjusting the boundaries of the Greenway, as shown on
Schedule “B”.

1.4

Map 5 – Natural Heritage Features & Landforms of Official Plan 2014, as
amended, is hereby amended by adjusting the boundaries of various
natural heritage features, as shown on Schedule “C”.

1.5

Map 6 – Hydrologic Features of Official Plan 2014, as amended, is hereby
amended by adjusting the boundaries of various hydrologic features, as
shown on Schedule “D”.
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2.0

1.6

Map 10 – Road Network of Official Plan 2014, as amended, is hereby
amended by adding Collector Roads, as shown on Schedule “E”.

1.7

Map 11 – Minor Collector Road Network of Official Plan 2014, as
amended, is hereby amended by adding Minor Collector Roads and
illustrating the proposed local road pattern, as shown on Schedule “F”.

1.8

Map 14 – Public School, Place of Worship and Park Sites of Official Plan
2014, as amended, is hereby amended by adding ‘Public School Site’, and
‘Park Site’ symbols, as shown on Schedule “G”.

1.9

Appendix C – Community Facilities of Official Plan 2014, as amended, is
hereby amended by removing ‘Golf Courses and Private Day Camps’
from the Subject Lands as shown on Schedule “H”.

1.10

Appendix D – Cycling Facilities of Official Plan 2014, as amended, is
hereby amended by adding ‘Proposed Cycling Facilities’ as shown on
Schedule “I”.

IMPLEMENTATION AND INTERPRETATION
The provisions of the City of Markham Official Plan 2014, as amended, regarding
the implementation and interpretation of the Plan, shall apply in regard to this
Amendment, except as specifically provided for in this Amendment.
This Amendment shall be implemented by amendment/s to the Zoning By-Law
and/or Plan/s of Subdivision and/or Site Plan approval/s and/or other Planning
Act approvals, in conformity with the provisions of this Amendment.
Prior to Council’s decision becoming final, this Amendment may be modified to
incorporate technical amendments to the text and map(s). Technical amendments
are those minor changes that do not affect the policy or intent of the Amendment.
For such technical amendments, the notice provisions of Section 10.7.5 of the
City of Markham Official Plan 2014, as amended, shall apply.
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APPENDIX E
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amend Markham Zoning By-Law 177-96

July 2009

4134 16th AVENUE ZONING BY-LAW
DRAFT LIST OF SITE-SPECIFIC EXCEPTIONS TO ZBL 177-96
September 27, 2016
CREATE THE FOLLOWING NEW EXCEPTIONS:
A

- exterior side yard: increase min. from 2.4m to 3.0m

B

- height: increase max. from 11.0m to 13.0m

C

- rear yard: decrease min. from 7.5m to 7.0m

D

- rear yard: decrease min. from 7.5m to 6.0m

E

- rear yard: increase min. from 7.5m to 11.5m

F

- rear yard: decrease min. from 7.5m to 3.0m for 45% of building
width

G

- lot frontage: decrease the min. from 7.0m to 6.0m

H

- front yard: increase the min. from 0.6m to 3.0m

I

- height: increase the max. from 11.0m to 15.0m

J

- height: increase the max. from 12.0m to 15.0m

K

- garage width: increase the max. from 3.5m to 6.1m

L

- garage width: increase max. from 6.1m to 9.0m

M

- number of dwelling units per hectare: increase the max. from 100
to 105

N

- number of dwelling units per hectare: increase the max. from 100
to 110

O

- rear yard: decrease min. from 14.8m to 0.6m

USE THE FOLLOWING ALREADY EXISTING EXCEPTIONS FROM THE ZBL:
5.

re: accessory dwelling unit

118.

re: breezeway house-garage connection

