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Summary of Comments Received in Response to the Revised Draft Secondary Plan (March 24, 2014), Planning Rationale and 

Recommended Changes1 

 

No. Name  Comment  Planning Rationale   Recommended Change  

 Agencies     

1. Metrolinx  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Commends the Town for a plan that focusses 

intensification around existing and planned regional 

rapid transit infrastructure, prioritizes active 

transportation and transit and manages 

transportation demand.  

 

The Revised Draft Plan aligns with The Big Move by 

responding to the key initiatives of the  15-Year 

plan, e.g., increase to two way all day rail service 

and the two mobility hubs. 

 

The transportation and mobility policies correspond 

to the principles of the Metrolinx Mobility Hub 

Guidelines. 

 

Recommend that the definition of transportation 

Demand Management (TDM) be refined to align with 

that contained in The Big Move.   

 

“A program of incentives which influence whether, 

when, where and how people travel, and encourage 

them to make more efficient use of the 

transportation system.” 

 

The Schedules should identify a conceptual Mobility 

Hub Area Plan Study Area for the Anchor Hub at the 

intersection of Yonge and Davis.   

No comment. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Concur  

 

 

 

 

 

 

 

The Secondary Plan plans for increased 

intensification at three quadrants of the intersection 

and a study area on the Upper Canada Mall and 

Sears property.   

No recommended change. 

 

 

 

 

 

 

 

 

 

 

 

Definition for TDM modified to 

align with the definition in The 

Big Move. 

 

A program of incentives 

which influence whether, 

when, where and how people 

travel, and encourage them to 

make more efficient use of 

the transportation system, in 

particular transit and active 

transportation. 

 

See modifications as 

incorporated in response to 

Upper Canada Mall comments 

                                                           
1
 Any discrepancies between the recommended change in this document and the Recommended For Adoption Newmarket Urban Centres Secondary Plan – The Secondary Plan should be relied upon. 
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No. Name  Comment  Planning Rationale   Recommended Change  

Metrolinx 

(cont’d) 

The study area on the Regional Shopping Centre 

should be elaborated upon to address Mobility Hub 

requirements and the need to work in cooperation 

with Metrolinx and the Region.  

below.  

 

2. Region of 

York  

Section 2.1 - Should be updated to reflect the new 

Provincial Policy Statement, 2014 (PPS 2014), since 

it comes into effect on April 30th 2014. 

Concur Updated to 2014   

  Section 2.4 - The last 2 bullet points related to the 

FSI requirement and the affordable housing 

requirement are different from what is in the York 

Region Official Plan – 2010 (ROP). The text should 

be changed to match the ROP policies. 

The Policy wording should be refined to include the 

Regional Centre which is the same area as the 

provincial Urban Growth Centre and intensification 

areas changed to key development areas.  The Town 

has not identified key development areas within the 

Secondary Plan. 

Refined as follows  

 an affordable housing target 

of 35% of new housing within 

the Regional 

Centre/Provincial Urban 

Growth Centre and in 

intensification areas key 

development areas 

identified by 

municipalities, and 25% 

throughout the remainder of 

the Town. 

  Policy 4.0 - Suggest including improvements to 

green space within the Vision.  Recommended 

wording in the 3rd paragraph: 

 

“Development will be designed to be sustainable by 

incorporating a full range of sustainability measures 

that will serve to reduce energy consumption and 

heat island effects, improve green space, 

implement innovative stormwater management and 

waste management practices and reduce water use.” 

The sustainability policies or objectives do not 

address green spaces.  Green spaces are addressed 

in the Parks, Open Space and Natural Heritage 

Section. 

No change. 

  Policy 5.3 - The term “employment” was deleted 

from Section 5.3.1 but also needs to be deleted in 

Section 5.2 and also in any other sections with a 

similar policy reference. (In order to remove any 

apparent confusion with employment areas as 

defined by the PPS.) 

The term “employment” is used throughout the Plan 

to address the mixed use approach within the Urban 

Centres and is not intended to refer to “employment 

areas” as defined in the PPS. 

Where the term employment 

“area” has been used it has 

been replaced with alternative 

terms such as “focus” or “node” 

in order to remove any 

confusion with the definition of 

“employment area” in the 

Official Plan.  
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No. Name  Comment  Planning Rationale   Recommended Change  

 Region of 

York (cont’d) 

Policy 6.4.7 and Schedule 4 

 

We recognize that this Revised Plan (Schedule 4) 

has reduced heights and densities since the last 

circulation of the Draft Secondary Plan (September 

27, 2013), which effects all designations across the 

study area.  This is a concern, particularly along 

Davis Drive as the Regional Corridor may not 

achieve the planned function as an “urban 

mainstreet” and “intensification area” served by 

rapid transit.   

The revised density provisions although they provide 

for more certainty with respect to the permitted 

range of height and density, in many instances the 

density and heights are: 

 Less than the current zoning permissions, 

 Less than recent planning permissions, and  

 Less than the height of existing historic 

development. 

 

To address this concern, the following is 

recommended: 

 Increase the maximum height and density of 

the Low Density designations to be consistent 

generally with the current Zoning by-law height 

provision (6 storeys) and increase the bonusing 

provision to 7 storeys; 

 Refine the designations on Schedule 4; and  

 Increase the depth of the Secondary Plan to 

ensure that intensification can occur along the 

bus rapid transit on Yonge and Davis while 

providing space to transition to the adjacent 

residential neighbourhood.   

        (See Response to YRRTC below) 

1. Low Density -  

 The Permitted Max. 

Height be increased from 

4 storeys to 6 storeys. 

 That the bonusing 

provisions be limited to 7 

storeys. 

  

2. The designations on Schedule 

4 Height and Density be 

revised as illustrated on 

Attached Schedule 4 – Height 

and Density.   

 

3. Increase the depth of 

development blocks south of 

Penn Avenue west of Hill 

Street and south of Walter 

Avenue between Barbara 

Road and Ray Crescent. 

 

 

  Policy 6.4.8.ii.a) identifies that interim development 

cannot increase total gross ground floor area by 10.  

What isn’t identified is what metric 10 is referring to 

– this should be clarified (m and/or %) 

The symbol %was missing. Editorial: The symbol % has 

been added.  

  7.2 Objectives  

We are pleased to see that climate resilient 

infrastructure has been addressed; however, we 

suggest review of the policy wording (i.e. enduring 

buildings?). Recommended wording for “f)”:  

 

“f) ensure high quality urban design is implemented 

including enduring buildings, and buildings and 

associated infrastructure that are resilient to 

external factors, such as climate change.” 

The recommended rewording was incorporated in 

the March 24, 2014  Revised Draft  

Incorporated into revised Draft 

Secondary Plan. No change 

necessary. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 Region of 

York (cont’d) 

7.3.3 

Transitional and Angular Plan Policies  

 

These new policies attempt to address development 

adjacent to existing low-rise residential development 

outside the Urban Centres.  In doing so, there is 

potential that while applying these angular planes, in 

addition to the height and density restrictions for 

these designations, some of these land parcels may 

actually have less development potential in this 

Revised Secondary Plan than what is currently 

permitted.  Suggest that the specificity of angular 

planes be identified through Zoning by-laws, if 

appropriate. 

 

 

The aim of the angular plane policies is to create an 

appropriate and sensitive transition between the 

existing residential area and the planned 

intensification within the Urban Centres. 

 

The following modifications are proposed to address 

the is concern and to ensure the application of the 

policy is clear: 

 Add the term of “generally” to the policy so 

that an OPA would not be necessary for 

minor adjustments to the application of the 

angular plane policies; 

 Change the maximum height adjacent to a 

residential area or parkland from 2 to 3 

storeys; 

 Clarify that the angular plane applies only 

within the development block and where a 

development block is bisected by a private 

road, up to the private road. 

 (See detailed policies under YRRTC comments 

below). 

 

The following modifications are 

recommended: 

  

 Add the term of “generally” to 

the policy so that an OPA would 

not be necessary for minor 

adjustments to the application 

of the angular plane policies; 

 

 Change the maximum height 

adjacent to a residential area 

or parkland from 2 to 3 

storeys; 

 

 Clarify that the angular plane 

applies only within the 

development block, and where 

a development block is bisected 

by a private road, the angular 

plane provisions apply only up 

to the private road. 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Furthermore, Regional Official Plan Policy 3.5.23 

specifically “prohibits the approval of local municipal 

official plan amendments and zoning by-law 

amendments that would have the effect of reducing 

of a site in areas that have been approved for 

medium or high density development, unless the 

need is determined through a municipal 

comprehensive review.” 

The proposed density is not intended to be 

significantly reduced through the angular plane 

policies.  The recommended minimum density of 1.5 

FSI in the Low Density exceeds the density 

permitted by the current official plan and zoning 

bylaw within the Urban Centres (1.0-1.5 FSI) 

 

 

Policy 6.4.7 General Building Height and Density, 

addresses this potential issue, e.g., where the 

permitted density is reduced within a density 

designation due to the angular plane policy, the 

density lost in one portion of the designation  may 

be transferred within the density designation. 

No change recommended.   
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No. Name  Comment  Planning Rationale   Recommended Change  

Region of 

York (cont’d) 

 

Furthermore, official plans are intended to be read in 

their entirety and one policy is not intended to usurp 

other equally important policy.  

 

Specifically, Policy 5.4.30 requires that when 

establishing boundaries for Regional Corridors 

municipalities are  

to address “compatibility with and transition to 

adjacent and/or adjoining lands.”  

The angular plane policy aims to address the 

compatibility and transitioning to adjacent 

residential neighbourhoods in conformity with the 

above cited provisions of Policy 5.4.30 of the 

Regional Official Plan. 

 

  Under 7.3.3.2 - Figures 1 and 2 should be clearly 

identified as examples and not be included in the 

operative portion of the Secondary Plan. 

Concur. Figures 1 and 2 revised to be 

identified as “conceptual 

illustrations” of the angular 

plane policies. 

  Under 7.3.6. iv. -  Suggest specifying shade 

protection to complement wording as in Policy 

7.3.6.iii 

 

“h) promote pedestrian comfort, weather and 

shade protection, and safety, including street trees 

and bicycle parking, particularly at transit stops; 

and” 

Concur. Modify Policy 7.3.6 iii as follows: 

 

“h) promote pedestrian comfort, 

weather and shade protection, 

and safety, including street 

trees and bicycle parking, 

particularly at transit stops; 

and” 

  

 

 

 

 

 

 

 

 

Under Section 7.3.6.v. - The following policies were 

removed in the most recent draft. As we do not see 

that these policies have been moved, and a rationale 

was not provided, we suggest they be included once 

again within the policy.  

 

“The design of minor collector roads and local roads 

will:   

a) promote pedestrian amenity, comfort, 

Concur. Following policies re-established 

under Policy 7.3.6.v. 

a) promote pedestrian 

amenity, comfort, 

convenience  and safety;  

b) ensure accessibility; 
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No. Name  Comment  Planning Rationale   Recommended Change  

Region of 

York (cont’d) 

convenience and safety;  

b) ensure accessibility;” 

  

 

 

 

Policy 7.3.7 xi. encourages consideration of district 

energy and design features that would enable future 

district energy.  How is this going to be achieved at 

the building scale?  Feasibility for district energy 

systems need to be determined at the secondary 

plan stage.  If this is not going to be addressed in 

the Secondary Plan, then perhaps a reference in the 

Parent Official Plan under 4.3.2 (District Plans) be 

added to include: “Community Energy Plan” 

The Regional Plan policy requires that  Community 

Energy Plans be developed for Regional Centres 

(Policy 5.4.21) and encourages their development 

Town wide( Policy 5.2.13) 

 

The Town has initiated the development of a 

Municipal Energy Plan and it would be premature to 

address the feasibility within the Secondary Plan in 

absence of the Community Energy Plan.  The policy 

aims to encourage the future consideration of design 

features so as to not to preclude the future 

connection to a community energy system, if 

established. 

 

The parent Official Plan Policy 4.3.2 is proposed to 

be deleted and replace by this Secondary Plan 

therefore the recommendation for inclusion of 

reference to the Community Energy Plan in the 

parent OP  is inappropriate.  

 

Policy 13.3.4 Energy and Underground Utilities 

contains the policy that the Town will develop a 

Community Energy Plan that will include the Urban 

Centres.  

No Change.  The Town is 

developing a Town wide Community 

Energy Plan to address the concern 

raised.   

  Policy  7.3.7.xii.e. - Suggest clarifying that the 

Sustainable Development Reports address indoor air 

quality enhancement. 

 

“xii. Applications for development in the Urban 

Centres will be required to include a Sustainable 

Development Report that describes how the 

proposed development supports environmental 

sustainability. Sustainable Development Reports 

shall address at a minimum the following:  

e) indoor air quality enhancement” 

Concur Concur -  editorial comment 

incorporated  
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No. Name  Comment  Planning Rationale   Recommended Change  

 Region of 

York (cont’d) 

Policy 8.3.2  

We initially noted that the Region was adopting a 

proactive and holistic approach to Regional street 

design, using the Context Sensitive Solutions 

(CSS) approach. This is an important method to 

street design that is being used within our 

Rapidways, along other Regional Streets as well as 

in other Regions to help integrate land use planning 

and transportation solutions to support active 

transportation. There is no mention of the Context 

Sensitive approach to Regional street design within 

the Secondary Plan. The Secondary Plan would be 

further supportive of integrating land use and 

transportation design and active transportation 

should the CSS approach be mentioned. 

Context Sensitive Solutions have been embraced in 

a holistic manner by the Secondary Plan in 

conjunction with the Amendment # 11 Active 

Transportation Network. 

 

An important component of the Context Sensitive 

Solutions is the accommodation of active 

transportation. 

The Town has taken a collaborative and 

comprehensive approach to address the components 

and principles of Context Sensitive Solutions as 

adopted by the Region (June 2013) E.g., by planning 

to address the cycling facility on Davis Drive 

identified in The Regional Official Plan (Map 10 

Regional Cycling Network – see Apendix 2) through 

the expanded boulevards proposed to address 

underground hydro in the future.  A wider Boulevard 

will also provide the opportunity for wider sidewalks 

to accommodate accessibility(Mobility devices)  and 

a friendlier pedestrian streetscape (the current Viva 

Cross-section provide for only 1.8 m sidewalks on 

Davis Drive for much of the length which is generally 

out of character with the Regional policy direction for 

Urban Centres). 

 

The aim is to achieve the CSS principles in the 

future through the holistic approach addressed 

above.  

 

No change – the concept of 

context sensitive solutions has 

been embedded throughout the 

Secondary Plan Policies.  
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No. Name  Comment  Planning Rationale   Recommended Change  

 Region of 

York (cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Policy 9.0 Transportation and Mobility  

We initially requested Section 9 (Transportation and 

Mobility) to include wording to ensure that the 

design of the network, specifically the Active 

Transportation Network, would comply with the 

Integrated Accessibility Standards Regulation 

of AODA. Regional streets and active transportation 

networks should be free of barriers and universally 

accessible. Including language that is supportive of 

the Accessibility for Ontarians with Disability Act 

would ensure that all planning within the Secondary 

Plan Area would have regard for accessibility for all 

users. Although AODA supportive language does 

appear as a broad statement under Section 7.3.1 ii., 

including language that specifically relates to the 

Road and Active transportation network would be 

more beneficial. 

Concur.  Enhanced accessibility objectives and 

policies are proposed within the streetscape and 

Transportation and Mobility policies. 

Revise objective and policies  to 

ensure accessibility in accordance 

with the AODA and incorporate 

reference to the AODA. 

 

7.0 Urban Design  

7.3 Policies 

 

7.3.1 General Urban Design 

 

ii. All development, streetscapes 

and boulevards shall be 

designed to be accessible to 

people with disabilities in 

accordance with the Accessibility 

for Ontarians with Disabilities Act 

(AODA) and the Ontario Building 

Code. 

 

7.3.6 Streetscapes and Boulevards 

 

iv. … The design of the Yonge 

Street and Davis Drive 

boulevards will: 

 

 c) provide for wide sidewalks 

that promote an attractive 

and inviting pedestrian 

realm and ensures 

comfortable space for 

pedestrians and for mobility 

devices for persons with 

disabilities;  

 

9.0 Transportation and Mobility  

9.2 Objectives 
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No. Name  Comment  Planning Rationale   Recommended Change  

Region of 

York (cont’d) 

 

 

 

 

 

 

 

 

 

Add the following new Objective: 

 

g) to be accessible to 

people with disabilities in 

accordance with the 

Accessibility for Ontarians 

with Disabilities Act. 

 

9.3.1 General 

 

Revise Policy 9.3.1 i. as 

follows: 

 

i. The transportation system in 

the Urban Centres will be 

planned and designed to be 

barrier free in order to be 

accessible to people with 

disabilities in accordance 

with the Accessibility for 

Ontarians with Disabilities 

Act (AODA). 

 

 

  Policy 9.3.4.i.  

 

Under Section 9.3.4.i. - Suggest include climate 

change mitigation as an outcome of modal shift. 

 

“Transportation Demand Management aims to 

encourage modal shift away from the private 

automobile, thereby reducing congestion and 

emissions, mitigating climate change, improving 

air quality, and promoting physical activity and 

healthier lifestyles.” 

Concur  Editorial recommendation 

incorporated. 

  

 

Under Section 9.3.5.ii. - Suggest considering 

infrastructure for recharging electric vehicles at 

The provision for recharging electric vehicles is 

currently addressed under Policy 7.3.12.vi for 

No change recommended. 
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No. Name  Comment  Planning Rationale   Recommended Change  

Region of 

York (cont’d) 

parking facilities. parking structures as follows: 

e) priority parking for accessibility (vehicular and 

scooters), car share and electric or hybrid vehicles, 

and including electrical charging stations; 

 

 

 

 

 

 

 

 

Policy 13.1  

This last statement regarding the one well outside 

the boundary needs to be corrected.  There are 

actually two wells immediately outside the southern-

most boundary (Newmarket Wells No. 13 and No. 

16) whose wellhead protection areas (WHPA-B, C 

and D) extend into the Secondary Plan boundary.  

As such these wellhead protection areas will impact 

proposed activities within the Secondary Plan area. 

The current wording suggests that the wells and not 

wellhead protection areas or the activities within 

them will be subject to Source Protection Plans. 

 

Recommended wording: 

(Please note that the plans are called Source 

Protection Plans not Source WATER Protection Plans.  

Please remove “WATER” from the name.) 

 

There are three municipal wells and their associated 

wellhead protection areas located within the Urban 

Centres boundary.  Within the Urban Centres 

boundary there are additional wellhead protection 

areas that extend from the two municipal wells 

which are located outside of the Urban Centres 

boundary.   Lands within all of these wellhead 

protection areas will be subject to Regional Official 

Plan wellhead protection policies and the South 

Georgian Bay Lake Simcoe Source Protection Plan. 

 

 

Concur. 

 

 

The following modifications to 13.1 

are recommended: 

 

There are three wells and their 

associated wellhead protection 

areas within the Urban Centres  

and additional wellhead 

protection areas that extend 

from two wells located outside 

the Urban Centres boundary. 

Lands within all of these 

wellhead protection areas will be 

subject to Regional Official Plan 

Wellhead Protection Area 

Policies and the Source 

Protection Plans.  
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No. Name  Comment  Planning Rationale   Recommended Change  

 Region of 

York (cont’d) 

Policy 13.3.4 vi. Requires up to an additional 5 

metres of boulevard width as a parallel right-of-way 

adjacent to the Regional right-of-way be dedicated 

to the Town at the time of development or 

redevelopment in accordance with Policy 14.2.4.   

 

There is concern about the implementation 

mechanism of a land conveyance for the purposes of 

undergrounding hydro, outside of the road right-of-

way, within the current legislative planning 

framework. 

The implementation mechanism is similar to that  

proposed in the Vaughn Metropolitan Centre Draft 

Secondary Plan2 and proposes a transparent 

mechanism to secure not only the space required for 

the future undergrounding of hydro but also other 

public facilities: parks, pedestrian mews and/or 

public facilities. 

  

The mechanism may be why way of dedication or 

easement. 

 

 

 

The legal advice is that the 

proposed Secondary Plan policy 

respecting a discrete hydro utility 

corridor abutting the Regional road 

allowances of Yonge Street and 

Davis Drive: 

(i)  conforms with and implements 

the York Region OP; 

(ii)  is within the Town’s jurisdiction 

to adopt; and 

(iii) can be implemented and 

achieved through the Town’s 

utilization of sections 41(Site 

Plan), 51(Subdivision) & 

53(Consent) of the Planning 

Act. 

                                                           
2
 10.3 Plans of Subdivision 

 

10.3.1 To secure the related infrastructure improvements and community facilities required, all new development in the VMC that requires the conveyance of land for roads, parks and/or other public facilities, as part of its initial development 

application process, shall proceed by way of the subdivision approval process. The City shall implement the planned network of minor collector and local roads through this process. 
 

10.3.2 Plans of subdivision shall include the full extent of property ownership or other appropriate planning unit as agreed upon between the applicant and the City. Plan of subdivision applications shall include a Development Concept Report 

and Phasing Plan, as described in Policy 10.6.1, prepared to the City’s satisfaction. The City shall approve only plans of subdivision/condominium that:  

• conform with the policies and designations of this Secondary Plan;  

• can be provided with adequate services and facilities as required by this Plan; and,  
• are not premature and are in the best interest of the municipality. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 

In order to provide flexibility for the 

Town to receive lands through either 

dedication or easement, Policy 

13.3.4 has been revised to include 

the provision for either an easement 

or a dedication through the planning 

process. 

   

 Region of 

York (cont’d) 

  

The mechanism implements the following provisions 

of the Regional Plan and the PPS: 

 

7.5.4 To require local official plans to identify 

and protect infrastructure corridors for long 

term servicing needs, including and in 

compliance with corridors identified in 

Provincial Plans. 

 

7.5.6 To require underground installation of 

utilities, where feasible, in new community 

areas and Regional Centres and Corridors, and 

to encourage buried utilities in the balance of 
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No. Name  Comment  Planning Rationale   Recommended Change  

the Region. 

 

The proposed approach of securing the necessary 

right of way as development proceeds to 

accommodate the future undergrounding of hydro at 

a time when the assets will be closer to their life 

cycle implements and is consistent with the following 

provisions of the PPS: 

 

Section 1.6.1 Planning for infrastructure, 

electricity generation facilities and 

transmission and distribution systems, and 

public service facilities shall be coordinated 

and integrated with land use planning so that 

they are: 

a) financially viable over their life cycle, which 

may be demonstrated through asset 

management planning;…  

 

  

 

 

 

Region of 

York (cont’d) 

Schedule 4  

Given the reduction in heights and densities across 

the entire study area, consideration should be given 

to how some of these low density designations, 

particularly along Davis Drive, are going to be able 

to achieve the vision of intensification that was 

identified at the outset of this secondary plan 

process.    

See Planning Analysis under response to York Region 

Rapid Transit below under Height and Density  

The following modifications are 

recommended to Schedule 4 

 

1. Low Density -  

 The Permitted Max. 

Height be increased from 

4 storeys to 6 storeys. 

 That the bonusing 

provisions be limited to 7 

storeys. 

  

2. The designations on Schedule 

4 Height and Density be 

revised as illustrated on 

Attached Schedule 4 – Height 

and Density.   

 

3. Increase the depth of 
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No. Name  Comment  Planning Rationale   Recommended Change  

development blocks south of 

Penn Avenue west of Hill 

Street and south of Walter 

Avenue between Barbara 

Road and Ray Crescent. 

 

 

  Item 2 Under Item 2, 4.1 d. (Objectives) –  

Is this objective referring to the “Yonge Street 

Regional Centre” or the Corridor?  Needs to be clear. 

Concur. Refine Objective 4.1 as follows: 

 

d. provide support for the 

further development and 

intensification of the Yonge 

Street Regional Centre 

Newmarket Urban 

Centres Secondary Plan 

Area  as a major retail 

and service commercial, 

office, institutional, 

entertainment, cultural 

and higher density 

residential area for the 

Town; 

 

 Region of 

York (cont’d) 

Item 3 Under Section 2.0, Urban Structure b)  

population should be 97,100 by 2031 which is the 

York Region Official Plan - 2010 Table 1 forecast for 

Newmarket. 

No change is proposed to the  population as 

contained in the approved Official Plan.  Any 

modification to the parent Official Plan population 

should await the Regional and Provincial Review of 

the population and employment forecasts contained 

in the Growth Plan. 

No change recommended. 

  Item 3 Under Section 14.0 Servicing – should delete 

the entire section 14.2.1 – Cannot put population 

numbers beyond 2031 in the Parent Official, as 

would not conform to the York Region Official Plan. 

The population projections are required to meet 

demonstrate that the Regional and Provincial plan 

provisions are met.   

No Change  

  Item 3 Under 16.1.6 a) - Add “Plan” after 

“Newmarket Urban Centres Secondary” 

Concur  Editorial modification  
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No. Name  Comment  Planning Rationale   Recommended Change  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Region of 

York (cont’d) 

The Revised Draft Secondary Plan does not currently 

address the importance of siting sensitive uses away 

from significant emissions sources such as major 

traffic corridors and the requirement for cumulative 

air studies, as recognized in the following York 

Region Official Plan (ROP) policies: 

 3.2.1.5 To require health, environmental and 

cumulative air quality impact studies that 

assess the impact on human health for 

development with significant known or 

potential air emission levels near sensitive 

uses such as schools, daycares and seniors’ 

facilities. 

 3.2.1.6 That sensitive uses such as schools, 

daycares and seniors’ facilities not be located 

near significant known air emissions sources 

such as controlled access provincial 400-

series highways.  

Within the Revised Draft Secondary Plan, 

“separation distances” are used in the context of 

minimizing impacts to residents when considering 

places of entertainment. It is equally important to 

address separation distances in the context of 

minimizing impacts to residents from sources of air 

pollutants. We suggest that language could be 

added to support these ROP policies in Section 6.3 

General Policies, Section 7.3 Policies or wherever 

deemed most appropriate. The requirement for 

cumulative air studies could be incorporated as part 

of Traffic Impact Studies. 

 Add the following new 

provisions: 

 

9.2 Objectives 

h) improve air quality.  

 

9.3.4 Transportation Demand 

Management 

 

 

ii. An Air Quality Impact Study 

will be required to assess 

impacts to human health 

adjacent to Yonge Street and 

Davis Drive and adjacent to 

sensitive uses such as 

schools, daycares and seniors 

facilities.  
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No. Name  Comment  Planning Rationale   Recommended Change  

3. York Region 

Rapid Transit 

Corporation 

(YRRTC)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

YRRTC 

(cont’d) 

 

 

 

 

 

Height and Density 

  

1. General concern that reduction in the minimum 

and maximum height and density contained in the 

Revised Draft Secondary Plan does not provide and 

acceptable level of flexibility along Davis Drive. 

 

The proposed reduction is often below the current 

permissions for height in the Zoning By-law (e.g., 

Max Height of 4 Storeys is less than current 6 

storeys in the (UC-R) and 8 storeys(UC-P)  

 

That the reduced densities do not implement the 

objective to encourage transit supportive densities 

adjacent to a planned VIVAnext BRT Stations. 

 

1. The reduced height and densities, particularly 

with the Low Density designation, has resulted in 

densities and height permissions that are less than 

the current provisions of the Zoning By-law, recently 

approved development (Slessor) and existing built 

forms (e.g., apt. on Calgain). 

 

A moderate increase in height of the Low Density 

designation in conjunction with a re-evaluation of 

the location of the existing designations is proposed 

to address these concerns.   

 

2. It is recommended that Schedule 4  - Height and 

Density be revised to address modifications to the 

density and height provisions to ensure appropriate 

densities and height along the rapid transit corridor, 

and to ensure consistency with current zoning 

permissions and existing uses 

(e.g., Slessor, Criterion, Regional properties, 

apartments on south side of Davis Drive on Calgain, 

etc.)  

 

Flexibility is provided through increasing the depth 

of the Secondary Plan Area where the original 

boundary was narrow and posed significant 

limitations to meaningful intensification without 

unacceptable impacts to the adjacent residential 

areas.  Increased depth has been previously added 

at Davis Drive and Simcoe Street, Davis Drive to 

Irwin Crescent (Hollingsworth Area), Walter Ave. 

West of Longford Drive. 

 

As indicated in the Mapping Section below, 

additional depth is currently being recommended at 

Walter Ave. between Barbara Road and Rye 

Crescent and at Penn Ave west of Hill Street.  

Increased depth provides more flexibility for both 

 

1. Low Density -  

 The Permitted Max. 

Height be increased from 

4 storeys to 6 storeys. 

 That the bonusing 

provisions be limited to 7 

storeys. 

  

2. The designations on Schedule 

4 Height and Density be 

revised as illustrated on 

Attached Schedule 4 – Height 

and Density.   

 

3. Increase the depth of 

development blocks south of 

Penn Avenue west of Hill 

Street and south of Walter 

Avenue between Barbara 

Road and Ray Crescent. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 

 

 

density and height, provides a road separator 

between the Urban Centre and the adjacent 

residential neighbourhood outside the Urban Centres 

and provides for the opportunity to sensitively 

transition to the adjacent residential neighbourhood. 

  2. That the Secondary Plan be extended north at 

Hillview Dr. to accommodate future land assemble  

The area north of 299 Davis Drive and area contains 

relatively new homes (approx.. 10 -12 years old) 

and expansion of the Secondary Plan boundary is 

not recommended. 

No change. 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3. Consider lower minimum density (FSI) to allow 

flexibility to achieve a reasonable built form. 

The current policy includes provision for higher 

densities than the permitted densities (Policy 6.4.7 

Xiii).  It is recommended that flexibility be included 

to allow for minor decreases in density without an 

amendment to the Secondary Plan where densities 

cannot be achieved due to other policies including 

angular plane, shadow or heritage provisions. 

The following policy is 

recommended to recognize that 

minor reductions in the permitted 

density may be permitted. 

 

Policy 6.4.7 

Minor reductions to the 

permitted minimum density 

identified on Schedule 4 may 

be permitted without an 

amendment to the Official 

Plan: 

a) for development 

involving conservation 

of heritage structures; 
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No. Name  Comment  Planning Rationale   Recommended Change  

YRRTC 

(cont’d) 

 

and  

b) in order to meet the 

Transitional and 

Angular Plane Policies 

of Policy 7.3.3 and the 

shadow provisions of 

Policy 7.3.9. 

Such consideration shall 

require demonstration, to the 

satisfaction of the Town, that 

the minimum density of the 

density designation will 

generally be achieved.  

 

  Density Transfer  

 

4. Concern that Policy 6.4.7 xiii a) potentially 

creates a scenario that restricts development on an 

adjacent property within the same density 

designation without appropriate notice and/or 

support of the property owner.   

It is anticipated through the implementation of the 

policy that landowner agreements would be 

necessary.  The following recommended policy 

provisions would make this anticipated process more 

transparent.   

Policy 6.4.7 xiii be amended to 

include the following additional 

provisions. 

 

d)  appropriate agreement(s) 

have been struck between the 

Town and the  affected 

landowners of the donor and 

recipient properties within the 

applicable density designation. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 YRRTC 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Angular Plane  

 

5. The maximum 2 storey height provision for 

podiums adjacent to existing residential 

development and parkland is too restrictive along 

Davis Drive.  

 

Recommend: 

 A maximum three (3) storeys podium height; 

 Remove the 22 degree Angular plane 

 Adjust the 45 degree Angular Plane  

  

The recommendation that the maximum height of 

the podium adjacent to residential development be 

increased from 2 storeys to 3 storeys is reasonable. 

Existing residential development can vary between 

1-3 storeys and an increase to 3 storeys would not 

be out of character with either a 1 or 2 storey typical 

residential dwelling. 

 

This increase is recommended to apply  to the 

angular plane policies 7.3.3.1 and 7.3.3.2.  

 

Changes to the angular planes policies  (22 degree 

and 45 degree) are not recommended and staff 

maintain that these policies strike an appropriate  

balance between intensification and protection of 

existing residential neighbourhoods and provide an 

transition to the adjacent Residential designations. 

 

However, two modifications are proposed to both the 

22 and 45 degree angular plane policies to allow for 

some flexibility in the application, e.g.: 

 Add the term of “generally” so that an OPA 

would not be necessary for minor 

adjustments to the application of the angular 

plane policies; 

 Clarify that the angular plane applies only 

within the development block, and where a 

development block is bisected by a private 

road, only to the private road.  

Revise Policy 7.3.3.1 and Policy 

7.3.3.2 to increase the height of the 

podium adjacent to low rise 

residential development and 

parkland (7.3.3.1) and where 

development is fronting on the 

public street shared with low rise 

residential development (7.3.3.2) as 

follows: 

 

Amend Policies 7.3.3.1 and 7.3.3.2 

as follows: 

 

Policy 7.3.3.1 

 

a) limit the maximum height, 

including mechanical units, 

balconies, railings, 

overhangs and other 

projections, to generally 

not exceed an angular 

plane of 45 degrees 

measured from the property 

line of the adjacent 

residential or parkland 

property;  

 

b) the application of 

angular plane shall not 

extend beyond the 

applicable development 

block or where the 

development block is 

bisected by a private 

road, beyond the private 

road; and 
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No. Name  Comment  Planning Rationale   Recommended Change  

YRRTC 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

c)      generally implement a 

maximum 2 3 storey built 

form/podium at the ground 

level adjacent to the existing 

residential development, 

unless the adjacent 

development is taller than 3 

2 storeys, then the podium 

of the new development 

should not exceed the height 

of the adjacent 

development. (Figure 1) 

 

 

Policy 7.3.3.2 

 

a) limit the maximum 

height of any building, 

including mechanical 

units, balconies, 

railings, overhangs 

and other projections, 

to generally not 

exceed an angular 

plane of 22 degrees 

measured from the 

property line of the 

adjacent property, at 

a height of 1.7 m 

(approximately “eye 

level”); 

 

b) the application of 

angular plane shall 

not extend beyond 

the applicable 

development block 
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No. Name  Comment  Planning Rationale   Recommended Change  

YRRTC 

(cont’d) 

 

 

or where the 

development block 

is bisected by a 

private road, 

beyond the private 

road;  

 

 

d)      generally implement a 

maximum 3 2 storey 

built form/podium 

along the frontage, 

unless the adjacent 

existing development 

is taller than 3 2 

storeys, then the 

podium of the new 

development should 

not exceed the height 

of the existing 

fronting 

development; and… 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Underground Hydro  

 

6.  Is there a legal authority for the Town to obtain 

the 3-5 m space for undergrounding hydro? 

 

7. The long term provisions for undergrounding 

Hydro on Davis Drive should be reviewed in 

conjunction with the new PPS provisions regarding 

the coordination of planning and infrastructure. 

 

 

The longer term planning for burying of overhead 

hydro lines implements and is in conformity with the 

following provisions of the Region of York Official 

Plan: 

 

7.5.4 To require local official plans to identify 

and protect infrastructure corridors for long 

term servicing needs, including and in 

compliance with corridors identified in 

Provincial Plans. 

 

7.5.6 To require underground installation of 

 

 

Implements and is consistent and in 

conformity with the Region of York 

OP and is consistent with the PPS.   

 

The legal advice is that the 

proposed Secondary Plan policy 

respecting a discrete hydro utility 

corridor abutting the Regional road 

allowances of Yonge Street and 

Davis Drive: 
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No. Name  Comment  Planning Rationale   Recommended Change  

YRRTC 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

utilities, where feasible, in new community 

areas and Regional Centres and Corridors, and 

to encourage buried utilities in the balance of 

the Region. 

 

The proposed approach of securing the necessary 

right of way as development proceeds to 

accommodate the future undergrounding of hydro at 

a time when the assets will be closer to their life 

cycle implements and is consistent with the following 

provisions of the PPS: 

 

Section 1.6.1 Planning for infrastructure, 

electricity generation facilities and 

transmission and distribution systems, and 

public service facilities shall be coordinated 

and integrated with land use planning so that 

they are: 

a) financially viable over their life cycle, which 

may be demonstrated through asset 

management planning;…  

 

 

If the space is not protected through the Secondary 

Plan, and development occurs, the opportunity and 

feasibility will be lost or at best may only be 

achieved at significantly higher public costs.  

(i)  conforms with and implements 

the York Region OP; 

(ii)  is within the Town’s jurisdiction 

to adopt; and 

(iii) can be implemented and 

achieved through the Town’s 

utilization of sections 41(Site 

Plan), 51(Subdivision) & 

53(Consent) of the Planning 

Act. 

In order to provide flexibility for the 

Town to receive lands through 

either dedication or easement, the 

policy 13.3.4 has been revised to 

include the provision for both an 

easement and a dedication through 

the planning process. 

 

Page 22 of 134



23 
 

No. Name  Comment  Planning Rationale   Recommended Change  

 YRRTC 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8. The setback reduces the ability of parcels along 

Davis Drive to achieve the desirable built form  

The setback for development by 3-5 metres is 

comparable to the required 8.3 m Hydro safety 

setback from the centre line of the existing new 

hydro poles on Davis Drive and therefore will not be 

measurably different from the required setbacks 

along Davis Drive, e.g. approximately 10 m 

boulevard. (See attached Appendix 1.) 

 

Policy 13.3.4 vi, vii, viii and ix provide a number of 

incentives that aim to balance the costs and benefits 

related to protecting for future undergrounding of 

hydro, including: 

 

 Zero setback from the 3-5 m dedication; 

 Provision for encroachment agreements to 

permit private uses within the 3-5 m  e.g., 

patio;  

 continued use of the space for parking in 

phased development situations;  

 possible contribution to parkland dedication 

as provided for in the Town’s parkland 

dedication By-law (to be prepared); 

 provides for the area dedicated to be included 

in the land area calculation for the purpose of 

calculating density(FSI). 

 

The definition of “land area” for the purposes of 

calculating the FSI allows for the area for 

undergrounding hydro to be included for the purpose 

of calculating FSI. 

 

The increased setback also implements and is 

conformity with the Region of York Official Plan 

Regional Cycling Network which identified a cycling 

facility on Davis Drive. (Map 10 Regional Cycling 

Network) 

 

Built form will not be affected.  The 

setback proposed is comparable to 

that required from the above ground 

hydro lines that are necessary to 

address safety standards. 
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No. Name  Comment  Planning Rationale   Recommended Change  

YRRTC 

(cont’d) 

 

 

  Parks and Open Space  

 

9. That the park at the corner of Main and Davis be 

reconsidered. 

 

 

This is a key gateway to the historic downtown.  The 

scale of the park is intended to be determined 

through the development application process.   

 

The modifications to the height of the podium (to 3 

storeys) adjacent to parkland addresses this concern 

in part  

 

 

No change – see angular plane 

policies above related to 

development adjacent to parkland.  

  10. Funding for parkland acquisition should be 

reviewed. 

The Town has incorporated the necessary policy 

direction into its official plan through OPA #7 to 

develop an alternative parkland dedication By-law.  

The background for the development of the Parkland 

Dedication By-law has been commenced.   

No change.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Street Network (Hillview) 

 

11. Extension of Hillview Drive was not incorporated 

into the Davis BRT EA and no justification has been 

provided, therefore recommend that this extension 

be removed. 

 

 

The direct or indirect impacts on local intersections 

were generally not considered through the  EA. 

 

The Town’s Official Plan and the Regional Plan 

directs that a fine grain grid be developed through 

the secondary plan process.  The GHD Phase 2 

Transportation Study justifies this extension to 

provide a full movement intersection at the BRT 

station at Lorne/Hillview and Davis Drive. 

 

Engineering Services has confirmed that the 

extension is feasible.  

 

 

 

 

No change.  

4. Conseil 

scolaire 

Viamonde 

 

Requests a 4th elementary school site as a separate 

and or partner site with another school board.  

Add a 4th School site in the area of S3 on Schedule 

3.  

Schedule 3 modified by adding a 4th  

School site S4. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 

5. York Region 

District 

School Board 

Supports school sites on Schedule 3 

 

No Comment  No change necessary. 

6. Lake Simcoe 

Region 

Conservation 

Authority 

The Secondary Plan has incorporated previous 

recommendations, therefore no further comments  

No Comment  No change necessary. 

     

 TOWN 

COMMITTEES 

   

7. NEAC  General support and recommend enhanced policy for 

seniors and electric vehicles 

 

Policies related to accessibility have been enhanced 

as identified above in response to the Region and 

charging stations for electric vehicles are in including 

in the parking provisions. 

See accessibility modifications under 

the Response to Regional comments. 

 

 

8. Heritage 

Newmarket  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Heritage 

Newmarket  

(cont’d) 

 

That the Mulock Estate – Neighbourhood Park 3 be 

considered a candidate for a pioneer village should 

the Town obtain the property.  

 

Advantages to the Town include: 

a) This would welcome visitors to the Town as a 

Gateway from the Past to the Future of our town. 

b) This would encourage public use of the valuable 

green space/park. 

c) Would give the Town a location to relocate 

valuable heritage assets which will inevitably be 

displaced as the Town moves forward into the 

future. 

d) Would bring the Town into line with surrounding 

areas (Pickering, Georgina, Whitchurch, etc.) in 

preserving the town's built heritage for future 

generations. 

e) May provide for the expansion of the museum in 

the future. 

F Will display to all visitors and new residents alike 

the glorious place Newmarket has held in the history 

of not only the Province but also the Nation. 

 Refine the descriptor for 

Neighbourhood Park 3 Mulock Farm 

to include the following reference:   

Consideration may be given to 

cultural heritage and civic uses 

including, but not limited, to a 

pioneer village. 
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No. Name  Comment  Planning Rationale   Recommended Change  

 

     

 Stakeholder  

Comment  

   

 Property 

Owners  

   

9. Green and 

Rose 

Development

s Inc. – 212 

Davis Drive  

Request removal of the east-west and north south 

private roads as shown on schedule 5 

The two connecting private roads provide 

connectivity to the west and to the proposed new 

Public east-west collector south of Davis Drive.  

 

Private roads are an integral part of the fine grain 

grid as required by the Regional OP. 

 

No change recommended.  

10. Newmarket 

Church of 

Christ – 230 

Davis Dr. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Newmarket 

Church of 

Christ 

(cont’d) 

 Concerns with Neighbourhood Park designation on 

the subject lands. 

The park designation at this location is one of key 

and strategic parks identified to address the Town’s 

longer term need to provide park space for the 

additional 34,000 population projected for the Urban 

Centres.  

 

This park is in the north west quadrant where over 

17 ha is projected as required to meet the Town’s 

parkland standard for Neighbourhood Parks and 

urban squares(0.7 ha per 1000 residents) 

 

This location is central o this portion of Davis Drive, 

provides a connectivity to Haskett Park and the 

residential neighbourhood to the south and is 

identified as a first priory for the recommended 

Active Transportation Network off-road trail 

connections.  

However, new policy is recommended to indicate 

that if the Town does not acquire the lands that the 

Town may consider re-designation insofar as such 

re-designation is consistent with the policies of this 

Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

10.3.1.1 Parkland Acquisition 

 

iii. Where any lands designated 

for Parks and Open Space are 

in private ownership, this 

Plan does not indicate that 

this land are free and open to 
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No. Name  Comment  Planning Rationale   Recommended Change  

the general public or will be 

purchased by the Town. If 

proposals to develop any 

such lands that are in private 

ownership are made and the 

municipality does not wish to 

acquire  such lands in order 

to maintain the open space, 

then an application for the 

re-designation of such land 

for other purposes will be 

given due consideration by 

the Town, insofar as such re-

designation is consistent with 

the policies of this Plan. 

 

11. Oxford 

Properties -

Upper Canada 

Mall (UCM)  

Include the Regional Shopping Centre Study Area 

identified on Schedule 3 on Schedule 4-Height and 

Density and on Schedule 5 – Street Network 

Concur - By adding the Special Study Area as an 

overlay will provide the opportunity for the UCM,  in 

conjunction with the Town, the Region and 

Metrolinx, to complete the detailed planning and 

provide the  policy context that the underlying 

designations may be modified with the development 

of the detailed planning for the study area and 

subsequent amendment to the Secondary Plan. 

That Schedule 4 and Schedule 5 

include the Regional Shopping 

Centre Study Area as an overlay 

designation. 

  

 

 

 

 

 

 

 

 

 

 

 

Remove the higher density designations (High and 

Medium High) from Schedule 4 and replace with Low 

Density until the appropriate densities are 

determined through the detailed master planning 

and  subsequent amendment to the Secondary Plan. 

The Upper Canada Mall site is a large complex site 

with significant development potential. Recognizing 

that the UCM and Town have initiated a detailed 

master planning process, Schedules 4 and 5 will be 

refined to include the overlay designation. The 

Policies have been refined to: 

 indicate that the underlay designations do not 

apply and instead are provided to identify 

optimal densities for the subject property 

given its location adjacent to transit 

stations(s); 

 

i. The Regional Shopping 

Centre Study Area identified 

on Schedules 3, 4 and 5 

recognizes this area as a key 

economic driver within the 

Town.  It is anticipated that 

this area will evolve over the 

longer term into a mixed use 

area while maintaining its 

key function as a significant 

retail centre. 
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Upper Canada 

Mall (cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 allow for the ultimate establishment of min. 

and max. building heights and block densities 

upon completion of the master plan through 

an amendment to the Secondary Plan.   

 

This allows additional time for the Upper Canada 

Mall and the Town to complete the detailed master 

planning.  The results of the detailed planning will be 

incorporated into the Secondary Plan through a 

subsequent amendment. 

 

 

ii. A Master Plan for the 

Regional Shopping Centre 

Study Area as identified 

on Schedules 3, 4 and 5 

will prepared by the 

landowner(s) in 

cooperation with the 

Town, York Region, 

Metrolinx  and other 

relevant partners to  

address, as a minimum, the 

following: 

a) the manner in which 

future development will 

achieve the objectives  

of this Plan, including the 

urban design policies; 

b) establish minimum and 

maximum building 

heights and block 

densities, and 

demonstrate how these 

are in keeping with the 

objectives of this Plan 

and the various policies 

and targets for the Yonge 

and Davis Character Area 

and planned 

intensification in 

proximity to a planned 

regional mobility hub; 

c) the detailed design for an 

iconic park space in 

conjunction with the 

private stormwater 

management ponds at 
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Upper Canada 

Mall (cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

the south-east corner of 

the area to Town 

standards; 

d) the incorporation of a 

gateway feature(s); 

e) mobility hub study 

considerations 

including, but not 

limited to, integration of 

transit into the site 

and/or between this site 

and the Yonge-Davis 

Rapidway, the GO-bus 

terminal and GO-train 

Station in accordance 

with the Metrolinx 

Mobility Hub 

Guidelines; 

f) a Traffic Impact Report 

including a detailed 

Transportation Demand 

Management strategy 

consistent with Policy 

9.3.4;  

g) how development will 

minimize the need for 

surface parking on the 

site, and maximize the 

integration of required 

parking into above or 

below-ground parking 

structures; 

h) the phased integration of 

non-commercial uses 

into the site; 

i) the phasing of 

development, including 
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Upper Canada 

Mall (cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

the location and design 

of any single storey 

and/or single use 

buildings, and how these 

may be redeveloped 

over time to achieve the 

longer term vision for 

the area; 

j) the final location and 

design of both public and 

private roads and how 

these will achieve the 

intended circulation and 

connectivity of the Street 

Network conceptually 

identified on Schedule 5; 

and 

k) the required elements of 

a Concept Site Plan and 

Streetscape and 

Landscape Plan in 

accordance with Policy 

14.2.8(i).  

 

iii. Upon completion of a Master 

Plan in accordance with Policy 

5.3.4(ii),  an amendment to 

this Plan will be initiated to 

incorporate the applicable 

elements of the Master Plan 

into this Plan. 

 

iv. Until and the applicable 

amendment to this Plan 

has been approved in 

accordance with Policy 

5.3.4 iii, the underlying 
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Upper Canada 

Mall (cont’d) 

 

 

 

 

 

 

 

 

 

 

 

Height and Density 

designations on Schedule 4 

will not apply and are 

provided to illustrate the 

optimal height and density 

for the subject property.   

 

v. Until the amendment to 

this Plan has been 

approved, new 

development will be 

assessed in accordance 

with Policy 5.3.4.1, 

Regional Shopping Centre 

Study Area Interim 

Development Policies.  

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Delete Policy 5.3.4.1 Regional Shopping Centre 

Study Area Interim Development Policies and allow 

mall to develop in accordance with the current 

Zoning By-law provisions until the master planning 

is complete and the Secondary Plan subsequently 

amended. 

Concur -The current Zoning By-law permits a floor 

space index of 1.0 (FSI) and a maximum Height of 

18 m (6 storeys) and no minimum height. 

 

Since the master planning has been initiated, it 

would be appropriate to allow, in the short term, 

development to be permitted in accordance with the 

current Zoning By-law provisions.     

5.3.4.1 Regional Shopping 

Centre Study Area Interim 

Development Policies  

 

i. Prior to the development of a 

detailed Master Plan and 

incorporation of the applicable 

elements of the Master Plan into 

this Secondary Plan, interim 

development and 

redevelopment may be 

permitted in the Regional 

Shopping Centre Study Area 

either as additions to the 

existing building or as stand-

alone building(s) in 

accordance with the Zoning 

by-law.   
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No. Name  Comment  Planning Rationale   Recommended Change  

 Agent’s 

Comments  

   

12. Angela 

Sciberras, 

MSH  on 

behalf of Mr. 

Douglas 

Toombs - 615, 

Davis Drive, 

29 and 39 

Bolton Avenue  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Proposed roads should be identified as such on 

all Schedules. 

 

 Opposed to reduced height and density – 

angular  plane is adequate to deal with height.  

 

 

 Opposed to reduced height at 615 Davis Bolton 

and Davis Drive (NE corner). 

 

 

 Opposed to 2 storey limit adjacent to existing 

residential.  

 

 

 Prepare detailed guidelines rather than policy in 

OP to deal with urban design.  

 

 

 

 

 Street network policy edits to require traffic 

report to determine if new road is required. 

 

 

 

 Private road widths are excessive. 

 

 

 

 

 

 

 

 

 Concur. 

 

 

 Addressed through modifications to designations 

in response to the Region. 

 

 

 Addressed through modifications to designations 

in response to the Region. 

 

 

 Addressed through modifications to designations 

in response to the Region. 

 

 

 Policies on Urban design provide direction for 

implementation which generally cannot be 

adequately addressed through a traditional 

zoning by-law.  

 

 

 Addressed through Policy 8.3.2. ix.  

 New public roads have been justified through 

the GHD Report.   

 

 

 Some flexibility is provided in the policy to allow 

a public road to become or remain a private 

road if justified to the satisfaction of the Town. 

 

 

 

 

 

 

 Schedules to be 

refined  

 

 Addressed through modifications 

to designations in response to 

the Region. 

 

 Addressed through modifications 

to designations in response to 

the Region. 

 

 Addressed through modifications 

to designations in response to 

the Region. 

 

 No change.  

 

 

 

 

 

 No change.  

 

 

 

 

Revise Policy 8.3.4 as follows: 

i.      Private roads/lanes identified 

on Schedule 5 will 

generally be designed with 

minimum mid-block rights-of-

way of approximately 16 

metres. Any reductions in 

the planned width would 

require demonstration, to 
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No. Name  Comment  Planning Rationale   Recommended Change  

Angela 

Sciberras 

(cont’d) 

 

 

 

 

 

 

 

 Opposed to proposed public road north of Davis 

Drive. 

 

 

 

 

 

 

 

 

 This road has been justified through the in-

depth analysis of the GHD report. 

the satisfaction of the 

Town, that the planned 

function of the private 

street for vehicular and 

pedestrian access will be 

achieved. 

 

 No Change.  

 

13. Angela 

Sciberras, MSH 

on behalf of 

Crossland 

Church – 47 

Millard Ave 

West 

 

 

 

 

 

 

 

 Proposed roads should be identified as such on 

all Schedules. 

 Opposed to Minor Collector through the subject 

property. 

 

 Opposed to reduced height and density. 

 

 

 Prepare detailed guidelines rather than policy in 

OP to deal with urban design.  

 

 

 Street network policy edits to require traffic 

report to determine if new road is required. 

 

 Concur.  

 

 The collector is part of the fine grain grid 

required by the Regional Plan and justified 

through the GHD Report.  

 

 Addressed through modifications to designations 

in response to the Region. 

 

 Policies on Urban design provide direction for 

implementation which generally cannot be 

adequately addressed through a traditional 

zoning by-law.  

 

 Addressed through Policy 8.3.2. ix. 

 

 Schedules to be refined to 

ensure streets are consistently 

shown. 

 

 No change. 

14. Brad Rogers, 

Groundswell 

Urban Planners 

on behalf of 76 

Mulock Dr. 

Include or exclude 57 Mulock Drive 100 % from the 

Boundary of the Secondary Plan.  Does not support 

partial inclusion.  

A small corner of the property was included only for 

the purpose of the proposed signalized intersection 

at the Hydro Corridor.  Since the final location of the 

intersection and the need any land is undetermined 

the property should be deleted.  

Delete the small corner of 76 Mulock 

from the Secondary Plan boundary. 

15. James Harbell 

on behalf of 

Yonge-Kingston 

Cetre Inc. 

17725 Yonge 

Street  

The Interim Development Policies that permit a 10 

% increase in the total gross floor area are unduly 

prescriptive and do not provide sufficient flexibility 

to commercial properties to remain viable until such 

time that  there is sufficient market demand for 

redevelopment. 

The policy increase to 10% continues to be 

recommend and would provide sufficient 

intensification in the shorter term in advance of 

redevelopment. 

No Change recommended. 
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No. Name  Comment  Planning Rationale   Recommended Change  

James Harbell 

(cont’d) 

 

Support the change in the Height and Density from 

Medium to High on a portion of the property 

identified in the landowner notice of June 2, 2014. 

16. MHBC Planning 

Urban Design & 

Landscape 

Architecture 

17555 Yonge 

Street, 39 

Davis Drive, 22 

George 

 

 

 

 

 

 

 

 

 

 

Requests that existing development “entitlements” 

be maintained, in particular the current zoning by-

law provisions for 65 m  20 -21 storeys and 10.25 

FSI on 39 Davis Drive (based on that parcel alone).  

The subject properties are within the High Density 

designation which permits up to 53m (17 storeys), 

and a FSI of 3.5 and up to 62 m (20 storeys) and a 

FSI of 4.0.   

 

Within the Secondary Plan, the density is not 

intended to be calculated on the individual parcel 

basis and instead is intended to be calculated on the 

basis of the designation block. 

 

The application of 10.25 FSI on a site specific basis 

would not be appropriate and instead the density 

should be comprehensively considered through a 

development concept for the subject sites. The 

height permitted in the Zoning bylaw amendment 

approved in 2009 is 65m and exceeds the permitted 

and bonusing height.   

 

A site specific exception is recommended to address 

this relatively recent zoning permission.  This 

approach is also recommended for the zoning bylaw 

amendment approved by the OMB for the Slessor 

property at 17645 Yonge Street in 2013, which was 

approved for a maximum of 64m & 58m, 

respectively. 

No Change regarding density.  

 

Recognize the maximum height of 

65 m as an exception to the 

Secondary Plan for 39 Davis Drive.   

 

Similar exception has been included 

for the front portion of the Slessor 

zoning application. 

17. Roslyn Houser, 

Goodmans on 

Behalf of 

Criterion 

Development 

Corporation  

 

 

The height and density on the property located on 

the south-west corner of Yonge and Mulock should 

be consistent with the other three quadrants. 

 

Objects to the decrease in height and density 

generally as they do not recognize intensification 

potential adjacent to the VIVA station.  

 

Concur.  

 

 

 

 

The recommended adjustments to Height and 

Density addressed in response to the Region 

addresses this comment. 

Designation recommended to be 

revised to High Density  

 

 

 

Designations on Schedule 4 revised 

in response to Regional comment. 
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No. Name  Comment  Planning Rationale   Recommended Change  

Roslyn Houser 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The proposed Height on the R5 -T Zone is less than 

the currently permitted 8 storeys.   

 

Objects to the Park designation on the Black Walnut 

grove on the subject property. 

 

 

 

 

 

 

 

 

 

 

 

 

Notwithstanding the vacant nature of the property, 

requests that the Interim Development Policies 

(6.4.8) that would permit limited 1 and 2 storey 

development apply to the subject property.   

 

 

 

 

 

Concern with respect to the level of detail of the 

Urban Design policies. 

 

Revise designation on the subject property to 

medium density. 

 

 

The park designation at this location is one of key 

and strategic parks identified to address the Town’s 

longer term need to provide park space for the 

additional 34,000 population projected for the Urban 

Centres.  

 

This park is in the north west quadrant where over 

17 ha is projected as required to meet the Town’s 

parkland standard for Neighbourhood Parks and 

urban squares(0.7 ha per 1000 residents) 

 

The park also protects the existing mature Black 

Walnut trees on the property which contributes to 

not only the tree canopy target of 12% but also to 

green space and air quality in what will be a high 

density area.  

 

The subject property is vacant and the application of 

the interim development policies which would allow 

limited low density development is not consistent or 

compatible with the policy direction to intensify 

along the Yonge Street corridor.  This request is also 

inconsistent with the request to provide for high 

density development on all four quadrants of the 

Yonge/Mulock node at a key transit stop.  

 

See Response to Angela Sciberras. 

 

 

Designation recommended to be 

changed to High Density. 

 

 

 

 

No change recommended. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

No change recommended. 

 

 

 

 

 

 

 

 

No change recommended. 
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No. Name  Comment  Planning Rationale   Recommended Change  

18. Weston 

Consulting  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

That the density transfer Policies 6.4.7 regarding 

density be clarified and ensure that all affected 

landowners are notified.  

Concur.  The following modifications are 

recommended: 

 

6.4.7 

 

Density  

 

xiii.It is recognized that it 

may be appropriate to permit 

the transfer of density 

between abutting or 

proximate properties within 

the same density designation 

where density cannot be 

achieved on the donor 

property due to other 

provisions of this Plan. 

Therefore, on an individual 

property basis, the Town may 

consider an FSI that is higher 

than the Permitted Maximum 

FSI for the density designation 

in which the recipient property 

is located, where it can be 

demonstrated to the satisfaction 

of the Town that: 

a)  the Permitted Maximum FSI 

for the overall density designation 

within which the application applies 

will not be exceeded, except as 

may be permitted through the 

bonusing provisions of Policy 

14.2.9; as a result of reduced 

densities on other portions of the 

property(ies) within the same 

density designation, such as, 

through the conservation of heritage 
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No. Name  Comment  Planning Rationale   Recommended Change  

Weston 

Consulting 

(cont’d) 

buildings or the application of the 

Transitional and Angular Plane 

policies in proximity to low-rise 

residential areas; 

b)  the proposed development 

on the recipient and donor 

property meets the applicable 

urban design and built form policies 

of this Plan; 

c)  the location and 

characteristics of the individual 

recipient property make it 

appropriate to accommodate a 

greater share of the density, relative 

to other portions of the property 

or other properties within the same 

density designation; and 

d)  appropriate agreement(s)  

have been struck between the 

Town and the  affected 

landowners of the donor and 

recipient properties within the 

applicable density designation. 

 

 

     

 Individuals     

19. Ali Abbaskhah A grade separation for the Go-train at Davis Drive 

will address both the queuing of impacts on Davis 

Drive and reduce the need for the train whistle 

which creates noise pollution. 

This issue will be addressed through the Mobility 

Hub Station Area Study. 

No change recommended. 

  Town should control design and architecture of new 

developments along Yonge Street and Davis Drive  

The Urban Design provisions and the provision of 

Policy 14.2.7, which identifies that the Town may 

establish a design review panel addresses this 

comment.  

No change necessary.  

  There are too many wires on polies on Davis Drive. The Plan contains provisions for securing space (3-5 No change recommended. 
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No. Name  Comment  Planning Rationale   Recommended Change  

Ali Abbaskhah 

(cont’d) 

m) on both sides of Yonge Street and Davis Drive to 

provide for the future opportunity for  

undergrounding hydro lines and associated utilities 

to be dedicated to the Town.  

20. Brian Greiner  Concern that the secondary plan does not 

appropriately address future parking and that 

reduced parking will negatively impact businesses 

within the corridor and not adequately serve the 

hospital district. 

 

Private and public parking is permitted in all 

designations and is not intended to be eliminated. 

 

Transportation Demand Management Plans are 

required for each application to address parking 

needs and to encourage a shift to other modes of 

transportation including transit and active 

transportation. 

 

 

No change recommended. 

  Insufficient attention has been given to planning for 

future libraries and cultural facilities to 

accommodate the existing and future population. 

Community facilities are a permitted use in all 

designations and will subject to consideration 

separate from the Secondary Plan process. 

No change recommended. 

21. Dave Sovran 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Clarification and comments related to the Active 

Transportation Network. 

 

Numerous signalized intersections between Bathurst 

and Yonge is a “painful” way to enter the Town. 

 

There is a dearth of cultural facilities and support for 

the opportunity for library and other cultural 

facilities provided for. 

 

What is the shortfall in the North west quadrant for 

parkland. There is a lack of park space, particularly 

in the NW quadrant.  How will this shortfall be 

addressed and when? 

 

 

 

 

 

 

These are addressed in OPA # 11 Active 

Transportation Network staff report. 

 

The entire Town will be Urbanized and the  

signalized intersections are required to address 

traffic function.  

 

No comment. 

 

 

The shortfall in the NW Quadrant is  approximately 

15.4 ha based on the revised population as proposed 

in the recommended Plan for adoption and a total 

population of 33,000.  

 

Strategic properties for parkland have been 

identified in the Secondary Plan as “Parks and Open 

Space” (See Schedule 6).  In addition, the 

Secondary Plan policy requires parkland dedication 

as applications proceed.   

No change recommended. 

 

 

No change recommended. 

 

 

 

No change recommended. 

 

 

 

The Parkland shortfall has been 

recalculated for each of the 

quadrants based on the refined 

designations as follows: 

North West Quadrant 15.4 ha 

North East Quadrant 0.8 ha 

Southwest Quadrant 7 ha 

 

Total 23.4 ha 
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No. Name  Comment  Planning Rationale   Recommended Change  

Dave Sovran 

(cont’d) 

 

 

 

 

 

 

 

Support the provisions for public art. 

 

Opposed to bonusing if it goes beyond the permitted 

heights. 

 

Is there an opportunity to augment open space or 

walkway connected to the Main Street Heritage 

District and River Walk commons. 

 

 

 

 

 

 

 

 

 

 

The Town is undertaking the development of an 

alternative parkland dedication By-law to address 

the future requirements in keeping with the 

provisions of Section 42 (3) of the Planning Act.   

 

No comment. 

 

No comment. 

 

 

There is a small park proposed at the Main Street 

Gateway (See Schedule 6.)  Also, 

The existing parks and one new proposed park 

identified as (OS g) on Schedule 6 create 

connectivity with the historic downtown along the 

Holland River and the Tom Tayler Trail.   The Tom 

Taylor Trail is located on the east side of the river to 

Water Street and on the west side of the river north 

of Queen Street to Davis Drive.  A new trail is 

proposed on the east side of the river between 

Queen Street and Davis Drive.  

22. Jeff Mark 

Brown 

Process Concerns.  Not applicable to policy.  No Change to Secondary Plan 

recommended. 

23. Jim 

Muenzenberger 

Process Concerns. Not applicable to policy. No Change to Secondary Plan 

recommended. 

24. Patricia 

Montgomery-

Rundle 

General Comments – many of which were  in 

support of policy approach and editorial  policy 

wording suggestions.  

 

Considered a minor edit. Minor edits included where 

appropriate. 

25. Shane 

MacDonald 

 

 

 

 

Support the expansion to include lots on the South 

side of Walter Ave. and recommend that additional 

lot fabric west of Barbara Road (47,49 and 51 Walter 

Ave.) be included to provide for  appropriate lot 

depth to achieve the desired density on Davis Drive. 

Increased depth along Davis Drive provides for more 

flexible development blocks.  In addition, a road 

separation between the stable residential area and 

the development clock provides for a more sensitive 

transition to the stable residential area, particularly 

in view of the application of the 22 degree angular 

Add the following two additional 

areas to the Secondary Plan Area: 

 

a) The south side of Walter Ave. 

between Barbara and Rye Crescent 

as Medium Density; and  
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No. Name  Comment  Planning Rationale   Recommended Change  

Shane 

MacDonald 

(cont’d) 

 

 

 

 

 

 

 

 

 

 

plane provisions. 

 

Based on this, an analysis has been undertaken to 

determine if there are additional areas along Davis 

Drive that may be expanded to provide for more 

appropriately sized developable blocks, wherethe 

development block is separated from the stable 

residential are by a public street in order to provide 

a sensitive transition.   

 

Two additional areas were identified for inclusion in 

the Secondary Plan Area: 

 

a) The south side of Walter Ave. between Barbara 

and Rye Crescent; and 

b) South side of Penn Ave. west of Hill Street. 

b) South side of Penn Ave. west of 

Hill Street as Low Density. 

c) North of Aspenwood, west of 

Yonge Street include the Urban 

Centre - Regional Zone in the 

Secondary Plan Boundary. 

26. Suzanne 

Theroux 

Ensure that the transitional policies are sensitive to 

the existing residents and enforceable.  

 

Concern with impact of traffic on Savage Road.  

The angular plane policy is designed to address 

impacts on adjacent residential neighbourhoods.  

 

 

Traffic Impact analysis is required with all 

applications.  

Minor Changes to the Angular Plane 

policy are proposed as addressed 

under the response to YYRTC. 

27. Wendy Kwan Opposed to Bolton Ave./Watson Ave Road 

connection and traffic concerns. 

As indicated in the GHD Report this connection at 

the planned traffic light at the hospital is important 

to provide alternatives to Davis Drive and 

connectivity north of Davis Drive.   

No Change. 

     

 Editorial to 

text  

 

 

 

 

 

 

 

 

Policy 10.3.4 Clarify the wording regarding the role 

of Public Spaces relative to parkland dedication.  

Editorial.  Revised Policy 10.3.4 as follows: 

 

In addition to the Neighbourhood 

Parks and Urban Squares and 

Plazas, the Urban Centres will 

include a number of Open Spaces. 

Open Spaces are intended to be 

passive in nature, respecting their 

location within the floodplain and/or 

role as stormwater management 
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No. Name  Comment  Planning Rationale   Recommended Change  

Editorial to 

text (cont’d) 

facilities and their linkage to 

natural heritage functions. These 

Open Spaces will be secured by 

the Town in accordance with 

Policy 10.3.1.1 vii.  The Urban 

Centres will include, but not be 

limited to the following Open 

Spaces: 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Policy 14.2.9 Bonusing 

 

 

It is at the applicants discretion to elect to 

implement Bonusing and Council must also be 

satisfied that the bonusing is in the public interest 

and represents good planning in the context of the 

Secondary Plan.   

 

Editorial modification required to reflect this intent.  

Revise Policy 14.2.9 as follows: 

 

Ii.         The applicant may elect 

to request Town, at its sole 

discretion, may allow 

increases in the Permitted 

Maximum Heights and/or 

Permitted Maximum FSIs up 

to, but not exceeding the 

Discretionary Maximum 

Heights or Discretionary 

Maximum FSIs With 

Bonusing, without an 

amendment to this Plan in 

exchange for one or more of 

the following public benefits, 

or cash in lieu of such 

benefits. The following public 

benefits are beyond what 

would otherwise be required 

by this Plan, the Planning 

Act, the Development 

Charges Act or any other 
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No. Name  Comment  Planning Rationale   Recommended Change  

requirement. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Mapping 

Corrections   

All Schedules should be updated to include the UC-R 

Zone North of Aspenwood (north-west quadrant) in 

accordance with Zoning By-law 2010 -40 as 

amended. (See Appendix 3 Schedule A Map 1 to By-

law 2010-40). 

Correction All Schedules updated to include the 

UC-R Zone North of Aspenwood 

(north-west quadrant) in accordance 

with Zoning By-law 2010 -40 as 

amended. (See Schedule A Map 1 to 

By-law 2010-40). 

  All schedules should be updated to accurately 

include only the CC zone at Dawson Manor Blvd and 

Alfred Smith Way (Any appearance to include 

existing development on the east side of Mathew 

Boyd Crescent to be corrected. (See Schedule A Map 

2 to By-law 2010-40). 

 All schedules updated to accurately 

include only the CC zone at Dawson 

Manor Blvd and Alfred Smith Way 

(Any appearance to include existing 

residential development on the east 

side of Mathew Boyd Crescent to be 

corrected. (See Schedule A Map 2 to 

By-law 2010-40). 
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