SITE PLAN REVIEW COMMITTEE
Monday, April 20, 2015 at 2:00 PM
Council Chambers
Agenda compiled on 16/04/2015 at 11:30
AM

To be held on Monday, April 20, 2015 at 2:00 p.m. Committee Members are asked to
meet in the Council Chambers at 395 Mulock Drive, Newmarket, Ontario.
Councillor Vegh, Chair.

Unfinished Business
1.

APPLICATION FOR SITE PLAN APPROVAL
470 CROSSLAND GATE – WARD 7
PHASE 1 – BLOCK 159
(SOUTH OF DAVIS DRIVE, EAST OF BATHURST STREET)
OUR FILE NO.: D11-NP1412
MARIANNEVILLE DEVELOPMENTS LIMITED

Reconsideration of application for Site Plan Approval to permit 74 townhouse
units within 13 buildings on the subject lands.
Richard Zelinka of Zelinka Priamo Ltd. will be present to address the Committee.
Plans submitted:

Site Plan of Subdivision (Drawing No. 1 Rev. 2 dated
March 26, 2015)
Block 159 Landscape Plan (Drawing No. SP1 Rev. B
dated December 18, 2014)

Documents attached: GIS photograph overlay map
Memorandum – Planning Services dated April 16, 2015
Review Notes
Full-size drawings are available for viewing by contacting the
Councillors Office or Planning and Building Services

Town of Newmarket I Site Plan Review Committee Agenda – Monday, April 20, 2015
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PLANNING AND BUILDING SERVICES

Newmarket

Town of Newmarket
395 Mulock Drive
P.O. Box 328, STN Main
Newmarket, ON L3Y 4X7

vvww.newmarket.ca
planning@newmarketca
T: 905.953.5321
F: 905.953.5140

MEMORANDUM

TO:

Site Plan Review Committee

FROM:

Linda L. Traviss, MCIP, RPP
Senior Planner - Development

DATE:

April 16, 2015

RE:

Application for Site Plan Approval - Public Information Centre
470 Crossland Gate - Phase 1 - Block 159
Marianneville Developments Limited

At its meeting on January 19, 2015 Site Plan Review Committee considered the above noted
application for site plan approval and directed the applicant to hold a Public Information
Centre (PIC).
The PIC was held on February 24, 2015 and was attended by approximately 40+ residents.
Public comments received at the PIC generally focused on traffic and parking, construction
management, landscaping, amount of green space, height of proposed buildings and
construction materials.
Following the PIC written comments were received from 8 residents and were provided to the
developer for consideration (see attached chart). It is noted that some of the comments
received were general in nature and applied to the entire subdivision. Attached to this memo
is a written response from the developer dated March 19, 2015 in response to the written
comments that specifically relate to Block 159.
If Committee were to grant an approval in principle to this application, staff will undertake a
detailed review of the plans and reports submitted with the application and will work with the
applicant to address the comments received from the community

Linda L. Traviss, MCIP, RPP
Senior Planner - Development
Att. (2)
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1. My wife
and I live at 306 Crossland Gate.We have a number of concerns
that we would like to express following the town's open house on the Glenway
development. We appreciate being asked for our input and we ask that this is
thoughtfully considered.
Our primary concern is the lack of green space in ward 7. With the creation of
this development over the next years, there will be a large amount of trees cut
down and elimination of much needed green space, This is very concerning.
Beyond that, there already was a lack of park space in Glenway, and now there
will be a lack of park space and a lack of green space. The development rendering
that was displayed at the open house had no park space planned. The town has
the power to mandate that there must be park space and green space in a
development. Green space has been proven to create healthier and happier
communities, leading to a better town in the long run. The town must demand
that the developer make room for parks and green space throughout the Glenway
development. One idea that we had would be to demand that the developer plan
for a network of trails for biking, walking and jogging. This would allow people to
utilize different methods of travel other than needing to drive everywhere and
will result for a healthier community. The town must demand this in the new
subdivision starting with the townhouse development.
We are also concerned with the flow of traffic coming out of this townhouse
complex, but also thinking ahead to these cars (74 homes with a likelihood of 2
cars per home) plus the ones that will be coming out of the future Glenway
development. We were told at the open house that adequate traffic studies had
been completed but there was absolutely no information provided at the session
to this effect. We are very concerned with the safety of our children because of
the amount of traffic on our neighbourhood roads. Already Crossland gate is a
bypass to Yonge Street and Davis Drive (at rush house it is constant cars flying
down the street). An explanation of the traffic study should have been provided
at the session. Bike lanes are also something that should be immediately included
in all new developments to proactively plan for alternative ways of transportation
for Newmarket's residents. In addition we believe the town homes which will
introduce this subdivision are intrusive at three stories tall!
There was also no information provided at the session regarding the management
of pollution, noise or disruption during the construction. Considering that this is
an established neighbourhood, the town must absolutely put the needs of
CURRENT residents quality of life ahead of the developers and put measures in
place. We are starting our family and are extremely concerned that the next 10
years of our lives will be consumed with construction dust, pollution and traffic.
We are already seeing trucks from the Mosaik development on Alex Doner when
there is a no truck bylaw in effect. The town must be prepared to protect its
current residents and enforce the bylaws that the town has. We are already
seeing that the town is not enforcing its own bylaws and do not have the
confidence that these bylaws will be followed when the construction is within our
neighbourhood.
In summary, we demand that the town take a practice role in ensuring the
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integration, inclusion and maintenance of green space, the creation of trail
systems, and the management of neighbourhood traffic. Throughout the Glenway
development proposal, it appears as if the town has taken a passive role.
Although we are in an unfortunate situation, the town must now take an ACTIVE
and concerted role in protecting the quality of life of the established residents of
Newmarket. As tax paying residents of Newmarket, we demand action on the
above issues. They are fundamental to our safety and happiness as residents of
the town of Newmarket.
2. My wife
and I live at 486 Alex Doner Drive. We have a number of
concerns that we would like to express following the town's open house on the
Glenway development. We appreciate being asked for our input and we ask that
this is thoughtfully considered.
Our primary concern is the lack of green space in ward 7. With the creation of this
development over the next years, there will be a large amount of trees cut down
and elimination of much needed green space. This is very concerning. Beyond
that, there already was a lack of park space in Glenway, and now there will be a
lack of park space and a lack of green space. The development rendering that was
displayed at the open house had no park space planned. The town has the power
to mandate that there must be park space and green space in a development.
Green space has been proven to create healthier and happier communities,
leading to a better town in the long run. The town must demand that the
developer make room for parks and green space throughout the Glenway
development. One idea that we had would be to demand that the developer plan
for a network of trails for biking, walking and jogging. This would allow people to
utilize different methods of travel other than needing to drive everywhere and
will result for a healthier community. The town must demand this in the new
subdivision starting with townhouse development.
We are also concerned with the flow of traffic coming out of this townhouse
complex, but also thinking ahead to these cars (74 homes with a likelihood of 2
cars per home) plus the ones that will be coming out of the future Glenway
development. We were told at the open house that adequate traffic studies had
been completed but there was absolutely no information provided at the session
to this effect. We are very concerned with the safety of our children because of
the amount of traffic on our neighbourhood roads. Already Crossland gate is a
bypass to Yonge Street and Davis Drive (at rush house it is constant cars flying
down the street). An explanation of the traffic study should have been provided
at the session. Bike lanes are also something that should be immediately included
in all new developments to proactively plan for alternative ways of transportation
for Newmarket's residents.
There was also no information provided at the session regarding the management
of pollution, noise or disruption during the construction. Considering that this is
an established neighbourhood, the town must absolutely put the needs of
CURRENT residents quality of life ahead of the developers and put measures in
place. We are starting our family and are extremely concerned that the next 10
years of our lives wilt be consumed with construction dust, pollution and traffic.
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We are already seeing trucks from the Mosaik development on Alex Doner when
there is a no truck bylaw in effect. The town must be prepared to protect its
current residents and enforce the bylaws that the town has. We are already
seeing that the town is not enforcing its own bylaws and do not have the
confidence that these bylaws will be followed when the construction is within our
neighbourhood.
In summary, we demand that the town take a practice role in ensuring the
integration, inclusion and maintenance of green space, the creation of trail
systems, and the management of neighbourhood traffic. Throughout the Glenway
development proposal, it appears as if the town has taken a passive rote.
Although we are in an unfortunate situation, the town must now take an ACTIVE
and concerted role in protecting the quality of life of the established residents of
Newmarket. As tax paying residents of Newmarket, we demand action on the
above issues. They are fundamental to our safety and happiness as residents of
the town of Newmarket.
3. Hello Linda, I attended the Public Information Centre on the Mariannevitle
Development at 470 Crossland Gate and would like to submit some comments.
On Building 7 it appears balconies are being made using brick rather than metal
bars, glass, ironwork, etc that seem more common in most current developments.
I think the large expanse of brick is not appealing and would prefer to see other
materials used.
Many of the newer developments and townhouse areas in Newmarket have very
congested streets due to most houses being a two car family and some of those
cars and visitors ending up on the street. I would like to make sure there are
adequate "extra" parking spots.
Some of the trees indicated in the plan seem very close to pavement, and I
wonder about their ability to thrive there.
Building 10 seems to have a very large peak - I wonder if that is necessary - larger
buildings tend to create lots of shade and not always appealing against possibly
smatter dwellings, or adjoining green space, but it is hard to tell from these
schemes.
I would love in future if these Public Information Centres required the developers
to provide actual pictures of similar developments, sample materials etc along
with schematics. Other developments in our area seem to have a wide variation in
their "look and feet" in person, but I imagine the lower end developments
probably looked fine in the original drawings. The quality of the materials has a
substantial impact and at least for the average resident, it is not always easy to
tell from drawings.
Thanks for the opportunity to provide feedback.
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I am sending this email to include input into the upcoming development.
1. I read somewhere that our quadrant of Newmarket does not meet the parks
allocation that is set by the town. Now, I am not completely sure where I
can verify this information, but if it is in fact truth, lets use this as an
opportunity to MEET OR EXCEED the quota - especially considering the loss
of greenspace the current residents have to adjust to.
2. The new subdivision in the North West section of newrnarket has a
beautiful bike trail surrounded by many natural forests. This trail needs to
be continued into our neighbourhood. The mature trees need to be
included as part of this trail. Residents, the environment and wildlife will
all be greatly impacted by the loss of these mature trees.
3. As the plan provided does not ensure homes in the new development are
close to the same as the homes in the original Glenway development, the
town needs to continue to fight to ensure the homes that are build as
similar in appearance.
4. One of the most important point the town should consider is how this
development can have the least impact on current residents. Leaving
mature trees in place is a good start. As well, traffic needs to be managed
and roads need to be reassessed in order to eliminate the traffic on local
roads. For instance, Eagle St. has become so busy that it is difficult for
residents to get off of the streets surrounding it. With parking spaces
coming to support the new YR building and an increase number of residents
coming to this area, STEPS MUST BE TAKEN TO KEEP PEOPLE OFF of local
roads and give them reasons to use roads like Davis and Yonge.
Please consider the points above from a concerned resident who is looking out for
the best for the neighbourhood I reside in.
1. We want similar brick and stone housing that matches brick colours used in
neighbouring houses
2. We want mature trees preserved as they provide drainage, shade and
transform CO2 into oxygen. Saplings take up to 20 years to offer such
benefits.
3. We need to ensure residents fight not to have ugly concrete noise barriers
along Eagle. Prefer natural berm or hedge or if necessary wood.
4. Residents need park space for recreation. Is there enough open space in
condo or direct access to park space.
5. Bike trails help slow traffic as well as provide a safer lane for bicycles.
Crossland (and Eagle) are supposed to be a bike Lane. Please have these
lanes painted.
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6.

Thanks for the chance to give input to the townhouse development proposed for
Glenway.
I have a couple concerns/questions regarding the timing of the project.
1) Is there any consideration given to there being multiple construction sites
within and surrounding Glenvvay at one time (ie. McGregor farm, townhouses, 4th
hole and regional building, plus Yonge St. Viva)? It would be helpful for the
powers that be to zoom out and see the big picture taking place in the northwest
quadrant and the impact of construction on a stable residential neighbourhood.
2) I hope much thought goes into the development of the construction
management plan and communication with the residents. The experience at
McGregor farm hasn't been fantastic.
3) Given the projected lack of greenspace in the northwest quadrant when all is
said and done (bizarre really), is the parkette within the townhouse complex a
sufficient size for the number of people with young children likely to buy into that
complex? It looked pretty small on the drawings.

7.

8.

4) Is it realistic to provide so few visitor parking spaces given the density of the
complex and given that parking is restricted within the rest of Gienway?
I'm so disappointed in the town and the builder. We are so congested in
Newmarket. The traffic is appalling. What a terrible place to live and you aren't
making it any better.
Just leave the trees alone. Try and leave some green space. This builder is
dishonest saying 9 holes golf course and then back tracking.
I can't even imagine what this builder has in store for the rest of the land and Oak
Ridges Moraine.
Disgusted,
My suggestion is that there be guest parking, like the development on terry
carter, so we don't Have residents parked all over the streets and lawns. Also
that the town homes be grouped not in excess of 8 homes. Thanks.
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MEMO
TO:

Joanne Barnett
Marianneville Development Ltd.

FROM:

Richard Zelinka, MES, MCIP, RPP
Zelinka Priam° Ltd.

DATE:

March 19, 2015

RE:

Response to Written Comments Received from February 24, 2015 PIC.

We thank members of the public who attended the February 24, 2015 P.1 .C. for the Block 159
Site Plan, and those who subsequently provided written comments to the Town.
We have reviewed the comments. Many address broader issues relating to the draft approved
Marianneville subdivision, or to on-going existing conditions within the area.
We have provided responses to those comments which address the proposed Block 159 Site
Plan proposal:
Amount of park or green space for the development.

The Site Plan and Landscape Plan show a large (993 m 2) amenity space central to the
development. This will contain a children's playground area, a formal landscaped area
including a sitting area, as well as informally landscaped passive areas, connected to
Crossland Gate through a walkway and landscaped view corridor.
Moreover, Block 159 residents will have safe and direct access to the open space and
trails adjacent to the stormwater pond across Crossland Gate.

318 Wellington Road
London, ON NEC 4P4
Tel: (519) 474-7137 • Fax: (519) 474-2284
rr.rn lAhak.if.•

renrn
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2.

Traffic coming from the Townhouse Development
The completed and accepted traffic studies for the community, which includes the Block
159 townhouse development, are available from the Town.
It should be noted that peak traffic generated by re-development of Block 159 is
comparable to peak traffic generated by the former recreation facility at this location.

3.

Three-storey height of townhomes is intrusive.
Most of the proposed buildings are two storeys in height. Only the four dual-frontage
buildings facing Alex Doner Drive and Crossland Gate have a height of three storeys, in
accordance with the approved Zoning Bylaw, and are only slightly higher than the height
permitted in nearby R1 zones. These heights are considerably lower than the existing 5storey apartment building to the south which is part of the existing neighbourhood.

4.

Construction management.
A Construction Management Plan including Block 159 has been prepared. Notification
of residents of any traffic or transit disruptions is a normal part of the construction
management process,

5.

Prefer to see materials other than brick used for balconies on Building 7.
Buildings 7-10 have large terraces over their interior-facing garages. They will not be
visible from the surrounding community. The use of brick provides a privacy screen and
enclosure for patio furniture, barbeques, et cetera, since these terraces face onto the
central common amenity area.

6.

Make sure there are adequate extra parking spaces.
The development will meet all parking requirements The site plan shows 19 additional
(visitor) parking spaces above the spaces for individual units.

7.

Some trees seem close to the pavement.
All trees have been positioned by the landscape architect to ensure adequate room for
root growth and long-term health.

8.

Building 10 seems to have a large peak.
The peak of Building 10 is equivalent in height and pitch to buildings 7, 8 and 9, and is
within the zoning requirement.
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9.

Quality/colour of materials.
The development will be using high-quality brick and stone materials from Brampton
Brick. The colour of materials has not yet been selected.

10.

Ensure that homes in the new development are similar in appearance to original
Glenway development.
The Townhomes in Block 159 will not look similar to either the existing single detached
dwellings or the existing apartment building. While they will have individual front
entrances, unlike the single detached dwellings they are an attached form of dwelling,
and units facing the public streets will be three storeys in height and will not have the
front garage and driveway which characterize existing single dwellings in the community.
Because of their lower height and individual at-grade entrances, they are unlike the
nearby existing apartment building. Nevertheless, the townhomes have been designed
to be compatible with the existing neighbourhood, and to provide an attractive northerly
entrance to the community.

11.

Preserve mature trees.
The developer has provided a Tree Preservation, Protection, Replacement and
Enhancement Plan. Wherever possible, healthy, mature trees are being retained and
protected or transplanted within the development area, and supplemented with new
trees.

12.

Townhomes should be grouped not in excess of 8 homes.
Buildings 5 and 6 are proposed to have 8 units. All other buildings will have six, five or
four units.
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REVIEW NOTES

470 CROSSLAND GATE (PHASE 1) — BLOCK 159
Marianneville Developments Limited
•

Property is zoned Residential Townhouse Dwelling 1 Exception 124 (H)
(R4-N-124) with a holding symbol by By-law Number 2010-40, as
amended by By-law Number 2014-25 approved by Ontario Municipal
Board

•

Land use will be permitted at such time as Council passes a by-law
removing 'H' prefix subject to applicant addressing conditions for removal
(e.g. servicing allocation granted by Town; Owner executing site plan
agreement and posting performance securities)

•

Servicing allocation was granted by Committee of the Whole on April 13,
2015 subject to final approval from Council on April 20, 2015

•

Parking numbers and setbacks appear satisfactory

•

Record of Site Condition required as use is changing from commercial to
residential

•

Fire route signage to be in accordance with sign by-law; temporary street
signage required during construction to assist emergency responders;
signage to be visible from street; fire break lots will be required

•

Construction Management Plan required prior to issuance of any building
permit

•

Property is within Wellhead Protection Area and a Source Water Impact
Assessment and Mitigation Plan may be required

•

Town's Consulting Arborist to review Arborist Report and Tree
Removal/Preservation Plan

Preliminary Site Plan Review Comments
April 20, 2015

