
PUBLIC RELEASE 
May 23, 2014 
 

 
 

TOWN OF AURORA 
SPECIAL COUNCIL – PUBLIC PLANNING 

MEETING AGENDA 
 

Wednesday, May 28, 2014 
7 p.m. 

Council Chambers 
 
 
1. DECLARATION OF PECUNIARY INTEREST AND GENERAL NATURE THEREOF 
 
 
2. APPROVAL OF THE AGENDA 
 

RECOMMENDED: 
 

THAT the agenda as circulated by Legal and Legislative Services be 
approved. 

 
 
3. PLANNING APPLICATIONS 
 
 
4. READING OF BY-LAW 
  

RECOMMENDED: 
 

THAT the following confirming by-law be given first, second, and third 
readings and enacted: 

 
5629-14 BEING A BY-LAW to Confirm Actions by Council pg. 16 

Resulting from Special Council – Public Planning 
Meeting on May 28, 2014 

 
 
5. ADJOURNMENT 
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AGENDA ITEMS 
 
 
1. PL14-036 – Proposed Zoning By-law Amendment Application   pg. 1 

Stirling Cook Aurora Inc. 
74 Old Bloomington Road 
Unit 22, York Region Vacant Land Condominium Plan No. 1159 
File:  D14-04-13 

 
 RECOMMENDED: 
 

THAT report PL14-036 be received; and 
 

THAT comments presented at the Public Planning Meeting be addressed by 
the Planning and Development Services department in a comprehensive 
report outlining recommendations and options at a future General Committee 
Meeting. 
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 TOWN OF AURORA 
 PUBLIC PLANNING MEETING REPORT  No. PL14-036  
 
SUBJECT: Proposed Zoning By-law Amendment Application 
 Stirling Cook Aurora Inc.  
 74 Old Bloomington Road 
 Unit 22, York Region Vacant Land Condominium Plan No. 1159 
 File: D14-04-13 
 
FROM: Marco Ramunno, Director of Planning & Development Services  
 
DATE: May 28, 2014 
 
RECOMMENDATIONS 
 
THAT Public Planning Meeting report PL14-036 for the Proposed Zoning By-law 
Amendment Application, File D14-04-13 be received; and  
 
THAT comments presented at the Public Planning Meeting be addressed by the 
Planning and Development Services department in a comprehensive report 
outlining recommendations and options at a future General Committee Meeting.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide Council with additional background information 
related to the proposed zoning by-law amendment application proposing six (6) 
condominium townhouse units on the subject lands.  
 
BACKGROUND  
 
The subject lands, municipally known as 74 Old Bloomington Road (legally described as 
Unit 22, York Region Vacant Land Condominium Plan (YRVLCP) No. 1159), are 
currently zoned for one single detached lot as part of the original condominium 
development and zoning by-law amendment applications (Files: D07-02-06 and D14-
13-06). Zoning by-law 4976-07 was enacted on January 4, 2008 to allow for the 
development of 22 single detached units, including 1 single detached unit (subject 
lands, Unit 22, YRVLCP No.1159) located at 74 Old Bloomington Road.   
 
The original condominium development, hereinafter referred to as the Davina Circle 
Condominium, was draft plan approved by Council on October 23, 2007 (Report No. 
PL07-115) for 22 single detached dwelling units. The Vacant Land Condominium 
Agreement was executed in December, 2009 and registered in July, 2009.  Homes are 
being constructed on an ‘as-purchased’ basis and to date, two (2) homes have been 
built with another four (4) under construction.  
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Units one (1) to twenty-one (21) of the approved Davina Circle Condominium 
development are situated along an internal privately owned and maintained ring-road 
(Davina Circle) accessed from Yonge Street.  The twenty-second (22) unit, located 
further south with access from Old Bloomington Road, is approved for development of 
one (1) large single detached dwelling.    
 
The Owner has determined that given the lot’s size, location and lack of physical 
connection with the balance of the Davina Circle Condominium development (save for 
common element private open space) the subject lands (Unit 22, YRVLCP No. 1159) 
would be suitable for six (6) condominium row house units, rather than one (1) single 
detached dwelling unit.  
 
History 
 
The proposed Zoning By-law Amendment application was heard at the Public Planning 
Meeting held on March 26, 2014.  
 
At that meeting Council passed the following resolution:   
 
THAT report PL14-019 be received; and 
 
THAT comments presented at the Public Planning meeting be addressed by the 
Planning and Development Services department in a comprehensive report outlining 
recommendations and options at a future Public Planning meeting prior to consideration 
at a future General Committee meeting.   
 
At the Public Planning meeting Council raised comments and concerns regarding the 
proposed Zoning By-law Amendment in relation to: 
 


• conformity with Official Plan Amendment 34 (OPA 34);  
• urban density (townhouse units);   
• intensification of lot 22 and the precedence set on the surrounding 


neighbourhood; 
• historical context; 
• density concerns; and, 
• Status of Old Bloomington Road.  


 
Since the public meeting, Town staff have prepared additional background information 
related to the proposed zoning by-law amendment to be address the comments 
expressed at the March 26, 2014 meeting.  
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Public Notification 
 
On May 12, 2014 a Notice of Public Meeting respecting the Zoning By-law Amendment 
application was given by mail to all interested parties of the March 26, 2014 Public 
Planning Meeting. All comments submitted to the Town and provided at all Public 
Planning Meetings will be addressed in a technical review and included in a 
comprehensive report at a future General Committee Meeting.   
 
Location/Land Use 
 
The subject lands, municipally known as 74 Old Bloomington Roads (Unit 22, YRVLCP 
No. 1159), are located north of Old Bloomington Road and east of Yonge Street (Figure 
1). The property has a lot area of 2,075 sqm and a frontage of 24.6 metres on Old 
Bloomington Road.  
 
The surrounding land uses are as follows: 
 
 North:   Existing 21 single detached condominium residential units (3 units  
        constructed);  
 South:   Bloomington Sideroad; 
 East:     Existing estate residential uses; and, 
 West:    Yonge Street and Institutional uses.  
 
Official Plan 
 
The subject lands are designated as “Cluster Residential” By Official Plan Amendment 
34 (OPA 34), Yonge Street South Secondary Plan (Figure 2). The Land Use 
Designation (Cluster Residential) that applies to the subject lands was outlined in Public 
Planning Meeting Report PL14-019.    
 
Zoning By-law 
 
The subject lands (Unit 22, YRVLCP No.1159), are currently zoned “Detached Dwelling 
First Density Residential (R1-43) Exception Zone” by the Town of Aurora Zoning By-
law, as amended (Figure 3).  The R1-43 Zone permits one detached dwelling per lot.  
Therefore, an amendment to the Zoning By-law is required to re-zone the subject lands 
to a Row Dwelling Residential Exception Zone to permit six (6) proposed row housing 
units.   
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Proposed Site Development 
 
The Owner proposes to develop the subject lands to include six (6) condominium 
townhouses, 2-3 storeys in height, each with a private garage (Figure 4). The 
townhouse development proposes a lot coverage of approximately 36.7% (Figure 5).  A 
total of 18 parking spaces are to be provided for the six (6) row housing units.  Three (3) 
parking stalls designated for each unit (one (1) within the garage and two (2) on the 
driveway). Each unit is proposed to have exclusive amenity space area at the rear, as 
well as additional common element open space already designated as part of the 
condominium development.   
 
The Owner will be required to submit a formal site plan application for the proposal at a 
future date to be reviewed for consideration at a future General Committee meeting.  In 
addition, the proposed townhouse development would require the approval and 
registration of a new condominium plan for a standard condominium (along with a new 
declaration) on the existing vacant land condominium plan.  
 
COMMENTS 
 
Application Background 
 
Prior to the Davina Circle Condominium development approval of twenty-two (22) units, 
thirty-three (33) single detached dwelling units, as illustrated in Figure 6, were originally 
proposed over the entire landholding. Thirty-three units was the maximum amount of 
units permitted under the density provisions (2 units per acre) per the Yonge Street 
South Secondary Plan (OPA 34). Thirty-two (32) of the dwelling units were proposed to 
be located on the northerly half of the site and one dwelling unit was proposed to be 
located on the southerly half of the site (currently Unit 22, YRVLCP No. 1159).  Based 
on staff comments, the applicant submitted a new plan consisting of twenty-two (22) 
units to preserve more open space in the northern half of the subject lands.  The 
approved twenty-two (22) unit layout is reflected in the current condominium lotting 
fabric illustrated in Figure 1.   
 
It is noted that the original 33 unit proposal and the approved 22 unit proposal permitted 
one large single detached dwelling on the subject lands (Unit 22, YRVLCP No.1159) 
with a maximum building coverage of 35% based on current zoning standards. The 
maximum lot coverage of the proposed townhouse development is approximately 
36.7%. The proposed six townhouse units will not encroach beyond the boundaries of 
Unit 22 or the tree preservation line identified in the Oak Ridges Moraine Conservation 
Plan Evaluation and Environmental Impact Assessment, submitted and approved as 
part of the original condominium application.            
 
 
 
 
 







May 28, 2014 - 5 - Report No. PL14-036          
Yonge Street South Secondary Plan (OPA 34)  
 
As illustrated in Figure 2, the subject lands are designated ‘Cluster Residential’ by OPA 
34. Permitted uses in a cluster residential designation allow for single detached 
dwellings, semi-detached dwellings, linked housing, townhouses (row houses) and 
private open space. The Block Plan process encourages an appropriate mix of units 
related to consideration of landform conservation efforts and overall compatibility with 
existing development.  Lots within the Cluster Residential designation of this Plan shall 
preserve a minimum of 40% of the lot area, or similar area devoted to exclusive use 
within a condominium, in an open, landscaped or natural condition as required.   
 
The applicant has provided supporting documentation, which states that Unit 22 will 
maintain a minimum of 40% of the lot area in an open, landscaped or natural condition.  
The proposed By-law would include a minimum 40% landscape area. Preserving 40% 
of Unit 22 in an open, landscaped or natural area is a requirement of OPA 34 and will 
be implemented regardless of whether the property is used for one large single 
detached home, or six smaller townhouses, thereby reducing the impact of 
intensification on the subject lands.  Based on the above, the proposed amendment is in 
compliance with the environmental policies of OPA 34.  
 
Block C – OPA 34   
 
As illustrated in Figure 7, the subject lands are located within Block Plan C of OPA 34. 
In total, including the Davina Circle Condominium plan, there are 18 properties east of 
the Davina Circle Condominium plan fronting old Bloomington road and four (4) 
properties north of the Davina Circle Condominium Plan that comprise the Block Plan 
(Block C). As illustrated in Figure 2, the majority of properties are designated as ‘Cluster 
Residential’ development in OPA 34, with intermittent pockets of Environmental 
Protection Area, Environmental Function Area and one lot designated as Minor 
Institution. In total, approximately 98 acres of land cover Block C. Gross residential area 
as defined by OPA excludes institutional use areas.  As a result, 92 acres of land are 
subject to the gross residential density calculations of OPA 34 within Block C. At a rate 
of 2 units per acre, a maximum of approximately 184 residential units (92 acres * 2units/ 
acres = 184) are permitted in Block C.  
 
Density 
 
The total Davina Circle Condominium site (YRVLCP No. 1159) has an area of 16.83 
aces (6.8 hectares). As previously mentioned, the Yonge Street South Secondary Plan 
permits a maximum density, averaged over the constrained and unconstrained lands, of 
2 units per acres (5 units per hectare).  As a result, a maximum of 33 units  
(16.83 aces * 2 units/ acre = 33.66 units) could be are permitted on the Davina Circle 
Condominium lands (YRVLCP No. 1159).  The applicant reduced the number of units 
as originally proposed in an effort to preserve larger amounts of open space.  As a 
result, twenty-two units were approved for the condominium application (YRVLCP No. 
1159).  







May 28, 2014 - 6 - Report No. PL14-036          
The subject lands (Unit 22, YRVLCP No. 1159) were originally approved for one (1) 
large single detached unit.  The applicant has applied for a Zoning By-law Amendment 
to allow six (6) row house units, resulting in an overall unit increase of five (5) units on 
the subject lands (Unit 22, YRVLCP No. 1159). In total, the Zoning By-law Amendment 
proposes 27 units on the Davina Circle Condominium lands (YRVLCP No. 1159).  With 
a total condominium site area of 16.83 acres, 27 units falls within the maximum 
permitted density for the Davina Circle Condominium lands (YRVLCP No. 1159). The 
increase in density is in compliance with the density policies of the Yonge Street South 
Secondary Plan.   
 
Old Bloomington Road 
 
Old Bloomington Road previously had access to Bloomington Road East approximately 
80 metres east from the corner of Yonge Street and Bloomington Road East.  Recent 
reconstruction of Old Bloomington Road East has closed the previous access point (to 
Bloomington Road East) and created a new road access approximately 265 metres 
further east.  A new cul-de-sac was recently constructed near 132 Old Bloomington 
Road.  
 
York Region has completed construction of a new access road from the newly 
constructed cul-de-sac to the subject lands. The Town will convey an access easement 
over the portion of newly constructed access road in accordance with the Davina Circle 
Condominium Agreement (YRVLCP No.1159).  
 
The subject lands will front a York Region right-of-way after York Region enacts a by-
law to assume jurisdiction over all of Old Bloomington Road west of the new turning 
circle. York Region staff have been circulated regarding the proposed Zoning By-law 
Amendment.  York Region staff have stated that they have no comments concerning 
the Zoning Amendment and will provide comments at the Site Plan submission stage.  
 
Staff Comments 
 
A preliminary review of the proposed zoning by-law amendment application has been 
undertaken by internal departments and external agencies.  Staff has identified the 
following matters to be addressed in greater detail prior to staff preparing a final report 
for Council’s consideration: 
 


• Final confirmation that the revised layout conforms to the original Environmental 
Impact Study submitted as part of the original condominium application.  


• Updated tree preservation plan and related mitigation measures, including 
compensation planting;  


• Central York Fire Services access route; and, 
• Toronto Region Conservation Authority final approval.  
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Summary of Resident Comments 
 
Through email correspondence, one local resident expressed the following comments 
and concerns regarding the proposed Zoning By-law Amendment application: 


• Negative impact on their property value; 
• Negative impact on the water table; 
• Increased traffic on Old Bloomington Road;  
• Impact on the areas wild life; and,  
• Incompatible with the large residential estate properties of the surrounding area.  


 
SERVICING ALLOCATION 
 
Servicing allocation for the existing 22 units was previously granted by Council on 
October 23, 2007 (Report PL07-115).  The proposed development will require the 
allocation of an additional five (5) units.  
 
FINANCIAL IMPLICATIONS  
 
Financial implications will be addressed when a technical review of the proposal is 
completed. 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 


1. Direct staff to report back to Council addressing any issues that may be raised at 
the Public Planning Meeting; or,  


 
 2. Refusal of the application with an explanation for the refusal. 
 
CONCLUSIONS  
 
The Zoning Amendment application is currently under review by staff.  Staff will 
continue to work with the applicant to finalize all outstanding technical matters, as well 
as comments received from the public and Council raised at the Public Planning 
Meeting.  A comprehensive report with recommendations and options will be presented 
to Council for consideration and direction at a future General Committee meeting.  In 
particular, the zoning by-law amendment applications will be reviewed in accordance 
with the Town’s Official Plan and the Oak Ridges Moraine Conservation Plan and in 
context of existing and future surrounding land uses.  
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