
SPECIAL COMMITTEE OF THE WHOLE  MAY 27, 2002 

OFFICIAL PLAN AMENDMENT 600 
PROPOSED HIGHWAY 400 OVERPASSES IN BLOCKS 32 AND 33 

Recommendation 

The Commissioner of Planning and the Commissioner of Development Services and Public 
Works recommend: 

 
1. THAT this staff report be received and that, based on the contents of this report, the two 

primary road overpasses - one in Block 32 and one in Block 33 – not be deleted from 
OPA 600;  

 
2. That this staff report and resulting Council Minutes be sent to the Region of York for 

information purposes. 

Purpose 

The purpose of this report is to respond to the following Council direction of February 11, 2002: 
 

1. That the deputation, and written submission dated February 4, 2002, of Ms. Elvira Caria, 
Vellore Woods Ratepayers Association, 15 Bunting Drive, Woodbridge, L4H 2E8, be 
received and referred to staff for a report, within forty-five days, addressing the issues 
identified, and outlining the steps and processes required to delete the overpass from 
Block 32; 

2. That the Region of York be requested to widen Weston Road from Rutherford Road to 
Major Mackenzie Drive as part of their 2003 Capital Projects; and 

3. That the written submission of Ms. Nadia Magarelli, Weston Downs Ratepayers 
Association, 81 Blackburn Boulevard, Woodbridge, L4L 7J5, dated February 4, 2002, be 
received. 

 
The following discussion also addresses the two primary road crossings in Block 33 as provided 
in OPA 600, in order to give Council more comprehensive information on this issue. 

Background - Analysis and Options 

At its meeting on February 11, 2002, Council referred the deputation and written submission of 
Ms. Elvira Caria, Vellore Woods Ratepayers Association to staff for a report, addressing the 
issues identified, and outlining the steps required to delete the Highway 400 overpass from Block 
32.  The written submission of Ms. Nadia Magarelli, Weston Downs Ratepayers Association, 
dated February 4, 2002, was also received.   
 
Block 32 is divided by Highway 400 running north-south through the centre of the block, and is 
part of the community of Vellore - Urban Village 1.   
 
In Block 33, west of Highway 400 the lands in the vicinity of both crossing are designated ‘High 
Performance Employment Area’.  East of the highway at the southerly crossing, the lands are 
designated ‘Low Density Residential’. At the northerly crossing the lands are designated ‘Low 
Density’ and “Medium Density Residential/Commercial”. 
 
Land Use Status  
 
The lands in the vicinity of the Block 32 bridge crossing are designated low density residential 
(Block 32 West), and medium density residential/commercial (Block 32 East-Vaughan Centre). 

 



  
 

Ratepayers’ Issues 
 

The ratepayer associations who submitted deputations to Council on Feb. 11, 2002, identified the 
following issues associated with the Block 32 primary road/overpass: 

 
�� The road will be a source of congestion, traffic infiltration and “short-cutting”. 
�� The road will physically divide the community in two. 
�� The road will be a safety hazard in neighbourhoods and near parks and schools. 
�� The road will cause noise, visual and ecological pollution. 
�� The road and overpass will lower property values and encourage loitering. 
�� The road will interfere with the existing access to Canada’s Wonderland, from Rutherford 

Road, and may reroute Wonderland traffic through Block 32 neighbourhoods. 
 
The ratepayer submissions express a preference for widening Weston Road, Rutherford Road, 
Major Mackenzie Drive, and other regional arterial roads, instead of building the overpass.  They 
also note their concerns respecting incorrect or misleading information provided to them 
previously, respecting the proposed road and overpass. 
 
Planning and Engineering Analysis  

 
It is the policy of the Region of York Official Plan (Section 6.1.15):   
 

“to encourage all local municipalities to ensure that continuous mid-concession block 
collector roads are implemented east-west and north-south in all new urban 
developments.”   

 
There is a significant Regional interest in ensuring the adequacy of the transportation network, 
and the arterial network in particular.  York Region also has concerns when local decisions 
respecting the local and primary road network impact upon the operation of Regional roads. 

 
Official Plan Amendment (OPA) 400, identified four primary road crossings of Highway 400 – two 
in Block 32, and two in Block 33 - to accommodate east-west traffic that is expected to increase 
as a result of the implementation of the Plan.  The need for these four Highway 400 crossings 
was originally identified by ENTRA Consulting, the City’s transportation consultants for the OPA 
400 process.  These primary road crossings of Highway 400 facilitate east-west movement but do 
not provide access to Highway 400 from the local road network. 
 
Subsequent decisions have now reduced the number of planned crossings from four to two. 
 
The lands in Block 32 were the subject of OMB proceedings, which resulted in the elimination of 
the northerly Highway 400 crossing in Block 32, by Order of the Board.  This decision is reflected 
on OPA 600, Schedule B.   The remaining bridge crossing in Block 32 is in the southern portion of 
the block, and is intended to join Ashberry Blvd., west of the highway, with a road to be 
determined on the east side of Highway 400.  The Board was satisfied that this primary road 
crossing was sufficient, and satisfied the intent of the Plan. 
 
The block plan for Block 33 East was approved with one primary road crossing of Highway 400 in 
the northern part of the block (America Avenue).  When Block 33 East was approved, it was 
determined that the elimination of one crossing – the southerly crossing at Tiera Avenue - would 
not undermine the Plan’s intent to ensure an adequate road network to address the community’s 
long term transportation requirements.  OPA 600 provides flexibility in terms of the 
implementation of the primary road system, provided that the intent of its policies is maintained.  
Consequently, some approved block plans have provided fewer primary roads than are shown in 



OPA 600. The block plan for Block 33 West, currently in preparation, provides for the northerly 
primary road crossing of Highway 400, but does not provide for a southerly connection.  

 
When the OPA 600 Transportation Review was completed by the City’s transportation 
consultants, Totten, Sims, Hubicki, it concluded that two primary road crossings of Highway 400 
should be protected, one in each of Block 32 and 33, but did not make a recommendation on the 
timing of construction of either overpass.  The Primary Road crossings of Highway 400 were 
recommended for protection as key components of the City’s transportation network, to provide 
proper, balanced traffic flow.  They will enable Vellore residents to travel within their community 
and traverse Highway 400, without having to rely completely on Regional arterial roads which 
mainly carry traffic bypassing the block.  This opportunity is of particular importance in the vicinity 
of Highway 400, where highway crossings within Vellore are currently limited to Rutherford Road, 
Major Mackenzie Drive and Teston Road, and uses such as Canada’s Wonderland and Vaughan 
Mills Mall are expected to generate large traffic volumes for the foreseeable future.  The primary 
road in Block 32 will be designed so as not to interfere with the access to Canada’s Wonderland, 
or permit Wonderland traffic to access the primary road and infiltrate Block 32 via the highway 
crossing. 
 
Unlike the typical 4-lane, mid-block collector roads elsewhere in the City (ie. Ansley Grove Road, 
New Westminster Drive), primary roads (and their highway crossings) will be 2 lanes wide, 
capable of accommodating buses.  They are expected to have a number of stop signs and other 
signs and signals along their routes, thereby limiting vehicle speeds and addressing safety 
considerations.  They will not be designed to accommodate the higher speeds associated with the 
arterial roads, and they will not accommodate high volumes of traffic.  They will operate at speeds 
lower than on a collector road, and should create no more noise, visual or ecological pollution 
than other similar two-lane roads.  The scale of the road will serve to achieve this within the 
community. 

 
The suggested widening of other arterial roads, instead of constructing the primary road 
crossings of Highway 400, is not a viable alternative.  York Region already intends to widen the 
arterials throughout the Vellore community to six lanes each, just to accommodate forecast traffic.  
Further widening to eight or more lanes is not an option, given the limits to the scale of the arterial 
road allowances, the additional private property road dedications which would be required, and 
the urban design implications for the community.  The main impact of eliminating the primary road 
crossing of Highway 400 will be to offer Vellore residents no alternative to the arterials, when they 
wish to cross over the highway. 
 
To remove the Highway 400 bridge crossings in OPA 600, an amendment to OPA 600 would be 
required.  A detailed, over-all transportation planning study will need to be prepared to determine 
the implications of such an action on the traffic requirements of OPA 600, the impacts on the 
Regional Road network, and what new provisions would be required in the Plan to accommodate 
the increase in traffic expected over the Plan’s time horizon.  This process would involve full 
public consultation and would take approximately a year to complete.  No provision for such a 
study has been included in the 2002 Budget, and further requirements could be identified in the 
study, entailing costs exceeding $200,000.  A Class Environmental Assessment (EA) approval 
will be required prior to the construction of the overpasses. Any possible environmental impacts 
associated with these facilities, as well as alternatives to them, will form part of this EA process. 

Conclusion 

In consideration of the above, Staff conclude that the Highway 400 primary road/bridge crossings 
in Block 32 and 33 must continue to be protected, and should remain in OPA 600.  In view of the 
amount of development already in place south of Major Mackenzie Drive in Vellore, the primary 
road crossing in Block 32 is required, and should proceed expeditiously.  North of Major 
Mackenzie Drive, where the block plans west of Highway 400 are not yet approved, the future 
crossing in Block 33 must continue to be protected, and further transportation requirements must 



be included in the next Official Plan Amendment #600 Review.   By then, the City may be in a 
better position to determine when the crossing should be constructed. 
 
However, should Council so direct, the implications of and justification for a decision to remove 
these crossings from the Plan will need to be assessed through a major transportation study 
and/or Class EA. Such a study would be required to determine the transportation infrastructure 
requirements necessary to accommodate future traffic volumes on Regional Roads as well as 
any implications for City streets (including the potential for traffic infiltration into neighbourhoods) 
in their absence. Terms of Reference would be required to retain consultants to undertake the 
study, to determine the requirements necessary to delete the Highway 400 bridge crossings, as a 
basis for commencing a Public Hearing process to amend OPA 600.  An estimated budget of 
$150,000 - $200,000 would be required to undertake this study; depending on its findings, 
additional work and associated costs might also emerge.  These amounts were not included in 
the City’s 2002 budget. 
 
Staff do not support this action, based on recent transportation analysis completed during the 
OPA 400 Review in 2000, which concluded with Council’s adoption of OPA 600. 

Attachments 

1. Written Submission, Vellore Woods Ratepayers Association, dated February 4, 2002 
2. Written Submission, Weston Downs Ratepayers Association, dated February 4, 2002 
3. Schedule “B” to Official Plan Amendment #600 

Report prepared by: 

Wayne L. McEachern, Manager, Policy & Special Studies, ext. 8026   
Paul Robinson, Senior Policy Planner, ext. 8410 
Brendan Holly, Senior Manager, Development Engineering, ext 8250 

Respectfully submitted, 
 
 
 
 
 
MICHAEL DeANGELIS    FRANK MIELE, Commissioner of 
Commissioner of Planning    Development Services and Public Works 

 
 /CM 
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