SPECIAL COMMITTEE OF THE WHOLE – SEPTEMBER 12, 2011
MODIFICATIONS TO THE VAUGHAN OFFICIAL PLAN – 2010 (VOLUME 1)
RESPONSE TO PUBLIC, GOVERNMENT AND AGENCY SUBMISSIONS
FILE 25.1
Recommendation
The Commissioner of Planning recommends that:
1.

The City of Vaughan Official Plan, Volume 1 (VOP 2010), adopted September 7, 2010 be
modified in accordance with the recommendations set out in Attachment No. 1 to this
report;

2.

VOP 2010, Volume 1 be further modified in accordance with the analyses and
recommendations set out in the section of the report entitled “Key Policy Areas – Analysis
and Recommended Modifications”;

3.

This report be forwarded to the Region of York as the City of Vaughan’s recommended
modifications to VOP 2010, Volume 1 and that the Region be requested to modify the
plan accordingly, as part of the process leading to the approval of the Plan; and;

4.

The Region of York be requested to modify Schedule 9, (VOP 2010, Volume 1) “Future
Transportation Network” to accommodate changes that may result from Council’s
approval of the City’s Transportation Master Plan.

Contribution to Sustainability

Goal 2 of Green Directions Vaughan, the City’s Community Sustainability and Environmental
Master Plan, focuses on the new Official Plan to “ensure sustainable development and
redevelopment”. The description of Goal 2 explains the transformative vision for the new Official
Plan.
Vaughan is committed to sustainable land use. Vaughan Tomorrow, our consolidated
Growth Management Strategy – 2031, has a central focus on creating a cutting-edge
Official Plan that will provide for increased land use densities, efficient public transit,
considerations for employment lands and open space systems, as well as walkable,
human scale neighbourhoods that include services, retail, and an attractive public realm.
The plan will guide the creation of the physical form that will reflect a “complete”
community.
Economic Impact
The Vaughan Official Plan 2010 establishes the planning framework for development throughout
the City to 2031. The Plan, when approved, will have a positive impact on the City of Vaughan in
terms of managing growth and fostering retail and residential intensification and employment
opportunities while fulfilling the City’s obligations to conform with Provincial policies and meet
Regionally imposed targets for residential and employment growth.
Communications Plan
Notice of this meeting has been communicated to the public by the following means:
 Posted on the www.vaughan.ca online calendar, Vaughan Tomorrow website
www.vaughantomorrow.ca, City Page Online and City Update (corporate monthly enewsletter);





Posted to the City’s social media sites, Facebook and Twitter;
By Canada Post to almost 1500 addresses on the Vaughan Tomorrow/Official Plan
Review mailing list, updated to include the parties indentified in the letters directed to the
Region of York; and
To the Official Plan Review e-mail list.

Purpose
To report on and obtain direction on requested modifications to VOP 2010 that have been
identified since its adoption on September 7, 2010. The Council ratified report and recommended
modifications will be forwarded to the Regional Municipality of York with the request that the
modifications be incorporated into VOP 2010 as part of the Region’s official plan approval
process.
Background – Analysis and Options
Location
The new Official Plan applies to all lands within the City. VOP 2010 is composed of two volumes.
Volume 1 contains city-wide policies; and Volume 2 contains the secondary plans resulting from a
number of focused area studies, existing area specific secondary plans that require recognition
and site specific policies applicable to a number of sites or areas, which require more detailed
planning policies. This report deals with Volume 1 of VOP 2010. Volume 2 policies, including the
secondary plans, will be addressed in a separate report to follow.
Adoption of VOP 2010
An extensive public and agency consultation process was undertaken during the development of
VOP 2010. This included public meetings, events (e.g. the Speakers Series), community
outreach (the workshops) and the publication of studies, reports and information pamphlets.
Continuous updates and posting of events was provided on the City’s growth management
website, www.vaughantomorrow.ca.
The process leading up to adoption of the plan, after the preparation of the draft VOP 2010, is set
out below:









The draft VOP 2010 was released for public comment on April 27, 2010;
On May 3, 2010 the Statutory Open House was held, followed by the Public Hearing on
May 17, 2010;
A Special Committee of the Whole Meeting was scheduled for July 28, 2010 to consider
public input received after the Public Hearing;
Each of the five Secondary Plans was subject to its own separate public consultation
process including a number of community consultation meetings. Statutory Open
Houses were held, one in each Ward, on April 7, 12, 14, 19 and 22, 2010. The five
focused area studies have resulted in draft Secondary Plans, which were the subject of
individual Public Hearings on June 14, 2010;
Notification of all the open houses and public hearings was provided to the public via
emailing, direct mailing and newspaper advertising in keeping with the notification
policies of Council and the requirements of the Planning Act;
Amendments to Volume 1 resulting from comments received after the public hearing
were considered at a Special Committee of the Whole meeting on July 28, 2010 at which
the public was allowed to make deputations;
Recommended changes coming out of the July 28, 2010 Committee of the Whole
meeting and a follow-up Committee of the Whole meeting on August 31, 2010 were
incorporated into Volume 1 of VOP 2010.

On September 7, 2010 Council adopted Volumes 1 and 2 of VOP 2010 including the five
Secondary Plans that originated with the focused area studies. The Secondary Plans included:
The North Kleinburg-Nashville Secondary Plan; the Yonge-Steeles Corridor Secondary Plan; the
Vaughan Metropolitan Centre Plan; the Woodbridge Centre Secondary Plan; and the West
Vaughan Employment Area Secondary Plan.
The Approval Process
The Regional Municipality of York is the approval authority for the City’s Official Plan. Upon
adoption of VOP 2010, the City forwarded Volumes 1 and 2 and the five Secondary Plans to the
Region of York to initiate the approval process. The Region has undertaken its circulation of VOP
2010 to the prescribed authorities and public bodies to identify potential objections or modification
requests. In addition, the Region has been accepting requests for modifications and Notices of
Decision from the public and landowner interests. The Region has provided the City with the
originating correspondence from the respondents. In order for the Region to make a decision on
the approval of VOP 2010, it has requested the City of Vaughan’s input on the disposition of the
modification requests prior to finalizing its decision.
In addition to addressing modification requests emerging from the Region’s process, this report
will also address a number of changes to policy that have been identified by staff, which will serve
to clarify the plan. Similarly, staff will also make recommendations on changes to the mapping
schedules that have been identified by both the public and staff that will serve to improve their
accuracy and usability.
Upon receiving Council direction on the modifications, this report and the Council minutes will be
forwarded to the Region as the City’s position. This will allow Regional staff to complete their
analysis of Volume 1 VOP 2010, taking into consideration the City’s position, and issue a Notice
of Decision. It is anticipated that the Region will be in a position to issue the notice late this year
or early in 2012.
Modifications to Volume 2, including the five Secondary Plans, will be dealt with at a future
Committee of the Whole meeting and will be forwarded to the Region to allow for the completion
of the Regional review. A report to Committee of the Whole is anticipated in the NovemberDecember 2011 timeframe, which will allow the Region the opportunity to deal with Volume 2 and
the Secondary Plans early in the new year.
It is recognized that opportunities for further modifications to Volume 1, after Council’s
consideration of these modifications, will be limited. As such, there may be issues that will not be
resolved prior to the Region’s approval of the new Official Plan. This may result in appeals, which
may ultimately have to proceed to the Ontario Municipal Board for adjudication. It is expected
that certain issues will not be resolved to the satisfaction of the City and the parties. However,
when appeals are received there is still the opportunity for settlement negotiations in advance of a
hearing, which would assist in limiting the number of appeals and the duration of hearings.
Efforts have been made to resolve outstanding concerns including discussions with a number of
landowner interests.
Analysis of Submissions
To further the analysis of the modification requests, staff from the City and the Region have
worked in cooperation to resolve the issues raised in the various responses. A number of joint
meetings with Regional and City staff and respondents, including public bodies and landowner
interests were held. This process included extensive consultations with the TRCA. City staff has
also met individually with respondents to better understand their issues.
In analyzing the submissions and preparing recommendations a number of objectives were taken
into consideration. These included maintaining the principles of the new Official Plan, ensuring

continuing conformity with senior level policy direction (e.g. the Regional OP and the Places to
Grow plan) and ensuring adherence to sound planning principles.
Staff has reviewed approximately 120 written submissions from landowners, public agencies and
government bodies, the development industry and citizen and interest groups in response to VOP
2010. It is noted that not all of the responses specifically address Volume 1 policies. Some
pertain to the Secondary Plan Areas (e.g. the VMC) or areas identified for further study (e.g.
Centre Street). These have been acknowledged on the response matrix for resolution through
other processes. Where planning applications have been submitted for affected properties, it has
been acknowledged in the matrix and no recommendation is provided, pending the outcome of
the planning application. If the application is approved prior to adoption, a modification to the
Plan will be requested to reflect the outcome of the process.
Some of the submissions request a Notice of Decision from the Region of York, at the time of the
Region’s approval of the Plan. Others are provided in the way of comments and others request
specific modifications to the Plan. Each modification request was considered on its merits and
where necessary, recommendations have been provided on appropriate responses and actions.
In addition, staff has identified areas where changes should be made to the plan. Such City
initiated changes will also need to be considered and incorporated.
To ensure an efficient and thorough analysis, staff established a template for the evaluation of the
submissions. The template forms the basis for Attachment No. 1, which sets out the
recommended responses. Also attached, forming Attachment No. 4, is the originating
correspondence. Each piece of correspondence in Attachment No. 4 is referenced by an item
number to correspond with the response in Attachment No. 1 to allow for a detailed review of the
source material.
The Review Template
The responses in Attachment No. 1 are presented in matrix form in the following manner:
Part A: Index of Correspondence for Part B identifying each respondent by way of :
 An Item number;
 The Submission Date of the originating correspondence;
 The Name of the respondent;
 The Subject/Location.
Part B: Vaughan Official Plan 2010 (Volume 1) - Summary of Respondents Requests/Staff
Comments and Recommendations setting out:
 The Item number corresponding to the number in the Index of Correspondence in Part A;
 The Submission date and proponent identification;
 The Issue raised in the response to the OP as summarized by staff;
 The staff Comment on the submission;
 The staff Recommendation to Council on further action.
Part C: Vaughan Official Plan 2010 (Volume 1) - Regional Municipality of York
Requests/Staff Comments and Recommendations:
- Section 1: General Modifications;
- Section 2: Chapter 3 “Environment” and Related Modifications; setting out in each:
 The Section where the affected policy is located;
 The Issue raised in response to the OP as summarized by staff;
 The staff Comment on the submission;
 The staff Recommendation to Council.

It is noted that the Region of York’s issues pertaining to Section 3 “Environment” of VOP
2010 are dealt with in Part D, to allow for their coordination with the TRCA’s proposed
modifications.
Part D: Vaughan Official Plan 2010 (Volume 1) - Toronto and Region Conservation
Authority Requests/Staff Comments and Recommendations identifying the affected policy,
the requested modification and the recommended response.
Part E: Vaughan Official Plan 2010 (Volume 1) - Mapping and Recommended Changes
setting out:
 The Schedule number;
 The Item number;
 The Submission; and
 The staff Recommendation.
Part F: Vaughan Official Plan 2010 (Volume 1) - City Staff Comments and
Recommendations setting out:
 The Issue raised;
 The staff Comment; and
 The staff Recommendation.
It is noted that where a staff comment is making the same point as an external respondent, the
external respondent issue, comment and recommendation will stand for both. It is further noted
that issues related to areas covered by a Secondary Plan will be addressed as part of the
modifications in the forthcoming report on Volume 2.
In applying the template the following general principles were adopted:





Each submission has been evaluated on its merits and a response has been provided in
Attachment No. 1;
Where there are multiple submissions pertaining to one property/properties or
issue/issues from a single person, firm or agent they may be grouped for the purposes of
providing a single response (e.g. two submissions sent by an agent pertaining to a single
property); and
Where there are multiple submissions pertaining to one property/properties or
issue/issues from more than one person, firm or agent they may be grouped for
convenience or have a single response.

Attachment No. 4 has been prepared to allow for public review of the originating correspondence,
which forms the basis for the summarized “Issues” in Attachment No. 1. The summary of the
issues is the City staff synopsis of the matters raised in the correspondence. Attachment No. 4
will allow the reader access to the respondent’s complete submission.
Due to the length of Attachment No. 4, it is not included as part of the printed agenda. A printed
copy has been placed in the City Clerk’s Department for public review. Digital versions of
Attachment No. 4 have been provided to the Mayor and the Members of Council.
Attachments No. 1 through 4 to this report will form part of the public record on Volume 1 of the
City of Vaughan Official Plan 2010 and will be forwarded to the Region of York as part of the
approval process under the Planning Act.
Submissions Received
Approximately 120 written submissions have been received. The majority of the responses
pertain to Volume 1. Generally, they have identified concerns about how the policies and land

use designations affect specific properties. Other responses pertain to general policy issues
having City-wide implications. Also included are the responses from various government bodies
and public agencies.
The remaining responses are divided amongst the Secondary Plans, pertain to lands that are
currently under study (e.g. the Thornhill Centre St. Study) or are related to Volume 2 of the Plan.
These have been recorded in Attachment 1, Parts A and B and will be dealt with in a future report
to Council.
Key Policy Areas – Analysis and Recommended Modifications
In addition to the matters addressed in Attachment 1, there are a number of policy areas that
require either a specific action, an update or further explanation. These issues are discussed
below. Where necessary, a staff recommendation on specific modifications is provided. Such
modifications will be incorporated into the Plan with the modifications originating in Attachment 1
as per the “Recommendation” section of this report.
a)

Urban Boundary Expansion

The Urban Boundary Expansion area encompasses Block 27, bounded by Jane Street, Kirby
Road, Teston Road and Keele Street; and Block 41, bounded by Weston Road, Kirby Road,
Teston Road and Pine Valley Drive. The blocks are shown on Schedules 13 and 13-H and 13-I
as “New Community Areas”. These areas accommodate the City’s need for additional
Community Land (480 ha) to 2031. This is the basis for the expansion beyond the current urban
boundaries, as established in OPA No. 600, and into the Places to Grow Plan’s “White Belt”.
The public raised a number of concerns over the planned expansion into the White Belt during
the plan development process. These were addressed in the staff report that was prepared for
the July 28, 2010 Special Committee of the Whole meeting.
Subsequently, the Region of York adopted Regional Official Plan Amendment No. 2 (ROPA 2) on
September 23, 2010, for the purposes of expanding the “Urban Area” designation in the City of
Vaughan. The ROPA 2 Urban Expansion Area corresponds to the City’s Blocks 27 and 41 New
Communities Area.
Vaughan’s Official Plan must conform to the Regional Official Plan. ROPA 2 has been appealed
to the Ontario Municipal Board (OMB). A hearing date has not been set for ROPA 2. The basis
for the appeal is non-conformity with Places to Grow, the Growth Plan for the Greater Golden
Horseshoe.
b)

Timing of the Initiation of the Preparation of the Secondary Plan for the New Community
Areas (Blocks 27 and 41)

On January 11, 2011, Committee of the Whole considered a resolution that recommended the
“Removal of the Urban Boundary Expansion for Residential/Commercial (i.e. New Community
Areas) from the New Official Plan”.
Committee of the Whole received the resolution and directed that the matter be referred to the
Commissioner of Planning for a general report to the Council meeting of January 25, 2011; and
further provided: “That the general principle will apply that no studies shall be undertaken with
respect to New Community Areas outside the current urban boundaries until the 6 required
Secondary Plan Area plans within the urban boundary, are completed.” The adopted VOP 2010
did not contain policies governing the timing of initiation for the Secondary Plan for the New
Community Areas.

A report was prepared for the January 25, 2011 Council meeting which identified a number of
policy options. Upon consideration, Council adopted the following motion:
That the New Communities Areas Secondary Plan proceed after five of the required
Secondary Plans have been substantially advanced as defined in the staff report
excluding the Jane Street and Major Mackenzie Drive Secondary Plan; and
That the Natural Heritage Inventory Study be completed before the New Community
Areas Secondary Plan is undertaken.
In order to implement Council’s direction, it is recommended that the following policy be added to
to Section 10.1.1:
In order to achieve orderly, managed growth and development, it is the policy of Council
that the preparation of the New Community Areas Secondary Plan will only proceed:
After five of the required secondary plans identified under the heading “Required
Secondary Plan Areas”, as shown on Schedule 14-A, “Areas Subject to Secondary
Plans” have been substantially advanced; and the Natural Heritage Network Study has
been completed. For the purposes of this policy, “substantially advanced” means that the
secondary plans have proceeded to a statutory public hearing under the Planning Act.
The recommended policy deletes the reference to the “Jane Street and Major Mackenzie Drive
Secondary Plan” (OPA 715 – Health Care Campus Centre). At the time Council considered this
issue it was uncertain as to the timing of this secondary plan as its progression depended on the
circumstances surrounding the timing of the hospital and the campus of care. It could have been
well into the future. Things have moved quickly with the hospital and the City has initiated an
amendment to OPA 715, which would complete the secondary planning for this amendment
area. The public hearing is anticipated in October, 2011. Because of this, the “Jane Street and
Major Mackenzie Drive Secondary Plan” can be included as one of the secondary plans that need
to be substantially advanced.
It is noted that there have been requests for modifications filed with the Region to change the
policy direction established by Council on January 25, 2011. Representatives of Blocks 27 and
Block 41 (the New Community Areas) are working to demonstrate that the housing uptake over
the next five to ten years will require more supply of certain types of housing in the short-term.
The owners have also demonstrated that natural heritage constraints will reduce land available
for development. Staff is meeting with the representatives of the owners and the Region to
discuss these issues.
The New Community Areas Secondary Plan can only be undertaken once the appeals at the
Ontario Municipal Board regarding the Urban Boundary Expansion Areas have been resolved
and VOP 2010 is in effect. The earliest that staff anticipate that this could be accomplished would
be Spring 2013. It is expected that the Secondary Plans and NHN Study will be substantially
advanced/completed prior to or in advance of the resolution of the appeals to the VOP 2010.
Therefore, staff anticipates that the requirement to have five of the Secondary Plans and the
Natural Heritage Network (NHN) Study completed will not be an impediment to beginning the
preparation of the New Community Areas Secondary Plan.
c)

Natural Heritage Issues: Toronto and Region Conservation Authority and Region of York
Comments - Modifications to and Restructuring of Section 3 “Environment”

The Toronto and Region Conservation Authority (TRCA) and the Region of York have both
provided comments in respect of natural heritage and environmental issues. The TRCA
comments and the staff responses and recommendations are found in Part D of Attachment 1.
The Region’s comments on natural heritage issues are addressed in Attachment 1 under “Part C:
Section 2 – Chapter 3 “Environment” and Related Modifications”. The Region of York’s

comments on natural heritage and environmental issues have been coordinated with the TRCA
comments and are reflected in the revised Section 3 “Environment” that forms Attachment No. 2
to this report. The recommended changes also have an impact on other sections of the Plan.
Overall, the alterations to the policy regime are consistent with the Region of York and TRCA
recommended policies.
The implementation of these policies remains a concern to owners in respect of the Regional
Official Plan. Staff will monitor and participate in discussions with the Region to determine if VOP
2010 policies need to be adjusted to reflect the outcome of OMB deliberations regarding natural
heritage policies.
The more significant structural changes to Section 3 address conformity issues regarding the
Greenbelt Plan and Oak Ridges Moraine Conservation Plan (ORMCP). All relevant Greenbelt
Plan policies are included in Section 3 with the exception of the consent policies, which are
interpreted in Section 9 with respect to the Agricultural designation. All ORMCP policies
regarding the designations of the Natural Core Areas, Natural Linkage Areas, Countryside Areas,
and Settlement Areas will be located in Section 9. ORMCP policies regarding key natural
heritage features and hydrologically sensitive features remain in Section 3. The other main
structural change to Section 3 brings together the existing policies addressing groundwater
protection, hazardous lands and hazardous sites, flooding hazards, Special Policy Areas,
stormwater management and erosion and sediment control in a sub-section on water resources,
which is consistent with the structure of Section 2 of the York Region Official Plan.
Modifications to individual policies provide clarity and bring the policies into better conformity with
one or more of the Provincial Policy Statement, the Greenbelt Plan, the ORMCP, regulations
under the Conservation Authorities Act, and the York Region Official Plan. This includes adding
terms in the Definitions section (Section 10.2.2).
The means of delineating the Natural Heritage Network boundary remains consistent with the
original version of the Plan. The VOP 2010 defines a Natural Heritage Network (NHN) for the
City, identified on Schedule 2, which is consistent with Section 2 of the PPS. Refinement of the
NHN is an ongoing process. Establishing the precise limits of the NHN, and any additions to the
NHN, will be based on appropriate studies submitted and reviewed as part of the development
approvals process or through approved studies carried out by the City, Region, the Toronto and
Region Conservation Authority or other government agencies. An important component of that
work will be the preparation of the Natural Heritage Network Study. Phase 1 of the Study is
planned to commence in the latter part of 2011. It will provide an important scientific basis for
establishing the boundary when considering development submissions.
d)

Region of York Modifications

The Region of York has focused its comments on the protection of Regional and Provincial
interests such as the Provincial Plans (e.g. Places to Grow) and conformity with the new Regional
Official Plan and its supporting Master Plans. The Region’s general comments and the staff
responses and recommendations are found in Attachment 1 under Part C- Section 1 “General
Modifications”. The majority of changes reflect the need for minor technical or policy changes.
However, a few issues resulted in further consultation between City and Regional staff and
modifications to the Plan. These include:
i.

Key Development Areas

The York Region Official Plan defines Key Development Areas as intensification areas on
Regional Corridors. They are to be focused on existing and planned rapid transit, have the
highest densities and mix of uses on the Regional Corridor and are identified and planned by the
local municipalities.

The York Region Plan requires that local municipalities establish Key Development Areas and
other forms of intensification along Regional Corridors, which will support an overall long-term
density target of 2.5 FSI. The Regional Corridors in Vaughan are Yonge Street and the Highway
7-Centre Street-Bathurst Street Corridor. It further provides that secondary plans be prepared for
key development areas like planned subway stations outside of the Regional Centres (i.e. the
VMC), lands adjacent to Transit Terminals (including GO) and Gateway Hubs and other key
development areas identified by the local municipality.
VOP 2010, as adopted, does not identify Key Development Areas. The Region has requested
that Key Development Areas be incorporated into VOP 2010, in conformity with the Region’s
Plan. Many of the objectives pursued by the Key Development Area policies are already
addressed by the City’s Urban Structure and Secondary Plans which form part of the City’s
intensification strategy.
However, Key Development Areas can be incorporated into the City’s intensification hierarchy.
Rather than identifying specific Key Development Areas, it is recommended that they be
recognized in the Plan, however, no specific sites would be identified. Policy would be added to
VOP 2010 to provide the opportunity to identify Key Development Areas through a secondary
planning process. This would integrate seamlessly with the City’s intensification strategy and
provide a degree of flexibility to address issues as they arise.
Therefore, it is recommended that VOP 2010 be modified by adding the following policy after
“Local Centres” and before “Primary Intensification Corridors” in Section 2.2.5 “Intensification
Areas”.
Key Development Areas
Key Development Areas are provided for in the York Region Official Plan and are
intensification areas on Regional Corridors, which are to be identified and planned by the
local municipalities as part of their intensification strategies. In the City of Vaughan’s
intensification hierarchy, Key Development Areas will inform and complement the
planning for Primary Centres and Local Centres identified along the Regional Corridors
and support the long-term density, land use and urban design objectives for the
Corridors. Specific Key Development Areas beyond those provided for in the Region of
York Official Plan have not been identified.
It is the policy of Council:
2.2.5.X

That Council may identify Key Development Areas and require the
preparation of a Secondary Plan for the Key Development Area consistent
with the requirements of the York Region Official Plan and Policy 10.1.1.1
hereto.

2.2.5.X

That for the purpose of interpreting, and in addition to the York Region
Official Plan, Key Development Areas in the City of Vaughan may include
properties that front directly on the street forming the Regional Corridor. For
clarity, properties that are rear-lotted against a Regional Corridor, or those
that have frontage on a window street parallel to a Regional Corridor, are
generally not considered appropriate for intensification unless a secondary
plan has been prepared to recognize land consolidation opportunities and the
Key Development Area policies do not apply.

2.2.5.X

That in identifying Key Development Areas, planned locations and densities
of such areas will be consistent with the policies of Section 5.4 (Regional
Centres and Corridors), paragraphs 31-33 of the York Region Official Plan.

2.2.5.X

That Key Development Areas shall be planned to provide for densities that
contribute to the overall long-term density target of a 2.5 floor space index for
the Regional Corridor.

In addition, the necessary changes shall be made to Section 2.2.5 to incorporate the addition of
Key Development Areas, including Figure 6 “Intensification Areas”.
ii.

Conversion of Employment Land to Alternative Uses

The Region of York has noted that a number of site specific re-designations from “Employment”
to “non-employment” uses have not been justified by Hemson Consulting in their employment
land use conversion review report entitled “Housing Analysis and Employment Land Needs (April
2010)”.
The conversion from employment use to a non-employment use requires compliance with Section
2.2.6.5. (Employment Lands) of the Growth Plan for Greater Golden Horseshoe. In order to
comply with the Provincial requirements an analysis must demonstrate:
a)
b)
c)
d)
e)
f)

there is a need for the conversion;
the municipality will meet the employment forecasts allocated to the municipality pursuant
to this Plan;
the conversion will not adversely affect the overall viability of the employment area, and
achievement of the intensification target, density targets, and other policies of this Plan;
there is existing or planned infrastructure to accommodate the proposed conversion;
the lands are not required for the long term for the employment purposes for which they
are designated; and,
cross-jurisdictional issues have been considered.

As an extension of the “Housing Analysis and Employment Land Needs” report, the sites
identified in below, will be reviewed in conformity with Section 2.2.6.5. of the Growth Plan for the
Greater Golden Horseshoe. The parcels identified include:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Jane Street Corridor (between Applewood Crescent and Rutherford Road);
Steeles Avenue Corridor (east of the Humber River to Jane Street, and east of Keele
Street to Dufferin Street);
Lands south of Langstaff Road, east of Weston Road;
77 Woodstream Blvd (south of Highway 7);
Lands immediately north of Major Mackenzie, west of McNaughton Road (adjacent to
Maple GO station);
South east quadrant of Langstaff Road, and Highway 27;
Lands north of Rutherford Road, east of Melville Road (Vaughan Joint Operations
Centre);
Lands east of Dufferin Road, north of Racco Parkway;
Lands on the west side of the Highway 7 and Highway 27 interchange.

The additional review will be included in a report entitled “Employment Land Conversion Report”
and will be undertaken by Hemson Consulting (the authors of the originating report). The results
of this assessment and the final recommendations for these lands will be included in an additional
information (addendum) item to Special Committee of the Whole on September 12, 2011.
e)

The GTA West Corridor Individual Environmental Assessment (IEA)

The Ministry of Transportation is currently conducting an Individual Environmental Assessment to
establish future transportation infrastructure needs to 2031 within a study area that extends from
Highway 400 to Guelph. The IEA will identify measures that will provide better linkages to the

Urban Growth Centres in the Provincial Growth Plan (Places to Grow), generally between
Downtown Guelph and Highway 400 in Vaughan.
The IEA is being conducted in two stages. Stage 1 is embodied in the draft “Transportation
Development Strategy Report” (March 2011), which is awaiting approval from the Minister of
Transportation. Stage 2 will examine the route location for a new Provincial Highway/Transitway
through the “Preliminary Route Planning Study Area”. Stage 2 will start when the Ministry of the
Transportation has approved the Transportation Development Strategy Report and the required
consulting services have been retained to undertake the necessary route planning and
preliminary design studies. Commencement of the studies is also dependent on the Provincial
budget.
The Preliminary Route Planning Study Area has an impact on a large portion of the northwest
quadrant of the City, extending from Highway 400 on the east to Highway 50 on the west. The
extent of this area is shown on Attachment No. 3. The Ministry of Transportation proposes to
work with the Ministry of Municipal Affairs and Housing and the municipalities to protect the land
for the new transportation corridor from encroaching development to the end of Stage 2. Given
the uncertainties surrounding the timing of the approval for Stage 1 and the process required to
initiate Stage 2, it will likely be a minimum of three years before a preliminary recommended
alignment is selected.
The Preliminary Route Planning Study Area was established to maximize opportunities for route
generation so that a reasonable number of alternatives can be developed. The alternatives are
intended to address: meeting MTO Geometric Design Standards, minimizing impacts to key
natural features; avoiding built-up areas; providing sufficient area adjacent to crossings of key
natural features to provide for alternative crossings; minimizing impacts to approved municipal
plans; and providing connections to existing and planned transportation facilities.
On June 28, 2011 Council expressed its concern with the alignment by adopting the following
resolution:
That this Council requests MTO to provide the City with information supporting the
routing of the proposed GTA West Corridor through this Municipality specifically and York
Region generally, to ensure that it will follow a route with the least socio/economic and
environmental impact and be reflective of the Provincial Framework/Guidelines.
Currently, Policy 4.2.1.9 of VOP 2010 provides that it is the policy of Council: To work with York
Region and the Province to protect, as appropriate, potential alignments for the GTA West
Corridor and the future extension of Highway 427.”
The Region of York has yet to receive comments from the Ministry of Municipal Affairs and
Housing on whether this language is acceptable. However, it is consistent with the language in
the Region’s Official Plan and is expected to be consistent with the policies recently approved by
the OMB for OPA 637.
f)

OPA No. 637 – The Vaughan-400 North Employment Area Secondary Plan

On August 3, 2011 OPA No. 637 was approved by the Ontario Municipal Board. The final Plan
will be incorporated into the new Official Plan as an area specific official plan as Section 11.4. of
Volume 2. The adopted version (September 7, 2010) of Section 11.4 will be rewritten to reflect
the Board approved Plan. This will be addressed through the Volume 2 report.
The GTA West Corridor Preliminary Route Planning Study Area has an impact on the OPA 637
area. The Ministry of Municipal Affairs and Housing attended the OMB Hearing to ensure that the
development of the Vaughan 400 North Secondary Plan would not preclude or predetermine the
findings and requirements of the GTA West Corridor IEA. This included potential constraints on

the routing of the corridor and the protection of land for the future location of interchanges and
other accesses.
At the request of the Province, a series of protective policies were introduced into OPA No. 637.
As a result, the Plan identifies a “GTA West Transportation Corridor Protection Zone”. The
following corridor policies were applied:



Development within the Corridor Protection Zone shall not be approved. Development
includes the approval of any planning applications (i.e. official plan, site plan, zoning,
holding by-laws, subdivisions and block plans;
The review of development applications shall occur as follows:






The application is premature unless the Province has provided formal written notice
that the lands have been released from the required area;
If the application is premature, the City shall notify the applicant that the application is
premature and it will be held in abeyance until the lands are released by the
Province;
If there is any uncertainty over whether lands have been released, the Province will
confirm whether the lands have been formally released;
If there is a disagreement by any affected party about whether lands should be
released, then the City, the Region and the Province will consult with each other to
resolve the issue as soon as practicable;
The Province will formally notify the City and the Region when specific lands may be
released for development.

It is expected that the policies applied to the OPA No. 637 area will inform the GTA West Corridor
Study Area preservation policies ultimately applied to VOP 2010 and the affected Secondary
Plans. This would include the Huntington Road community of the North Kleinburg-Nashville
Secondary Plan and the Block 66 portion of the West Vaughan Employment Area Secondary
Plan. This will become clearer when the Ministry of Municipal Affairs comments are available.
Any necessary policy adjustments in the Plan will be developed in consultation with the Region of
York.
g)

Creating New Employment Opportunities on Surplus Provincial Lands: Removal and
Redesignation of Infrastructure Ontario Lands (formerly the Ontario Real Estate
Corporation) from the Parkway Belt West Lands and Redesignation to Employment –
Southeast Quadrant of the Intersection of Highway 407 and Keele Street

The recently completed Environmental Assessment (EA) to identify the preferred alignment for
the proposed Highway 407 Transitway, and the final Environmental Project Report (EPR),
determined that the transitway should run along the north portion of the larger provincially owned
parcel at the southeast corner of Highway 407 and Keele Street. The remainder of the corner
lands, approximately 10 acres located on the southerly portion of the corner parcel, has been
determined to be unencumbered. As a result of the conclusions of these studies, Infrastructure
Ontario has applied to the Ministry of Municipal Affairs and Housing (MMAH), to remove the
surplus lands from the Parkway Belt West Plan. It is anticipated that the process for removing the
lands will be completed by September of 2011.
Infrastructure Ontario has subsequently requested in correspondence to the Region (June 30,
2011), that given the imminent change in status of the subject lands, the parcel be designated
“Prestige Employment” in Volume 1 of the VOP 2010 on Schedule 13, Land Use; and
“Employment Area” on Schedule 1 Urban Structure. The proposed designations are appropriate
given the land use context; and the addition of this new employment area will augment the
employment land supply in the City of Vaughan.

In consideration of the request from Infrastructure Ontario, it is recommended that VOP 2010 be
modified by:
Designating the subject lands “Employment Area” on Schedule 1 “Urban Structure” and
“Prestige Employment” on Schedules 13 and 13R “Land Use” on confirmation that the
lands have been removed from the Parkway Belt West Plan.
Identification of Area Specific Plans (Secondary Plans) on the Land Use Schedules

h)

Schedules 14 A-C identify areas that are subject to official plan policies that have been derived
from area specific secondary plans or site specific development applications. The policies
pertaining to these lands are contained in Volume 2 of the Plan. Policy 10.2.1.7 provides that
where the policies of Volume 1 of the VOP 2010 conflict with the policies of Volume 2, the
Volume 2 policies shall prevail.
The Land Use Schedules (Schedule 13 and 13A through 13T) do not identify the lands subject to
the Volume 2 Area Specific Secondary Plan policies. Instead, it applies a land use regime that
adapts the standard VOP 2010 designations to the subject lands. The concern has been raised
that this approach does not provide the reader with sufficient information and they may rely solely
on the land use schedule and Volume 1 for their interpretation of the permitted uses, densities
and building heights. This could result in a mistaken interpretation. Staff concurs and it is
recommended that:



i)

On the Schedule 13 Land Use schedules, the lands subject to approved area specific
Secondary Plans be identified along with a reference to the pertinent section of Volume
2; and no land use information be provided for the subject secondary plan areas; and
A general advisory notice be placed on the Section 13 Land Use Schedules advising
readers to check Schedules 14A-C for the location of area and site specific policies.
Incorporation of Official Plan Amendment Applications Approved/Adopted by Vaughan
Council between September 7, 2010 and the Final Approval of the Vaughan Official Plan

Schedule 14 is designed to identify where area and site specific Official Plan policies are needed
to preserve some aspect of the planned development for those lands that is not covered in the
new Official Plan. Schedule 14 reflects the situation as of September 7, 2010. However, before
the final approval of the new Official Plan, a number of Official Plan amendment applications will
have either been approved or the actual amendment adopted by Council. It will be necessary to
incorporate all such changes to the Official Plan upon their approval. Unless the amendment
conforms to the policies of Volume 1, it will need to be accommodated in Volume 2 and
acknowledged on Schedule 14.
Therefore, it is recommended that a provision be added to Policy 10.2 “Interpretation” that would
recognize all Official Plan Amendment applications either approved or amendments adopted by
Vaughan Council prior to the final approval of the New Official Plan. On their approval by the
Region of York/Ontario Municipal Board such amendments be incorporated into the new Official
Plan as part of Volume 1 or Volume 2, as appropriate. The following policy is recommended:
Any Official Plan Amendment application approved or amendment adopted by Vaughan
Council prior to the approval of this Plan, shall be incorporated into this Plan, without
further amendment, upon the amendment’s approval by the Region of York or the Ontario
Municipal Board.
j)

Enhancing Protection for the City’s Older Established Residential Areas

The City has a number of older, established neighbourhoods which distinguish themselves by
their large lot, architectural, historical and/or landscape character. These areas are often core

elements of the City’s founding communities of Thornhill, Kleinburg, Maple and Woodbridge.
Such areas include the R1V Old Village Residential Zone, the R1 Residential Zone and the
Heritage Conservation District Plans. Concerns have been raised that the existing policies of
VOP 2010 may be insufficient to protect these areas from incompatible development, possibly
resulting from severances, zoning by-law amendments or minor variances. Reinforcing the
current policies to emphasize the importance of these areas and the identification of the
characteristics that are critical to their preservation will assist in defending these areas against
inappropriate development and in developing future zoning standards. It is recommended that
policy 9.1.2.2 h. be deleted and a new policy 9.1.2.3 be added as follows:
Within the Community Areas there are a number of older, established residential
neighbourhoods that are characterized by large lots and/or by their historical,
architectural or landscape value. They are also characterized by their substantial rear,
front and side yards, and by lot coverages that contribute to expansive amenity areas,
which provide opportunities for attractive landscape development and streetscapes.
Often, these areas are at or near the core of the founding communities of Thornhill,
Concord, Kleinburg, Maple and Woodbridge; and may also be part of the respective
Heritage Conservation Districts. In order to maintain the character of these areas the
following
policies shall apply to all developments within these areas. (e.g. land
severances, zoning by-law amendments and minor variances) based on the current
zoning; and guide the preparation of any future City-initiated area specific or
comprehensive zoning by-laws affecting these areas.
a. Lot frontage: In the case of lot creation, new lots should be equal to or exceed the
frontages of the adjacent nearby and facing lots;
b. Lot area: The area of new lots should be consistent with the size of adjacent and
nearby lots;
c.

Lot configuration: New lots should respect the existing lotting fabric;

d. Front yards and exterior side yards: Buildings should maintain the established pattern
of setbacks for the neighbourhood to retain a consistent streetscape;
e. Rear yards: Buildings should maintain the established pattern of setbacks for the
neighbourhood to minimize visual intrusion on the adjacent residential lots;
f.

Building heights and massing: Should respect the scale of adjacent residential
buildings and any city urban design guidelines prepared for these community areas;

g. Lot coverage: In order to maintain the low density character of these areas and
ensure opportunities for generous amenity and landscaping areas lot coverage
consistent with development in the area and as provided for in the zoning by-law is
required to regulate the area of the building footprint within the building envelope, as
defined by the minimum yard requirements of the zoning by-law,
k)

Delineation of Land Use Boundaries: Employment Area Designations

Policy 10.2.1.5 (“Interpretation”) provides that: “For the purposes of delineating between Prestige
Employment and General Employment land uses and between Commercial Mixed-Use and
Prestige Employment or General Employment land uses, the use abutting an arterial street or
Provincial Highway shall be interpreted to extend one lot depth, up to 200 metres, in from the
arterial street or Provincial Highway. Concerns have been raised that where a lot is more than
200 m in depth it could lead to a split designation.
Therefore, it is recommended that the term “up to 200 metres” be deleted.

This would reinstate the policy of OPA 450, which has been in-force since 1996. If unusual
circumstances are encountered they can be addressed through site specific policies in Volume 2.
Transportation: Identification of the Potential for the Northerly Extension of the Spadina
Subway; and Status of the City’s Transportation Master Plan

l)

The Spadina Subway Extension
The current terminus of the Spadina Subway is shown on Schedule 10 “Transit Network” as
Highway 7. The actual end of track, including the station and tail track, is located well north of
Highway 7. Policy 4.2.2.7 states that it is the policy of Council to support the further extension of
the Toronto-York Spadina Subway in the Jane Street right of way and adjacent properties. To
reinforce this policy, Schedule 10 should be amended to show the Spadina Subway extending
north of Highway 7 to include the station and the tail track north of Highway 7. A dashed red-line
should be added showing the conceptual routing of a future extension. The dashed line would
veer eastward from the end of the tail track to Jane Street and then proceed north paralleling
Jane Street to Major Mackenzie Drive. While staff recognize no funding is available for this
planned extension staff feel that such an approach will help protect for the future.
Therefore, it is recommended that Schedule 10 “Transit Network” be modified by:





By showing the “Subway Extension” as extending north of Highway 7 to correspond with
the end of track as defined by the tail track;
Adding a dashed red line, representing the “Conceptual Subway Extension” extend
northeast from the end of track to Jane Street and then north paralleling Jane Street;
Terminating the dashed red line at Major Mackenzie Drive; and
The dashed line be shown on the Legend to Schedule 10 as “Conceptual Subway
Extension”.

The Transportation Master Plan
The City is nearing completion of the Transportation Master Plan. It was one of the Master Plan
exercises conducted as part of the Vaughan Tomorrow growth management program. It was the
subject of a report to Committee of the Whole and it was directed that further consultation take
place. It is expected that the final Transportation Master Plan will be approved sometime in the
Fall of this year. This may result in the need to modify Schedule 9, “Future Transportation
Network” to accommodate any changes that may emerge from Council’s approval of the TMP.
Therefore, the “Recommendation” section of this report contains a request to the Region of York
to modify Schedule 9 prior to the approval of VOP 2010 on the basis of Council’s action.
m)

Requests for the Site Specific Recognition of Existing Rights under the New Official Plan

Official Plans by statutory requirement are forward looking documents for guiding municipalities
into the future. It is the intention that all development and redevelopment will ultimately occur in
accordance with the Plan. However, it is necessary to ensure that property owners are treated
fairly in the transition.
The City has received a number of requests for site specific recognition in VOP 2010 of:



Existing uses and standards that are permitted in the current OP, and reflected in the zoning
by-law, which are no longer compliant with the new Plan;
Uses and standards that are permitted in the current official plan and zoning by-law but have
not been built as yet.

There are two main concerns. First, there is a preference that properties that are already
developed be fully compliant and in conformity with both the Official Plan and zoning by-law,
notwithstanding their non-compliance with the new Official Plan. As a result there are requests to
recognize the current permitted uses and obtain exceptions to any new development standards
that would conflict with the existing approvals. The fear is that the when the zoning by-law
implementing the new Official Plan is enacted, reflecting the new requirements, the existing
zoning would be changed making the uses and site, as developed, legal non-conforming.
Second, in the instances where the current official plan and zoning by-law permits a development
and the development has not been acted upon as yet (issuance of a building permit), there are
requests to recognize these approvals in the new Official Plan. If it is not recognized in the new
Official Plan, the implementing zoning by-law will replace the old by-law, in conformity with the
new Plan, and the old permissions will be lost.
There are a number of concerns about giving recognition to non-compliant uses that have shaped
the responses to these requests. One concern is that such recognition cannot be time-limited. If
there are dual approvals, integrating both the existing and new uses and standards, there is no
incentive to make the transition to the new regime. In addition, having both permissions in place
may result in developments that are not consistent with the long-term community vision.
Developments that reflect a mix of the new and old uses and standards could result in a less than
optimal site design that would be enduring. Finally, it is possible that recognizing the existing
approvals while allowing the new uses may provide a competitive advantage over other
properties. This could result in other landowners asking for amendments to the Plan to compete,
which may ultimately compromise the Plan.
For these reasons the means of recognizing the existing uses and permissions identified in
paragraphs n) and o) below is preferred.
n)

Recognition of Legally Existing Uses

The purpose of policy 10.2.1.3 is to recognize legally existing uses as they exist at the time VOP
2010 was adopted. Under this policy such uses are deemed to conform to the Plan. The effect of
this provision is to protect developments that are no longer in compliance with the new Plan by
allowing minor extensions or expansions without an amendment to the Plan, subject to the intent
of the Plan being maintained and a number of tests being met. Eventually, the affected lands
would be expected to redevelop in a manner that conforms to the new Plan and the new
implementing Zoning By-law.
In the adopted VOP 2010, policy 10.2.1.3 is triggered by Council’s adoption of the Plan, which
took place in September 2010. This means that lands are still being legally developed in
accordance with the current Official Plan, but they would not have the benefit of the protection of
policy 10.2.1.3. Given the timing of the approval process, it could take a further 18 months to two
years before the new Official Plan is fully approved by the Region/Ontario Municipal Board. The
result is a potential three-year gap between adoption and approval.
On this basis it is appropriate to extend the protection provided by policy 10.2.1.3.
recommended that the first sentence of the policy be revised to read:

It is

To recognize legally existing land uses as they exist at the time this Plan is approved.
This will extend protection to lands that have been developed in non-compliance with the new
Official Plan from September 7, 2010 to the time of approval of VOP 2010.

o)

The Implementing Zoning By-law

The City is required to enact a new zoning by-law to implement the new Official Plan within three
years of the Plan’s approval. With full approval of VOP 2010 18 months to two-years away, it is
expected that the public process associated with the preparation of the zoning by-law would
commence in 2013. Typically, the preparation of a comprehensive zoning by-law takes a
minimum of two to three years, taking into consideration their legal and planning complexity, the
level of detail, the need for public consultation and the possibility of appeals to the Ontario
Municipal Board. Therefore, the earliest the new by-law may be in effect would be sometime in
2015. Until that time, the City’s current zoning by-law, By-law 1-88 as amended, would be the
City’s operative by-law.
The implementing zoning by-law is prepared to be in conformity with the newly approved official
plan. In some instances this will result in the rezoning of properties in a manner that does not
permit either the existing use or development form. Such uses would be allowed to continue as
legal non-conforming uses. In cases where development has not taken place (i.e. a building
permit has not been issued) the rights under the previous by-law are lost and the site must be
developed in accordance with the new by-law.
This affords landowners that have existing zoning permissions approximately four years to obtain
a building permit. While the standards or uses would become legal non-conforming with the new
by-law, that use could continue indefinitely.
p)

Regulation of Automobile Oriented Uses: Gas Stations and Drive-Through Facilities

One area of respondent concern are the policies addressing the location and design of
automobile-oriented uses like Gas Stations and Drive-Through Facilities. Municipalities have
legitimate concerns in regard to the siting and design of these uses as they can often conflict with
other goals, particularly in Vaughan, which has a higher number of these uses compared to other
municipalities. This has the potential to conflict with the Places to Grow mandate to achieve
higher densities, transit oriented development and complete communities.
Automobile-oriented uses have the potential to erode the public realm and indirectly inhibit
Vaughan’s evolution to a more compact pedestrian-friendly, transit-supportive mixed-use urban
form. As such, the City’s main intensification areas need to be protected from uses that would
detract from these objectives and policies and standards need to be put in place to ensure the
required transformation.
Staff have continued to review the responses from the industry groups representing the affected
parties (Ontario Restaurant, Hotel and Motel Association and the Canadian Petroleum Products
Association). Their fundamental concerns relate to the prohibition of drive-throughs, location
restrictions on both uses, the status of existing sites and certain urban design requirements.
They are also of the opinion that the Official Plan is not the appropriate device to apply detailed
development standards and regulation; preferring instead an approach that relies more on the
zoning by-law and urban design guidelines, based on policies in the Official Plan.
In response, staff are able to support a layered approach to the regulation of automobile-oriented
uses that would engage VOP 2010, (Volume 1), the Secondary Plans (Volume 2), the
implementing zoning by-law and detailed urban design guidelines. This would entail higher level
policies in VOP 2010, Volume 1, with more detail being provided by the Secondary Plans.
Secondary Plans are already in effect or will be prepared for the City’s main intensification areas.
It is noted that some existing Secondary Plans and Heritage Conservation District Plans already
prohibit such uses.
The Official Plan policies would be implemented through the zoning by-law with the benefit of
supportive urban design guidelines. Maintaining a high level of protection in the Official Plan, like

a prohibition, would only be considered to address areas of strategic importance. The strong
commitment to protecting the role, function and appearance of the intensification areas, subject to
the secondary plans would remain throughout.
In response, staff recommend the following modifications to VOP 2010:
In respect of Automobile-Oriented Uses, replace Policy 5.2.3.7 regarding Drive-through
Facilities with:
Automobile-Oriented Uses such as gas stations and drive-through facilities should only
be located such that the use does not adversely affect the goals of intensification,
pedestrianization, attractive streetscapes, transit supportiveness, or have an adverse
impact on residential neighbourhoods. The Secondary Plans, Heritage Conservation
District Plans and the implementing zoning by-laws shall provide policies, standards and
restrictions to further regulate the use and development of automobile-oriented uses.
Where permitted, automobile-oriented uses should be designed to achieve the following
urban design objectives:
a.
b.
c.
d.
e.
f.
g.
f.

provide for pedestrian safety, scale and comfort;
be buffered from adjacent uses or the public street through appropriate
landscaping;
complement other surrounding uses;
be compatible with existing and planned uses in the surrounding area;
contribute to attractive streetscapes, views and sightlines;
be oriented such that buildings are located close to the public street with direct
pedestrian access from the public sidewalk;
be separated from sensitive uses such as schools and residential areas with
appropriate setbacks; and
comply with City-initiated urban design guidelines to support the development of
automobile-oriented uses in a manner consistent with the policies of this Plan.

In respect of permitted uses and restrictions on the location of gas stations in the
following designations, the policies set out below be modified to read:





9.2.2.4 b ix ( Mid-Rise Mixed-Use) Gas Stations, subject to the criteria of policies
9.2.3.9 and 5.2.3.9.
9.2.2.6 b ix (High-Rise Mixed-Use) Gas Stations, subject to the criteria of policies
9.2.3.9 and 5.2.3.9.
9.2.2.7 b iv (Commercial Mixed-Use) Gas Stations, subject to the criteria of policies
9.2.3.9 and 5.2.3.9.
9.2.210 c v (Prestige Employment) Gas Stations, subject to the criteria of policies
9.2.3.9 and 5.2.3.9.

That policy 9.2.3.9 “Gas Stations” be replaced by the following:
9.2.3.9 The following policies and development criteria apply to Gas Stations:
a. Gas Stations are facilities primarily for the sale of gasoline and other fuels. They
are characterized by and called a “gas bar” with pumps and associated retail
components. Car wash facilities are permitted as part of Gas Stations.
Automobile repair and service facilities are only permitted as part of Gas Stations
if located in an Employment Area;
b. The following shall apply to the location of Gas Stations:
i.

Such use should be located on arterial streets as indicated on Schedule 9;

ii.
iii.
c.

Such use is encouraged to locate at mid-block locations;
Such use is limited to one per intersection.

Extensive landscaping and buffering shall be provided along public street
frontages and along property lines;

d. Where a gas station contains a car wash, the car wash shall generally be located
to the rear of the site with a generous setback from any Low-Rise Residential
designation;
e. Surface parking should be setback from any property line by a minimum of three
metres and appropriately screened by landscaping.
Staff believe that these policies add a level of flexibility to VOP 2010, while still maintaining the
opportunity for rigorous and targeted regulation to protect the City’s strategic intensification areas.
q)

Flexibility in Application of the Block Plan Process

VOP 2010 provides that through the Secondary Plan process, the City will identify areas that will
be subject to the Block Plan process. There are cases where lands already have a land use
designation that would permit development but there is no mechanism for facilitating
comprehensive development through a Block Plan. Therefore, providing flexibility in policy to
require the preparation of Block Plan outside of areas where specific Secondary Plans do not
apply, if necessary, would be of assistance. The incorporation of the following modified Policy
10.1.1.12 is recommended:
The City will identify areas subject to a Block Plan process through:
a. The Secondary Plan process; or
b. The development review process, to address complexities in smaller planning units,
scoped as required in accordance with Policy 10.1.1.15.
Relationship to Vaughan Vision 2020
The new Official Plan is addressed under the objective “Plan and Manage Growth & Economic
Vitality”, including the following specific initiatives:






Complete and implement the Growth Management Strategy (Vaughan Tomorrow);
Conduct the 5-year comprehensive review of the Official Plan as part of the Growth
Management Strategy 2031;
Support and coordinate land use planning for high capacity transit at strategic locations in
the City;
Review the Vaughan Corporate Centre Vision; and
Prepare an employment area plan for the Vaughan Enterprise Zone and employment
lands.

Regional Implications
The new City of Vaughan Official Plan was prepared in consultation with Region of York staff.
The Regional Official Plan was adopted in December 2009 and was approved by the Province on
September 7, 2010. However, the Regional Official Plan has been appealed to the Ontario
Municipal Board. Procedural matters and settlement discussions between the parties are now
underway. It is anticipated that a potential Hearing may commence in June or July, 2012. The
City’s Official Plan has been designed to conform to the Regional Official Plan. Regional staff has
undertaken a review of VOP 2010 and has provided a number of recommended modifications.

These have been addressed in Attachment No. 1 – Part C. The recommendations in Part C
have been discussed with Region of York staff and were found to be acceptable.
Next Steps
The changes to the Vaughan Official Plan – 2010 (Volume 1), as directed by Committee of the
Whole as a result of this report, will be ratified by Council on September 27, 2011. The Plan will
be revised to incorporate the required changes. The revised Plan, this report and the Council
minute will be forwarded to the Region of York as the City’s response to the requested
modifications. This also includes modifications to the Plan initiated by the City for the purposes of
policy adjustment or clarification. Receipt of this information will allow the Region to continue its
approval process with the issuance of a Decision targeted for December of 2011.
Volume 2 to VOP 2010 and the five Secondary Plans were also adopted by Council on
September 7, 2010. Modifications to these components of the Plan will proceed to a future
Committee of the Whole meeting for consideration. This is expected to take place in the
November-December 2011 time frame. The objective is to achieve Regional approval for Volume
2 in the first quarter of 2012.
Conclusion
The Vaughan Official Plan – 2010 was adopted by Council on September 7, 2010. It was
forwarded to the approval authority, the Region of York, which has circulated the Plan for
government and agency comment in accordance with the prescribed procedures and has
received comments from the public and landowner interests. To complete its approval process it
has requested the City’s input on the comments and modification requests resulting from the
public and agency review of the adopted Volume 1 of VOP 2010.
Approximately 120 submissions were received from private citizens/landowners, development
interests, interest groups, government bodies and public agencies. The submissions have been
analyzed and where appropriate, recommendations have been developed to respond to the
identified issues. These are set out in detail in Attachment No. 1 and in the “Key Policy Areas –
Analysis and Recommended Modifications” section of this report. The approach taken to some of
the major policy issues are discussed in the latter section.
Requests from the private and landowner interests for changes to the Plan were primarily
focussed on specific areas of policy or specific lands which may be impacted by a policy or a land
use designation(s). Each request for a change was considered on its merit taking into
consideration the principles of the new Official Plan, the need to ensure continuing conformity
with senior level policy direction (e.g. the Regional OP and the Places to Grow plan) and
adherence to sound planning principles. In the latter instance, the City staff worked closely with
Regional staff and staff from the TRCA to meet these objectives.
Following Council’s approval, this report and the Council minute will be forwarded to the Region
of York. Receipt of this information will allow the Region to continue its approval process.
It is acknowledged that there may be issues that will not be resolved to the satisfaction of some of
the respondents, prior to the Region’s approval of the new Official Plan. This may result in
appeals, which may ultimately have to proceed to the Ontario Municipal Board. Settlement
negotiations can occur in advance of and during any OMB proceeding if fruitful progress can be
made.
The modifications recommended in this report fundamentally maintain the vision and structure of
the new Official Plan as it evolved through the Official Plan Review and Vaughan Tomorrow
processes. Therefore it is recommended that the City of Vaughan Official Plan, Volume 1, as
adopted on September 7, 2010, be modified in accordance with the recommendations contained

in this report; and that this report be forwarded to the Region of York for consideration in the
Regional approval process.
Attachments
1.

2.
3.
4.

Summary of Submissions – Proposed Modifications, Staff Comments and
Recommendations: City of Vaughan Official Plan (Volume 1), September 7, 2010.
 Part A: Index of Correspondence for Part B;
 Part B: Vaughan Official Plan 2010 (Volume 1) - Summary of Respondents
Requests/Staff Comments and Recommendations;
 Part C: Vaughan Official Plan 2010 (Volume 1) - Regional Municipality of York
Requests/Staff Comments and Recommendations;
 Part D: Vaughan Official Plan 2010 (Volume 1) - Toronto and Region Conservation
Authority Requests/Staff Comments and Recommendations;
 Part E: Vaughan Official Plan 2010 (Volume 1) - Mapping and Recommended
Changes;
 Part F: Vaughan Official Plan 2010 (Volume 1) - City Staff Comments and
Recommendations.
Consolidated Version of the Modified Section 3, “Environment”
GTA West Corridor - Preliminary Route Planning Study Area
Respondent Submissions to York Region (Mayor and Members of Council only.)
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