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Set out below is a revised list of comments and, where appropriate, our requested 
modifications to the new Official Plan to address remaining concerns: 
  
1. We had objected to the Enhancement Area designation on parts of the Block 

27 Lands on Schedule 2 (Natural Heritage Network) and to the Natural Areas 
designation on parts of the Block 27 Lands on Schedule 13-I. 

 
Response:  Schedule 2 and Schedule 13-I were revised to appropriately 
reduce the size of the large woodlot.  This modification is to our satisfaction.  
However, all of the designated hedgerows remain and Core Features are 
shown in the Greenbelt Plan where none exist.  As well, no changes were 
made to the Enhancement Area designations on Schedule 2.  

 
Requested Action: We request that the Enhancement Area designation on 
Schedule 2 and certain Natural Heritage designations on Schedule 13-I be 
revised in accordance with our comments dated May 17, 2010.  

 
2. We had objected to the criteria proposed in Policy 3.2.3.7 because they 

appeared to be inappropriately onerous and had requested that this policy be 
reworded. 

 
 Response:  A change was made to Policy 3.2.3.7(c) to change the phrase 

“will not result in a negative impact” to “will minimize negative impacts” and to 
change the phrase “will not negative impact ecosystem function” to “measures 
shall be identified to maintain habitat area and enhance overall ecosystem 
function”.  A new policy was added (3.2.3.10) regarding modifications to the 
boundaries of Core Areas.  

 
 Requested Action: We accept the addition of Policy 3.2.3.10 and the revised 

wording for Policy 3.2.3.7.  However, we request that Policy 3.2.3.7 be further 
modified to allow acceptable minor impacts on natural features and ecosystem 
functions, where desirable from an overall community planning and design 
perspective. 

 
3. We had requested clarification of Policies 9.1.1.3(b) and 9.1.1.4(d), as these 

policies could effectively preclude all forms of residential development along 
arterial roads in certain circumstances. 

 
 Response: No changes were made. 
 
 Requested Action: We request that the Official Plan be modified to clarify 

Policies 9.1.1.3 and 9.1.1.4 for the reasons set out in our previously submitted 
comments.  

 



   

3 

4. We had requested a change to Policy 9.2.2.13(b) to clarify whether the intent 
of this policy is to include both New Community Areas (i.e. the Block 27 and 
the Block 41 Lands) in one Secondary Plan Process.  

 
Response: A minor change was made to Policy 9.2.2.13(b), which appears to 
be a step in the right direction but does not go far enough in our judgement. 

 
 Required Action: We request the Official Plan be modified to further clarify 

Policy 9.2.2.13(b) as described in our previously submitted comments. 
 
5. We had objected to Policies 9.2.2.13(b)(xiii) and 9.2.2.13(xiv) inasmuch as 

they could adversely affect the timing of development. 
 

Response: Changes were made in re-numbered Policies 9.2.2.13(b)(xii) and 
9.2.2.13(xiii); however, they are not fully to our satisfaction to the extent that 
the policy could result in a lack of flexibility if phases were defined on a too 
small an area basis. 

 
Requested Action: We request that Policies 9.2.2.13(b)(xii) and 9.2.2.13(xiii) 
be further modified to specifically acknowledge that the phasing plan provide 
for phases that are sufficiently large to allow flexibility in the development of 
the lands. 

 
6. We had requested that Policy 9.2.2.13(d)(ii) be deleted since the requirement 

for a sub-watershed study to be undertaken by the Toronto and Region 
Conservation Authority (TRCA) prior to consideration of development 
applications in New Community Areas would place the timing of development 
in Block 27 entirely in TRCA’s hands.  As well, it is for note that the Planning 
Staff Report to the July 28, 2010 Committee of the Whole public meeting 
makes clear that this policy derives from TRCA concerns with downstream 
flooding in the Humber watershed.  Block 27 is almost entirely tributary to the 
West Don watershed and is positioned at or very near its height-of-land.  

 
Response: No change was made. 
 

 Requested Action: On the basis of the foregoing and further to our previously 
submitted comments, we continue to object to Policy 9.2.2.13(d)(ii) and 
request that it be deleted insofar as it applies to Block 27. 

 
In addition to the foregoing, we have a concern regarding Policy 3.2.3.4((b) 
regarding the requirement for a 30 metre vegetation protection zone around all 
wetlands, whether locally or provincially significant, which was originally raised in 
Malone Given Parsons’ letter of June 11, 2010 on behalf of both the Block 27 and 
Block 41 landowners.  Rather than a “one size fits all” approach, we would 
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request that the policy be revised to allow buffer width selection, within a 
reasonable range, to be determined pursuant to the study required under Policy 
3.2.3.2 so as to be reflective of the specific ecological functions in each case.  
Furthermore, Policy 3.2.3.2 should afford the opportunity to assess wetlands 
which are not provincially significant in order to determine whether they are 
important and worthy of retention. 
 
Thank you for your consideration of these comments. We would respectfully 
request the opportunity to meet with staff from the Planning Department and 
Engineering Department, as well as with the City’s technical advisors/consultants 
with respect to environmental matters, to discuss these matters in greater detail. 
 
Yours truly, 
 
Bousfields Inc. 
 
 
 
 
Peter F. Smith B.E.S. MCIP, RPP 
 
cc: A. Sicilia – City of Vaughan Planning 
 A. Ko – Region of York Planning 
 G. Lynch – Cole Engineering 
 M. Melling – Davies Howe Partners 
 D. Fraser – Beacon Environmental  
 Members of the Block 27 Landowners' Group 
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May 17, 2010 Project No. 0966 
 
Jeffrey A. Abrams 
City Clerk 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 
 
Dear Mr. Abrams:  
 
Re: Draft City of Vaughan Official Plan (File Number OP.25.1) 
   Comments on behalf of the Block 27 Landowners’ Group 
 
We are planning consultants for the Block 27 Landowners’ Group.  On their behalf, we 
are pleased to provide the following preliminary comments on the Draft City of Vaughan 
Official Plan released on April 19, 2010. 
 
We are supportive of the proposed designation of the Block 27 lands as New Community 
Areas.  In this regard, we support the achievement of an appropriate balance in 
accommodating population growth within a variety of appropriate locations, 
encompassing both new community areas and intensification within the existing built-up 
area.  As set out in Section 1.5 (The Vision for Transformation), Goal 8 of the Draft 
Official Plan (Directing Growth to Appropriate Locations) explicitly recognizes the need to 
achieve an appropriate balance in this regard.  Furthermore, Policy 2.1.3.2(d) directs that 
a sufficient supply of New Community Areas must be designated in order to meet growth 
forecasts. 
 
Within the context of our support for the New Community Areas designation, we have a 
number of preliminary comments regarding other policies and schedules of the Draft 
Official Plan, which are briefly set out below: 
 
1. Schedule 2 (Natural Heritage Network) of the Draft Official Plan identifies three 

north-south watercourses within the Block 27 Lands as Core Features, together 
with some individual woodlots/hedgerows on the west side of the rail line.  These 
are all designated Natural Areas on Schedule 13-I (Land Use).  We have 
concerns with respect to the identification of the areas on Schedules 2 and 13-I 
as Core Features given that many of these areas do not appear to correspond 
with the descriptions set out in Policy 3.2.3.4.  In particular, a number of the 
designated areas appear to be hedgerows or depressions in farm fields, rather 
than woodlands or stream corridors.  In addition, there is an open, cultivated field 
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some 2.4 hectares in extent located on the west side of the rail line in Lot 28 
which is incorrectly identified as a Core Feature and designated as a Natural 
Area.  We require details regarding the basis for the proposed designations and 
we would welcome the opportunity to meet with staff to discuss this information 
once received.  On private property or areas that have not been studied in detail, 
the limits of natural features should be defined by qualified individuals as a result 
of a development application or MESP and those defined limits should supersede 
what is shown on the Official Plan schedules without the need for an Official Plan 
Amendment. 
 

2. Policy 3.2.3.7 limits new development and/or site alteration in Core Features 
except for natural area management uses; flood or erosion control projects; 
transportation, infrastructure and utilities; and low intensity and passive 
recreational activities.  Transportation, infrastructure and utilities projects must be 
necessary and deemed to be in the public interest after all alternatives have been 
considered and where such projects will not result in negative impact on the Core 
Features and will not negatively impact ecosystem function.  We are concerned 
that the criteria proposed in Policy 3.2.3.7 are inappropriately onerous.  For 
example, road crossings of environmental features may be necessary and 
desirable to ensure that neighbourhoods are not disjointed and community 
design is not adversely affected.  We would request that this policy be reworded 
to allow acceptable minor impacts on environmental features and ecosystem 
function, where desirable from an overall community planning and design 
perspective.  As well, stormwater management facilities should be considered in 
this list as they provide buffering of the natural features from urban uses; 
however, it is unclear whether stormwater management facilities would fall under 
the provisions for flood control projects or public infrastructure. 
 

3. Policy 3.3.1.3 permits necessary public works and roadways to cross valley and 
stream corridors if property sited, designed and constructed with state-of-the-art 
erosion and sediment control measures to minimize environmental impacts.  We 
note that Policy 3.3.1.3 appears to be less restrictive in terms of the development 
of infrastructure within valley and stream corridors than Policy 3.2.3.7 (as 
summarized above) which applies to the development of infrastructure in Core 
Features.  This inconsistency in wording needs to be clarified and/or resolved. 

 
4. Policy 3.2.3.9 provides that Enhancement Areas as shown on Schedule 2 are 

intended to provide opportunities to add to the Natural Heritage Network through 
the restoration or renaturalization of specific natural features in order to 
strengthen biodiversity.  Policy 3.2.3.10 provides that new development and/or 
site alteration is limited to that permitted within the Core Features designation (as 
provided above).  We require details regarding the basis used to identify 
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Enhancement Areas, particularly inasmuch as there is no statutory or policy 
basis that would permit the designation of land as Enhancement Areas and 
restricting development on such lands.  As an example, it is difficult to picture 
what could be achieved in the way of natural heritage enhancement in the 
Enhancement Area extending westerly from the Greenbelt to Jane Street along 
what appears to be the Trans-Canada pipeline right-of-way, given the need for 
the pipeline to remain readily accessible for maintenance purposes.  We also 
question the rationale for imposing the same restrictions on development within 
Enhancement Areas as set out in Policy 3.2.3.10 as those that apply to Core 
Features as set out in Policy 3.2.2.7.   

 
5. Policy 9.1.1.4 encourages maximizing the number of street connections to 

arterial roads and discourages cul-de-sacs and window streets, while Policy 
9.1.1.3 would prohibit rear-lotting on public streets.  We question whether the 
City and Regional Engineering Departments have agreed to more frequent 
intersection spacing and, if so, what those standards would be.  In the absence 
of such agreement, we are concerned that these policies would effectively 
preclude virtually all forms of residential development along arterial roads.  
Please clarify.  In addition, the total prohibition on the use of reverse lotting 
requires a saving clause for exceptional circumstances e.g. adjacent to the 
approaches to grade-separated rail crossings. 

 
6. Policy 9.2.2.13(b) provides that New Community Areas are subject to “one 

comprehensive and coordinated Secondary Plan process”.  We require 
clarification as to whether the intent of this policy is to include both New 
Community Areas (i.e. the Block 27 and the Block 41 Lands) in one Secondary 
Plan process.  If so, we are concerned that this policy may unduly complicate the 
Secondary Plan process.  Moreover, there is no apparent policy rationale to 
require a single process. 

 
7. Policy 9.2.2.13(b)(vii) requires that new development create an appropriate 

transition zone and urban/rural interface between New Community Areas and the 
adjacent Countryside Areas.  We are concerned that this policy could impose 
constraints on development along the south side of Kirby Road which would be 
unwarranted if lands on the north side of Kirby Road are ultimately redesignated 
for urban purposes in the future. 

 
8. Policy 9.2.2.13(b)(xiii) requires the preparation of a phasing plan addressing the 

sequencing of the provision of hard and soft services, while Policy 
9.2.2.13(b)(xiv) requires that any particular phase of development is to be 
substantially complete – meaning that 75 per cent of the phase is to be built 
and/or under construction – before a subsequent phase may be registered.  
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Depending on the number of phases and the boundaries of phases, this could be 
an onerous requirement that could adversely affect the timing of development.  
We question the basis and rationale for this policy. 

 
9. Policy 9.2.2.13(d) states that development applications in New Community Areas 

will not be considered prior to the completion of a sub-watershed study to be 
undertaken by the Toronto and Region Conservation Authority (TRCA) in 
coordination with the City, either preceding the secondary plan or concurrent with 
it.  We are concerned that this requirement could unnecessarily delay planning 
and development of the Block 27 Lands.  We question why a sub-watershed 
study is required to be undertaken by TRCA.   

 
Thank-you for your consideration of these preliminary comments.  We expect that we will 
provide further detailed comments once we have received responses to the issues raised 
herein and once with have an opportunity to review the Draft Official Plan in greater 
detail with the Block 27 consulting team.  Please do not hesitate to contact me or John 
Bousfield of this office should you wish to discuss any of these matters further. 
 
Yours truly, 
 
Bousfields Inc. 

 
 
 
 
 
 
Peter F. Smith B.E.S. MCIP, RPP 
 
cc:   Block 27 Landowners Group 
 Mauro Peverini, City of Vaughan Policy Planning Department 
 Gerry Lynch, Cole Engineering 
 Don Fraser, Beacon Environmental 
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Project No. 0966 
July 22, 2010        
 
Mr. John Zipay MCIP RPP 
Commissioner of Planning 
City of Vaughan 
Development Planning Department 
2141 Major Mackenzie Drive, Civic Centre 
Vaughan, ON L6A 1T1 
 
Dear Mr. Zipay,  
 
Re: Secondary Plan for Block 27  
 
This is in response to the Staff Report released on July 20, commenting on input 
received re Volume 1 of the draft new OP and recommending modifications for 
inclusion in the final document.  In particular, your attention is drawn to two issues 
raised in this firm’s letter on behalf of the Block 27 Landowners' Group dated May 
17, 2010 and listed as 19B in Part B,  Attachment 1 to your report. 
 
Those issues are: 
 
#6 which questioned Policy 9.2.2.13(b) that requires New Community Areas (i.e 
Blocks 27 and 41) to be subject to “one comprehensive and co-ordinated 
Secondary Plan Process”. 
 
Your report recommended a modification to the said policy by the addition of 
“...unless extenuating circumstances (e.g. GTA West Corridor) would dictate 
otherwise...", and 
 
#9 which questioned Policy 9.2.2.13(d) ii that requires a subwatershed study to be 
completed by TRCA “...in co-ordination with the City, either preceding the 
secondary plan or concurrent with it.”. 
 
Your report recommended no change to the latter policy on the grounds that 
“...TRCA has consistently raised concerns that the Humber River Watershed Plan 
concluded...that an updated hydrologic study is required to confirm the level of 
stormwater control needed before expanding the urban boundaries in the Humber 
River Watershed.”. 
 
Attached as Exhibit 'A' is a contour map of Block 27 on which has been 
superimposed the height-of-land between the Humber and Don River watersheds. 
 It will be seen that only about 20 ha, or approximately 5% of Block 27 lies within 
the Humber watershed, the vast majority being tributary to the West Don. 
 
It is submitted that this fact constitutes a genuine “...extenuating circumstance...” 
and that the timing of planning for, and development within, Block 27 need not be 
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fettered by a subwatershed study for the upper Humber.  It is therefore urged that 
the draft Volume 1 of the new OP be further modified by the deletion of Subclause 
9.2.2.13.b) and by clarification that 9.2.2.13.d)ii applies only to Blocks substantially 
within the Humber watershed. 
 
Thanking you for your attention to these matters, we are 
 
Yours truly, 
 
Bousfields Inc. 
 
 
 
 
 
 
Peter F. Smith B.E.S. MCIP, RPP 
 
JRB/kh:jobs 
 
Encls. 
 
c.c.  Block 27 Landowners' Group 
  G. Lynch, Cole Engineering 
  D. Fraser, Beacon Environmental 
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Project No. 0966 
July 27, 2010        
 
The Chairman & Members of 
Committee of the Whole 
City of Vaughan 
Civic Centre 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 
 
Attention: Jeffrey A. Abrams 
 City Clerk 
 
Dear Ladies & Gentlemen,  
 
Re: Proposed Modifications to Volume 1 Draft New Official Plan  
 
This firm serves as planning consultants to the Block 27 Landowners' Group, the 
400 hectare tract bounded by Keele Street, Teston Road, Jane Street and Kirby 
Road.  Our purpose in addressing you at your July 28th meeting is to draw 
attention to and express an important concern re the proposed addition to Section 
10.1.1 regarding the timing of Secondary Plan preparation for New Community 
Areas.  It specifies that "…at least three of the Required Secondary Plan Area 
Plans should be substantially advanced before commencement of the studies for 
the new community area blocks…".  In brief, it is submitted that this policy is 
unnecessary, and is potentially counter productive in terms of growth 
management.   
 
Like all of the sizeable municipalities in the GTA, Vaughan is called upon to strike 
a balance in allocating Council and Staff time and resources in pursuit of five 
basic planning objectives, each one of them laudable.  They are: 
 
 • to promote infill and intensification in order to create Nodes of social and 

economic activity linked by transit-friendly corridors; 
 • to provide for an expanding supply of employment lands adequate to meet 

continuing demand; 
 • to ensure an adequate supply of a full range of housing types, including 

housing for families, in new and complete communities; 
 • to manage the maintenance and expansion of the infrastructure base in a 

financially prudent manner; and 
 • to protect and, where practicable, to enhance the City's cultural and 

natural heritage assets,  
all in a consultative and transparent manner.  
 
The new Schedule 14 to the Official Plan affords a convenient snapshot of the 
status of the City's present inventory of Secondary Plan projects.  Table 1, 
attached to this letter, was drawn from its Legend in order to show just how well 
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this City has been and is managing that complicated balancing of its planning 
objectives. 
 
It will be seen that the three basic Secondary Plan status categories are listed 
down the left hand column, i.e.: 
 
 • Approved; 
 • To be Approved; and 
 • To be Commenced. 
 
In the three other columns, they are sub-categorized by function, i.e.: 
 
 • Infill/Intensification; 
 • New Employment Lands; and 
 • New Residential Communities. 
 
At a glance, it can be seen how the City has been balancing its plan-making 
priorities: 
 
In the 'Approved' category, there are: 
 
 • 3 Infill/Intensification Areas; 
 • 1 New Employment Land Area; 
(as well, a number of new residential communities are presently building out on 
the basis of approved Block Plans and site specific OPA's). 
 
In the 'In Process' category, there are: 
 
 • 3 more Infill/Intensification Areas; 
 • 1 more New Employment Land Area; 
 • 1 New Residential Community (in two parts). 
 
In the 'Required' category, there are: 
 
 • 6 more Infill/Intensification Areas; 
 • no more New Employment Lands (all opportunities addressed); 
 • 1 more New Residential Community listed (again in two parts). 
 
In my opinion, this Table shows a wholly satisfactory balance among the 
competing properties.  Yes, there are many more infill/intensification areas, but 
some are quite small in extent.  Importantly, no sub-category has been neglected.  
Significantly for consideration of the addition now proposed to Section 10.1, that 
desirable balance was achieved without constraints on Council's decision making. 
 
It is therefore urged that, before imposing an empirically selected regulation on 
yourselves, you think about your own track record and decide precisely what 
might be gained by so doing. 
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Because most certainly, something would be diminished, and that would be your 
flexibility.  You scarcely need reminding that, in any kind of balancing act, 
flexibility matters a lot. 
 
Respectfully submitted 
 
Bousfields Inc. 
 
 
 
 
J. R. Bousfield FCIP, RPP 
 
JRB/kh:jobs 
 
Encls. 
 
c.c.  J. Zipay, Commissioner of Planning 
  The Members of the Block 27 Landowners' Group  
  G. Lynch, Cole Engineering 
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7. Block 27 & Block 41----1. Dufferin/Centre Street
2. Promenade
3. Vaughan Mills Centre
4. Weston Road/Highway 7
5. Concord Centre
6. Jane Street/Major Mac

C. Required
i.e. To Be Commenced

OneOneThreeSub-total

4. Kleinburg/Nashville5. West Vaughan1. Vaughan Metro Centre
2. Yonge/Steeles Corridor
3. Woodbridge

B. To Be Approved
i.e. In Process

NoneOneThreeSub-total

3. Highway 400 North1. Carrville Centre
2. Steeles Avenue West
4. Kipling Avenue

A. Approved
i.e. Chapter 11 Volume 2

New Residential
CommunitiesNew Employment LandsInfill/IntensificationCategory

Table 1
Status of Secondary Plans

(Schedule 14)
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Legal Non-compliant Status 
A review of the Official Plan policies has determined that all but five (5) of 
Suncor’s twenty-three (23) sites are proposed to be placed into a land use 
designation that does not permit gas stations or drive-through facilities, or other 
policies regulating the establishment of gas station facilities in the City of 
Vaughan.  Based on our review:  
 

• Nine (9) sites are located in designations that do not permit gas 
stations; 

• Seven (7) are located on intersections where another gas station is 
located (which is proposed to be prohibited by Sections 9.2.2.4b, 
9.2.2.6b., 9.2.2.7b., and 9.2.2.10b);   

• Ten (10) are located at the intersection of two (2) arterial roads as 
shown on Schedule 9 of the Official Plan (which is proposed to be 
prohibited by Sections 9.2.2.4b, 9.2.2.6b, 9.2.2.7b, and 9.2.2.10b); and,  

• Eight (8) are located in Intensification Areas that do not permit drive-
through facilities.  

These sites are fully reviewed in the following sections of this letter.  It should 
be noted that some Suncor sites would fall into more than one of the categories 
noted above.  
 
A report from the Committee of the Whole dated July 28, 2010 states that 
existing gas stations and drive-through facilities will be permitted to remain as 
‘legal non-compliant’ under the new Official Plan. Many of the sites referenced 
in this letter have received planning approvals permitting the existing land uses 
reflecting significant investment in these properties.  Suncor is concerned that 
this effort and investment will be jeopardized as a result rendering them legal 
non-compliant through the approval of the policies related to gas stations and 
drive-through facilities currently outlined in the Official Plan for the City of 
Vaughan.    
 
Legal non-compliant status poses a significant burden to owners in terms of 
limitations placed on financing and replacement.  Suncor requests that the 
Vaughan Official Plan reflect the planning approvals previously granted in 
regard to the sites in the enclosed chart.   
 
Land Designations that do not permit Gas Stations 
Our review of the City of Vaughan Official Plan determined that nine (9) sites 
are located in designations that do not permit gas stations.  These sites are as 
follows:  
 

• 11600 Keele Street (site 1)  
• 1867 Major MacKenzie Drive (site 3) 
• 2651 Rutherford Road (site 7) 
• 1081 Rutherford Road (site 9) 
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• 8727 Dufferin Street (site 10) 
• 120 Macintosh Boulevard (site 18)* 
• 1487 Centre Street (site 19)* 
• 7738 Yonge Stree (site 21)* 
• 7400 Bathurst Street (site 23)* 
 

The four (4) sites marked with an asterisk (*) were previously located in a land 
use designation that permitted gas stations.  The sites located at 1867 Major 
MacKenzie Road, 1081 Rutherford Road, 8727 Dufferin Street, 120 Macintosh 
Boulevard were granted site specific zoning by-law amendments to permit gas 
stations, which are to remain in effect.    
 
We request that these sites be accommodated in designations that permit 
automobile gas bars and their accessory uses such as car washes, 
convenience retail, and convenience eating establishments with drive-through 
facilities or alternatively, be recognized as permitted uses by site-specific policy 
exceptions.   
 
Sites located at Intersections with more than one Gas Station  
There are seven (7) sites that are located at intersections with other automobile 
gas bars, contrary to the policies of Sections 9.2.2.4b, 9.2.2.6b., 9.2.2.7b., and 
9.2.2.10b governing land use in the Mid-Rise Mixed Use, High-Rise Mixed Use, 
Commercial Mixed Use and Prestige Employment Designations.   Within the 
permitted uses for each designation appears the following policy concerning 
gas stations (emphasis added):  
 

Gas stations, subject to the following criteria:  
A. The use is located on an arterial street as indicated on 

Schedule 9; 
B. The use is limited to one gas station per 

intersection; and,  
C. No gas stations shall be permitted at the intersection of 

two arterial streets as indicated on Schedule 9 
 
The seven sites where gas station uses would not conform to the use as 
permitted in accordance with to the provisions of sub-section B are as follows:  
 

• 8480 Highway 27 (site 5); 
• 2651 Rutherford Road (site 7); 
• 5241 Highway 7 (site 11); 
• 5260 Highway 7 (site 12); 
• 3733 Highway 7 (site 15); 
• 1514 Steeles Avenue West (site 17); and,  
• 7011 Bathurst Street (site 22) 

 



 
Regional Municipality of York  December 15, 2010 
  Page 4 
   
                                                                                                                                                                             
   
 
As outlined in CPPI’s submissions, such restrictions cause safety and traffic 
concerns at busy intersections where drivers have limited access into 
automobile gas bars due to turn restrictions to right-in/out movements.  
Therefore, stations located on opposite corners serve different traffic patterns.   
 
We would propose that this policy restriction apply only to new gas station sites 
developed after the date of approval of the Vaughan Official Plan.  This would 
eliminate the resultant impact on Suncor’s existing properties where the 
proposed policy would render these locations as legal non-compliant under the 
new Vaughan Official Plan.   
 
Sites located at the Intersection of Two Arterial Roads 
There are ten (10) Petro-Canada stations located at the intersections of two (2) 
arterial roads contrary to the policies of Sections 9.2.2.4b, 9.2.2.6b., 9.2.2.7b., 
and 9.2.2.10b governing land use in the Mid-Rise Mixed Use, High-Rise Mixed 
Use, Commercial Mixed Use and Prestige Employment Designations.  Within 
the permitted uses for each designation appears the following policy concerning 
gas stations (emphasis added):  
 

Gas stations, subject to the following criteria:  
A. The use is located on an arterial street as indicated 

on Schedule 9; 
B. The use is limited to one gas station per intersection; 

and,  
C. No gas stations shall be permitted at the 

intersection of two arterial streets as indicated on 
Schedule 9 

 
The nine sites where gas station uses would not be permitted in accordance 
with the provisions of sub-section C are as follows: 
 

• 11600 Keele Street (site 1);  
• 9301 Highway 50 (site 4); 
• 8480 Highway 27 (site 5); 
• 3860 Weston Road (site 6);  
• 3733 Highway 7 (site 15); 
• 2200 Steeles Avenue West (site 16); 
• 1514 Steeles Avenue West (site 17); 
• 7738 Yonge Street (site 21); and,  
• 7011 Bathurst Street (site 22) 

 
In locating at the intersection of two arterial roads, these stations serve the 
needs of two travel patterns.  As indicated in CPPI’s submissions, this policy 
would necessitate gas stations on twice as many intersections in order to meet 
the needs of the public.  Furthermore, locating gas stations at intersections with 
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only one arterial road increases the likelihood of locating adjacent to sensitive 
land use designations such as residential areas.  There is no rationale provided 
by the City of Vaughan for this policy.  
 
We would propose that this policy restriction apply only to new gas station sites 
developed after the date of approval of the Vaughan Official Plan.  This would 
eliminate the resultant impact on Suncor’s existing properties where the 
proposed policy would render these locations as legal non-compliant under the 
new Vaughan Official Plan.   
 
Sites located in Intensification Areas  
There are eight (8) Suncor sites with drive-through facilities located in 
Intensification Areas where Section 5.2.3.7 of the proposed Official Plan 
prohibits drive-through facilities.  In regard to the locating of automobile gas 
bars in Intensification Areas the Vaughan Official Plan states:  
 

5.2.3.7 Drive-throughs [sic] facilities are a complement to general 
retail activity and shall 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.  In addition to and in 
recognition of Intensification Areas and Heritage Conservation 
Districts, which are already subject to a prohibition of drive-through 
facilities, it is intended that the prohibition shall also pertain to all 
Intensification Areas except Primary Intensification Corridors that are 
not Regional Corridors as identified on Schedule 1.   

 
The sites located in areas where drive-through facilities are prohibited by the 
proposed designations in the Vaughan Official Plan are as follows:  
 

• Major MacKenzie and Starling Boulevard (site 2); 
• 5241 Highway 7 (site 11); 
• 5260 Highway 7 (site 12); 
• 1000 Rowntree Dairy Road (site 14); 
• 3733 Highway 7 (site 15); 
• 1487 Dufferin Street (site 19); 
• 7092 Yonge Street (site 20); and,   
• 7738 Yonge Street (site 21); 

 
As outlined in CPPI’s submission, drive-through facilities provide a number of 
benefits to urban areas including small building envelopes due to a reduced 
need for seating and reduced parking requirements.  As a result, less space is 
devoted to paved areas thus creating a more visually appealing streetscape 
and contributes to the achievement of the goals outlined in the section above.  
We request a review of this policy for which there is no rationale provided and 
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suggest policies promoting the innovative design and construction of drive-
through facilities that continue to promote and support the goals outlined above. 
    
We suggest that this policy apply only to new gas station applications that 
include drive through facilities.  We would also suggest that the addition of drive 
through facilities on sites that have uses where the addition of a drive through 
would be appropriate, such as gas stations be permitted to add a drive through 
at a later date.  
 
Additional Information 
In support of this submission, please find enclosed one copy of our Vaughan 
Official Plan review spreadsheet.  We trust this information provided is sufficient 
to allow for your review of the proposed Vaughan Official Plan and its potential 
impacts as it relates to Suncor’s sites throughout the City.   
 
We would welcome the opportunity to meet with Regional staff to discuss our 
concerns and comments contained in this letter.   
 
Should you have any questions or require additional information please do not 
hesitate to contact the undersigned. 
 
Yours very truly, 
 
WALKER, NOTT, DRAGICEVIC ASSOCIATES LIMITED 
Planning · Urban Design 
  

 
Wendy Nott, FCIP, RPP 
Senior Principal 
 
Enc. 
  
cc.   Vincent Serratore, Suncor Energy Products Inc.  
        Paul Park, Suncor Energy Products Inc.    
        
 
 
 
 
 
 
 



Vaughan Official Plan Review

Suncor Sites
December 13, 2010

Site 

Number

Address Map 

Reference 

(schedule 13 

A-T)

Existing Designation Proposed Designation In Intensification 

Corridor?

2 arterial road 

intersection

More than 1 station at 

intersection

Zoning

Gas Station C. Store Car Wash Drive 

Through

Gas Station C. Store Car Wash Drive 

Through

Gas Station C. Store Car Wash Drive 

Through

Gas Station C. Store Car Wash Drive 

Through

1 11600 Keele/Kirby (NW) D Y Y Y Y - Tim 

Horton's

Rural Area General, Special 

Policy Area (OPA 600)

Y - site specific 

amendment in 

OPA 600

Y Y Y Agricultural N N N N  No Yes No Highway Commercial 

Zone (C6)

Y Y Y Y

2 Major Mackenzie/Starling (NW) I N N N N Vellore Village Centre Y Y Unspecified N Mid-Rise Mixed Use Y Y Y N Yes - Local Centre No No Community 

Commercial (C5(H))

N Y N Y

3 1867 Major Mackenzie/Peter 

Rupert (SW corner)

J N N N N Medium density 

residential/commercial (OPA 600) 

(Carrville/Patterson Urban Village 

2 - Schedule C)

Y Y Unspecified N Low-Rise Mixed Use N Y N N Yes - but not regional No No Local Commercial 

(C3-H)

Y Y Y Y

4 9301 Hwy 50/Rutherford (SE) K Y Y N N Rural Area General (OPA 600) - 

recognized as employment under 

York Region OPA 19, not yet 

incorporated into OPA 450

N N Unspecified N Commercial Mixed Use N Y N Y No Yes No Service Commercial 

Zone (C7)

Y Y Y Y

5 8480 Hwy 27/Langstaff (SW) L/P Y Y Y N Employment Areas (OPA 600) - 

Industrial Area (Prestige area) - 

OPA 450

Commercial Mixed Use N Y N Y No Yes Yes - Esso on NE 

corner

Service Commercial 

Zone (C7)

Y Y Y Y

6 3860 Weston/Langstaff (NE) M Y Y Y N Prestige Area (OPA 450) Prestige Employment N Y N Y No Yes No Service Commercial 

Zone (C7)

Y Y Y Y

7 2651 Rutherford/Creditstone 

(SW)

N Y Y Y N Prestige Area (OPA 450) Low-Rise Mixed Use N Y N Y Yes - but not regional No Yes - Shell on NE corner Service Commercial 

Zone (C7)

Y Y Y Y

8 9070 Jane/Riverock (NW) N Y Y Y N Vaughan Centre (OPA 600); 

Prestige Area (OPA 450)  

Y Y Unspecified N High-Rise Mixed Use Y Y Y Y No No No Restricted 

Commercial (C1-H)  

Y Y Y Y

9 1081 Rutherford/Thornhill 

Woods (SE)

O Y Y Y N Medium Density Residential 

Commercial (OPA 600) 

(Carrville/Patterson Urban Village 

2 - Schedule C) 

Y Y Unspecified N Low-Rise Mixed Use N Y N Y Yes - but not regional No No Local Commercial 

(C3)

Y Y Y Y

10 8727 Dufferin/Summeridge (SE) O Y Y Y N Medium Density Residential 

Commercial (OPA 600) 

(Carrville/Patterson Urban Village 

2 - Schedule C) 

Y Y Unspecified N Low-Rise Mixed Use N Y N Y No No No Neighbourhood 

Commercial Zone 

(C4)

Y Y Y Y

11 5241 Hwy 7/Kipling (SE) P Y Y N N Service Station (OPA 240) Y Y Unspecified N Mid-Rise Mixed Use N Y N N Yes - regional No Yes - Petro Can on NW 

corner

Highway Commercial 

Zone (C6)

Y N N N

12 5260 Hwy 7/Kipling (NW) P Y Y N N Service Station (OPA 240) Y Y Unspecified N Mid-Rise Mixed Use N Y N N Yes - regional No Yes - Petro Can on SE 

corner

Highway Commercial 

Zone (C6)

Y Y Y Y

13 Hwy 27/Innovation Dr (SW) P Y Y Y N Neighbourhood Commercial 

Centre (OPA 345)

N Y Unspecified N Commercial Mixed Use Y Y Y Y No No No Service Commercial 

Zone (C7)

Y Y Y Y

14 1000 Rowntree Dairy Rd/Hwy 7 Q Y N Y N Highway 7 Commercial Corridor 

(OPA 345)

N Y Unspecified N Mid-Rise Mixed Use Y Y Y N Yes - regional No No Service Commercial 

Zone (C7)

N N N N

15 3733 Hwy 7/Weston Rd (SE) R Y Y Y Y  Corporate Centre District (OPA 

500)

N Y Unspecified N High-Rise Mixed Use N Y N N Yes - regional Yes Yes - Esso on NW 

corner

Highway Commercial 

Zone (C6)

Y Y Y Y

16 2200 Steeles/Keele (NE) S Y N N N Prestige Area (OPA 450) Commercial Mixed Use N Y N Y Yes - but not regional Yes No Restricted 

Commercial Zone 

(C1)

N Y N Y

17 1514 Steeles/Dufferin (NW) S Y Y N N Prestige Area (OPA 450) Commercial Mixed Use N Y N Y Yes - but not regional Yes Yes - Esso on SW 

corner

Highway Commercial 

Zone (C6)

Y Y Y Y

18 120 Macintosh Blvd/Creditstone 

(NW) 

S Y N N N Employment Area General (OPA 

450)

General Employment N N N N No No No General Employment 

Area Zone (EM2)

Y N N N

19 1487 Centre/Dufferin (SE) T Y Y N N Service Station (OPA 210) Y Y Unspecified N Low Rise Residential N Y N N Yes -  regional Yes No - but NE corner 

designated for service 

station

Highway Commercial 

Zone (C6)

Y Y Y Y

20 7092 Yonge/Crestwood (SW) T Y Y N N Service Station (OPA 210) Y Y Unspecified N High-Rise Mixed Use Y Y Y N Yes - regional No No Highway Commercial 

Zone (C6)

Y Y Y Y

21 7738 Yonge/Centre (SW) T Y N N N Service Station (OPA 210) Y Y Unspecified N Low-Rise Mixed Use N Y N N Yes - regional Yes No Highway Commercial 

Zone (C6)

Y Y N N

22 7011 Bathurst/Steeles (NE) T Y Y Y Y Service Station (OPA 210) Y Y Unspecified N Mid-Rise Mixed Use N Y N Y Yes - but not regional Yes Yes - Esso on SE corner Highway Commercial 

Zone (C6)

Y Y Y Y

Defers to zoning by-law 

Defers to zoning by-law 

Defers to zoning by-law 

Permitted UsesExisting use on site - as seen on Google Permitted Uses Permitted Uses 

Defers to zoning by-law 

Defers to zoning by-law 

Defers to zoning by-law 

Existing Official Plan Proposed Vaughan Official Plan Vaughan Zoning Station Information 
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23 7400 Bathurst/Clark (SW) T Y Y N N Service Station (OPA 210) Y Y Unspecified N Low-Rise Mixed Use N Y N Y No No No Highway Commercial 

Zone (C6)

Y N N N
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__ -+ I I I WESTON CONSULTING GROUP INC. ffl
l I 

Since 
1981 

r r " 'Land Use Planning Through Experience and Innovation' 

The Regional Municipality of York 
Planning Department 
17250 Yonge Street, 4th Floor 
Newmarket, ONL3Y 6Z1 

ATTENTION: Mr. Bryan Tuckey 

December 2,2010 
File No. 3660 

Commissioner of Planning and Development Services , , 
; [F (, (, '''.- . .-

Dear Sir: I ~ ~"- c t~\ <J~ ~ ~ 
£ (' C \JU'~' ~!'--

Re: City of Vaughan Official Plan (City of Vaughan By-law 235-2010f=~···""'-~='==·''"'''''--'~=~ . , ""\ 
City File No. DA.04.006 l . ~ \ 
7301 Major Mackenzie Drive () or 

City of Vaughan 

Weston Consulting Group Inc. (WCGI) is the planning consultant representing Apra Truck 
Lines, the owner of a 4.5 acre parcel of land located southeast of the intersection of Major 
Mackenzie Drive and Highway 50 in the City of Vaughan. WCGI is currently assisting the 
owner in obtaining site plan approval from the City of Vaughan for a trailer parking yard on 
the subject property. The proposed development for the property is a truck terminal (Le. truck 
and trailer parking) without a building. Access to the property is proposed from Major 
Mackenzie Drive. 

Existing Planning Framework 

The subject property is designated Prestige Employment according to City of Vaughan 
Official Plan Amendment 509 ("OPA 509"). According to OPA 509, development shall be in 
accordance with the Employment Area General policies under OPA 450 (Policy 2.a». Under 
the Employment Area General Land Use policies, uses that require accessory outdoor 
storage are permitted, including but not limited to warehousing and storage operations and 
transportation and distribution facilities. Policy 2.b) states that the "outdoor storage of goods 
and materials shall not be permitted adjacent to a street; trailer parking shall not be 
considered outside storage". 

The subject property is zoned EM1 - Prestige Employment with a site-specific Exception 
9(1040) according to City of Vaughan Zoning By-law 1-88. Exception 9(1040) identifies a 
truck terminal as a permitted use. Under this exception, regulation eiii) states that "Outside 
storage shall not be permitted between a building and a street; trailer parking shall not be 
considered outside storage." This regulation is consistent with OPA 509. 

Based on the existing policy framework, the use of the subject property for the storage of 
transport trailers is permitted. Please refer to the attached extracts of these documents. 

Vaughan Office: 201 Millway Avenue, Unit 19, 
Vaughan, Ontario, L4K 5K8 
Tel. 905-738-8080 

Oakville Office: 1660 North Service Road East, Suite 114, 
Oakville, Ontario, L6H 7G3 
Tel. 905-844-8749 

1-800-363-3558 Fax.905-738-6637 www.westonconsulting.com 
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Submission Overview 

This submission is provided in relation to the new City of Vaughan Official Plan (Volume 1), 
which was adopted by City Council on September 7, 2010 (By-law 235-2010). We wish to 
express some concerns with respect to certain provisions in the adopted Official Plan on 
behalf of our client. 

City of Vaughan Official Plan Background 

The April 2010 version of the City's draft Official Plan (Volume 1) proposed a General 
Employment designation for the subject property according to Schedules 13 and 13-F. The 
General Employment policies (attached) were reviewed by WCGI and were found to be 
acceptable given that transportation uses and outdoor storage permissions were permitted in 
the proposed General Employment designation. Based on the proposed designation and the 
policies being acceptable to our client, a submission in response to the draft Official Plan was 
not filed. 

During the July 28, 2010 City of Vaughan Special Committee of the Whole and the August 
31,2010 City of Vaughan Committee of the Whole meetings, the Committee considered two 
separate staff reports that included submissions, staff comments, and recommendations in 
relation to the April 2010 draft Official Plan. It was our understanding, based on a review of 
these reports that the proposed designation for the subject lands and the associated policies 
relating to the General Employment designation were not to be modified in a manner that 
would preclude the use of the subject property for a truck terminal use. The July 28, 2010 
and August 31, 2010 staff report recommendations and attachments were adopted by City 
Council on September 7,2010. 

City of Vaughan Official Plan (Adopted Version) 

The adopted version of the City's Official Plan includes an additional policy under the General 
Employment land use designation in Chapter 9 that was not in the April 2010 draft version 
and was not referenced in the staff reports noted above. The adopted version of Volume 1 
includes Policy 9.2.2.9.e., which states: 

"No lot within General Employment designated areas shall be used for the sole 
purpose of outside storage. Where outside storage is proposed on a lot, a building 
must be provided in accordance with the provisions of the City's Zoning By-law. 
Notwithstanding, outside storage shall not be permitted on a corner lot. " 

Our client's concerns relate to the addition of this policy, which would preclude the use of the 
property for a truck terminal as the property is a corner lot. Furthermore, the proposed 
development does not envision a building in conjunction with the parking of trucks and 
trailers, which would also preclude the use based on the above policy. The effect of this 
policy is one that would remove permissions that the owner presently has under OPA 509 
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and Zoning by-law 1-88, as amended. Our client does not support the above policy as it 
relates to the subject property. 

It is our understanding, through discussions with City staff that the introduction of this policy 
was intended to reflect what is currently found in the City's Zoning By-law 1-88. However, the 
restrictions for outside storage uses on a corner lot and the requirement to have a building in 
conjunction with outside storage are found in the EM2 zoning provisions and are not 
applicable to the subject property. The site-specific provisions for the subject property were 
based on an exception to the EM 1 Zone and specifically recognized the appropriateness of 
trailer parking in the area and permitted the use. 

Proposed Modification 

We request that a site-specific policy be applied to the subject property to recognize 
the site-specific permissions for a truck terminal and trailer parking consistent with 
OPA 509 and Zoning By-law 88-99. 

Our request for this modification is based on several factors and considerations, which are 
outlined below. 

The above modification is consistent with the existing zoning and official plan permissions 
that permit a truck terminal and trailer parking on the subject property. We note that these 
existing permissions do not permit the outdoor storage of other goods and materials, which 
can have greater impacts than trailer parking. 

The permission for trailer parking on the subject property provides a synergy of land uses 
with the abutting Intermodal yard, which was acknowledged as a basis for these permissions 
in the existing official plan and zoning by-law. The subject property and the additional 
properties along Highway 50 that are governed by OPA 509 and Zoning By-law Exception 
1040 were recognized as being an appropriate location for trailer parking. Furthermore, the 
policies and regulations in these documents provided specific regulations to ensure that 
trailer parking was appropriately screened from the road. In particular, generous landscaping 
areas are required along road frontages. 

As noted above, the existing site specific policies and zoning regulations apply to all lands 
along the Highway 50 frontage between Rutherford Road and Major Mackenzie Drive. The 
proposed designation of General Employment would permit outdoor storage uses on these 
lands in addition to trailer parking. It is noted that the City, in the preparation of their Official 
Plan found this to be desirable and appropriate. 

We note that the City's zoning by-law definition of a truck terminal does not specify the 
requirement to have a building in relation to the parking of trucks or trailers. The absence of a 
building in conjunction with a trailer parking yard will provide greater flexibility for the future 
development of the property for other uses in accordance with policies of the General 
Employment designation. 
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Summary 

Based on the above considerations, we request that the City of Vaughan Official Plan be 
revised in accordance with our proposed modification. However, should the above 
modification not be acceptable, we would be pleased to discuss alternative modifications that 
will address our client's concerns. 

We trust that the above comments will be considered by Regional Planning Staff in the 
refinement and ultimate approval of the City's Official Plan. We look forward to working with 
Regional Staff and City Staff to resolve this matter as soon as possible. We would appreciate 
the opportunity to meet with Regional Staff to discuss these matters at the appropriate time. 

Please consider this our formal request for notice of modifications and/or approvals issued by 
the Region in relation to the City of Vaughan Official Plan. We also reserve the right to 
identify further issues, as may be necessary, through the modification and approval process. 

Please contact the undersigned or Mark Jacobs (ext. 286) if you have any questions. 

Yours truly, 
Weston Consulting Group Inc. 
Per: 

er, BES, MCIP, RPP 

cc: J. Zipay, City of Vaughan 

Encls. 

G. Uyeyama, City of Vaughan (Letter only) 
M. Peverini, City of Vaughan (Letter only) 
D. Birchall, City of Vaughan 
C. Messere, City of Vaughan (Letter only) 
M. Rossi, City of Vaughan (Letter only) 
A. Ko, Region of York 
M. Emery, WCGI (Letter only) 
J. Singh, Apra Truck Lines 

1) April 2010 draft Vaughan Official Plan extracts and mapping 
2) City of Vaughan By-law 99-99 adoption OPA 509 
3) City of Vaughan Zoning By-law 88-99 
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Downtown Mixed-Use

9.2.2.8. The area designated as Downtown Mixed-Use on Schedule 13 forms the entirety of 

the Vaughan Metropolitan Centre. Development within this designation shall conform 

to the Vaughan Metropolitan Centre Secondary Plan contained in Volume 2 of this Plan.

General Employment

9.2.2.9. In areas designated on Schedule 13 as General Employment, the following policies 

shall apply:

a. General Employment areas shall be predominantly industrial areas characterized 

by low scale buildings with a variety of lot sizes to provide flexibility for attracting 

and accommodating a wide range of industrial and associated employment uses. 

While areas designated as General Employment will continue to accommodate 

vehicles and trucks, development in such areas shall be designed with pedestrian 

amenity to serve the daily employee population and to facilitate access to public 

transit.

b. The following uses are permitted in areas designated as General Employment, in 

addition to those uses permitted through policy 9.2.1.9:

i. A full range of industrial uses including manufacturing, warehousing (but not 

a retail warehouse), processing, transportation, distribution, any of which 

may or may not include outdoor storage;

ii. Office and/or retail uses ancillary to and directly associated with any of the 

uses listed in policy 9.2.2.9.b.i. provided that:

A. the ancillary use is located on the same lot as the primary use;

B. the ancillary retail use is limited to no more than 10% of the total gross 

floor area of the primary use;

C. the ancillary office use is limited to no more than 40% of the total gross 

floor area of the primary use.

c. The operation of any use must not result in a nuisance or have an adverse effect 

on neighbouring uses by virtue of the emission or discharge of noise, vibration, 

particulate, odour or other irritants.
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d. Separation distance guidelines prepared by the Ministry of Environment, or 

alternative measures shall be applied to achieve compatibility between uses in the 

General Employment designation and uses in other land-use designations.

e. The following Building Types are permitted in General Employment areas, 

pursuant to policies in Section 9.2.3 of this Plan:

i. Employment/Industrial Buildings;

ii. Low-Rise Buildings; and,

iii. Mid-Rise Buildings;

Prestige Employment

9.2.2.10. In areas designated on Schedule 13 as Prestige Employment, the following policies 

shall apply:

a. Prestige Employment areas shall be characterized by high quality buildings in an 

attractive pedestrian-friendly and transit-oriented working environment. A variety of 

lot sizes shall be made available in areas designated as Prestige Employment to 

provide flexibility for attracting and accommodating a wide range of employment 

uses.

b. Prestige Employment areas shall generally be located on arterial streets forming 

the edges of Employment Areas, and along 400-series highways, in order to:

i. allow the areas to provide a transition between General Employment areas 

and more sensitive land uses, 

ii. locate greater intensity uses on key transportation routes, and

iii. provide locational opportunities for activities which require high visual 

exposure and an attractive working environment. 
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Employment/Industrial Buildings

9.2.3.7. The following policies and development criteria apply to Employment/Industrial 

Buildings:

a. Employment/Industrial Buildings are buildings exclusively located within 

Employment Areas and are generally low-rise in form.

b. In order to provide convenient access for pedestrians and transit users, 

Employment/Industrial Buildings shall generally be oriented to front onto a public 

street and provide direct and safe pedestrian access, separated from parking lots, 

to any main building entrance.

c. Employment/Industrial Buildings that do not front onto a public street are only 

permitted on lots where the majority of any frontage facing a public street is 

occupied by an Employment/Industrial Building that does front onto the public 

street. Such Employment/Industrial Buildings are required to provide direct 

and safe pedestrian access, separated from parking lots, to any main building 

entrance.

d. Surface parking between the front or side of an Employment/Industrial Building 

and a public street is limited to one aisle of parking spaces and shall occupy no 

more than 50% of the building frontage.

e. All surface parking areas must provide a high level of landscaping treatment and 

pedestrian pathways. It is encouraged that the grading and landscaping materials 

for surface parking lots be designed as part of the site’s stormwater management 

system.

f. The rooftop of Employment/Industrial Buildings shall include landscaped green 

space, private outdoor amenity space or environmental features such as solar 

panels. 
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I, JOHN D, LEACH, City Clerl< of the Corporation of 

the City of Vaughan In the Regional Municipality of York, do 

hereby certify that attached Is a true copy of Amendment 

Number 509 to the Official Plan of the Vaughan Planning 

Area, which was approved by the Regional Municipality of 

Vorl<, wIth modifications, and came Into force on the 6th day 

of May, 1999. 

J.n each 
Ci Clerk 
City of Vaughan 

DATED at the City of Vaughan 

this 13th day of May. 1999. 
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THE CITJiOF VAUGHAN 

BY-LAW 
BV-~AW NUMBER 99-99 

A Ily-Ia
w 

to adopt Amendment Num~er 509 to the Official Plan 01 the Vaughan Planning Are •. 

NOW THEREFORE th. Council of Tha Corporation altha City of Vaughan I'NACTS as follows: 

1. THAT the aUaohad Amendment Number 50910 Iho Official Plan of tho Vaughan Planning Area, 

consistlng of the attached text and Schedulas -1", "2" and -3", Is herebY adopted. 

2. AND THAT Ihe City CierI< Is hereby authorized and dirooted to make application to Ihe Regional 

Municipality of York for approval of the aforementioned Amendment Number 509 to tha Official Pian of the 

Vaughan Planning Area. 

3, AND THAT this ay.law shall come Into forco and take effect on the day thallh. ay-Iaw enacled 

by the Regional Municipality of Vork ildopting an am.nomenllo Iha Roglonal Official Plan forlhelands tn 

Official Plan Amendment Number 509 comes into force and takes effect. 

REAP a FIRST, SI'COND and THIRD 11m. and finally passed Ihis 22"' day of March, 1999. 
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AMENDMENT NUMBER 609 

TO THE OPACtAL pLAN 

OF TilE VAUGHAN PLANNING AREA 

The following le><1 and Schedules "1", "2" and "3" consl~u\O Amendmenl Number 509 10 Ihe Official Plan 

of the City of Vaughan Planning Area. 

Also atl.ohOd herelo, bul not con.muling part of the Amendm.nl are Appendlce. I and II. 

LEGAL APPROVED 

:ntt00fS/ 
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pURPQSE 

The purpose of this amendment Is to amend Amendment No. 450 to the alficlal Plan of the City of Vaughan 

Planning Area by r.deslgnatlng the subject lands from 'Railway Facllnlos" to 'Prestige Area', and by 

providing site speclfio potlcles to gulda the use and development of thalands. This Will permit the subject 

lands to be used foremployment purposes, particulal1ytransportatlon, warehousing and dlstributlonfacititles. 

II LOCATtON 

The land. subjecUo OPA No. 609 ar. shown as area 'subject to Paragraph 9.3 of Schadule '9'Io OPA No. 

450' on Schedule '1' hereto and are hereinafter refarred to asth. 'Subject Lands'. The subject lands front 

on the east side of Highway No. 50(P.el Regional Road No. 24). betwa.n Ruth.rtord Road on the south and 

Major Mackenzie Drive on the north. The subject lands have an ar.a of approximatety 50 hectares and .re 

composed of the westerly portions of Lots 16 to 20, Concession 10 inciuslve, tn the City of Vaughan. 

The decision to amend the Ofllclal plan is based on thalollowlng considerations: 

1. Lopatlona! and Land Use Context 

The subject lands originally formed the westerly part of the Canadian PacifiC Railway'S Veughan 

Intermodal Yard. The Intermodal yard acts as an Important link In the railway's container shlpptng 

network and is one of two such focliities operated by CP In the Greater Toronto Area. Freight 

packed In containers. Is brought to the Intarmodal yard for transfer from train to truck for Incoming 

freight, or from lruck to train for outgoing material. An expansion of the yard facllitie. was 

completad in 199B, which wllI.llow It to handle 225.000 containers per year. 

The Int.rmodal yard Is characterized by excellent eccsS$lblllty to all parts of the Greater Toronto 

Area and the Golden Horseshoe beyond. This I. maintytha resu" of Its proximity to the 400· senas 

network of Provincial Highways. The key transportation faclllites Inciude: Highway No_ 427 (and"s 

potentlal.xl.nslon tothe north) and Highway No. 407 to the south; Highway No. 400 to the east; and 

Highway No. 410 to Ihe wast. The intermodal yard alsO benefits from its proximity to Pearson 

Internatlonat Airport and the oxpendlng network of Regional Roads In both York and Peel Raglans. 

The purpose of the redaslgnatlon of the Highway No. 60 frontage Is to alloW the subject lands to ba 

used for amptoyment uses which are independent (ie, not railway owned) of the CP Interrnodal 

2 
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operation. Such usa. would also be att~Cled by tho I_tlonal und transponation attributes that the 

Intermodal yard feature.. I~ addnlon. the Intennodal yard and many type. of employment uses 

would benem In a synergistic way from being in close proxlmlly to each other. These use. would 

include transportaUon and shipping useo, d1stnbutlon centre., cross-dock facilities and warehouses. 

They would bOth support tha inlermodal yard and benetlt from Its presence. In addition, thl. 

rolatlonshlp would build effleleneie. in the overall di.,r1buUon network serving Vaughan and the 

GlTA. 

2. poltcy CQn!ext 

Tho .ubj_etlands are currently designated "Railway Facilities" by OPA No. 450 (Employment Are. 

Growth and Managoment Ptan). The purpose of tho "Railways Faellitle." designation Ie to 

acl<nowl_dge the slgnfficenco of thelnlennodsl fselllly as. major employmenl goneraling land use 

and 10 provide policies governing the use of these lands, should the railWay and any relaled use 

ooase. Railways are under federal jurtsdlction, therefore, munioipal planning regulations do not 

apply to Ihe Intermodal faeillly. eacauseth.lands subJect 10 Ihls amsndmenl. and any potential 

uses. may ultimately not be owned and operated by the mil company, SeCllon 2.2.6.1, 'Developmenl 

PoliCies' - 'Land Use" 01 OPA No. 450 epplies as follow", 

1. oj Should a large portion of the lands desIgnated Railway Foellillas be releated for 

development, then development shall only occur on the bails of an amandmant 10 

this plen. 

While an offiCial plan amendmenll. required. the redesignallon to 'Prestige Area" under OPA No. 

450 Is not a subsl.ntlal departure [rom Ihe prasent U'e. [f reprasenlS an Inlen.fficetlon 01 a sne 

whloh Is already developed With what Is effselively a major urban use. 

Under the RegIon 01 York Offlelal Plan. thelntermodal yard Is deSignated 'Aural Policy Area' . The 

propossd redeslgnallon doe. nol oonlonn 10 Ihe Aeglonal OffIcial Pion and tharefora, the owners 

have applied to amend Iho plan 10 brtng ifs enlire holding under the Regional "Urban Area" 

deslgnallon. 

3, Development CMtexl 

The lands to the north, wost and easl are currently under rural use, These US8$ Include farming 

activities and scattered residences, To the south, there Is an exlsl/no golf course located on the 

a 
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soulh sIde of Rutherford Road, adjaoo?1 to HIghway No. 60. These U8es have oo-axlsled wilh Ihe 

operation of Ihe IntermodAI'yord since 118 inoeptlon. Furthar lend usa oonlJlcts dua 10 on-site 

operations are not anticIpated. However. Ihe Impact of traffio. partiCIJlarlY hUck lraffie, will be a 

oonslderaUon and will raqulre the upg,.dlng of the exlsling road system. Theroforo. the 

Implamentallon of road network Improvements IV'" b. nacessalY. ScreenIng and landscapIng of 

the subjecllands will also be necessary In order to achieve atlraC1ive strestscBpes adjacent to 

Rutherford Road, Major MackenZie Drive and HIghway No. 60. Policle. have been Included In the 

amendmenl which roqulre that both matte,. be addressed. 

4, Emerging Qcporfun!«es In the West Vaughan Area 

On June 22, 1998 Vaughan Council gave dlrectJon to undortakethe GilY of Vaughan Employment 

Aro. (OPA No. 450) RevIew to update the CIty's Employment L.and Needs to tho year.> 2021 and 

20Z6 (File 16.73). The study would also form tho besls for e ravlew of the Regional Olliel.1 Plan 10 

datelmlne the nsad to expand the Plan's urban boundary to accommodate addnlonpl employment 

use.. The srudy Is baing conducled In thr.e phase.. The tlrol pha.e Is proceeding tn two parts. 

Phase1 a Involves the determination of the required employment lands; and Phase 1 b provIdes for 

the .electlon of a route forth. Highway No. 427 e",enslon north 01 Reglonat Road No. 7 (Highway 

No.7). Pha.e 2 calls for the allocation ollhe warranted employment lands to speelflo areaa. Two 

areae 01 opportunity are 10 be given prlortty consldemtlon. These Includ. Inlill are •• within the 

eXisting urban envelope and a.panslon In the Wesl Vaughan Area east Of Highway No. 50, north 

of Langstaff Road. Pha .. 3 would provIde forthe Implementation 01 re.ults of the study byway of 

the preparation of a .econdalY plan or afi. specific amendments to tha offielal plan. 

Pha.e 1a altha study has been completed. tn order for the City to maIntain a minimum twenlY year 

supply of land, It will be necessary to designate approximately 2,000 acre. 01 employment land. 

Whan applied 10 the West Vaughan Araa (minus the Intennqdal yard), the warranled .rea would 

resutt In expansion of tha urban boundary from L.angslaff Road to Major Macken,;e Drive wa.t 01 

Highway No. 27. It would also place thelntermOdat yard and Iho subject land. within the long term 

urban envelope. Tharefore, In tho broad policy context, the redes/gnation of these lands Is 

.upportableln the .enS9 that It would be consistent with <temonstmted long term need and on the 

basiS thaI" COMmute. Infilling around an existing use. 

4 
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6. §orvi(;!!l\l 

Tha amendment provides that all development shall occur on tile basis at tull municipal serviceS. 

Should tull municipal ""rvlces not ba available. any alternative servicing measures shell only be 

permitted witll the approval at the Regional Municipality ot Yorl<. the City at Va~ghan and any other 

perlinent authorities, subject to the exocullon of any agre.ment or the Miliment of any conditions 

finenclal or othe!Wise as may btl Imposed by any such authority. Stormwater management 

measures shall be to the satisfaction of the City of Vaughan and the Toronto Region Conservation 

AuthoritY. 

6. Transpartaligo and TraUie 

OS-lea Associates Ltd. has completed a traffic Impact assessment of the proposed CP 

Dlstribution/Werehouslng facility. dated October 1998. 

The study concludes tllat tile following road Improvements will be requlrad 10 acoommodate 

Increases in background traffio caused by traffic growth on Highway 50 and Rutherford Road. and 

from the expansion of the Intermodal terminal: 

i) Two basiC through lanes in eaoh direcUon on Rutherford Road. 

Ii} Two basIc through lanes In each direction on CasUamore Road. 

Iii) A third norlnbound through lane (oomb!n.d with rignt lurns) on Hlgnway 50 througn tile 

Intersection. 

Iv) A westbound double left turn lane on Rutherford Road. 

In orderto adequatelyservloe the CP DlstrlbullonlWarehouslng facility. the study reoommends that 

a signalized access be provided on Hlgllway 50 beIWeen Major Mackenzie Drive and RUlllerto,d 

Road. 

6 
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Prior 10 any developmenl prOC<ledlng :.I~eland owner and lhe pertinenl road authorily(la.) will have 

delermlned Ihe measure. n~eded and their respectiVe re.ponslbllnle., fiscal and olherwl.e, to 

Implement the above or determined necessary road ImprolJements. 

7 . Environmental R8yj~W 

To assess the envfronmentaJ Impacts of tho proposal t an -Environmental Features Study" watt 

propared In October 1998 by the consulling Ilrm Hough Wocxfland Naylor Dance Lelnsler Llmlled, 

In oollaborallon wllh plant ecologis~ Dan Gregory. 

The study are. encompassed the enllre block bounded by Highway No. 60 on thO we.t, Hunllnglon 

Road on the e.st, Rutherford Road on tho soulh and Major Maokenll. Drive on tho north. Tho 

purpose 01 the . Iudy was to assess hoW the proposed development along Highway 60 might Impact 

on tho naturel feature •. The review Included an analysis 01 vogel.llon, wildllf. and wildllf. habitat 

and fish .nd !Ish habll,!. Th. lollowlng conclusions were drawn: 

\legelollon: a comprehonslve lnvantory 01 vegelatlon on the slla and In Ihe block ooncluded 

that the p,edcminanl agrioullu101 u" of the sito does nollnoludo any Ilgnnioont planl 

speoles; 

Wildlife and Wlld1i!e Habitat: the open cultivated fieldS and IImlled vegetalion cover does 

not provide lh& conditions necessary to support many nalive resident or migratory anImals. 

FIsh and Fish Habllat: tho sludy a .. oss.d 111. 3 main tributarie.ln Iho block. Dna bibutalY 

. (Robinson Creak) passes through the nonh·.ast comor of thO blOCk and has been idenmted 

.a .n intarmedlale warm wale, fisherie. habitat, The report indlcaled Ihal devetopment 

WOUld naad 10 bo .at back from the clearly deflnad valley 0/ Robinson C,aok. This feature 

Is nol. however. In the proposed development sita. The other tribUianas are Intermittent 

drainage channola which aTe oHen ploughed and culllv8lad. One of me inlermlltent 

channels I. on Ihe south end of the block. The olher consists of threo brancho. whloh enter 

onlo lhe propOlled dovelopment 611e al the north we.t comer of Ihe blOck. The thr •• 

branches combine Into a Single chsnnel, which Is dlvertod around thelntermooat lacilities 

before returning 10 a more natural lnlermktent watercourse. While the Intermittent channels 

do not provide tor any olgnilioont fish habHst, tlla report Indiooted thal8pproprlate storm 

water management techniques will be needed to prevont Bny Impact upon downstream 

watercourses resulting from Ihe devefopment. 

6 
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The Toronto Region Conservation AIrt.h~ri\y haslnolcated thalli has nO objections to the proposed 

land uao change, because 'the sile Is not in or adjaeanl to any significant nalural featur •• A 

subsequent lette r also confirmed that atorm water managemanl techniques, through an appropriate 

number and site of ponds, will be required to maintain the quatlty and quantity of the ba.enowwaler 

supply. Any further requlremenls of TROA will be re,olved at tM site plan application slag •. 

V DETAILS OF THE ACTUAL AMENDMENT AND pOUClfS RElATIVE JHERETQ 

1. Amendment No. 460 to the Official Plan of the Cily of Vaughan Planning Ar.ala hereby amended 

VI 

VII 

by: 

0) Peleting Schedule' '2' and '2A' of Amendment No. 450 and substiMlng therefor the 

SchedlllsG "2~ and "2A'\ attached hereto 8S Schedules "21 and "3- respectively, thereby 

rede,ignatlng the lands shown as 'Subject to Paragraph 9.3 of Sohedule '9' to OPA No. 

450' on Schedule "2' and '3' hereto from 'Railway Facilltie." to 'Prestige Area" in the 

manner shown on the fleld Schedules. 

b) Adding to Schedule '9'In accordanca with Part C, Section 3.3, 'She Specllio policies' the 

following Paragraph 9.3 and Schedule 9.3 (A), whloh form Schedule 1 to this amendment: 

IMPLEMENTATION 

Ills Intended that the polloie. of the Official Plan of the Vaughan Planning area pertaining to 

the subject lands shall be Implemented by way of an amendment to the Vaughan Zoning 

By.law and .lIe plan approval, pursuant to the Planning Act. prior to occupancy. The 

R8glon 01 York and Th8 Region of PB81 shall have .xecufed an agreement for tho provision 

of municipal waWsupply and sewage tr •• I",.nt lor the development propoS8d by CP Rail. 

INTERPRETATIQN 

Jhe provisions of the Offlciat Plan 01 the Vaughan Planning Area as amended from time to 

time regarding the interpretation of the plan apply with respect to this Amendment. 

7 
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Date of Adoption: 

Date of Approva), 

SCHEDULE 'l' 

Amendment No. 509 to the Official Plan of the QIY of Vaughan Planning Area. 

whKh adds Paragraph 9.3 to Schedule '9' of OPA No.450. was adopted byVauQhan 

council on Ma«h 22, 1999, 

Amendment No. 509 to the official Plan of the City of vaughan Planning Alea 

which adds paragraph 9.3 to Section '9' of OPA NO. 450was approved by the l\eg (onal 

Municipality of yor~, and came into fo~ce on Hay 6~ 1999. 

Nalure of Exception: The purpose of Ihls exception \$ to permit the uses conlemplated by the 

'Employment Area General' deslgnallon ofOPA No. 450. noi'Mlhstandlng that the 

subject lands are deSignated 'presilge Area'; prohibit outdoor storage olQoodsand 

materials (not IndudlnQ trucks and lIud<.IIa1lers) adjacent to a street; prohlbl1lng a 

waste transfer stallon; and prOviding site speelftc policies regarding the prOViSion 

01 landscaping and screening adjacent to Major Mackenllo Drive. Highway No. 50 

locatiOn: 

and Rutherford Road. 

west part oflots 16-20 Inclus~'t. concession lOin the OIY of Vaughan, hontlng on 

the east side 01 Highway NO. 50 betv.een Rutherford Road on the south and Major 

Mackenzie Drive on the north. 

Site Specjftc policIes 

2, NOi'Mthstandlng section 2.2.3 ·Prestlge Areas', the lands shown as 'Subject Lands' on 

Schedule 9.3(A) shall be ,ub)ect to the follOWIng poliCIes, 

a) Pevelopmentshall be In .((ordanceWllh Ihe pollctes of section 2.2.4 'Employment 

Area General"; 

b) Outdoor storage of goods and materials, shall not be permitted adJacent 10 astreet; 

trailer parking shall not be considered outside storage; 
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c) loading and queuing areas assoclaled wllh a Iransponallon and dlslrlbu\lon facility 

shall be permiUed adjacent to a street subject to the provision of Intervening 

landscaping and screenIng sumclent to subsWltlally obscure the visibility of the 

truci<S and loadlnQ areas, 

d) A waste transfer station shall not be permtned, 

e) In remgnl1lon of the subject lands' 'PTestlge Area' deslgnaJlon. the folloWIng WIll 

be required prior to the execution of Ihe fust sl1e pian agreement affecting the 

o subject lands: 

il A master landscaplnQ/Ufban design plan for the subject lands In their 

enJlretyshal1 be submitted and approved bY the City of Vaughan, The plan 

WIll be Implemented through Individual site plan applications as 

development occurs; 

II) The plan WIll fosler the creation of attractIVe streetscapes on the Highway 

NO. 50, Rutherford Road and Major Mackenzie DrlYe fronlages: 

III) DeslQnemphaslswl1i be placed on: ThescreenlngofbulldlnQsand loading 

areas; developIng Qateway focal points at the Intersec\lons of Rulherford 

Road and Highway No. 50. Major Mackenzie Dnve and Highway No, 50 

and at a tuture signalized aCCess to Highway No, 50 between Rutherford ' 

Road and Major MackenZie DrIVe; and the provision of dlstinctlYe and 

am_clIVe srgnage; 

IYl A generous landscaped strIp and bermlnQ will be required adjacent to all 

publiC roads; 

v) Submtsslon requirements for the master IandscaptnQ/urban design plan 

shall Include but not be limlled 10: 

Ull 
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a cooceptuallandscape plan: 

cro.ssedlons demons1ratll\ll the adequacy of screenlnll measures 

from public roads; 

Ihe loca1lon and conceplual desl~n of entrance and galeway 

fealures and guidelines for Ihe style and loca1l0n of corporate, 

slgnage; 

lighting treatment, 

vi) The master landscaplnQiurban design plan shall be Implemented through 

the subsequent site plan agreement. 

o All development shall occur on the basis of full muniCipal services, Should full 

municipal services not be Immediately available, any alternatIVe servtclng measures 

shall only be permitted with the approval of the Regional Municipality ofyor\<' the 

Cltyofvaughan and any other pertinent authorities. subled 10 the execution of any 

agreement or the fulfillment of any condillons. financial or otherwise. as may be 

Imposed by any such authority, 

g) That prior to developmenl occurring. the Q'Mler and Ihe pertinent road authOrities 

shall have delermlned the measures needed and their respedlve responslblillies. 

finandal and otherwise. 10 Implement Ihe nece.sary road Improvements, The 

Implemen1lng slle plan agreement shall provide that oCaJpancv. If necessary. shall 

not occur until the necessary road Improvements haVe been put In plare or such 

Improvements have been secured byagreemenl(s)wllh the affeded road authoritY 

10 their satl;fadlon, 

(110 
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SCHEDULE 9.3 (A) LE II II THIS IS SCHEDU . I 
TO AMENDMENT NO. 509 

"" ADOPTED THE DAY Of 

LOCATION' LOTS 16·20, CONCESSION 10 

NOT TO SCALE 
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mpecil ,1999, 
Of TI;t;: 
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apPENPIXI 

Thel_nds subject to this Official Plan Amendm.nt arelocaled on tho east sid. of Highway No. 50, between 
RUlhertord Road and on south and Major Mackenlle Drive on Ihe north. The subject lands have an .re. 01 
approxlmalely 50 heotar.i, and are composed of the westerly portion. of LOis 16 to 20 'nclu.'ve In the City 
01 Vaughan. 

An application to amend \h. Official Plan were considered al a Public Hearing on Novamber 2, 1998, The 
(.commendation 01 Ihe Commlnee 01 the Whole Public Hearing, to receive the public hearing and 1000ard 
a comprehensive report to a futuro Committee 01 the Whole meetlngl was ratified by CounCIl on November 
9,1998, 

On February 15, 1999, tho Committee 01 \he Whol. re<:OmmendedthalOlflclai Plen Amondment Appllesl/on 
Fila OP,98.20 (Canadian Pacillo Railway) BE APPROVED, Which was ratified by Council on February 22, 
1999 (Item 20, Report 16). Vaughan Council . lso requesled: 'Thallhe Region 01 York and Region 01 Peel 
BE ADVISED thallhe City 01 VAughan supports an agreem.nt between the two Regional Municipalities 
which would provide lor the serviclng 01 the subjecl land. through connectIons to Ihe Region 01 Pe.". 
Sanll.ry Sawer and MuniCipal Water Syslems". 
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CPRaH 

THE CORPORATION OF THE CITY OF VAUGHAN 

IN THE MATTER OF Secllon 34, 
Subsectlone (18) and (18) of 

the Planning Act, R.S.O. 1990, c.P.13 

I, JOHN D. LEACH, 01 Ihe Town 01 Caledon, In the Regional Munlcipailly of Peel, make oath and say: 

1. THAT I em the City Clerk of the Corporation oflhe City of Veughan end es such, 
have knowledge of the matterS herelnafler deposed to. 

2. THAT'Sy,law1'lumbaf86'99 was passed by the Council of Ihe Corporation of 
the City of Vaughan on the 22nd day of March. 1999. and wrillen notice was 
given on the 26th day of March, 1999 in the manner and form and to the 
persons prescribed In Reguhdlon 199196. 

3. THAT no nolice of appeal setting oulan obJsclion 10 By·law 88·99 was filed wllh 
me wllhln twenty (20) days from the data 01 wrillen notice of the passing of the 
by· law. 

4, THAT By-law Number 88·99 Is deemed 10 have come Into effOCI On the 6th day 
of May, 1999. 

SWORN BEFOR~ ME In the Cily 
of Vaughan, In the Regional 
MuniCipality 01 York, Ihls 
131h day of May, 1999. 

lENORE PROI'tOENCl' 
.e ConlmlSS!Onar, el<;., 
R'9'OI,,1 Mun\clp.Ii~ oIYor1.· .. 
The COIpor.tloIl 01 The Cq 01 Va~ 
ExplI'es February 11), 2001 
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THE CITY OF VAUGHAN 

BY-LAW 
BY-LAW NUMBER 88-99 

A By-law to am.n~ City 01 Vaughan By-law 1-88. 

WHEREAS the matters herein .et out ara not In conlormlty wllh the Official Plan of the Vaughan 

Planning Area, which Is approved and In lore<! at this lime; 

AND WHeREAS thera has been an amendment to the Off/clal Plan adopteQ by Council and not 

approved at this lime with which the matters harein set out are In conformity; 

NOW THEREFORE the Council ofTheCorporatlon otth8 City olVaughan eNACTS AS FOLLOWS; 

1, That City of Vaughan By-law NumbBr 1-88. es amended, be and it Is hereby further amended by: 

1. Rezoning the lands shown as ·SubJect Lends" on Schedule "1- attached hereto, from A 

Agricultural Zone 10 EM1 Prestige Employment Area Zone, In the manner shown On the said 

Schedule -1 u
• 

b) Adding the following paragraph 10 "EXCePTIONS' Seollon 9.0; 

'(1040) No~'lithsl.ndlng the provisions of; 

a) Subseollon 3.8 (a) respecting parl<lng requirements; 

b) Subseotions 3.8 (k) and 3.9 (e) respeollnglha surface of all loading 

spaces amI related driveways, parking spaces and maneuyerlog 

areas; 

0) Subsecllon 3.9 (d) respecllng loading space requirements; 

d) Subseollon 6.1.6 (0), (b) and (e) respecting minimum landscaping 

requirements In Employment Area Zones; 

e) SUbsection 6.2.1 respecttng uses permItted In the EM1 Zone; 

The following provisions shall apply to that portion of tM ·Subject Lands" 

shown as "Part I " and 'Part 5' on Schedule 'E-113r': 

a1) The greater of elther a minimum of 642 parking spaces, or 1 

parking splice per 150 3Q. m GFA shall be provided. 

bl} Gravel surface areas and related driveways, parking spaces and 

maneuvering areas shan bl! permitted only In areas located a 

minimum Of 190m from Highway No. 50 (Peel Regional Road 24) 

and I!I minimum of 14 m from Rutherford Road. 
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·2· 

The (ollowlng provisions shall apply to the enUrety of the lands shown as 

'Su~J.cl ~.nd." on Schedule 'E·1137": 

el) Loading spaces and associated queuing are~s shall be permitted 

In yard. abulllng a street. 

di) A strip of lend noll ••• than 12 m In width .hall be provided along 

• str •• lline of a public highway and a regional road; and shall be 

used for no' olher purpose than landscaping. This; ahall not prevent 

the provision of access driveways across the said strip. 

ei) The following uses shall only b. permltled on the Subjecl !.and.: 

Employment Use 

Truck Terminal 

Warehouse 

Uses ACcessory to a Truck Terminal: trailer repair 

maintenance, gatehauses, weIght scale~, pumpmg houses, 

facilities for fire protection and facUlties for fuel tanks 

Office Uses Accessory to an Employment Use 

Business and Prof~slonal Offices, not Including medical 

praclllioners 

Otflce Building 

Service and Repair Shop' 

e~ BUildings or structures, parking areas or storm water management 

facUitles Shall not be permilled within 10 m of the TransCanada 

Pipeline easement shown on Schedule "EM 113r. 

elll) Outside storage eheJl not be permitted between a building and a 

slreet; IraNer parking shall not be consIdered outside storage," 

c) Adding Schodule "E·1137' allached herelo as Schedule "1', 

d) De!etlng Key Map 1 OD and substituting therefore wtlh tho Key Map 100 attached hereto as Schedule 

2. Schedules "1" and "2" shall be and hereby form part of this by-law, 
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READ a FIRST, SECOND and THIRD lime end finally passed this 22'" day of March, 1999. 
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SUMMARY TO BY-LAW 88·99 

The lands affacled by Ihis by-law are localed on the easl sid. of Highway 50 (Pa.1 Regional Road 24). 
botween Rulherford Road and Major Mackenzie Drive, In lots 16 to 20, Concession 10, Cfty or Vaughan. 

Tha purpose oflhls by-law Is to amend City of Vaughan Comprehensive Zoning By-law 1-86 by rezoning Iho 
subject landS: f(om A Agricullural Zone to EM1 Prestige Employment Area Zone, 

Tho By-law also provides excepl!ons to the EM1 Zone with respect to: uses permitted, queuing areas for the 
loading/unloadIng trucks adjacsntto Highway No, 50, Major MackenzleOrlve and Rutherford Road, permlttrng , 
trailer perking. a reduction of parking spaces required tor a portion of the subject lands, permitling specffic 
areas for loedlng in gravel areas and requiring a minimum 12m wide landscape strip along Highway No. 60, 
MaJo( Mackem~:le Drive and Rutherford Road. 
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• South – lands that are subject to development applications for a 9-storey Mid-Rise 
Residential development and open space. 

 

Figure 1: Location of Subject Property 
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Description of Subject Property 

The western property (4477) occupies the south-east corner of Major Mackenzie Drive and 
Pine Valley Drive.  The eastern property (4455) is adjacent.  Each parcel is approximately 1.0 
ha (2.5 acres) in size for a total of 2.0 ha (5 acres) as shown in Figure 2.   

The properties have approximately 137m (450 ft.) of frontage on Major Mackenzie Drive and 
124m (407 ft.) of frontage on Pine Valley Drive and contain a ravine with a small wooded 
area in the south-east corner.  A 30m daylight triangle is found at the intersection of the two 
major roads.   

Based on an inspection of available mapping for the subject property, it is estimated that 
approximately 0.2 ha (0.5 acres) of the property comprise natural valley and woodlot.  An 
estimated 1.8 ha (4.5 acres) of the site are suitable for development.   

 

 

Figure 2: 4477 & 4455 Major Mackenzie Drive W., Vaughan 
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Planning Framework 

Provincial Policy Statement (2005) 

The Provincial Policy Statement (PPS) provides a policy foundation for regulating land 
use and development within Ontario.  The PPS encourages “efficient land use and 
development patterns” as they support “strong, liveable and healthy communities, 
protect the environment and public health and safety, and facilitate economic growth”.  
All decisions that affect planning matters “shall be consistent” with the 2005 PPS. 

The PPS focuses on development patterns that optimize the use of land and resources 
by encouraging intensification and directing growth away from sensitive or significant 
areas and resources.   

Policy 1.1.1 states that “Healthy, liveable and safe communities are sustained by: 

(a) promoting efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term; 

(b) accommodating an appropriate range and mix of residential, employment 
(including industrial, commercial and institutional uses), recreational and open 
space uses to meet long-term needs; 

(d) avoiding development and land use patterns which may cause environmental or 
public health and safety concerns; 

(e) promoting cost-effective development standards to minimize land consumption and 
servicing costs. 

(g) ensuring that necessary infrastructure and public service facilities are or will be 
available to meet current and projected needs. 

Policy 1.1.2 further states that “Sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth areas, to 
accommodate an appropriate range and mix of employment opportunities, housing and 
other land uses to meet the projected needs for a time horizon of up to 20 years.” 

The proposed development allows for more effective and efficient use of the subject 
lands.  The proposed Mid-Rise Residential development supports intensification of the 
site and contributes to a vibrant neighbourhood.  The proposed development will be 
integrated into the existing community, with full municipal services and facilities already 
in place.   

The proposed Mid-Rise Residential development is supported by regular transit service 
on both Major Mackenzie Drive and Pine Valley Drive.  The proposed Highway 7 
Transitway is accessible via the Pine Valley Drive transit route.  Higher level transit is 
also available via the Major Mackenzie Drive transit route connection to the GO Bus 
station at Highway 400.  In addition, Major Mackenzie Drive is identified as a Regional 
Transit Priority Network in the York Regional Official Plan (2010 Ministers Modified 
Copy). 
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The PPS states that “Settlement areas shall be the focus of growth and their vitality and 
regeneration shall be promoted (Policy 1.1.3.1).  Land use patterns within these areas 
shall encompass densities and a mix of land uses which efficiently use land and 
resources. Development in these areas should be based on existing or planned 
infrastructure and public service facilities, rather than depending on uneconomical 
expansions and should minimize negative impact on the environment (Policy 1.1.3.2) 

Policy 1.1.3.3 states “Planning authorities shall identify and promote opportunities for 
intensification and redevelopment where this can be accommodated, taking into account 
existing building stock or areas, including brownfield sites, and the availability of suitable 
existing or planned infrastructure and public service facilities required to accommodate 
projected need. 

The subject property is located within an existing residential area with municipal services 
and community infrastructure already in place.  Public transit is easily accessible as 
discussed above.  A Mid-Rise Residential development would efficiently utilize existing 
services and not require additional infrastructure investment. 

The PPS states, in Policy 1.4.3, that “Planning authorities shall provide for an 
appropriate range of housing types and densities to meet projected requirements of 
current and future residents of the regional market area by: 

(c) directing the development of new housing towards locations where appropriate 
levels of infrastructure and public service facilities are or will be available to 
support current and projected needs; 

(d) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of alternative 
transportation modes and public transit in areas where it exists or is to be 
developed. 

The proposed Mid-Rise Residential development will contribute to the generation of 
housing to meet future needs, while efficiently using land and resources.  This 
development will also bring a higher density housing form to an area dominated by 
ground-related single family homes.  This will increase housing choices and provide 
additional support for the existing transit systems and the planned Regional Transit 
Priority Network. The proposed development will complement neighbourhood 
commercial and employment uses while supporting existing and planned infrastructure 
improvements in the area. 

Policy 1.6.5.4 states “A land use pattern, density and mix of uses that minimizes the 
length and number of vehicles trips and supports the development of viable choices and 
plans for public transit and other alternative transportation modes, including commuter 

rail and bus should be promoted”.  Policy 1.6.5.5 states “The PPS states that 
transportation and land use considerations shall be integrated at all stages of the 
planning process.”   
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The subject site is located within a settlement area and provides an opportunity for 
intensification as specified in the PPS policies.  The proposed redevelopment of the site 
will utilize existing transit resources and support higher order transit initiatives such as 
the Regional Transit Priority Network on Major Mackenzie Drive, the Regional 
Transitway on Highway 7 and the Provincial GO Bus system on Highway 400. 

Places to Grow: Growth Plan for the Greater Golden Horseshoe (2006) 

The Growth Plan identifies the subject properties as being located within the Built-Up 
area of the Greater Golden Horseshoe.  Policy 2.2.2.1 states that “Population and 
employment growth will be accommodated by: 

a) directing a significant portion of new growth to the built-up areas of the community 
through intensification 

d) reducing dependence on the automobile through the development of mixed-use, 
transit-supportive, pedestrian-friendly urban environments 

e) providing convenient access to intra- and inter-city transit 

j) directing major growth to settlement areas that offer municipal water and wastewater 
systems and limiting growth in settlement areas that are serviced by other forms of 
water and wastewater services.” 

The subject properties are located within the built-up area of the City with municipal water 
and wastewater systems already in place.  The properties are adjacent to two existing transit 
lines which provide direct access to higher order transit systems: the planned Regional 
Transit Priority Network on Major Mackenzie Drive, the proposed Regional Highway 7 
Transitway, and the Highway 400 GO Bus system.   

As indicated in Section 2.2.3.1, by the year 2015 and each year thereafter, “a minimum 
of 40 percent of all residential development occurring annually within each upper- and 
single-tier municipality will be within the built-up area”. Furthermore, Section 2.2.3.6 also 
requires that municipalities: 

b) “encourage intensification generally throughout the built-up area 

f) facilitate and promote intensification 

i) plan for a range and mix of housing, taking into account affordable housing 
needs”.  

Development of the subject property for a Mid-Rise Residential development would 
support the objectives of the Growth Plan by providing a different housing form thus 
contributing to the range and mix of housing in the area.  This intensification would 
support existing and planned transit systems and utilize existing servicing infrastructure. 

York Region Official Plan (June 1, 2008 Consolidation) 

The York Region Official Plan (YROP) designates the subject properties as part of the 
City of Vaughan’s “Urban Area”.  Both Major Mackenzie Drive and Pine Valley Drive are 
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designated as Regional Arterial Roads with 36m rights of way in the Regional Official 
Plan. 

Sections 5.2.1 and Section 5.2.2 require that the majority of growth be directed to the 
urban areas identified in the Official Plan and that area municipalities, in cooperation 
with the Region, develop and monitor growth management strategies prior to the 
expansion of the urban areas and/or major growth in towns and villages. These growth 
management strategies are to be implemented through official plans and secondary 
plans, and are to be based on the policies of the YROP including: 

b) promotion of infill and redevelopment, that shows consideration for the existing 
built-form and surrounding land-uses of the community through appropriate 
building design and massing; 

c) provision for efficient and mixed-use compact communities  

Furthermore, Section 5.2.4 “targets a minimum 30% of the Region’s forecasted 
population increase to existing built-up portions of urban areas” and by redevelopment of 
under-utilized areas and areas in transition.  

Map 10 of the Regional Official Plan indicates that Major Mackenzie Drive is a Regional 
Transit Grid Trunk Route.  The subject property is located at the western terminus of this 
Trunk Route.   

Section 7.2 of the Regional Official Plan (2008) establishes policies that focus on The Transit 
Network.  Section 7.2.6 directs that higher transit usage be achieved through: 

a) minimizing the walking distance to anticipated transit stops through such measures 
as the provision of walkways and more direct road patterns... 

c) locating medium and higher density urban development adjacent to transit-intensive 
urban arterial roads 

Section 7.2.11 states that it is the policy of Council “to provide, as early as possible, where 
appropriate and feasible, preferential treatment for transit vehicles on Regional roads, 
including the construction of high-occupancy vehicle (HOV) lanes, reserved bus lanes, bus 
priorities at traffic signals or other bus priority measures direct at achieving the principles of 
policy 6.2.6”. 

A Mid-Rise Residential land use designation supports these Regional policies by providing 
residential development at densities that provide greater support for the proposed expansions 
and improvements to the transit network.  This will result in a more efficient Regional 
infrastructure investment as the objectives listed in policy 7.2.1.1 are achieved.  In addition, 
development of the subject property can be designed to bring the structures close to the 
street to minimize walking to the transit stop. 



Page 8  November 19, 2010 

York Region Official Plan (2010 Ministers Modified Copy) 

Regional Council approved the new Official Plan in December 2009.  This plan, with 
modifications, received Ministers approval in September 2010.  While the plan is under 
appeal, it is relevant to examine the proposed development against policies within this plan to 
demonstrate that the proposed development is consistent with the new Official Plan.   

Section 7.2 of the York Region Official Plan (2010) contains policies dealing with moving 
people and goods.  This Section contains the following objective for Transit service: “To 
provide transit service that is convenient and accessible to all residents and worker of York 
Region”.  This Objective is supported by a range of policies in Section 7.2 including: 

21) to develop transit corridors and related infrastructure necessary to establish the York 
Region Transit and Viva network as illustrated on Map 11 

24) to provide preferential treatment for transit vehicles on Regional streets designated as 
Regional Transit Priority Network on Map 11, including the construction of high-
occupancy vehicle lanes, dedicated transit lanes, transit signal priority and other 
transit priority measures 

25) to achieve higher transit usage by supporting improvements in service, convenient 
access and good urban design, including the following: 

a. minimizing walking distance to planned and existing transit stops through 
measures such as the provision of walkways, sidewalks and more direct 
street patterns…. 

d. Directing medium- and high-density urban development to rapid transit 
corridors  

36) To require local municipalities to include policies in local official plans to implement 
the Transit Network shown on Map 11, consistent with the policies of this plan. 

Major Mackenzie Drive is identified as a Regional Transit Priority Network on Map 11 of the 
York Region Official Plan (2010).  This Regional Transit Priority Network on Major Mackenzie 
Drive spans the full municipality from the western to the eastern boundaries.  The previous 
Official Plan located the western terminus of the Network at Pine Valley Drive.  Thus, the 
importance of Major Mackenzie Drive as a transit supportive corridor has increased.  As per 
the policies above, this road is a priority for additional transit infrastructure and medium- to 
high-density urban development is to be directed to this corridor.   

The subject property is located at the intersection of the Regional Transit Priority Network on 
Major Mackenzie Drive and an existing north-south transit line on Pine Valley Drive.  A Mid-
Rise Residential development at this location is consistent with the Regional Transit policies 
listed above and would support the increased transit infrastructure investment indicated in the 
policies.  In addition, the development will be designed to bring the structures to the street 
edge minimizing walking distances to transit stops.   
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Current Official Plan: OPA 600 Vellore Urban Village 1 

One of the key themes identified in the Fundamental Elements of the Plan is “compact and 
efficient urban form, based on a well-defined urban structure, and a comprehensive approach 
to planning, which integrates land use, urban design, major infrastructure and the public 
transit system”.  OPA 600 (see Figure 3) plans for the provision of municipal services to all 
new development areas within the plan, including the Subject Property. 

The Subject Property is designated ‘Estate Residential’ in OPA 600 of the current City 
Vaughan Official Plan.  This designation directs development towards large lot single family 
dwellings with private water and wastewater services.  The Vellore Urban Village Plan (OPA 
600), as discussed in the key themes, intends for future development to be serviced with full 
municipal services in a compact urban form (see Figure 3).   

 

Figure 3: OPA 600 - Vellore Urban Village 1 
 

New City of Vaughan Official Plan 

As discussed, the new City of Vaughan Official Plan designates the subject properties for 
Low Rise Residential land uses.  This designation is characterized by a focus on residential 
and institutional uses with Low-Rise Buildings having a maximum of three storeys in height.  
(Section 9.2.3.4). Building form can include detached houses, semi-detached houses, 
townhouses, and institutional buildings.  
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The Mid-Rise Residential land use designation allows for a more intensive form of land 
development.  While the designation also focuses on residential and institutional lands uses, 
Mid-Rise Buildings are permitted to reach a maximum height of twelve storeys in height 
(Section 9.2.3.5).  Small scale convenience retail land uses are also permitted at the corner 
of an arterial road.   

Guidance is provided in the Official Plan for the proper implementation of the interface 
between low rise residential buildings and mid-rise residential buildings.  The Official Plan 
also anticipates that Mid-Rise Residential land uses will be “generally located in 
Intensification Areas and shall consist of primarily residential buildings” (Section 9.2.2.3.a).  

Relevant Development Applications 

9909 & 9939 Pine Valley Drive 

Royal Pine Homes, the owners of the abutting lands to the south (9909 & 9939 Pine Valley 
Drive), have submitted planning applications to develop the properties for high density 
residential uses consistent with the new Mid-Rise Residential designation.  The property is 
5.04 ha (12.4 acres) in size.  Approximately 1.1 ha (2.7 acres) of tableland is available for 
development.  The remaining 3.94 ha (9.7 acres) is composed of valley lands and woodlot. 

The development proposes a 9-storey apartment building with a maximum of 132 self-
contained apartment units.  The owner has indicated that they intend to market the project as 
an adult lifestyle development.  While the High Density Residential Commercial 
designation permits a maximum density of 115 units per ha, the application proposes a 
density of 120 units per ha (as shown in Figure 4). The application proposes to re-designate 
the developable portion of the property from Estate Residential to High Density 
Residential Commercial (OPA 600).  The zoning is proposed to be changed to RA2 
Apartment Residential Zone.  Various modifications to the Zoning By-law have been 
requested to implement the development.   

 

Figure 4: Royal Pine Homes Proposed Site Plan 
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A public hearing has been held and Council has directed staff to undertake a detailed review 
of the application.  The landowner has undertaken delegations as part of the City of Vaughan 
Official Plan Review process and has requested that the property be designated Mid-Rise 
Residential to be consistent with the proposed development.   

Subdivision 19T-03V20 and Woodend Place 

As discussed, Estate Residential land uses are found to the east of the subject properties.  
These are primarily located on Woodend Place (see Figure 5).  

 

Figure 5: Major Mackenzie Drive Property Overview 

Woodend Place is adjacent to the subject properties to the east.  It is comprised of six estate 
residential lots that are zoned Rural Residential.  An inspection of available mapping 
indicates that each of these lots in greater than 1 ha in size.  Each lot is occupied by a single 
family residential home.  

In 2006, the City approved Plan of Subdivision 19T-03V20 for the lands adjacent to Woodend 
Place (see Figure 6).  This plan created several blocks and 32 single family residential lots 
abutting the eastern lots on Woodend Place.  The new lots are zoned RD3 with frontages of 
approximately 12m and lot depths of 32m – 37m.  The minimum lot area in the RD3 zone is 
324m2.   

Subject Property Transition Area 

Subdivision 
19T-03V20 
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This approved Plan of Subdivision is significantly denser than the adjacent Woodend Place 
lots.  This is demonstrated by the minimum lot size requirement in the subdivision which is 
less than 3% of the size of the existing lots on Woodend Place.  The subdivision represents a 
major change in land use and area character from the previous Rural Residential 
designation. 

The Plan of Subdivision also created a Future Development block (Block 42) on the lands 
between Street B and the Woodend Place lots (see Figure 6).  The creation of a Future 
Development Block and a single loaded internal road indicates that development is intended 
to continue westward towards Pine Valley Drive.  Thus, it appears that the future 
development of the Woodend Place lots has been anticipated by the City. 

 

Figure 6: Draft Plan of Subdivision 19T-03V20 
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Summary 

Based on the discussion above, it is apparent that the Major Mackenzie Drive/Pine Valley 
Drive area is in transition and requires a more comprehensive approach to planning.  Smaller 
lot, single family development is approaching from the east and a development consistent 
with the Mid-Rise Residential designation is proposed to the south.   

The area is well served by municipal water and wastewater services, community 
infrastructure and transit services.  Major Mackenzie Road is identified as a Regional Transit 
Priority Network in the new Regional Official Plan which will be the focus of significant transit 
investments in the future.  Convenient access is also provided to higher order transit systems 
planned for Highway 7 (Transitway) and the existing GO bus service on Highway 400. 

The proposed land use is supported by policies in the PPS (2005), the Places to Grow Plan, 
the current York Regional Official Plan (2008) and the minister-approved York Region Official 
Plan (2010). 

Given this context, it would be appropriate for the subject properties to be designated for Mid-
Rise Residential land uses with a height maximum that is consistent with the abutting 
development proposed to the south. 

This is consistent with proposed Intensification Area policies in the new Official Plan as the 
amount of development that can be achieved on the subject properties is modest in relation 
to the growth of the City.  This will not interfere with the new Official Plan policy 2.2.5 which 
states that “the vast majority of residential development within the built boundary will take 
place within Intensification Areas”.  

In addition, the Official Plan contains policies to address the integration of a Mid-Rise 
Residential development adjacent to Low Rise Residential development.  Thus, the character 
of the future development on the Woodend Place lands will be protected. 

Changing the designation of the subject properties to Mid-Rise Residential represents good 
planning as: 

• It reflects the changing planning context in the Major Mackenzie Drive/Pine Valley 
Drive area; 

• It will utilize existing infrastructure eliminating the need for future municipal 
infrastructure investment in water and wastewater services or community facilities; 

• It is consistent with the Regional Transit Priority Network designation for Major 
Mackenzie Drive by providing a more dense form of development that will support the 
planned Transit infrastructure investment; 

• The Mid-Rise Residential land use can be effectively integrated into the existing area 
by utilizing the direction provided by Policies in the new Official Plan which address 
the transition between Low Rise Residential developments to the east and the 
proposed Mid-Rise Residential development;  
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• It represents transit supportive development in an area served by direct access to 
existing transit service, the planned Regional Transit Priority Network and higher level 
transit systems on Highway 400 (GO Bus) and planned for Highway 7 (Transitway);  

• The Mid-Rise Residential land use designation supports the increased importance of 
Major Mackenzie Drive as a Regional Transit corridor; and 

• It is consistent with the transit supportive policies in the PPS (2005), Places to Grow 
Plan, York Region Official Plan (2008) and the Minister approved York Region Official 
Plan (2010). 

Thank you for your consideration of our request.  Should you have any questions, or require 
additional information, please contact the undersigned. 

 

Yours truly 

 
Kurt Franklin BMath MAES 
Vice President 

Cc: Mr. Jeffrey A. Abrams, City of Vaughan 
 Mr. John Zipay, City of Vaughan 
 Ms. Denis Kelly, Region of York 
 Mr. Augustine Ko, Region of York 
 Councillor Tony Carella, City of Vaughan 











































































































































































































































































































































































































































































































































































































































































































































































































































 

Dear Eugene,

Regarding the  City of Vaughan Council meeting that took place on September 7th, 2010.

My client, John Duca, the owner of the property at  5309 Highway # 7 Woodbridge ON, L4L 1T4 through this 
letter is officially stating his objection to the reduction in height from 10 storeys to 6 stories and the reduction in 
density from 2.5 fsi to 2.0 fsi as was proposed and adopted by the City of Vaughan Council at the September 
7th, 2010 meeting.  See excerpt from the council meeting minutes below:

EXTRACT FROM COUNCIL MEETING MINUTES OF SEPTEMBER 7, 2010  

Item 1, Report No. 39, of the Special Committee of the Whole, which was adopted, as amended, by the Council 
of the City of Vaughan on September 7, 2010, as follows:  

By approving that Section 10.1.1.12 on page 286 of Volume 1 under the Heading of “Timing of Secondary 
Plans”, be deleted;  

By approving the following:  

WHEREAS Metrolinx and York Region Transit have funded road widening for Rapid Transit on Highway 7 from 
Vaughan Corporate Centre to Weston Road in Phase I from Weston Road to Helen Street in Phase II; and  

WHEREAS no funding or plans have been provided to widen Highway 7 to accommodate Rapid Transit from 
Helen Street to Martin Grove Road, Woodbridge; and  

Date: March 24, 2011

To: Eugene Fera
City of Vaughan
Planning Department 

From: Kregg Fordyce, Architect

Re: Duca Condominium  5367 
Hwy. 7, Vaughan, ON

197 Spadina Ave, Suite 200, Toronto, Ontario M5T 2C8  t.416.351.3330  f.416.351.3303
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Kregg Fordyce Architect

WHEREAS this area is already congested since the road reduces from seven lanes to four lanes, between 
Helen Street and Woodstream Boulevard, Woodbridge; and  

WHEREAS this section also provides a major challenge in its widening to cross the Humber River and the 
railway tracks west of the Humber River; and  

WHEREAS the Official Plan 661 designates this area as a mid rise development with a permitted building height 
of ten stories and FSI of 3.0;  

BE IT THEREFORE RESOLVED THAT:  

THE SECTION OF ROAD BETWEEN BRUCE STREET AND WOODSTREAM BOULEVARD, ALONG THE 
NORTH AND SOUTH SIDE OF HIGHWAY 7, WOODBRIDGE, BE AMENDED TO PERMIT A MAXIMUM 
BUILDING HEIGHT OF SIX STORIES AND FSI (FLOOR SPACE INDEX) OF 2.0 ; 

If you have any questions or concerns regarding this letter please do not hesitate to contact me.

Regards,

Kregg Fordyce, Architect
BES, MArch, OAA, RPP, OPPI

Page 2 of 2
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Bochan, Eugene

From: Rossi, Melissa
Sent: Monday, March 14, 2011 4:05 PM
To: Iacobelli, Tony
Cc: Chong, Clement; Macri, Lori
Subject: FW: NVOP 2010 (Secondary Plans) Correspondence from Curve Lake First Nation

Hi Tony,

Are you aware if the Curve Lake First Nation was circulated the Secondary Plans?
 

Melissa Rossi, MES (Pl)

Policy Planner, Policy Planning & Urban Design

City of Vaughan, 2141 Major Mackenzie Drive

Vaughan  ON L6A 1T1

Email: Melissa.Rossi@Vaughan.ca

www.vaughantomorrow.ca

 

-----Original Message-----
From: Palermo, Angela 
Sent: Monday, March 14, 2011 4:02 PM
To: Rossi, Melissa
Cc: Archer, Lauren
Subject: FW: NVOP 2010 (Secondary Plans) Correspondence from Curve Lake First Nation

 
Hi Melissa: See Lauren's review of the letter below.
 
Location Address:2141 Major Mackenzie Drive, Vaughan, ON, L6A 1T1 

-----Original Message-----
From: Archer, Lauren 
Sent: March 14, 2011 1:58 PM
To: Palermo, Angela
Subject: RE: NVOP 2010 (Secondary Plans) Correspondence from Curve Lake First Nation

This appears to be a form letter, expressing an interest in the Secondary Plans public 
consultation process. 
                                                                                          
My interpretation:

- The City of Vaughan, in general, falls within the traditional territory of all of the 
Williams Treaty First Nations, including the Curve Lake First Nation.

-The Curve Lake First Nation have requested that we send a copy of the Secondary Plans for
review by the Williams Treaty First Nations Claims Coordinator.

- The Curve Lake First Nation knows of no specific concerns with the proposed OP Secondary
Plans at this time. 

-However, the Curve Lake First Nation request that they be contacted immediately in the 
event that any human remains or significant archaeological remains are encountered during 
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the implementation of the Official Plan - Secondary Plans. 

I can find out contact information for Karry Sandy-Mackenzie, and we can either send a 
copy of the Secondary Plans, or provide a link to the Vaughan Tomorrow website. 

Lauren Archer
 
Cultural Heritage Coordinator
Cultural Services Division
10401 Dufferin Street, Vaughan
905-832-8585   x3123
lauren.archer@vaughan.ca

-----Original Message-----
From: Palermo, Angela 
Sent: March 11, 2011 12:01 PM
To: Archer, Lauren
Subject: FW: NVOP 2010 (Secondary Plans) Correspondance from Curve Lake First Nation
Importance: High

 
Lauren if you could figure out this mystery

ANGELA PALERMO | Manager of Cultural Services
City of Vaughan | Recreation and Culture Department 
t: 905.832.2281 ext 8139 | f: 905.832-8550 
e: angela.palermo@vaughan.ca
 
Location Address:2141 Major Mackenzie Drive, Vaughan, ON, L6A 1T1 

-----Original Message-----
From: Rossi, Melissa 
Sent: March 11, 2011 9:26 AM
To: Palermo, Angela; Archer, Lauren
Cc: Birchall, Diana; Iacobelli, Tony; Chong, Clement
Subject: FW: NVOP 2010 (Secondary Plans) Correspondance from Curve Lake First Nation
Importance: High

Good Morning,

Please see letter attached from Chief Knott from Curve Lake First Nation.  Any idea what 
lands are being referred?

Please advise.

Thanks,
Melissa

 

Melissa Rossi, MES (Pl)

Policy Planner, Policy Planning & Urban Design

City of Vaughan, 2141 Major Mackenzie Drive

Vaughan  ON L6A 1T1

Email: Melissa.Rossi@Vaughan.ca

www.vaughantomorrow.ca
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-----Original Message-----
From: Macri, Lori 
Sent: Thursday, March 10, 2011 5:41 PM
To: Iacobelli, Tony; Rossi, Melissa
Subject: NVOP 2010 (Secondary Plans) Correspondance from Curve Lake First Nation
Importance: High

 Hi Melissa/Tony:

Diana has asked me to forward the attached letter from Chief Knott from Curve Lake First 
Nation.  Thanks.

-----Original Message-----
From: sharp-policyplanning@vgn.cty [mailto:sharp-policyplanning@vgn.cty] On Behalf Of 
sharp-policyplanning@
Sent: Thursday, March 10, 2011 5:38 PM
To: Macri, Lori
Subject: Scanned image from Policy Planning Department Copier

Reply to: sharp-policyplanning@vgn.cty <sharp-policyplanning@vgn.cty>
Device Name: Policy Planning Department Copier
Device Model: MX-2700N
Location: City of Vaughan - 2141 Major Mackenzie Dr 

File Format: PDF MMR(G4)
Resolution: 200dpi x 200dpi

Attached file is scanned image in PDF format.
Use Acrobat(R)Reader4.0 or later version, or Adobe(R)Reader(TM) of Adobe Systems 
Incorporated to view the document.
Acrobat(R)Reader4.0 or later version, or Adobe(R)Reader(TM) can be downloaded from the 
following URL:
Adobe, the Adobe logo, Acrobat, the Adobe PDF logo, and Reader are registered trademarks 
or trademarks of Adobe Systems Incorporated in the United States and other countries.

http://www.adobe.com/







Bochan, Eugene 

From: McQuillin, Roy
Sent: Friday, February 18, 2011 4:07 PM
To: Rossi, Melissa
Cc: Chong, Clement
Subject: FW: Property located at 10340 HW 27; Problem with OP designation
Attachments: 20110217135720.pdf; 20110217135758.pdf

Page 1 of 1

3/24/2011

Hi Melissa: 
  
Something that can wait as per our discussion today.  It looks like a fairly simple mapping change.  Just getting it 
in the queue pending arrival of reinforcements.  I advised Maurice that if we needed more information we'd be in 
touch. 
  
Thanks, 
  
Roy 
 

From: MAURICE STEVENS [mailto:mstevens90@hotmail.com]  
Sent: Thursday, February 17, 2011 2:04 PM 
To: McQuillin, Roy 
Subject: Property located at 10340 HW 27; Problem with OP designation 
 
Hi Roy: 
  
As per my voicemail, I have attached the following information:- 
  
1) A copy of Schedule 13-G from the City OP on which I have outlined the location of the property known as 
10340 HW 27. 
  
2) A copy of an extract from the Zoning exception for this property (Schedule E-120 to By-Law 1-88, Section 9
(117)) which I understand was passed when the property was severed in 2002 (Files B-085-02 and Z-02-088) 
  
Based on the current zoning, this property would be permitted to have a single family residential dwelling 
constructed on it. However, my reading of Schedule 13-G shows this property as either private open space, or 
natural area. In either case, I believe the schedule should be amended to show this as low rise residential, which 
would be consistent with the zoning. 
  
Please reveiw the attached information and give me a call to advise how this apperant error can be corrected. 
  
Thanks 
  
Maurice Stevens 
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Bochan, Eugene 

From: McQuillin, Roy
Sent: Monday, March 14, 2011 12:16 PM
To: Birchall, Diana; Chong, Clement
Subject: FW: YCDSB Outstanding Vaughan OP and Secondary Plan Items
Attachments: Vaughan Official Plan Comments to Region- December 2010.pdf

Page 1 of 2

3/24/2011

Attached is a letter from Dec 10/2010 from the YRDSB to the Region with comments on Volumes 1 
and 2.  It looks like it wasn't copied to us, so it should go into the modification list for another look. 
  
Roy 
 

From: Christine Hyde [mailto:Christine.Hyde@ycdsb.ca]  
Sent: Friday, March 11, 2011 3:00 PM 
To: McQuillin, Roy 
Cc: Iacobelli, Tony; jessica.peake@yrdsb.edu.on.ca 
Subject: YCDSB Outstanding Vaughan OP and Secondary Plan Items 
 
Hi Roy, 
This past Friday I was in a meeting with Tony Iacobelli at the Region to discuss our comments on sustainable 
design requirements found in the OP's for East Gwillimbury, Richmond Hill and Vaughan.  He suggested 
contacting you with our more Vaughan specific issues. 
 
I have attached our comments that were sent to the Region in December, as there are items outside of the 
sustainable design requirements that are still outstanding.   
 
These include, among other issues: 
Vaughan Metro Centre - potential phasing plan, or trigger for school sites 
Kleinburg-Nashville Schedule B2 - defining a specific size and configuration of the school site 
 
We look forward to discussing these items with you at your convenience. 
Thank you, 
Christine 
 
 
Christine Hyde 
Planner 
York Catholic District School Board 
320 Bloomington Road W 
Aurora, Ontario 
L4G 0M1 
(P) 905.713.1211x12360 
(F) 905.713.1269 
christine.hyde@ycdsb.ca 
 
 
IMPORTANT:  This information is intended only for the use of the individual or 
entity to which it is addressed and may contain information that is privileged, 
confidential and exempt from disclosure under the Municipal Freedom of 
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Information and Protection of Privacy Act.  If the reader of this message is not the 
intended recipient or the employee or agent responsible for delivering the 
message to the intended recipient, you are hereby notified that any dissemination, 
distribution or copying of this record is strictly prohibited.   If you receive this 
record in error, please notify me immediately. 
In an effort to be environmentally friendly, please do not print unless required 
for hard copy record 
 

Page 2 of 2

3/24/2011
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October 12, 2010

Attn. Mr. Jeffey A. Abrams, City Clerk
2141 Major Mackenzie Drive
Vaughan, ON
L6A ITI

City of Vaughan

CC: Mr. John Zipay

Subject: TO BY -Law 239- 2010 file Z.lO.013

Dear Sir,

please be advised that I and my Family strongly disagree
with the latest decision made by City of vaughan to rezone
lands from agricultural zone to residential zone. woodlot
on the corner of Dufferin and Summeridge as per
TO BY -Law 239- 2010 file z.10.013, will be almost 99% cut
down.
This decision is unbelievable. My present financial family
situation does not allow me to pay $845, in total fees to
city of vaughan in order to officially appeal to this
decision. However, as a resident of city of vaughan, for
almost 5 years , I want you to be aware of my opinion. Even
more surprising is , that this decision comes in the time
when" goin!;! green ", "preserving the nature and forests"
are imperatlves , especially in new urban
areas/developments.

This woodlot is located in front of my backyard. probably
it took it at least 30-40 years to grow, and it can
disappear within a week. The only benefit from this
decision to build townhouses will be for Elm Thornhill
woods Inc.

This woodlot is protecting Thornhill woods from noise and
pollution that comes from Dufferin St. traffic, it's house

to many birds( eagles for example), animals etc. It is
ecologically and environmentally valuable for our
community.

The woodlot north from water reservoir is already gone,
this one is next.
what's the point of promoting green energy and healthy
communities , when at the same time woodlots are
disappearing?????
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The nature and future generations wi 71 not forgive us our
mistakes.

My additional concern is in regards to future
building/ongoing construction directly adjacent to the old
Mennonite Cemetery. Mayall the souls there rest if peace,
but what if strange things start to happen? Most of the
residents in Gauguin Ave. have small kids. We will be
forced to move. please do not ignore my concerns.

Sincerely,

Aleksandra Kuburovic, P. Eng.
22 Gau!iluin Ave.
Thornhlll, ON
L4J 9J7
Tel; 905-326-1513



From: Abrams, Jeffrey
To: Uyeyama, Grant; Birchall, Diana; Peverini, Mauro; Chong, Clement; 

Zipay, John; 
Subject: FW: Yonge Steeles Study Area
Date: Monday, January 10, 2011 4:07:13 PM

 
Please see attached.

Connie Bonsignore 
Administrative Assistant 
Office of the City Clerk 
Telephone: (905) 832-8585 Ext. 8280 
Email Address: connie.bonsignore@vaughan.ca 

 
 

From: Minghella, Enzo [mailto:enzo.minghella@cibc.ca]  
Sent: Monday, January 10, 2011 11:21 AM 
To: Abrams, Jeffrey 
Subject: Yonge Steeles Study Area 
 
 

Enzo Minghella
c/o 35 Crestwood Road
Thornhill, ON,  L4J 1A4

Tel: 905-762-2340
e-mail: enzo.minghella@cibc.ca
 
 
January 10, 2011
 
 
Jeffrey Abrams    jeffrey.abrams@vaughan.ca 
City Clerk
City of Vaughan
2141 Major Mackenzie Drive
Vaughan, Ontario L6A 1T1
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mailto:/O=COV/OU=CITY/cn=Recipients/cn=zipayj
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mailto:enzo.minghella@cibc.ca
mailto:jeffrey.abrams@vaughan.ca
chongc
Text Box
459



 
Dear Mr. Abrams:
 
This letter is in reference to the recent passing of Vaughan’s Official Plan Review 
and the possibility of revisiting the densities assigned to the Yonge Steeles 
Corridor Secondary Plan.  I am the founder of the Crestwood Road Ratepayers 
Association, and have personally signed almost all its members. Further, I have 
visited with virtually all the residents and property owners within our jurisdiction.  
Please note we currently have a petition before Mr. Mark Ranstoller regarding 
road calming on Crestwood and Powell Roads.  During the recent process of 
attaining signatures, I have had many discussions with the residents of 
Crestwood and Powell about virtually everything affecting our neighbourhood.  
There appears to be a belief at the City’s Planning Department that the 
neighbours and/or our Association has some hesitation or objection to this 
development block receiving increased density up to 5 times coverage ( FST ), 
and on that basis, the City allocated densities from 5 to 1.5 FST within the area.  
As far as I am aware, there is no objection to approve 5 or even 6 FST for the 
properties fronting on Yonge St. and Steeles Av. I believe that the higher density 
will increase the overall value of our properties. The most important issue to us is 
that: Condos will be built; the construction is of good quality; and that the money 
collected for park purpose is invested in our neighbourhood in particular to fix the 
existing park at Pinewood Dr. and add a building for our seniors and our youth 
and add one or more parks in our community.
 
Many of us are very supportive of increased intensification.  This is a most 
suitable area for the highest densities because of its location on Yonge Street 
and all the public transportation that the Yonge Steeles corridor offers.  In fact 
there is more public transportation offered at Yonge and Steeles than anywhere 
else in Vaughan especially considering the extension of the Yonge subway.  The 
Yonge Steeles Corridor Secondary Plan area seems indeed to be strategically a 
most important area of Vaughan.  I was quite surprised that a more constant and 
consistent density was not planned for throughout the study area. Many of us are 
members of the Saint Pascal Parish on Steeles Av. We want our Parish to 
receive the highest density given. In fact I would propose that the same density 
be given from the Parish to Crestwood Rd.
 
I hope you will revisit the current densities and plan for a more significant 
development commeasuring and reflective of the unique position our area has 
within Vaughan.
 
Sincerely,
 
Enzo Minghella



Vice President & Spokesperson
Crestwood Road Ratepayers Association
 
Please provide copies to:
        Mayor and Members of Council
        John Zipay, Commissioner of Planning
        Diana Birchall, Director of Policy
 
 
 
Enzo B. Minghella
Vice President
Investment Advisor
 
CIBC World Markets Inc.
(905) 762-2340
enzo.minghella@cibc.ca
 
 

This e-mail and any attachments may contain confidential information. If you 
are not the intended recipient, please notify the sender immediately by return 
e-mail, delete this e-mail and destroy any copies. Any dissemination or use 
of this information by a person other than the intended recipient is 
unauthorized and may be illegal. CIBC World Markets Inc. reserves the right 
to monitor all e-mail communications through its networks for quality control 
purposes. If you wish to stop receiving communication from us via e-mail, 
please respond to this message with the word 'unsubscribe' in the subject 
line.
 
No trading instructions will be accepted by e-mail.
 
CIBC Wood Gundy is a division of CIBC World Markets Inc., a subsidiary of 
CIBC and Member CIPF.
 
Ce message électronique et les fichiers qui y sont joints peuvent contenir des 
renseignements confidentiels. Si vous n’êtes pas le destinataire visé, veuillez 
en aviser immédiatement l’expéditeur en répondant à ce message; effacez 
ensuite le message et détruisez toute copie. La diffusion ou l’usage de ces 
renseignements par une personne autre que le destinataire visé n’est pas 
autorisé et peut constituer un acte illégal. Marchés mondiaux CIBC inc. se 
réserve le droit de surveiller toutes les communications transmises par 
courrier électronique par l’intermédiaire de ses réseaux à des fins de contrôle 
de la qualité. Si vous souhaitez ne plus recevoir de communications de notre 



part par courrier électronique, veuillez répondre au présent message en 
indiquant « désabonner » dans la ligne de l’objet.  
 
Les instructions relatives à des opérations acheminées par courrier 
électronique ne seront pas acceptées. 
 
CIBC Wood Gundy est une division de Marchés mondiaux CIBC inc., filiale 
de la Banque CIBC et membre FCPE. 

 
 
 
  ________________________________  
This e-mail and any attachments may contain confidential information. If you are not the intended 
recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy 
any copies. Any dissemination or use of this information by a person other than the intended 
recipient is unauthorized and may be illegal. CIBC World Markets Inc. reserves the right to 
monitor all e-mail communications through its networks for quality control purposes. 
 
No trading instructions will be accepted by e-mail. This information, including any opinion, is 
based on various sources believed to be reliable, but its accuracy cannot be guaranteed and is 
subject to change without notice. 
 
CIBC Wood Gundy is a division of CIBC World Markets Inc., a subsidiary of CIBC and a Member 
of the Canadian Investor Protection Fund and Investment Industry Regulatory Organization of 
Canada. 
 
Ce message électronique et les fichiers qui y sont joints peuvent contenir des renseignements 
confidentiels. Si vous n’êtes pas le destinataire visé, veuillez en aviser immédiatement 
l’expéditeur en répondant à ce message; effacez ensuite le message et détruisez toute copie. La 
diffusion ou l’usage de ces renseignements par une personne autre que le destinataire visé n’est 
pas autorisé et peut constituer un acte illégal. Marchés mondiaux CIBC inc. se réserve le droit de 
surveiller toutes les communications transmises par courrier électronique par l’intermédiaire de 
ses réseaux à des fins de contrôle de la qualité. 
 
Les instructions relatives à des opérations acheminées par courrier électronique ne seront pas 
acceptées. Ces renseignements, y compris les divers avis, ont été obtenus de sources que nous 
considérons dignes de foi, toutefois nous ne pouvons en garantir l’exactitude et ils peuvent être 
modifiés. 
 
CIBC Wood Gundy est une division de Marchés mondiaux CIBC inc., filiale de la Banque CIBC et 
un membre du Fonds canadien de protection des épargnants et de l’Organisme canadien de 
réglementation du commerce des valeurs mobilières. 
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Barristers & Solicitors

Go 0 dmans Bay Adelaide Centre

333 Bay Street, Suite 3400

Toronto, Ontario M5H 2S7

Telephone: 416.979.221

Facsimile: 416.979.1234

goodmans.ca

Direct Line: 416.597.4119
rhouser(0goodmans.ca

November 3, 2010

Our File No.: 09.1332

Via E-mail: diana.birchall(Qvaughan.ca

Policy Planning Department
City of Vaughan
2141 Major Mackenzie Drive

Vaughan, ON
L6A 1T1

Attention: Diana Birchall, Director

Dear Ms. Birchall:

Re: OPA 637 and Vaughan's New OP

On behalf of our client, the Block 34 East Landowners Group Inc., we wrote on August 16, 2010
seeking confirmation that the corrected version of OP A 637 that was to be forwarded by the City to
the Region for approval would properly incorporate the modifications endorsed by Vaughan Council
on September 11,2006.

In our letter, we specifically drew your attention to the increase in the size of the "Mixed Use Area-
Employment/Commercial" designation at the northwest comer of Jane Street and Teston Road,
which Council had enlarged from 6 ha. (15 ac.) to 16 ha. (40 ac.), as well Council's endorsement of
an increase in the maximum size limit for individual retail buildings from 929 m2 to 2,800 m2. The
Council resolution similarly enlarged the size of the other Mixed Use Area
Employment/Commercial designation at the southwest comer of Jane Street and the King Vaughan
Road and increased the maximum size of individual retail buildings in that location as well.

We have continued to monitor the processing of OPA 637 by the Region of York. We understand
from Duncan MacAskil that, despite some initial confusion, the Region has now circulated a
corrected version ofOPA 637 which reflects the changes endorsed by Vaughan CounciL.
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Go 0 dmans Page 2

However, it has now come to our attention that the Land Use Schedule included in Volume 2 of 
the

new Vaughan Offcial Plan which pertains to the OPA 637 does not correctly reflect the increased
sizes of the two Mixed Use Area - Employment/Commercial designations.

We are writing to confirm our understanding that the City has advised the Region of this error in
Vaughan's new OP and has requested the Region to approve the enlarged Mixed Use Area-
Employment Commercial designations endorsed by Vaughan Council in September 2006. We
would appreciate your written confirmation that this error in the new OP has been addressed.

Yours truly,

Goodmans LLP

~~
Roslyn Houser
jab/mr

cc: Clement Chong - City of Vaughan
Duncan MacAskil - Region of York
Jim Kennedy - KLM Planning
Rosemarie Humphries - Humphries Planning Group Inc.

\5901051
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From: Clerks@vaughan.ca
To: Uyeyama, Grant; Birchall, Diana; Peverini, Mauro; 

Chong, Clement; 
Subject: FW: New Official Plan- KARA"s Submissions to City
Date: Tuesday, January 11, 2011 1:45:31 PM

 
For your information. 
 
Connie Bonsignore 
Administrative Assistant 
Office of the City Clerk 
Telephone: (905) 832-8585 Ext. 8280 
Email Address: connie.bonsignore@vaughan.ca 
 
-----Original Message----- 
From: Ken Nieuwhof [mailto:nieuwhof@sympatico.ca] 
Sent: Tuesday, January 11, 2011 11:47 AM 
To: Schulte, Deb; 'Kara-Inc'; mayor@vaughan.ca; Di Biase, Michael; Rosati, 
Gino; Shefman, Alan; Racco, Sandra; DeFrancesca, Rosanna; Carella, Tony; 
Iafrate, Marilyn; Zipay, John; Clerks@vaughan.ca 
Cc: ken.schwenger@sympatico.ca; bertuzzo3643@rogers.com 
Subject: RE: New Official Plan- KARA's Submissions to City 
 
Hi Deb.  
 
KARA remains opposed to immediate urban boundary expansion at this time for 
reasons cited in our letter of May 17th, 2010.  It is KARA's position that 
the City should allow development and intensification to occur within the 
existing urban boundary over the next 5-10 years, followed by a 
comprehensive review (at the 5 and/or 10 year time frame) to determine 
whether a proposed urban boundary expansion is then required in the future. 
 
KARA appreciates the direction of the previous council in reducing densities 
north of the villages of Kleinburg and Nashville, but we still believe that 
the densities proposed in the isolated areas 5 and 6 cannot be adequately 
supported by the planned infrastructure and transit services, and therefore 
is not sustainable.  We also believe that higher densities in these areas 
will lead to the ultimate demise of the character of our heritage villages. 
Nashville, Huntington, Islington, and Stegman's Mill roads cannot be made to 
handle the traffic volume increases without detrimental impacts on the 
villages.  Increases in density should be kept south of the villages.   
 
Sincerely, 

mailto:/O=COV/OU=CITY/CN=RECIPIENTS/CN=CLERKS
mailto:/O=COV/OU=CITY/cn=Recipients/cn=VAUGHAN.PLN.UyeyamaG
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Ken Nieuwhof 
Chair, KARA Traffic & Development Committee 
416-988-4090 
 
 
-----Original Message----- 
From: Schulte, Deb [mailto:Deb.Schulte@vaughan.ca] 
Sent: Wednesday, January 05, 2011 7:16 PM 
To: 'Kara-Inc'; mayor@vaughan.ca; Di Biase, Michael; Rosati, Gino; Shefman, 
Alan; Racco, Sandra; DeFrancesca, Rosanna; Carella, Tony; Iafrate, Marilyn; 
Zipay, John; Clerks@vaughan.ca 
Cc: nieuwhof@sympatico.ca; ken.schwenger@sympatico.ca; 
bertuzzo3643@rogers.com 
Subject: RE: New Official Plan- KARA's Submissions to City 
 
To: The KARA Board of Directors 
 
Thank you for the copies of the letters sent in the past regarding your 
concerns on the OP and Secondary Plans for your area. I have been focused on 
the urban boundary expansion and have not had a chance to go through the 
final OP to see how your concerns got addressed. Can you possibly give me a 
review of what got changed and what stayed the same, so in effect, what 
issues you now have with the OP that was approved. 
 
Best Wishes! 
 
Deb 
 
-----Original Message----- 
From: Kara-Inc [mailto:kara@kara-inc.ca] 
Sent: Wednesday, January 05, 2011 9:54 AM 
To: mayor@vaughan.ca; Di Biase, Michael; Schulte, Deb; Rosati, Gino; 
Shefman, Alan; Racco, Sandra; DeFrancesca, Rosanna; Carella, Tony; Iafrate, 
Marilyn; Zipay, John; Clerks@vaughan.ca 
Cc: nieuwhof@sympatico.ca; ken.schwenger@sympatico.ca; 
bertuzzo3643@rogers.com 
Subject: New Official Plan- KARA's Submissions to City 
 
Happy New Year Mayor & Councilors: 
 
The Kleinburg and Area Ratepayers' Association understands that the new 
Vaughan City Council is considering reviewing sections of the recently 
approved new Official Plan.   KARA's position on the subject is documented 
in the attached submissions and has not changed. 

mailto:Deb.Schulte@vaughan.ca
mailto:kara@kara-inc.ca


 
Regards, 
 
KARA Board of Directors. 
 
 
 
 
 
 
This e-mail, including any attachment(s), may be confidential and is 
intended solely for the attention and information of the named addressee(s). 
If you are not the intended recipient or have received this message in 
error, please notify me immediately by return e-mail and permanently delete 
the original transmission from your computer, including any attachment(s). 
Any unauthorized distribution, disclosure or copying of this message and 
attachment(s) by anyone other than the recipient is strictly prohibited. 
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May 17, 2010 

 

 

To:     Attention: Clerk’s Department 

City of Vaughan 

2141 Major Mackenzie Drive 

Vaughan, ON L6A 1T1 

CC: Mayor, Members of Council 

 

 

Re: File No. OP.25.1 

KARA Comments, Concerns and Questions re new OP and Kleinburg/Nashville Secondary Plans 

 

The Kleinburg and Area Ratepayer’s Association (KARA) has the following comments, questions and 

concerns with respect to the new Official Plan: 

 

KARA congratulates the City on the well articulated forward-thinking vision created for our City 

through this new Official Plan.  We support the key concepts of sustainability, environmental and 

agricultural protection, pedestrian, bike and transit-friendly communities, and the creation of 

communities with beautiful senses of “place” that are represented within this plan. We also appreciate 

the dedicated efforts of City staff, consultants and City Council’s Official Plan Committee to create this 

plan for the City. 

 

KARA’s specific comments on the draft Official plan are as follows: 

 

 The population numbers proposed within this plan, detailed within the Hemson report and the 

City’s recent staff report are dependent upon the City’s secondary plans, which are yet to 

release comprehensive reports, and will then be subject to public hearings, public comment and 

approval.  We strongly recommend that Council defer their decision on the overall Plan, 

especially the critical matter of urban boundary expansion, until public comments on the 

secondary plans are heard. 

 

 It is KARA’s position that the City allow development and intensification to occur within the 

existing urban boundary over the next 5-10 years, followed by a comprehensive review (at the 5 

and/or 10 year time frame) to determine whether a proposed urban boundary expansion is then 

required in the future.  Our reasoning is as follows: 

 

 Maintaining the current urban boundary will encourage the residential marketplace to be 

creative with intensification opportunities 

 

 Over a 21-year period, we believe it unlikely that the City, Region and Province will be 

within a 15% margin of error in their estimations for densities, population growth or 

development (15% is the percentage of units now allocated for urban boundary expansion).    

 

 Within this new plan, the proposed increase in population by 5980 units (17,500 people at a 

factor of 2.94) for the Kleinburg-Nashville area is far too much and far too fast for our 

heritage conservation district and surrounding areas to absorb.  This plan proposes our 
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population will grow to over 21,000 (or more) from its current 3800 – over a five-fold 

increase in the next 20 years, compared to the relatively modest growth of 1100 to 3800 

persons from 1975 to present day. We have already seen the approval of a very large new 

sustainable village with significant intensification proposed for south Nashville, alongside 

the large re-development of the former Kleinburg Golf Club for residential development.  

Let’s first see how this works; how this huge increase affects our villages and how 

transportation and other service infrastructure evolve to serve this area.   

 

 Once the City expands the urban boundary, it can not take it back. We suggest the City 

evaluate how the subway expansion impacts intensification plans in and around the City 

Centre. The City might also look at strategies to promote and encourage development more 

quickly along its intensification corridors, so that it might meet the desired residential 

targets. 

 

 The likelihood of approval of secondary suites in the City might allow for perhaps 

thousands of new units, and once approved, the City could take actions to encourage home 

owners to take advantage of this relatively easy way to slightly increase densities within 

existing residential housing stock.  

 

 The City also needs to do much more in developing a comprehensive economic 

development strategy for agricultural land preservation.  Allowing urban expansion at this 

time, without such a strategy in place is premature. The City could then undertake an 

economic development plan with the Province and other municipalities for agricultural land 

renewal, which would also be subject to a review which would identify which lands have 

the highest potential for agricultural success, and which are more predisposed to 

development 

 

 Similarly, the City also requires a comprehensive sensitive lands environmental review and 

inventory.  Allowing further growth into green lands north of the currently built area 

without such a study (including some of the lands currently within the Kleinburg-Nashville 

secondary plan), could cause irreparable harm to sensitive environmental corridors, 

wetlands and species.  

 

 KARA has concerns about the protection of environmentally sensitive lands within and 

abutting the expanded employment lands along Highway 400, and requests that the City as 

part of the environmental study recommended above, review these proposed lands, and 

designate only the most appropriate areas of this parcel for employment lands. 

 

KARA believes that innovative planning can create 'sustainable and vibrant communities'; contrary to 

much of the planning that we have seen in the GTA in recent years.  This includes building 

communities in which we can live, work, and play with much less dependency on the automobile, and 

much more friendly towards pedestrians, cyclists, and mass transit.  Higher densities along transit 

corridors and easier access to transit must be encouraged.   

 

Kleinburg-Nashville Focus Area Study and Secondary Plan: 

 

Kleinburg and Nashville are historic villages on the edge of the GTA.  We still have the luxury of 

farmland and green spaces to our north, and are blessed to have the Humber River Valleys as part of our 
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natural landscape enjoyed by all.    However, these spaces are being developed at a rapid pace and at 

densities out of character for historic villages.   If not checked, the villages will be swallowed up and 

paved over.  The designation of the historic district is meant to protect the villages; however, if they 

become surrounded with high density growth, they are not likely to survive as historic villages.    

KARA also believes that much of our Vaughan rural heritage has been lost and that we should be 

working to preserve that which we have left.   Many people are drawn to, and visit our area to enjoy the 

country feel, natural beauty of the Humber Valleys, historic charm of the villages, and open green 

spaces around Kleinburg and Nashville.    

 

KARA has specific comments on the Kleinburg-Nashville Focus Area review and the City’s secondary 

plans which will be submitted to the City and its planners within the coming weeks.  In general, KARA 

believes that Kleinburg, Nashville and area future development needs to be: 

 

 Phased and modest given the very large developments recently approved for our area, the lack 

of transportation infrastructure especially east-west, lack of reliable transit corridors, Humber 

Valley lands and environmentally sensitive lands protection, proximity to and protection of the 

greenbelt, and the preservation of agricultural lands 

 respectful and encouraging of the heritage conservation district and historic villages of 

Kleinburg and Nashville 

 approved only after appropriate studies are complete for environmentally sensitive areas and an 

agricultural lands preservation economic strategy  

 

KARA thanks the City for the opportunity to comment and give input into our City’s new Official Plan, 

and look forward to working together to achieve a sustainable, beautiful and livable City now and in the 

future. 

 

Yours sincerely, 

 

 
 

Mr. Ken Schwenger 

KARA President 
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June 14, 2010 
 

To:     Attention: Clerk’s Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 

CC:     Mayor, Members of Council 
 
Re: Kleinburg/Nashville Secondary Plans - KARA Comments, Concerns and Questions 
 
KARA agrees that innovative planning can create sustainable and vibrant communities in which people can live, work, 
and play with much less dependency on the automobile, and much more friendly towards pedestrians, cyclists, and mass 
transit.  Higher densities along transit corridors and easier access to transit must be encouraged.  In this regard, KARA 
has not been in opposition to higher densities and growth just south of the villages of Kleinburg and Nashville, in 
particular along Major Mackenzie in Block 61 near the new 427 terminus.   
 
Kleinburg and Nashville are historic villages on the growing edge of the GTA.  We still have the luxury of farmland and 
green spaces to our north, and are blessed to have the Humber River Valleys as part of our natural landscape enjoyed by 
all.    However, the plans are to develop the area at a rapid pace and at densities out of character and not compatible with 
historic villages.   If not checked, the villages will be swallowed up and paved over.  The designation of the historic 
district is meant to protect the villages; however, if they become surrounded with high density growth, they are not likely 
to survive as historic villages.   KARA believes that much of Vaughan’s rural heritage has been lost and that we should 
be working to preserve that which we have left.   Many people are drawn to, and visit our area to enjoy the country feel, 
natural beauty of the Humber Valleys, historic charm of the villages, and open green spaces around Kleinburg and 
Nashville.    
 
We believe the proposed population increase for Kleinburg/Nashville, from 3800 currently, to over 21,000 by 2031 is far 
too much, far to fast for the area to absorb.  Adding thousands of residents into these areas will significantly increase 
traffic, congestion, and air pollution in the areas.  All these areas today are served by rural roads.  Huntington and 
Kipling roads are not through roads.  Nashville and Teston lead through the historic villages.   As such, none of these 
roads will become transit corridors.   To maintain the historic and country feel to the district, and to help manage traffic 
volumes through the historic villages, we believe these roads should remain 2-lane rural roads.  The villages are 
congested today – they cannot handle this type of additional density to the north along with the accompanying traffic.  
Where will the traffic go?  There are very few alternatives and none east-west north of Major Mackenzie.  KARA 
believes this type of density should be kept south of the villages giving them the chance to survive on the northern 
boundary of the GTA.   
 
Any new development in the area should be phased and modest given the very large developments recently approved and 
the lack of transportation infrastructure. It also needs to be respectful of Humber Valley lands, environmentally sensitive 
lands, and greenbelt protected areas.   Heritage properties identified should be protected.  We also believe more focus 
should be given to preparing an agricultural lands preservation economic strategy prior to any additional development.   
 
There is far too much on-road cycling proposed in the plans.   Physically separated cycle paths are needed to encourage 
cycling and make it safe.   
 
KARA’s specific comments regarding the various areas identified in the secondary plan are as follows: 
 
Area 1.  
 
To date, the villages have been buffered by having lower density, larger lot developments between the villages and much 
higher density developments to the south.  Indeed, we understand the plan for Nashville Heights includes similar 
buffering for the village of Nashville.   This should continue for Area 1, north of Nashville.  KARA agrees this area 

DRAFT 
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should be low density residential, supporting the main street mixed-use village.  This would be in keeping with the entire 
Kleinburg/Nashville heritage conservation district.   
 
The concept of back laneways on either side of Nashville Road, and in Area 1, is not appealing.   While the appearance 
of the properties from the main streets may be enhanced, the laneways are typically unsightly, congested, and extremely 
unappealing as witnessed in other neighbourhoods.   
 
We also noted that in the future transportation plan, Nashville Road is designated as a major arterial road.  We believe 
this was a mistake and trust that this will be corrected.  Nashville Road should be transferred to the City as soon as 
possible with truck restrictions put in place. 
 
Area 2.  
 
This area north of the historic village of Nashville is surrounded by the Humber valley green space to the north and east, 
agricultural lands to the west, and large lot residential development to the south.  Introducing an island of medium high 
density (50 people/Ha) in such a setting just does not fit with the surrounding properties.  We strongly prefer this land 
remain agricultural.  3 to 5 stories and significant mixed use is not appropriate in such a rural setting.  There are no roads 
to the north, and no direct roads to the east or west.  There is only Huntington Road to the south.  Higher densities north 
of Nashville, will inevitably lead to more traffic in Nashville and Kleinburg.   We believe a much lower density is 
warranted for Area 2 because of this.  No development should proceed in this area until a comprehensive traffic plan is in 
place and the impacts on the villages of Kleinburg and Nashville are understood.   
 
Areas 5 & 6 
 
Area 5 & 6 are completely surrounded by Greenbelt and Natural Heritage areas including the East Humber River Valley.    
Introducing an island of medium high density into the middle of a green area just doesn’t fit.  Connections to roads will 
be made through areas designated as greenbelt.  Where are the services (water, sewage, etc) going to come from?   
They’ll have to go through greenbelt.   KARA is opposed to  development in theses areas.  KARA believes it will not be 
possible to build a sustainable community in this area and that the land in Areas 5 & 6 are a prime opportunity to expand 
the greenbelt rather than creating an island of development in the midst of it.   
  
There are environmentally sensitive areas within areas 5 & 6 which warrant further study and protection.  Developing 
across these areas should not be allowed, and proper buffers should be maintained with all green spaces.   
 
Additional comments on the details of the plan can be found in the appendix with our written submission.  
 
Thank you.   
 
Yours sincerely,  
 
Ken Schwenger 
President, KARA 

DRAFT 
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Attention: Clerk’s Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON  
L6A 1T1 
 
cc: Mayor, Members of Council 
 
July 27, 2010 
 
Re: Official Plan Review – File 25.1 
 
The Kleinburg Area  and Ratepayer's Association  (KARA®) has  the  following  comments, questions  and 
concerns with respect to the new Official Plan Volume 1. 
 
KARA  thanks  the  City  for  reviewing  our  comments  submitted  to  the  City  on  May  17,  2010.    We 
acknowledge  that  the City has made a partial attempt  to mitigate our concerns with urban boundary 
expansion  by  the  “Timing  of  Secondary  Plans  in New Development Areas”,  and  the  inclusion  of  the 
secondary suites study into the plan. We also recognize that the proposed Hwy 400 North employment 
Lands and new community areas will  require a Master Environmental Servicing Plan  that will address 
environmentally  sensitive  lands.  KARA would  like  to  congratulate  City  staff  for  their methodology  in 
summarizing the comments submitted and City staff comments and recommendations in Attachment 1, 
PART B: Summary of Respondents’ Requests/Concerns and Staff Comments and Recommendations.  We 
found this summary very useful and we hope that this will be adopted for future staff reports. 
 
A general comment  is  that  it would be very useful  if some of  the background numbers on population 
and traffic growth that were used in the development of the Official Plan were included as an Appendix 
to the plan. The plan projects the growth of Vaughan out to 2031 based on a 2% growth per year on a 
compound basis. The growth rate of Vaughan according to the Statistics Canada numbers has been at a 
compound rate of 6% per year for the last 15 years ending in 2006 (the last census). A question then is 
what years were used as the baseline (start date) for population and traffic and what growth rate was 
used  in projecting these out  in the preparation of the Plan.   KARA has concerns that a 2% growth rate 
may underestimate future infrastructure requirements (e.g. traffic, roads, servicing, community centres, 
parks). 
 
Staff Report – Official Plan Review 
 
1) In staff recommendations under clause 1 a) remove in its entirety the last sentence starting “Further, 
the general principles...”. Replace with a clause stating that the new urban boundary areas will not be 
considered until all of the secondary plans are completed to the point where the TBD's in Table 2 of the 
“Housing Analysis and Employment Land Needs (Henson, April 2010) are filled in and that plans for the 
new urban area would only be considered if the Provincial targets are not met at this point in time. 
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2) In section “Required Secondary Plan Areas” we have concerns that the date chosen is very late in the 
Official Plan Review process.  Technically, an application could have been submitted to the City on May 
16, 2010 to avoid the new Official Plan requirements in Secondary Plan areas.  Perhaps an earlier date in 
the review process should be chosen. 
 
Specific comments – Vaughan Official Plan Volume 1 (Draft) 
 
1) Introduction Section 1.3 – (pg 9 – last sentence) “Where policies of the Regional Plan conflict with this 
plan, the Regional Plan will prevail.” Should Vaughan post‐pone consideration and approval of this plan 
until the Regional Plan is completed and approved so that Vaughan's plan could be done in conformance 
with the regional plan? 
 
2) Transportation Section 4.2.16 (pg 129) Mention is made of jog elimination at intersections and grade 
separated rail and highway crossings. Does  this apply  to  the new urban areas and  the secondary plan 
areas or all of Vaughan?   As  the City  is  aware, KARA opposes  the  jog elimination  at Pine Valley  and 
Teston roads due to preservation of wetlands.   KARA would  like to see  jog elimination at  intersections 
done on a case by case basis, as in some cases jogs may be preferable to aligned intersections for traffic 
management/calming. 
 
3)  Transportation  Section  4.3.2  Parking  (pg  141)  Subsection  4.3.2.1  discusses  the  possibility  of 
establishing a Municipal Parking authority whereas Subsection 4.3.2.2 mentions establishing minimum 
and maximum parking standards  in zoning by‐laws  for all types of development as well as considering 
the availability of parking on collector and local streets when determining parking requirements. Will the 
parking authority be established before changes to the parking requirements in the by‐laws? When the 
by‐laws  are  changed will  this  apply  to  all of Vaughan  or  only  the  new  urban  and/or  secondary  plan 
areas? 
 
4) Building a Great City Section 9.1.1.8e  (pg 251) This clause should be extended  to prohibit  the rear‐
lotting on open space (eg; river valleys, park lands etc.) similar to Section 9.1.1.3 clause (b). 
 
5) Building a Great City Section 9.2.2 Land Use Designations ‐ Will the designation Low‐Rise Residential 
apply only to the new urban areas or will it apply to all of Vaughan? In particular how will the Low‐Rise 
Residential designation apply to the existing Zoning under By‐Law 1‐88 (eg; RR, R1, R2, ...). Once the By‐
Law 1‐88 is superseded by the new revised By‐Law which is in conformance with this Plan will the zoning 
change  for all of  the properties  in Vaughan?   As a  follow‐up, will  the zoning permitted under Section 
9.2.2.1 clause (b‐iv) apply to all of Vaughan? 
 
Sincerely, 

 
Ken Schwenger 
President, KARA 
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August 31, 2010 
 

To:     Attention: Clerk’s Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 

CC:     Mayor, Members of Council 
 
Re: Vaughan New Official Plan, Volume 2 - Kleinburg/Nashville Secondary Plan 
 
In early 1970’s, Pierre Berton and local residents formed the Kleinburg and Area 
Ratepayers’ association to preserve the unique heritage of Kleinburg and Nashville and 
their quality of life. Their vision for our community was: rural residential development, 
slow growth-doubling population over 20 years, preservation of the historical village 
cores and commercial activities confined to the core.  
 
In 1972, KARA with tremendous support from local residents fought the City and a 
prominent local developer at the OMB on a development plan which called for a 240% 
increase in population, higher density development, strip mall commercial, and a 
fairground at Major MacKenzie and Islington.  KARA won that fight, and went on to 
work with the City and Planner Mathew Lawson in the early 1980’s to create “The 
Kleinburg Plan” which called for enclosing Kleinburg with tree belts to delineate 
community boundaries, protection of the old town as a community centre focus and 
modest residential development north and south of town.   
 
Almost 30 years later, the Kleinburg Plan vision has come to life due to the hard work of 
residents and KARA holding true to the vision for their community. 
 
We are today at another crossroads for Kleinburg-Nashville development.  Our 
population has grown from 1200 to just under 4000 over a 40 year period.  This reflects a 
staged, slow growth pattern of development that has allowed new residents to become 
engaged as part of our community and that has allowed the preservation of Kleinburg and 
Nashville’s heritage villages. 
 
What the City has now proposed for our area is to go from a population of under 4000 to 
21000 over the next 21 years.   This is a huge proposed increase over a very short time 
period. 
 
The Kleinburg/Nashville area is already slated to have an increase in population to 
approximately 16000.   Much of this increase is to the south of the villages and traffic is 
expected to be handled on new Major Mackenzie, Hwy 27, and Hwy 427 improvements.    
Adding another 6500 residents to the north of the villages, as is suggested in this plan, where 
there is no transportation or transit infrastructure will have devastating effects on our historic 
villages.  We have heard that traffic from these new residents will be accommodated by 
‘tweaking’ the existing network.  Huntington, Nashville, Islington, and Stegman’s Mill are two 
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lane roads which we expect to remain as such, in keeping with the rural village feel of the area.   
These are not arterial roads.  How do you tweak a two lane road to accommodate more traffic?    
I encourage those engaged in this process to stand in front of the Kline House at any time on 
any day and observe the current traffic.   Imagine then what it will be like when 10,000 more 
people are added in the immediate area.   Our belief is that the addition of yet another 6500 
people, on the north sides of the villages, will eventually lead to the requirement of 4 lane 
roads through the villages, resulting in the destruction of the village feel we are so desperately 
trying to maintain.   
 
At our request, the City’s recommendation to reduce maximum building heights from 5 storeys 
to 3, in areas 2, 5 & 6 is greatly appreciated.  We agree this is more in keeping with the 
Kleinburg/Nashville area.   The minimum height of 2 stories, however, we believe should be 
removed.  This would preclude any single story ranch or bungalows which are common in the 
area.    
 
There is mention of a potential GO station in the “Major Mackenzie Drive and Nashville area”.   
We are in favour of a GO station at Major Mackenzie, but not near Nashville Road.  The 
facility and resulting traffic in Nashville is not in keeping with the historic village feel of the 
area.  
 
The language in the latest version of the plan refers to densities as targets rather than 
minimums.  While we appreciate the change, we still feel very strongly that these targets are 
far too high and will result in the ultimate demise of the heritage district.  These communities 
in areas 2, 5&6, are too remote and isolated to be properly serviced, especially by transit.   
Therefore, reliance on the automobile in these areas is inevitable.  As a result, we do not 
believe the communities in areas 2, 5&6 can be built to be truly sustainable.    
 
The decisions being made now will result in the ultimate preservation or destruction of the 
heritage conservation district known as Kleinburg/Nashville.  Please keep the density south of 
the villages where there will be appropriate infrastructure to accommodate it.  Give Kleinburg 
and Nashville a chance to survive as a showpiece of Canadiana heritage, on the northern 
greenbelt boundary of the GTA.  
 
Thank you.   
 
Sincerely, 

 
 
Ken Schwenger 
President, KARA 
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331 Cityview Boulevard, Suite 300

Vaughan, Ontar io l4H 3M3

Te l: (905) 832-2023

Fax: (90 5) 832 -1926

HOMES

February 7, 20 II

Roy McQui llin, Manager of Policy Planning
Mauro Peverini , Manager of Development Plannin g
Melissa Rossi, Planner
City of Vaughan
Planning Department
2 14 1 Major Mackenzie Drive
Vaughan, ON L6A IT!

-------

roy.mcqui llin@vaughan.ca
mauro.peverini@vaughan.ca
melissa.rossi@vaughan.ca

Re: Request for Modification to the Adopted Official Plan
relating to: Block 272, 65M-3898 and Zachary Place (southeast corner of
Weston Road and Retreat Boulevard)
Ozner Corporation (South)

We provided written comments on the Draft Official Plan and made a deputation at the
public meeting regarding the proposed policies specifically as they relate to the above
noted lands. For reference a copy of our original letters dated May 14 and July 28, 20 I0
are attached .

Our original proposal for the site was an 8 to 10 storey residential mid-rise building with
an FSI of 2.7. We have revised our proposed plan slightly (terraced height of 12 storeys
with an approximate FSI of 3.4) and as a result I have also attached a copy of our latest
plan.

Based on the following rationale, we feel our proposal is appropriate for the site:

• Due to the approved Official Plan and Zoning By-law Amendments for the
Smartcentres lands to our south, there is neither need nor demand for additional
comm ercial space within the community or specifically on our site.

• While the Smartcentres site is also designated Mid-ri se Mixed Use with the same
height and density permissions, it is unlikely that its site will ever contain
residential uses nor the height permitted .

• Our propo sal would provide intensification along a transit route and have minor
impact on traffic within the existing community.

• Our propo sal offers a form of residential dwellin g presently not available in the
community.

In the adopted Official Plan, our lands have been designated Mid-rise Mixed Use with a
maximum height of 6 storeys and a maximum FSI of 2.0 (for reference, Schedu le 13-H of
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the adopted Official Plan is also attached). As currently adopted, we would require an
Official Plan Amendment to proceed with our proposed mid-rise building.

It is our understanding that as the result of a recently approved motion by Council, a
request for modification to the adopted Official Plan is going to be made to the Region's
Planning Department.

Based on thc above, I would respectfully request that the request for modification made
to the Region include permissions to allow the proposed residential building on our site.
More specifically that the designation be changed from Mid-rise Mixed Use to Mid-rise
Residential with a maximum height of 12 storeys and a maximum FSI of 3.45.

I look forward to discussing our request with you. In the meantime, if you have any
questions or require additional information, please do not hesitate to call. 1can be
reached either by phone (416-936-3760) or by email (jQlm@1oU11~hQnles,£.Qm).

Regards,
Ozner Corporation (South)

~~.
John Taglieri, MClP, RPP
Planner

cc- Elvio De Meneghi, Ivonis De Meneghi, Scott Young, Lormel Homes
Rosemarie Humphries, Humphries Planning Group Inc.

331 Cityvicw Boulevard, Suite 300 Vaughan, Ontario lAB 3M3
Tel: (905) 832-2023. Fax: (905) 832-1926
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July 28, 2010

Jeffrey Abrams, City Clerk
City of Vaughan
Clerk's Department
2141 Major Mackenzie Drive
Vaughan, ON L6A 11'1

Dear Mr. Abrams,

Via E-mail:
jefft·cy.abrams@vaughan.ca

Re: Response to Staff Draft Official Plan Recommendations
relating to: Block 272, 65M-3898 and Zachary Place (southeast corner of
Weston Road and Retreat Boulevard)
Ozner Corporation (South)

We provided written comments on the Draft Official Plan and made a deputation at the
public meeting regarding the proposed policies specifically as they relate to the above
noted lands. For reference a copy of our original letter dated May 14, 2010 is attached,

The following is a brief summary of discussions held with staff regarding our May l4'h
letter:

• Staff had indicated to us verbally that although they did not have particular issue
with our proposal, they would prefer an 8 storey building rather than 10 storeys
on the site.

• In our discussions our proposed FSI of2.7 was not identified as a concern,
• Staff indicated to us verbally that they would support the extension of the

commercial block south to abut Smartcentrcs and would support the removal of
the requirement for the commercial component on this block.

We have had an opportunity to review the Staff response to our comments and in-turn
provide the following additional comments:

• Staff has recommended that the commercial block be extended south to abut
Smartcentres and be re-designated to 'Mid-Rise Mixed Use' with a maximum
height of 6 storeys and FSI of2.0.

• Wc notc that Schedules 13 and 13-1 have not been amended to reflect Staffs
recommendation,

• Wc are proposing a 10 storey building with terracing from the east toward Weston
Road. The building will average approximately 8 storeys in height.



• The recommendation by staff does not support what was discussed subsequent to
our May 141h submission.

• In our opinion we have made valid Planning arguments for amending the
proposed Official Plan policies as indicated in our original submission.

Based on the above, we would greatly appreciate the opportunity to once again meet with
Planning Staff in an attempt to refine the draft Official Plan policies to permit our
proposed development prior to endorsement of the Plan by Committee of the Whole and
Council.

If you have any questions or require additional information, please do not hesitate to call.
I can be reached either by phone (416-936-3760) or by email (jQhcl@I9l]l1t;!h9mcs,c9m).

Regards,
Ozner Corporation (South)

/::/~1A
i~ohn Tagl,i~ct:p, RPP

Planner

cc- Mauro Peverini, City of Vaughan Planning Department
Elvio De Meneghi, Ivonis De Meneghi, Scott Young, Lonnel Homes

331 Cityvicw Boulevard. Suite 300 Vaughan, Ontario lAI r 3M3
Tel: (905) 832-2023, Fax: (905) 832-1926



(90S) 669·2023

Fax: (90S) 669·1925

HOlvrES

May 14,2010

Jeffrey Abrams, City Clerk
City of Vaughan
Clerk's Department
2141 Major Mackenzie Drive
Vaughan, ON L6A IT 1

Dear Mr. Abrams,

Via E-mail:
jert\'ey,abrams@vaughan.ca

Rc: Comments on City of Vaughan Draft Official Plan released April 27, 2010
and it's implications on:
Block 272, 65M-3898 and Zachary Place (southeast corner of Weston Road
and Retreat Boulevard)
Ozner Corporation (South)

Ozncr Corporation (South) is the owner of the above-captioned lands, We have reviewed
the proposed policies in the draft Official Plan reicased April 27,2010 and arc in
agreement with many of thc policies, however we offer thc following comments as they
relate to our above-captioned lands:

• Under the current OPA 650, our lands are designated Low-rise Residential;
• The draft new Official Plan proposes to change to our current designation to Low

Rise Mixed Use with a maximum height of 4 storeys and maximum PSI of 1,5
(for the commercial block). The is no change proposed for the Zachary Place
lands;

• Our lands abut the Smartccntres (Major Weston Centres Limited) development to
the south. Official Plan and Zoning By-law Amendment applications were
approved July 2009 for the Smartcentrcs site;

• Due to the approval of the Smartccntres proposal and the anticipated range of
commercial and service uses occupying the site, the commercial usc of our Block
272 is no longer viable, In addition, Zachary Place can no longer be built as the
originally planned crescent, resulting in unanticipated redesign costs and the loss
of a number of residential lots;

• In light of the above, it is now our intention to extend the commercial block south
to abut the Smartcentrcs site and convert the designation to Mid-Rise Residential
(or similar) to permit an 8 to 10 storey residential condominium building with an
approximate FSI of2,7.

• In addition, we intend to terminate Zachary Place as a cui-de-sac,
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For illustration purposes, I have auached a plan indicating the proposed vs. our requested
designation and a concept plan demonstrating our intentions for the lands,

In our opinion, extending and converting the commercial block to Mid-Rise Residential
(or similar) would provide a form of housing presently not available in Vellore Village,
In addition, it would provide intensification along a transit route and have minor impact
on traffic within the Vellore Village community.

We respectfully request that the draft Official Plan policies be amended to permit the
extension of the commercial block as illustrated and its conversion to Mid-Rise
Residential or another appropriate designation to permit an 8 to 10 storey residential
condominium building,

In addition, through this letter, we respectfully request to be added as a delegation at the
Statutory Public Meeting scheduled for Monday May 17,2010,

We look forward to working with Planning Staffin addressing our above comments,

If you have any questions or require additional information, please do not hesitate to call,
I can be reached either by phone (905-669-2023) or by email (j"hll@JQrm"LbQJJw'i&Oll)).

Regards,
Ozner Corporation (South)

~~::~~RPP
Planner

cc- Mauro Peverini, City of Vaughan Planning Department
Elvio De Mcncghi, lvonis De Meneghi, Scott Young, Lormel Homes
Peter Smith, Weston Consulting
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33 1 Cityview Boulevard, Suite 300

Vaughan, O ntario l 4H 3M3

Tel: (905) 832-2023

Fa x: (905) 832-1926

HOMES

February 7, 20 II

Roy McQuillin, Manager of Policy Planning
Mauro Peverini , Manager of Development Planning
Melissa Rossi, Planner
City of Vaughan
Planning Department
2 141 Major Mackenzie Drive
Vaughan, ON L6A ITl

roy.mcquil lin@vaughan.ca
mauro .peverini@vaughan.ca
melissa.rossi@vaughan .ca

Re: Req uest for Modification to the Adopted Official Plan
relating to: 3660 Rutherford Road
West Rutherford Properties Ltd.

We provided written comments on the Draft Official Plan and made a deputation at the
public meeting regarding the proposed policies specifically as they relate to the above
noted lands. For reference a copy of our original letters dated May 14 and July 28, 2010
are attached.

Our original proposal for the site was a 10 storey residential building on the south end of
the site (at Rutherford Road) , with block townhomes in the centre portion of the site and
a row of single dwellings along Hawkview Boulevard . We have revised our plan slightly
(one 14 storey building and one 12 storey building on the southern half of the site and
rear lane townhomes on the northern half of the site. The approximate total FSI on the
site is 2.37). Also attached is a copy of our revised propo sed plan.

Based on the following rational e, we feel our propo sal is appropriate for the site:

• Commercial uses, particu larly ground floor retai l uses as required in the adopted
Official Plan will not be viable on the lands for the reasons that follow.

• The property is abutted by an Esso gas station on the east and a No Frills grocery
store on the west. Access from Rutherford Road will likely only be granted as
' right-in, right-out'. This limited access will not provid e the necessary access
required for commercial uses. In addition, sharing access with the adjoining
properties would be difficult because of substantial grade differences and wou ld
require extensive retaining walls.

• Furthermore the servicing of a major commercial and retail development just east
of our site is currently underway. This commercial site will have a major impact
on the 'tenant pool' available for our site.
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• Our proposal is not out of context with the contemplated uses on the south side of
Rutherford Road, directly opposite our site.

• The proposal as contemplated is sensitive to the existing community and provides
a compatible interface.

• The proposed townhomes will provide a buffer between the proposed high density
residential buildings and the existing Vellore Woods community.

• Our proposal would provide intensification along a major transit corridor.
• Our proposal offers a form of residential dwelling presently not available in the

community.

In the adopted Official Plan, our lands have been designated Mid-rise Mixed Use with a
maximum height of 6 storeys and a maximum FSI of 2.0 (for reference, Schedule 13-N of
the adopted Official Plan is attached). As currently adopted, we would require an
Official Plan Amendment to proceed with our proposed development.

It is our understanding that as the result of a recently approved motion by Council, a
request for modification to the adopted Official Plan is going to be made to the Region's
Planning Department.

Based on the above, I would respectfully request that the request for modification made
to the Region include permissions to allow our proposed development on our site. More
specifically that the designation be changed from Mid-rise Mixed Usc to Mid-rise
Residential with a maximum height of 12 storeys and a maximum FSI of 2.5.

I look forward to discussing our request with you. In the meantime, if you have any
questions or require additional information, please do not hesitate to call. I can be
reached either by phone (416-936-3760) or by email Uol1l1@IQl'lneIhQme~&Qm).

Regards,
West Rutherford Properties Ltd.

//d~ ,
~(r~

v John Taglieri, MCIP, RPP
Planner

cc- Elvio De Meneghi, Ivonis De Mencghi, Scott Young, Lormcl Homes
Rosemarie Humphries, Humphries Planning Group Inc.

331 Cityvicw Boulevard, Suite 300 Vaughan, Ontario L4H 3M3
Tel: (905) 832-2023, Fax: (905) 832-1926
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1 Cttyvicw Suite 300

Vaughan. Ontarto 1.4H 3,VU

l<d; (90S) 832·2023

Fax; (90S) 832· 192()

HOIVIES

July 28, 20 I0

Jeffrey Abrams, City Clerk
City of Vaughan
Clerk's Department
2141 Major Mackenzie Drive
Vaughan, ON L6A ITI

Dear Mr. Abrams,

Via E-mail:
jeffI·ey.abrams@vaughan.ea

Re: Response to Staff Draft Officiall'lan Recommendations
relating to: 3660 Rutherford Road
West Rutherford Properties Ltd.

We provided written comments on the Draft Official Plan and made a deputation at the
public meeting regarding the proposed policies specifically as they relate to the above
noted lands. For reference a copy of our original letter dated May 14, 2010 is attached.

In our original letter, we had requested:

• That the lands be designated 'Mid-rise Residential' instead of the proposed 'Mid
rise Mixed Use' to permit an 8 to 10 storey residential building with no
commercial component required and an FSI of 2.5. Our proposed building at its
highest point will be 10 storeys, however with terracing will average 8 storeys.

Planning Staff has commented that no change is recommended from the original
proposed designation in the draft Official Plan.

We have had an opportunity to review the Staff response to our comments and in turn
provide the following additional comments:

• Commercial uses, particularly ground floor retail uses as required in the draft
Official Plan will not be viable on the lands.

• The property is abutted by an Esso gas station on the east and a No Frills grocery
store on the west. Access from Rutherford Road will likely only be granted as
'right-in, right-out' and the configuration of the site, with its narrow frontage on
Rutherford Road will limit the exposure tbat potential retail uses will have on the
street, eliminating their ability to 'animate the street' as required in section
9.2.2.4.c of the draft Official Plan.



• furthermore a major commercial and retail development was recently approved
just east of our lands, having a major impact on the 'tenant pool' available for our
site.

• The proposed designation for the lands on south side of Rutherford Road
immediately opposite our property is to permit 8 storeys in height with an FSI of
2.5. Our request therefore is not out of context with what is proposed for the
surrounding lands.

• In addition, we are required to continue the single-family homes along Hawkview
Boulevard, provided a buffer from our proposed residential building and the
existing Vellore Woods community.

• In our opinion the above arc valid Planning arguments for amending the proposed
Official Plan policies as indicated in our original submission.

Based on the above, we would greatly appreciate the opportunity to meet with your
Planning Staff in an attempt to refine the draft Official Plan policies to permit our
proposed development prior to endorsement of the Pan by Committee of the Whole and
Council.

If you have any questions or require additional information, please do not hesitate to call.
I can be reached either by phone (416-936-3760) or by email UQlm@Iorm"I!1ol)1cs.cOI11).

Regards,
West Rutherford Properties Ltd.

:://4Zc" •.
c~ John Taglieri, MCIP, RPP

Planner

cc- Mauro Pcvcrini, City of Vaughan Planning Department
Elvio De Meneghi, Ivonis De Meneghi, Scott Young, Lorrnel Homes

331 Cityvicw Boulevard, Suite 300 Vaughan, Ontario IAIi 3M3
Tel: (905) 832-2023. Fax: (905) 832-1926
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Tel: (905) 669-2023

Fax: (905) M9-1925

HOIVIES

May 14,2010

Jeffrey Abrams, City Clerk
City of Vaughan
Clerk's Department
2 I 41 Major Mackenzie Drive
Vaughan, ON L6A 11'1

Dear Mr. Abrams,

Via E-mail:
jeffrey.abrams@vaughan,ca

He: Comments on City of Vaughan Draft Official Plan released April 27, 2010
and it's implications on:
3660 Rutherford Road
West Rutherford Properties Ltd.

West Rutherford Properties Ltd. is the owner of the above-captioned lands. We have
reviewed the proposed policies in the draft Official Plan released April 27, 20I0 and are
in agreement with many of the policies, however we offer the following comments as
they relate to our above-captioned lands:

• The above-captioned lands arc in the community of Veilore Woods and are bound
by Rutherford Road on the south, thc Esso station and remnant parcel to the cast,
Ilawkview Boulevard to the north and No Frills to the west;

• Under the current OPA 600, the northern portion of our property is designated
Low-Density Residential and the southern portion is designated Medium-Density
Residential/Commercial;

• The draft new Official Plan proposes to re-designate our property to Mid-Rise
Mixed Usc with a maximum height of6 storeys and an FSI of2.0.

• Under the draft new Official Plan, the property is located on a Primary
Intensification Corridor.

• The area is already saturated with commercial uses, The addition of the uses
contemplated by thc recent Zoning By-law Amendment application on the east
side of Vellorc Woods Blvd. and the 'stand-alone' nature of our property makes
thc location of additional commercial uses on our sitc unviable,

As a result of the above, we respectfully request that the Mid-Rise Mixed Usc
designation be revised to Mid-Rise Residential (or similar) to permit a residential
condominium building without any commercial component to it, Increase the maximum
height to 10 storeys and increase permitted FSI to 2,5. In addition to the mid-rise



L4K
TI.!!; (90S) 669·2023

ri1x: {90S} h6t)· J915

residential building, we have also included two townhouse blocks and five single-family
lots along lIawkview Boulevard on the site. The townhouse blocks will transition
between the mid-rise building and the single-family dwellings along and north of
HawkviewBoulevard.

For illustration purposes, [ have attached a schedule indicating the proposed vs. our
requested designation and a concept plan demonstrating our intentions for the lands.

Developing the site with a residential condominium building closest to Rutherford Road,
without a commercial component would provide a form of housing currently not
available in Vcllorc Woods. A Mid-Rise Residential building would promote
intensification along a Regional transit route/corridor consistent with Provincial and
Regional policies and draft policies within the City's new Official Plan.

In addition, through this letter, we respectfully request to be added as a delegation at the
Statutory Public Meeting scheduled for Monday May 17, 2010.

We look forward to working with Planning Staff in addressing our above comments.

If you have any questions or require additional information, please do not hesitate to call.
I can be reached either by phone (905-669-2023) or by email (john@!otnlelhomes.com).

Regards,
Wcst Rutherford Properties Ltd.

;::/ //:1tZ<<<~'
C John Taglieri, MCIP. RPP

Planner

cc- Mauro Pcvcrini, City of Vaughan Planning Department
Elvio De Mcneghi, Ivonis De Mcncghi, Scott Young, Lormel Homes
Peter Smith, Weston Consulting
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