
COMMITTEE OF THE WHOLE MAY 21, 2002

ZONING BY-LAW AMENDMENT Z.97.062 (REVISED) 
DRAFT PLAN OF SUBDIVISION FILE 19T-97V15 (REVISED) 
ARTIBUS DEVELOPMENT CORPORATION 
REPORT #P.2001.34

Recommendation

The Commissioner of Planning recommends: 

1. THAT Applications for Draft Plan of Subdivision 19T-97V15 and Zoning Amendment on 
Z.97.062 (Artibus Development Corporation) BE RECEIVED AND DEFERRED to a 
future Committee of the Whole meeting for formal disposition and sewage allocation, 
pending availability of servicing capacity for the subject lands. 

Purpose

On June 16, 1997, the Applicant submitted applications for Zoning By-law Amendment (Z.97.062) 
and Draft Plan of Subdivision (19T-97V15) to permit the development of 407 residential units on 
38.8 ha.  The applications have since been revised on March 29, 2001, to propose 183 units on 
12.2 ha on Phase 1, as follows: 

Residential Lots     Number of Lots  Area

Detached (12m frontage)           59 
Detached (13.7 m frontage)           39 
Detached (min. 15 m frontage)             3    

Semi-Detached (min. 7.5 m frontage)         82   _______ 
           183   6.572 ha 

Future Residential       0.119 ha 

Temporary Stormwater Management Pond    2.500 ha 

Roads, Future Roads, Widenings & Reserves    3.005 ha

TOTAL                   12.196 ha 

Background - Analysis and Options

The subject applications have been held in abeyance since 1997, pending determination of the 
planned remediation of the property and the Ministry of the Environment (MOE) acceptance of the 
Groundwater Site Specific Risk Assessment (SSRA) component of the remediation. 

On September 27, 1999, Council considered the peer review report by Decommissioning 
Consulting Services (DCS) respecting the soils remediation plan and resolved that the public 
hearing for the subject applications should only occur once the groundwater Site Specific Risk 
Assessment (SSRA) had been approved by the Ministry of the Environment (MOE).   This 
condition having been met, the Owner submitted revised applications on March 29, 2001 and 
again on June 12, 2001, following the public hearing. 



The subject lands are located on the west side of Weston Road, south of Major Mackenzie Drive, 
in Lot 20, Concession 6, City of Vaughan.  The lands are vacant and have a total area of 38.802 
ha, of which Phase I is 12.196 ha.  The surrounding land uses are as follows: 

North - agricultural (A Agricultural Zone), designated Medium Density 
  Residential/Commercial 
South - draft approved residential (RV3(WS) and RV4 Residential Zones) 
East   - agricultural (A Agricultural Zone), designated Medium Density 

Residential/Commercial 
West  - agricultural (A Agricultural Zone), designated Low Density Residential 

A Public Hearing was held on April 23, 2001, and Council resolved “that any issues identified be 
addressed by Staff in a comprehensive report to the Committee of the Whole.”  No comments 
have been received from the circulation of the notice or at the Public Hearing. 

Official Plan

The lands are designated “Medium Density Residential/Commercial” and “Low Density 
Residential” by OPA #600, and identified as a “Waste Disposal Assessment Area.”  The proposed 
Phase 1 development conforms to the Official Plan.  The portion of the lands adjacent to Weston 
Road is subject to the ongoing Vellore Village District Centre Study, and therefore held in 
abeyance a this time. 

Block Plan

The draft plan of subdivision generally conforms to the Block 39 Plan.  The local road pattern has 
changed slightly from the Block Plan; however, the collector roads remain in the same location.  
New north/south roads have been introduced to accommodate servicing and the revised lotting 
within this phase of development.  The Block 39 Plan will need to be revised to reflect this road 
and lotting pattern. 

The mix of dwellings has changed from the Block Plan with the addition of semi-detached 
dwellings and larger detached lots, and a townhouse block has been replaced with detached lots.  
Staff considers the changes to be in keeping with the Official Plan and the intent of the Block 
Plan. 

Developers Group Agreement

The participating landowners in Block 39 have entered into a Developers’ Group Agreement.  The 
Agreement identifies the costs and obligations to be borne by each of the participating 
landowners within the block plan, which includes but is not limited to the provision of parks, 
feeder roads, stormwater management ponds and municipal services.  This agreement will 
provide for additional parties to become party to the agreement when they develop.  Prior to final 
approval of the subdivision, the Owner must enter into the Block 39 Developers’ Group 
Agreement, to the satisfaction of the City of Vaughan. 

Zoning

The lands are zoned A Agricultural Zone by By-law 1-88.  The appropriate zones for the 
development are as follows: 

RV3 - Residential Urban Village Zone Three, Single Detached Dwelling 

RV4 - Residential Urban Village Zone Four, Semi Detached Lots 

OS1 - Open Space Conservation Zone



The lands would be rezoned to implement the plan as a condition of draft approval. 

Waste Disposal Assessment Area

The subject lands fall within the Waste Disposal Assessment Area as identified in OPA #600 and  
therefore, subject to Section 5.14 policies for “Contaminated or Potentially Contaminated Sites”, 
including the following: 

"Where a site is determined to be contaminated, development will not be permitted until 
the site has been cleaned up in accordance with Provincial criteria and specifications.  
The following policies are applied specifically to the subject lands (Passer Lands): 

(i) Written approval has been received from the MOE that the development 
satisfied the provisions of the Environmental Protection Act; 

(ii) studies have been carried out to the satisfaction of the municipality and 
the MOE that show development can safely take place; 

(iii) studies of gas, leachate and hydrogeology shall be carried out by 
qualified engineers;  

(iv) the City shall be satisfied with the required studies with respect to any 
matter regarding structural stability, safety and integrity of any structure; 
and,

(v) the requirements of the MOE shall have been met." 

The applicant submitted several reports to the Ministry of the Environment (MOE), including an 
Environmental Site Assessment and Final Remediation Report.  On April 5, 2002, the MOE 
acknowledged a Record of Site Condition (RSC), documenting the remediation of the subject 
lands.  On April 18, 2002, the MOE advised that they had completed an audit of the RSC, which 
included a review of the site assessment and clean-up reports prepared in support of the 
statements in the RSC.  The MOE advised that, based on their review of the reports, "we agree 
that the property meets the criteria for use as a residential site, as defined in the Guideline for 
Use at Contaminated Sites in Ontario, July 1996, revised February 1997." 

A portion of the subdivision is subject to a Section 46 approval under the Environmental 
Protection Act.  Section 46 provides no use shall be made of land which has been used for the 
disposal of waste within a period of 25 years after the waste disposal ceased, unless the approval 
of the Environment Minister has been given for the proposed use.  Until this approval is received, 
the zoning by-law cannot be enacted and final approval of the draft plan cannot be given. 

A condition has been included that agreements of purchase and sale contain a notification clause 
advising of the identification of the lands as a waste disposal site, and MOE’s position that the 
property meets the criteria for residential use.  A condition also requires that a copy of the Record 
of Site Condition, MOE letters acknowledging the RSC, and the results of the MOE audit, be 
available in the sales centre for public review. 

Subdivision Design

The proposed plan of subdivision consists of 101 detached lots and 82 semi-detached lots with 
regular lot depths.  The plan includes a 2.5 ha temporary stormwater management pond, a 
.064ha, future road block and a road widening along Weston Road. 



Road allowance widths are in accordance with the City’s alternative design standards.  Streets 
“A” and “B” are 23m wide, being north-south collector roads for the Block 39 Planning area.  The 
remaining streets are local roads, 17.5m in width.  

Density

Official Plan #600 contains the following density policies for Low and Medium Density Residential 
development within the urban villages: 

 Low Density Residential 

�� maximum permitted net density on a site:  22 units per ha 

�� maximum average net density taken across all Low Density Residential areas of 
the Block Plan:  16 to 18 units per ha 

Medium Density Residential/Commercial

�� maximum permitted net density on a site: 17 to 40 units per hectare  

�� maximum average net density taken across all Medium Density 
Residential/Commercial areas of the Block Plan: 25 to 35 units per ha 

The density of Phase 1 of the draft plan is calculated as follows: 

Low Density Residential/road area                         164 units ÷ 8.4 ha = 19.5 units/net ha 

Medium Density Residential/Commercial/road area 19 units  ÷ 1.29 ha = 14.7 units/net ha 

The proposed density for the low density portion of the subject plan, conforms to the Official Plan, 
whereas the proposed density for the medium density portion is considerably lower than the 
established range.  However, the 1.29ha of low density area within Phase 1 is minimal and it is 
expected that Phase 2 will achieve the required medium density residential densities. 

In respect to the broader Block 39 Plan densities, the low density portion is just slightly under the 
20.0 units per ha approved for Phase 1 lands, and also lower than the 21.3 units/ha approved for 
the total land holding. 

Sewage Capacity

On June 12, 2000, Council resolved to reserve sewage capacity from the York/Durham Servicing 
Scheme and water supply from Pressure District No.6 of the York Water Supply System for 300 
units in the subject draft plan, to be allocated upon draft plan approval.  At this time, there is no 
servicing capacity available for this development. 

The subject site will receive sanitary servicing through the existing stub located at the south limit 
of Street ‘A’ (sizes 600mm diameter) through the Antomar lands, in accordance with the M.E.S.P. 
for Block 39.   

Water System

The subject lands are located within service area Pressure District No. 6 of the York Water 
Supply System.  The subject development will be serviced via the existing 400mm watermain at 
the southerly limit of Street ‘A’. 



The M.E.S.P. report identifies a problem with residual pressures during the peak p.m. hour 
conditions within the PD6 network.  The subdivision agreement will provide securities in the form 
of a letter of credit to the City to install booster pumps to each unit, if required, until such time that 
the recommended network improvements to the system are completed. 

Stormwater Drainage

A temporary stormwater management facility on Block 144 is being proposed to service the 14.2 
hectares on the west side of the development since the timing of the ultimate stormwater 
management facility located on Block 252 is not certain.  The temporary stormwater management 
facility will be designed for both quality and quantity control. 

Roads

The streets on the plan shall be designed in accordance with the City’s latest standards and 
criteria as red-lined on the Attachment #2.  Access to the subject lands will be through the 
Antomar Subdivision (19T-97V30) immediately located to the south via Street ‘A’. 

Parkland

The Urban Design Department has calculated the parkland dedication to be 0.61ha, on the basis 
of 1 ha per 300 units.  As there is no parkland in this plan, cash-in-lieu of 0.61 ha will be required.  
Required conditions have been included in Attachment #1, including a requirement to landscape 
the temporary stormwater management pond. 

Region of York

The Regional Municipality of York has advised that they have no objection to the draft plan, 
subject to the allocation of services by the City, and several conditions which are contained in 
Attachment #1. 

Toronto and Region Conservation Authority

The TRCA has advised that they have no objection, subject provision of detailed information 
supporting the proposed site servicing and stormwater management plans, and several 
conditions of draft approval, which are contained in Attachment #1. 

School Boards

The York Region District School Board and Canada Post have no objection to the proposed 
development subject to conditions, which have been included in Attachment #1. 

Conclusion

The proposed draft plan and zoning amendment are considered to be in conformity with the 
designations of OPA # 600, and with the approved Block 39 Plan, and has adequately addressed 
the environmental issues.  OPA #600 requires that servicing capacity be available for, and 
allocated to a plan of subdivision upon draft approval, particularly given that after draft approval, 
lots may be sold to future homeowners and certain works may proceed.  For the foreseeable 
future, there is no sewage capacity available in the York Durham system to service the proposed 
183 units and consequently, the subdivision plan cannot be granted draft approval. 

As such, this draft plan and related zoning application are being forwarded for Council’s 
consideration only.  It is recommended that both applications be received and deferred to a future 
Committee of the Whole meeting immediately after sewage capacity becomes available, for 



formal draft approval, zoning approval and sewage allocation.  Should Committee concur, the 
“Recommendation” of this report can be adopted. 

Attachments

1.  Conditions of Draft Approval 
2. Location Map 
3. Draft Plan – Red-lined May 21, 2002 

Report prepared by:

Todd Coles, Planner, ext. 8634 
Art Tikiryan, Senior Planner, ext. 8212 
Marco Ramunno, Manager, Development Planning, ext. 8485 

Respectfully submitted, 

MICHAEL DeANGELIS     JOANNE R. ARBOUR 
 Commissioner of Planning    Director of Community Planning 
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