
Submissions and Responses from Special Meeting of Council,  
April 8, 2009 

Submission Regional 
submission 

number  

Issue Regional Comment 

Solmar 
Developments 

D05.2009.1.001  
 
 
 
 
 
 
 
 
D05.2009.1.012 

Growth Forecast and Land Budget re 
Jane and Rutherford properties – mixed 
use development appropriate and 
permitted by Vaughan OPA 653.  
Region objected to OPA based on need 
to protect employment lands. 
Keep company notified of ongoing 
growth management work. 
    
Growth Forecast and Land Budget, 
Criteria for new Communities reports. 
Jane Rutherford Road corridor should 
be a Regional Centre instead of local 
corridor. 
 
Land Budget report indicates 90,700 
intensification units in the Built-up area 
in order to achieve 40% residential 
intensification.  Region should take lead 
and increase households in the built 
area to achieve greater then 40% 
intensification 
 

No comments.  OPA 653 before OMB and 
adjourned sine die.  
 
 
 
 
 
 
 
Jane Rutherford shown as Local Corridor in the 
Draft ROP.  This is not included in the Regional 
Centre. 
 
Draft Regional policy specifies a minimum of 40% 
 
 
Acknowledgement letter sent 

David Faye & 
Associates on 
behalf of 
Ironrose 
Investments Inc. 

D05.2009.1.002 Clients lands within Vaughan whitebelt 
in area where January 2009 land 
Budget report shows conceptual 
Highway 413.  
MTO presentation contains no 

GTA West corridor is shown schematically in 
recognition of the ongoing IEA.  
 
Regional staff has consulted with MTO staff 
regarding the most appropriate manner to identify 

1

C
ouncil A

ttachm
ent 4

 



 identification of the 413 right-of-way, 
nor reference in the Region’s Master 
Plan. 
Therefore showing highway is 
premature MTO has completed IEA 

the conceptual alignment of this proposed 400 
series highways.   
  
Staff is of the opinion that Regional Plan must 
reflect potential for the right of way in this area of 
York Region.  
 
Acknowledgement letter sent 

The Remington 
Group 

D05.2009.1.003 Request that the north-east corner of 
9th line and Steeles Avenue be 
designated for urban uses 

Staff has consulted with Markham staff who 
concurs with designation as Urban Area.  
 
Acknowledgement letter sent 

Claudio Brutto, 
Brutto Consulting 
representing 
Aurora Leslie 
Development 

D05.2009.1.004 Population and employment forecasts 
and land budget, Town of Aurora – 
Aurora 2C lands between Leslie and 
Highway 404, north of Wellington. 
 
Clients are proposing employment along 
404 frontage and residential along 
Leslie Street frontage  

Lands are part of Aurora Urban Area. XXXXX– 
acknowledgement sent 
 
Acknowledgement letter sent 

MMM Group on 
behalf of 
Signature 
Development 

D05.2009.1.005 Copy of letter to City of Vaughan 
regarding inclusion of lands in the urban 
area expansions for Vaughan 

Discussion ongoing with City of Vaughan staff 
regarding amount and location of urban expansion 
required. 
 
Acknowledgement letter sent 

Ms. Paula 
Tenuta, on 
behalf of BILD 

D05.2009.1.006 Comments on Draft Criteria for New 
Communities – BILD has significant 
concerns with ROP inclusion of the 
LEED standard as mandatory  – should 
be voluntarily; 
Open to municipal incentives to 
promote sustainable development and 
green building and suggestions 
contained 

No comments  
 
 
Acknowledgement letter sent 
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Mr. Cam Milani, 
on behalf of 
Rizmi Holdings 
and Lucia Milani 

D05.2009.1.007 Applicant owns 260 acres of land, in 3 
parcels on the east side of Dufferin 
Street, north and south of the un-
opened Kirby Sideroad in the City of 
Vaughan.  
 
The northerly Parcels 1 and 2 subject to 
transitional OP and zoning applications 
at the local level. Requests that 
transitional applications be identified in 
the Plan and designated for urban uses 
 
Parcel 3 zoned M4 Pits and Quarry 
which permits a variety of “urban” uses.  
OMB has ruled that the ORMCP does 
not apply to this parcel so would have 
no prohibitive effect on inclusions in the 
urban boundary 
 
Request meeting with the Region and 
the City of Vaughan 

All lands are within the Oak Ridges Moraine 
Conservation Pan (ORMCP). Parcel 1 and 2 
designated Natural Core and Natural Linkage 
Area. ORMCP designations are approved in the 
Regional Official Plan 
 
Status of the applications for local OP and zoning 
as transitional, are subject to legal proceedings 
with City of Vaughan. No official plan amendment 
application to the Regional Plan has been made on 
Parcels 1 and 2. 
 
Parcel 3 (former pit) is designated Natural Core 
Area and Countryside by the ORMCP. 
The ROP ORMCP designations on the former pit 
were not approved by the Minister when the 
balance of the Moraine Amendment was approved 
in 2004.  That portion of the Minister’s decision 
remains outstanding. 
 
Map 1 Regional Structure acknowledges that the 
lands of the former pit have unapproved Regional 
official plan land use designations.  The underlying 
land use designation of Rural was approved by the 
OMB in 1999, following lengthy discussions and an 
agreed settlement between Rizmi/Milani, the 
Region, City of Vaughan and TRCA, dismissing the 
appeals by Milani/Rizmi and approving all Regional 
Official Plan map designations and policy sections 
on the lands, save and except for then Map 7 
dealing with Mineral Aggregate Resources. 
 
Designation of the lands as Urban Area as 
requested by Mr. Milani would be contrary to the 
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Oak Ridges Moraine Conservation Act, 2001. 
 
Acknowledgement letter sent 

Mr. Fraser 
Nelson. on 
behalf of Metrus 
Development 

D05.2009.1.008 Acknowledge staff’s efforts in outreach, 
Sustainability policies subject to BILD 
submission  

No Comment  
 
Acknowledgement letter sent 

Ms Patricia A. 
Foran, Aird & 
Berlis LLP 
representing E. 
Manson 
Investments 

D05.2009.1.009 Request for notice of upcoming 
meetings and decisions on Draft Official 
Plan 

E. Manson lands in North Leslie Secondary plan 
area shown as part of Urban Area in Draft Official 
Plan. 
 
Acknowledgement letter sent 

Larkin & 
Associates 
representing 
Memorial 
Gardens 

D05.2009.1.010 Must acknowledge and include policies 
for cemeteries 

Draft Official Plan policy 6.4 .6 provides cemetery 
policies.  
 
Acknowledgement letter sent 

Peter Eliopolous 
on behalf of 
Peter and Pauls 
Catering 

D05.2009.1.011 Lands at the South-west quadrant of 
Highway 400 and Aurora Road in King 
Township. Requesting that his property 
be designated Rural Area through the 
LEAR exercise, due to significant 
modification land base has experience 
over time. 

Lands are designated Oak Ridges Moraine 
Countryside designation.  Designation as Rural 
Areas may potentially permit additional uses on 
the lands.  
 
Lands recommended for Agricultural designation 
on Map 8  
 
Acknowledgement letter sent 

Malone Givens 
Parsons on 
behalf of the 
North Markham 
landowners 
Group 

D05.2009.1.013 Regarding the Criteria for new 
Communities – supports region taking a 
lead role in sustainable development 
but have several concerns: 
Higher costs and densities in whitebelt 
will result in at a competitive 
disadvantage when compared to 

No comment 
 
Acknowledgement letter sent 
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existing development; 
Creating new communities at densities 
of 70 p/ha will be major challenge; 
The proposed Criteria including 
mandatory LEED is too prescriptive; 
Zero-carbon requirements are 
problematic and should be deleted 

Weston 
Consulting on 
behalf of the 
Church of the 
Pentecost 

D05.2009.1.014 Clients’ lands within Vaughan white belt 
in area where January 2009 land 
Budget report shows conceptual 
Highway 413.  
 
No studies yet undertaken by MTO  
Request confirmation that location of 
Highway 413  is conceptual and has no 
official standing with respect to the ROP 
or other municipal or provincial 
documents 

GTA West corridor is shown schematically in 
recognition of the ongoing IEA.  
 
Regional staff has consulted with MTO staff 
regarding the most appropriate manner to identify 
the conceptual alignment of this proposed 400 
series highways.   
 
Staff is of the opinion that Regional Plan must 
reflect potential for the right of way in this area of 
York Region.   
 
Acknowledgement letter sent 

Sciberras 
Consulting Inc 
on behalf of W. 
J. Smith Gardens 

D05.2009.1.015 Smith Gardens own 2100 acres of land 
in the north part of the Holland/Keswick 
Marsh. 
 
Designated as Specialty Crop areas in 
the Greenbelt Plan but also identified as 
provincially significant wetland and 
subject to a number of ROP 
environmental areas.  
 
Requesting that once the “master farm 
plan” is prepared appropriate protection 
and farming areas can be identified.  
  

Greenbelt Plan permits ongoing agriculture in 
Natural Heritage System and in Key natural 
heritage features, but not the establishment of 
new agricultural uses.  This limits the expansion of 
the farm operations. 
 
Lands currently under tillage have been included 
in the Holland Marsh Specialty Crop Area on Map 
8 and environmental areas removed from those 
lands in Draft Official Plan.  
 
Further discussion between applicant , 
Conservation Authority, Province, Region and  
local municipality once ongoing environmental 
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work by applicant is completed to determine if 
additional lands can be designated Specialty Crop 
Area 
 
Acknowledgement letter sent 

 
Ms. Susan 
Rosenthal, 
Davies Howe 
Partners on 
behalf of 
Clearpoint 
Developments, 
Upper City and 
775377 Ontario 
Limited 

D05.2009.1.016 Request for notice of upcoming 
meetings and decisions on Draft Official 
Plan 

 
Acknowledgement letter sent 

Green Earth 
Village (East 
Gwillimbury) 
Royal Park 
Homes and 
Signature 
Developments 

D05.2009.1.017 Request inclusion of Green Earth Village 
(north of Queensville Sideroad between 
Leslie St and 2nd concession) lands into 
the Queensville urban area 

Region working with Town to determine final 
population and employment forecasts and amount 
and location of urban expansions.  The potential 
for additional Urban Area designations in East 
Gwillimbury has been focused on the green Lane 
Area. 
 
Significant Regional transit infrastructure is being 
developed in south part of the Town along the 
Green Lane corridor.  Further discussion with 
Town required. 
 
At least part of proposal appears to be premised 
on basis of communal services which policy 7.3.11 
in the Draft Official Plan does not permit in Urban 
Areas  
 
Acknowledgement letter sent 
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The Domarr 
Foundation 

D05.2009.1.018 Request inclusions of the Domarr farm 
Nashville Road and Highway 50 into the 
Kleinberg Community and the Vaughan 
urban expansions areas 

Region working with City to determine final 
population and employment forecasts and amount 
and location of urban expansions. 
 
Acknowledgement letter sent 

The Chippewas 
of Rama First 
Nation 

D05.2009.3.001 Notice of Special meeting sent to 
Williams First Nations Coordinator 

First Nation consultation strategy being 
developed. 
Acknowledgement letter sent 

Ms Lucille King, 
Town of Aurora 

D05.2009.3.002 Aurora adoption of Region’s population 
and employment targets  

 
Acknowledgement letter sent 

Mr. John La 
Chapelle, on 
behalf of Bell 

D05.2009.4.001 Recommended chnges to a number of 
the existing Regional Plan policies in 
Economic Vitality, Regional Centers, 
Communications Corridors 

Substantial rewrite of all sections identified in Bell 
submission.  Will discuss changes during 
circulation 
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North York, ON M3B 2V9 
 
Tel: 4163913445 
Fax: 4163912118 
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April 7, 2009 
 
Mr. Bryan Tuckey 
Commission of Planning and Development Services 
Regional Municipality of York 
17250 Yonge Street 
Newmarket, Ontario 
L3Y 6Z1 
 
 
Re: Special Meeting of Council – April 8th Public Meeting as part of the Planning & 

Economic Development Committee 
 Regional Official Plan Update, Draft Criteria for Building New Communities 
 
 
The Building Industry and Land Development Association has been actively participating in 
discussions with staff related to various components of the Region’s Official Plan Update and 
Growth Plan Conformity exercise.  We have provided input in to the Region’s review process 
at stakeholder consultation sessions, formal meetings with staff, and through our Chapter 
meetings over the past year.   
 
At this time, BILD and members of its York Chapter are engaged in discussions related to the 
Region’s Draft New Communities Criteria.  We have received the staff report presented to the 
March 4th meeting of the Planning and Economic Development Committee and present the 
following preliminary comments for your consideration as part of the April 8th Public Meeting 
proceedings for the Regional Official Plan Update.  We appreciate being able to provide 
further input on this matter, and look forward to continued discussions. 
 
As noted in our preliminary meeting of March 25th, we would like to reiterate the following 
comments for your consideration which relate specifically to the Region’s proposal that all 
industrial, commercial, institutional, mid- to high-rise residential, ground related residential 
and mixed use buildings be built to a minimum LEED Criteria. 
 
BILD is committed to promoting sustainable development and green building (new and 
renovation) and to housing affordability and choice, which is an objective that impacts our 
philosophical approach to sustainable development and green building.   
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However, we have significant concerns with the Region’s proposal to include LEED 
Criteria as part of a Regional Official Plan amendment and we continue to advocate 
that the LEED apply on a voluntary basis.   
 
BILD recognizes and applauds York Region’s leadership on sustainability.  We recognize the 
significance of your vision for intensification, for creating complete communities, and would 
prefer to work with the Region to achieve this end.  Additional layering of regulatory policy, 
increased costs and additional risk associated to mandating LEED will serve as a deterrent 
towards a sustainable approach to growth. 
 
There must be a recognition that parameters, rules and standards are already in place through a 
recently enhanced Ontario Building Code, in addition to the options related to the numerous 
voluntary environmental rating and certification systems for buildings such as, Energy Star and 
R-2000.  LEED is ultimately a brand name, such as Energy Star, and not an objective standard, 
vetted by government. 
 
For BILD and its York Chapter members, the key word is voluntary.  Ontario’s Building Code 
is mandatory and everything else should be voluntary. The whole point of a uniform 
provincial Building Code is to ensure that developers, new home builders and professional 
renovators do not have to operate in a fragmented regulatory environment where each 
municipality has different requirements. As well, the provincial Building Code benefits from a 
transparent process which emphasizes objective research and public consultations.  
 
On that basis, BILD will resist any municipality’s efforts to mandate any particular 
green program/label apart from a municipality’s own buildings and lands.  The mandatory 
Building Code together with voluntary, market-driven green labeling programs is working 
effectively as witnessed by the number of builders and units registered with the various 
programs.    
 
We are, however, very open to discussion of municipal incentives to promote 
sustainable development and green building.  Any discussion of Green programs should 
be part of an incentive package where the builder or developer can make the proper business 
decision for his product and his customer.  These incentives could range, for example, from 
streamlined approvals, the prioritization of “green applications”, to reduced or deferred 
development charges or building permit fees for voluntary LEED or ENERGY STAR or 
GreenHouse developments.   
 
For example, BILD would recommend a preferred mixed-use development charge directed to 
transit oriented high-rise developments.  This would relieve pressure off of the flow-through 
costs associated to green infrastructure, and would also allow for a return on investment for 
the intensification of uses.  This would serve as a beneficial policy incentive which would  
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hopefully encourage the planning of high-rise, mixed used communities which fit in to the 
Region’s vision for sustainability.  This is just one example of several that BILD York Chapter 
members would be able to provide.  If the home building and development industry is 
provided with various incentives, this approach will assist the Region with its objectives, while 
not forcing LEED on those who choose not to use LEED as their parameter for building. 
We would be pleased to continue discussion these sorts of incentive-based initiatives. 
 
As BILD has examined the various green building programs/labels, we have come to the 
conclusion that they may be perceived as opportunities for developers, new home 
builders and professional renovators to differentiate themselves in the marketplace.  Some 
programs are more low-rise, some are more high-rise (residential or commercial), and some 
are more industry-led and/or market-driven than others.  In BILD’s view, developers, new 
home builders and professional renovators should continue to be free to choose from among 
these programs/labels based on their own business assessment relative to their buyers’ 
preferences and market feasibility.   
 
If Council approves a mandated LEED Criteria, there is also a significant concern that York 
Region will price themselves out of the market for all dwelling types.  There are substantial 
costs associated to LEED, which is another reason why mandating such should be 
reconsidered, especially in this economic climate. 
 
If we could underscore the gravity of the situation, it is clear that sales of new homes and 
condos in the Region have sharply declined in the last half of 2008, from 748 total sales in June 
to a total of only 61 in December 2008.  The total sales specific to the high-rise sector fell from 
247 in June, to a mere 20 in December 2008.  Sales of low-rise units fell from a high of 501 in 
June to a total of only 41 in December 2008. 
 
If we were to go back and compare the sales figures of 2008 to 2007, we would see that the 
Region’s low rise sales totaled 357 for the month of December in 2007, comparing this to a 
total of only 41 for 2008.  In 2007, December high-rise sales reached reached 76, compared to 
only 20 for the same month in 2008.  Any policies that lead to increased costs, or a more 
complex way to do business, must be seriously reconsidered. 
 
Projects that choose to participate in any program must be assessed over a longer period in order 
to realize both the benefits and the areas for improvement.  Setting workable and flexible 
guidelines, as opposed to mandating standards, will likely enhance the probability of the best 
projects being built within appropriate timeframes, and at reasonable costs. 
 
In addition, the Region must recognize that in substantially all instances, condominium 
builders are not left to own the enhanced capital/green infrastructure once implemented, and 
are not in a position to benefit from a potential return of operation savings.  Having to manage,  



 

 

 
 
 
front-end and finance costs is a serious consideration within project development.  Any 
program has to be implemented at a pace that the market can bear.  
 
BILD York Chapter members have also expressed a concern that if the LEED Criteria 
becomes mandatory, the review of sustainable building materials and design at the site plan 
control process will be a duplication, creating additional delay and paperwork for the applicant 
as they move through the municipal approvals process. The industry cannot sustain any more 
of this layering on of regulatory review in addition to the already existing multitude of 
requirements. 
 
Also, the Region must recognize the difficulty in achieving LEED Silver in residential 
buildings.  The technical issues associated to including LEED in to an Official Plan and a 
recognition of the building process must be considered.  Since standards change and 
application requirements may change, the inflexibility of rigid requirements set out in an 
Official Plan may not be realistic.  
   
BILD recommends that specifics NOT be included in the Region’s Official Plan amendment.  
It should maintain a level of flexibility, avoid being prescriptive, allow for choice, and 
“recommend” that the industry embrace various Green programs and sustainable approaches 
to building.  The Region should recognize that there are other ways of building in sustainable 
manners, and should focus on being all-encompassing.  Following this approach will result in 
the buildings that the Region is aiming for, positive cash flow through continued building 
activity and sustained economic activity at a logical level. 
 
The industry looks forward to continuing our efforts in a voluntary framework and to working 
with the Region in the spirit of supporting housing affordability and choice. 
 
We trust that you will take these comments into consideration. 
 

Sincerely, 

 
Paula J. Tenuta, MCIP, RPP 
Director, Municipal Government Relations 
 

cc.  Fraser Nelson, Chair, BILD York Chapter 
  Leith Moore, BILD Chair 
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-----Original Message----- 
From: Cam Milani [mailto:cammilani@bellnet.ca]  
Sent: Tuesday, April 07, 2009 2:28 PM 
To: Jeffrey, Barb 
Subject: Special meeting of Council and other growth management reports for 
April 8, 2009 Comments 
 
These are our comments on Reports D.3 - D.6 on the Planning Committee 
Meeting set for April 7, 2009.  Please include them in that report. 
 
We are the owners of 260 acres of land in the City of Vaughan, more 
particularly described as 11641 Dufferin St, (Parcel 1, 110 Acres), 11490 
Bathurst St (Parcel 2, 50 acres), 11333 Dufferin St (Parcel 3, 100 Acres). 
All parcels are in the Oak Ridges Moraine and subject to the Oak Ridges 
Moraine Conservation Act/Plan.  See attachments for reference. 
 
Report D3 - Page 5 , states that the land use policies of the Greenbelt Plan 
and the Oak Ridges Moraine Conservation Plan lands will not change through 
this review.  The Region states that should the review of those plans in 2015 
result in some changes, those changes can be implemented at that time. This 
argument should go a little further, as there are other opportunities for 
change in those Plans prior to 2015, such as Ministerial amendments, the 
completion of transitional provisions or intensification of legally existing 
uses.  These possibilities would result in urban land uses in areas currently 
shown as rural, ORM or protected countryside.   
 
The Region clearly contemplates the possibly of changes to the Oak Ridges 
Moraine and/or Greenbelt Plans.  Should those changes take place either in 
2015 or sooner as explained above, the Region should make provisions in their 
Official Plan today that would immediately recognize those lands for urban 
uses when and if they are processed though transitional status, ministerial 
orders and such.  Further, this Official Plan should not attempt to prohibit 
those changes from taking place, but rather enable these changes to occur. 
 
On a more site specific basis, Parcels 1 and 2 are the subject of 
transitional applications known as Z127.89 (Zoning) and OP58.89 (Official 
Plan).  These transitional applications should be identified in your Official 
Plan in either a mapping footnote or a textual reference.  The lands affected 
by these applications should be designated for future urban uses.    
 
As stated in previous meetings with Regional Staff and various 
correspondences, Parcel 3 is zoned M4 Pits and quarry and permits a variety 
of "urban" uses.  The Oak Ridges Moraine Plan designates this parcel as 
Countryside and Core Area.  The OMB has already ruled that the Oak Ridges 
Moraine Conservation Plan does not apply to our matters, and as such, would 
have no prohibitive effect on being included in the urban boundary. 
 
Section 2.2.8 (d) of the Growth Plan states when considering settlement area 
boundary expansions that "where applicable, the proposed expansion will meet 
the requirements of the Greenbelt, Niagara Escarpment and Oak Ridges Moraine 
Conservation Plans."  This section clearly states that urban boundary 
expansions in those Conservations Plans are not only contemplated, but 
encouraged.  Barbara Jefferies stated in past meetings with us that the 
Growth Plan (which is the main purpose of this Regional Official Plan Review) 
prohibits urban uses in the Oak Ridges Moraine.  This section clearly states 
otherwise and we fully expect Parcels 1-3 to be included within the urban 
boundary or alternatively, within an area that is not prohibited from urban 
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boundary expansions in the future through lower tier comprehensive reviews as 
contemplated in the reports presented. 
 
From our reading of the materials, it seems that the Region is attempting to 
prohibit any urban boundary expansions in any other areas except for the 
"whitebelt", which seems to be a term coined by the Region, not the Growth 
Plan.  The term "whitebelt" is not located anywhere in the Growth Plan.  The 
main purpose of the Official Plan review is to bring to Region's Official 
Plan into conformity with the Growth Plan.   Creating key terms such as 
"whitebelt" and basing the core principles of the Official Plan around that 
term is inappropriate and not in conformity with the Plan.  Please explain 
the purpose of using the term "whitebelt". 
 
Nowhere in the Growth Plan does it prohibit urban boundary expansions in the 
Oak Ridges Moraine or any other Greenbelt Area.  The Plan simply states that 
the applicable policies under each legislation, such as the Oak Ridges 
Moraine Conservation Act and Greenbelt Act, apply to those lands located in 
those geographic areas.  As stated earlier, those acts promote development in 
certain areas and under certain circumstances, such as transitional lands. 
 
Section 3.2.6.2 of the Growth Plan states that planning for growth shall take 
into account the location and availability of existing and planned community 
infrastructure so that they can be provided efficiently and effectively.  
2.2.8 (e) also speaks to the efficient availability of infrastructure.  
Parcels 1-3 are located directly adjacent to the current urban boundary and 
infrastructure and would best be able to serve the meaning of these sections.  
Sewer and water can be provided without the costly need of extending pipes 
into unchartered territories located in your current identified "whitebelt" 
areas. Parcels 1-3 would merely be able to tap directly into current 
infrastructure adjacent to their boundaries.  The inclusion will assists in 
reducing the time period for cost recoveries of major infrastructure put in 
place by the various governments. 
 
Parcels 1-3 are the subject of an OMB hearing whereby we have appealed the 
most recent Regional Official Plan, OP 600, a down zoning and a license to 
extract under the Aggregate Resources Act.  We further confirm our legal 
positions as stated in that hearing and request the Region to accept our 
positions and incorporate them into this review of their official plan.  We 
would be pleased to sit down with the Region to explain those positions 
again, namely the aggregate resources designation, various environmental 
designations (Greenlands Systems) and land use designations. 
 
These comments can serve the basis for discussion with Region, however, our 
concerns are not limited to what we have stated here.  With such a small time 
frame between when the reports were released and the actual meeting, our 
concerns are forced to be somewhat general.  We would like to sit down with 
the Region and if need be, the City, in the near future to help settle all of 
our outstanding concerns. 
 
Yours Truly, 
Rizmi Holdings Limited & Lucia Milani 
 
 
 
Per. Cam Milani 
encls 
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LARKIN+ASSOCIATES 
planning consultants inc. 

LARKIN+ASSOCIATES planning consultants inc. 
1168 Kingdale Road, Newmarket ON L3Y 4W1 CANADA 
phone number  905.895.0554  |  fax number  905.895.1817 
e-mail address  mtlarkin@larkinassociates.com |  Web site www.larkinassociates.com 

April 17, 2009 OUR FILE: 1001.5 

John Waller, MCIP, RPP 
Director Long Range and Strategic Planning Branch 
Regional Municipality of York 
17250 Yonge Street 
Newmarket, ON L3Y 6Z1 
 
 
Dear Mr. Waller; 

Re: Regional Official Plan Update 
 Follow up to Deputation at Public Meeting April 8, 2009  

 

We represent Memorial Gardens Canada Limited (“Memorial Gardens”) regarding planning matters which 
may impact their cemetery properties.  In this regard, we have worked with Memorial Gardens for more 
than 15 years. Memorial Gardens owns and operates cemeteries across Canada and is actively involved 
in the development of new cemetery properties in different provinces.  In York Region, Memorial Gardens 
owns Highland Hills Memorial Gardens in Gormley (Whitchurch-Stouffville) and Glenview Memorial 
Gardens in Vaughan. To keep up with the increasing demand for cemetery space they are also actively 
involved in establishing new cemeteries in the Region of York and the GTA. 

In the course of our representation of Memorial Gardens we have noted that cemeteries represent a 
“forgotten” land use in the context of traditional land use planning.   Few land use planning policy 
documents consider this form of development, or the need to provide sufficient opportunities for 
cemetery development.   Where it exists at all, land use policy tends to focus on recognizing existing 
cemeteries rather than developing new properties, irrespective of the capacity of the community’s 
existing cemeteries.   It has been our experience that planning policy documents typically fail to provide 
policies to guide the development of new cemeteries or identify new cemetery lands in the manner that 
residential, commercial, industrial, institutional and environmental land uses are typically identified.   The 
Region of York is typical in that it does not provide land use policy direction regarding the expansion or 
development of new cemeteries and associated facilities.   Our client is requesting that the Region of 
York correct this oversight by providing planning policy directed at addressing the provision and location 
of lands for future cemetery purposes. 

Memorial Gardens currently has planning applications before the Region of York and the Town of 
Markham for the establishment of a new cemetery in and adjacent to the Hamlet of Dickson Hill.   In 
support of their applications we have recently completed a comprehensive policy review of Provincial, 
Regional and Municipal land use policy.   Our review is to be submitted to the Region and Town under 
separate cover in support of our client’s applications.    

Notwithstanding the particulars of our client’s applications, the overall planning policy vacuum remains, 
and needs to be appropriately addressed.  The need for cemeteries has paralleled the historic 

D05.2009.1.010Received April 17, 2009

elliottt
Rectangle



To:  John Waller, MCIP, RPP P. 2 
Re: Regional Official Plan Update 

 
LARKIN+ASSOCIATES 
planning consultants inc. 

growth of settlements.   Early burial grounds were located away from settlement areas for health and 
perception reasons.   As the settlements grew, however, the burial grounds became part of the 
community and became more formalized in terms of their organization.   To this end, early cemeteries 
were often associated with local churches, typically located within the church yard itself.   As the 
settlement areas expanded, however, larger properties were needed to accommodate the burial needs of 
the settlement residents.   New cemeteries, therefore, were by necessity located on the outskirts of 
communities as this was generally the only place properties of sufficient size could be secured.   As 
settlement plans evolved, however, little thought was given to the provision of sufficient land for 
cemetery use.   Nevertheless, cemeteries are a necessary social element servicing society’s needs for 
the memorialisation and accommodation of the deceased.   In addition to the practical function of 
accommodating society’s deceased, cemeteries also contribute to the maintenance of the cultural 
diversity and social history of communities.   As such, they represent a valuable land use that should be 
appropriately accommodated within the structural framework of our urban and rural communities.   

Cemeteries continue to represent an often neglected land use in terms of the planning process and the 
associated development of urban and rural areas.   Few municipalities plan for the burial and memorial 
needs of their citizens.   Land use policy tends to focus on recognizing existing cemeteries rather than 
developing new properties, irrespective of the capacity of the community’s existing cemeteries.   Few 
planning policy documents provide policies to guide the development of new cemeteries, and fewer still 
identify new cemetery lands.  Land use planning for cemeteries, however, differs from traditional land 
use planning due to the character associated with the type of land use itself.   To this end, it has been 
consistently demonstrated that cemeteries represent a compatible development form with most other 
land uses, urban and rural.  Specifically, in terms of the question of the potential impact of a cemetery on 
adjacent land values, for example, studies have consistently demonstrated that the value of land around 
cemeteries increase in time because of the location of a cemetery which is considered to be comparable 
to a passive park in nature, and therefore they represent a public amenity.   Park-like settings with the 
open and natural spaces that typically characterize cemeteries are complimentary to the areas that 
surround them.   Whereas the more common land use characterizations are considered to be 
“residential”, “commercial”, “industrial”, “institutional” and “recreational”, with a focus on the 
infrastructure requirements of their provision, cemeteries require little infrastructure for their 
implementation and maintenance.     

In terms of “land use planning”, cemeteries represent one of the few “permanent” types of land use.   As 
such the planning horizon associated with cemetery development is significantly longer than what is 
employed during the development of typical land use planning policy.  Whereas most planning policy 
documents have planning horizons of up to twenty years, the development horizon for a cemetery is often 
between 50 to 100 years: This development horizon is intended to span many family generations, and, as 
a result, contributes to the social history of an area. 

The Region’s population projections anticipate a growth in population from just below 1 million people to 
1.5 million by 2031, an increase of over 60%. The Land Budget and Urban Boundary Expansion takes into 
account additional land for the traditional land uses: residential, commercial, employment, park land, etc. 
These are the land uses which should be grouped in urban areas as each one (except park land) requires 
the construction of infrastructure to support the form of development.    In this regard, public 
infrastructure should be used efficiently, as articulated through the Provincial documents – “Places to 
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Grown”, the “Greenbelt Plan” and the “Oak Ridges Moraine Conservation Plan”.    Conversely, cemeteries 
do not require the infrastructure that traditional land uses do, but do require relatively large parcels of 
land – 20 to 40 hectares.   Parcels of such size within existing urban areas are rare and do not represent 
the most efficient use of land resources.    

With an increase in population, there is an increase in demand for all land uses including an increase 
demand for burial and memorialisation close to home. Research that has been done for Memorial 
Gardens shows that 60% of the population, within any catchment area, will chose interment options 
close to their general area of residence. This increase will translate to pressure to provide this land use 
but without policy guidance through the regional official plan proper guidance is not available for 
municipalities to address this issue in their local official plans.   As this is one of the few ‘permanent’ 
land uses, higher order planning is necessary.  

Cemeteries are an integral component of the social network and a necessary and important land use.   
The memorialisation of the deceased is a fundamental social requirement that needs to be appropriately 
accommodated.   Cemetery providers such as Memorial Gardens provide facilities and properties that are 
multi-denominational, servicing many ethnic and cultural groups.   We trust that the Region will consider 
this matter and provide appropriate land use planning policy guidance to ensure that this issue is 
addressed through this Official Plan review.   We would be pleased to provide the Region with more 
information to assist in this regard.  

Sincerely, 

Michael T. Larkin, MCIP, RPP 
Principal 
 
cc Cosimo Casale; Cosmopolitan Associates Inc. 
 W. Thomas Barlow, Fasken Martineau Dumoulin LLp 
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SCIBERRAS
CONSULTING
INC.

359 Park Avenue, Newmarket, ON L3Y 1V4
1:905-868-8230 • F:905-868-8501

I angela@sciberrasconsulting.com

May 13, 2009

Regional Municipality of York
Planning Department
17250 Yonge Street
Newmarket ON L3Y 6Z1

Attention: Ms. Barb Jeffrey, Manager, Land Use Policy and Environment

Dear Barb:

RE: W. J. Smith Gardens Limited
22655 Yonge Street
Town of East Gwillimbury
SCI File No. 0901

Sciberras Consulting Inc., has been retained by W. J. Smith Gardens Limited to
assist in securing agricultural development rights for the referenced property.

W. J. Smith Gardens Limited are the registered owners of approximately 2,100 acres
of agricultural land generally located west of 2nd Concession Road, south of
Ravenshoe Road, north of Holborn Road and east of the Holland River. The subject
lands are located in the Holland Marsh area.

It is a 3rd generation family run business that has been farming in this location since
1946. The original farm was comprised of 250 acres and has expanded to its current
size over the last 30 years. W. J. Smith Gardens Limited grows and packages
carrots and onions serving local, national and international markets. It is the largest
family owned farm in this area.

Of the 2,100 acres approximately 875 acres are actively farmed. The remaining
lands will ensure adequate crop rotation and opportunity for expansion of the
farming operation to meet growing demand now and into the future.

W. J. Smith Gardens Limited finds itself in an unusual situation regarding its existing
farming operations and discrepancies between various provincial policies as they
affect the subject property.

The W. 3. Smith Gardens property is currently occupied by a single storey office
building and several large storage buildings. The subject site is contained within the
area known as the "Holland Marsh" and is designated as such within the Province's
Greenbelt Plan.

It appears that the MNR, through aerial mapping interpretation, has designated a
considerable portion of the subject site as "provincially significant wetland". As the
largest, family owned, farming business within the Holland Marsh the designation of
the majority of their lands as a PSW will have a significant impact on their current
and future operations and the provision of food for the increasingly demanding local
market.
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W. 3. Smith Gardens Limited
22655 Yonge Street

May 13, 2009
Page 2 of 2

File No. 0901

The Province's Greenbelt Plan specifically states "The Greenbelt is a broad band of
permanently protected land which: Protects against the loss and fragmentation of
the agricultural land base and supports agriculture as the predominant land use. "

Over the years the Holland Marsh area has experienced a number of farms bought,
sold and severed into smaller parcels. The W J Smith Gardens farm is one of the
few, if not the only, family run farms that has expanded.

The subject site is located within the "Regional Greenlands System" of the Region's
current Official Plan. Within that designation areas are identified as "Significant
Forested Lands" and "Wetlands". The subject site is also designated as "Rural Policy
Area".

The Region is currently preparing its new draft Official Plan. W. J. Smith Gardens
Limited wants to ensure that adequate policies are in place to secure their ability to
expand the current active operations to meet future needs.

We look forward to further discussions with the Region, LSRCA, MNR, OMAFRA and
other related Provincial ministries in the coming months regarding this situation. To
assist in these discussions, Mr. Tom Hilditch of Savanta Inc. has been retained by W.
J. Smith Gardens Limited and is in the process of preparing an Environmental
Assessment of the property to identify any significant wildlife, plant life and/or
environmental features that may exist on the property. It is our clients' intention to
protect the wooded areas and to provide enhanced areas to better accommodate any
wildlife while still securing lands for current and future farm production.

Utilizing the results of Mr. Hilditch's investigations we will be preparing a "master"
farming plan which will identify those areas to be protected and those areas that are
best suited for agricultural purposes. It is our hope that with the preparation of the
master plan, the Environmental Assessment and discussions with the various
government agencies we will be able to rectify the current situation to everyone's
satisfaction.

I trust you will find the above information satisfactory; however, should you have
any questions or require additional information, please do not hesitate to call.

Yours truly,

SCIBERRAS CONSULTING INC.

Angela Sciberras MCIP, RPP
Principal

Cc : Dan Stone, Town of East Gwillimbury
Paul & Ian Smith, W. J. Smith Gardens Limited
Neil Davis, Davis Webb LLP
Tom Hilditch, Savanta Inc.
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EXTRACT FROM SPECIAL COUNCIL MEETING NO. 09-09 
HELD ON TUESDAY, APRIL 7, 2009 

 
 
 
 
 
 
 
 

 
 
1. Memorandum from the Director of Planning and Development 
 Regional Population and Employment Forecasts 
 

Moved by Councillor Buck Seconded by Councillor MacEachern 
 

THAT Aurora Council endorse the Region of York population, household 
and employment forecasts, as approved by Regional Council on January 
22, 2009, as set out in table 1; and 

 
THAT staff be directed to forward Council's resolution for inclusion on the 
York Region Special Council Meeting agenda related to the York Region 
Official Plan 5-year Review agenda of April 8, 2009.  

 
CARRIED 

 
 
 



 

 

April 7, 2009 
 
 
Mr. Bryan Tuckey, MCIP, RPP 
Commissioner of Planning and Development Services 
Region of York 
17250 Yonge Street 
Newmarket, ON 
L3Y 6Z1 
 
 

Re: York Region Official Plan Review 
 
Dear Mr. Tuckey,  
 
Bell Canada thanks you for the opportunity to provide a preliminary comment letter on the 
Region of York’s Official Plan Review. We understand that a draft document is not yet 
available for review however; it is one of Bell’s objectives to be proactively involved in 
early stages of the planning process. We would like to provide the following comments to 
be considered as part of your Official Plan Review process. 
 
As you are aware, Bell Canada is Ontario’s principal telecommunications infrastructure 
provider.  The Bell Canada Act, a federal statute, requires that Bell manage and operate 
most of the trunk telecommunications system in Ontario. Bell is also responsible for the 
infrastructure that supports most 911 emergency services in the Province.   
 
The Provincial Policy Statement (PPS) and the Places to Grow document both strongly 
support the integrated planning of communities, including telecommunications 
infrastructure.  The PPS specifically requires that “planning for infrastructure and public 
service facilities shall be integrated with planning for growth so that these are available to 
meet current and projected needs” (Section 1.6.1).  Furthermore, the PPS states that 
infrastructure should be located to support the delivery of emergency management services 
(Section 1.6.3).  We note that the definition of infrastructure in the PPS includes 
communications/ telecommunications. 
 
In light of Provincial policy, it is critical to understand the complexity of expanding and 
enhancing the telecommunications network to accommodate growth, both through 
outward expansion of an urban area and through intensification, infill and redevelopment. 
All types of growth and development place demands on the telecommunications network 
and its associated support infrastructure. Beyond simply extending fibre or copper cable, 
growth and development can precipitate the need for reinforcement and replacement of the 
support infrastructure.  Reinforcement and replacement of the telecommunications 
network can represent an extensive and costly undertaking, which needs to be managed to 
avoid disruption of public services. This is particularly critical in relation to the provision 

Bell Canada 
Development and Municipal Services Control Centre 
Floor 5 BLUE, 100 Borough Drive 
Toronto, Ontario 
M1P 4W2 
 
Telephone 905-853-4044 
Fax 905-895-3872 
john.lachapelle@bell.ca 
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of 911 emergency services and the operating services essential to the York Region’s 
businesses operating in a global economy.  
 
We were pleased to see that the Region recognizes the importance of telecommunications/ 
communications to the growth and development, and that specific policies exist in the 
Region’s Official Plan (Section 6.5 – Communications Corridors and Transmission 
Facilities). We would note, however, that the policies seem to be geared towards 
communications corridors and towers and do not reflect the entire 
communications/telecommunications infrastructure components required to support a 
growing community.  
 
The continual advancement of telecommunications technology, coupled with the need of 
rapid information transfer, have a significant impact on the future growth, development 
and economic vitality of a Region and/or municipality.  As communities move towards an 
emphasis on leading edge technological advancement to support the growth of existing 
businesses and ensure an areas ability to attract new employment opportunities, it is 
important to be cognizant that much of the “backbone” of these new advancements relates 
to Bell Canada’s infrastructure. Telecommunications will continue to have a significant 
impact on the sustainability and competitiveness of the Region. To properly reflect all of 
the facets of communications/telecommunications systems we would recommend that the 
following changes be incorporated into the revised Official Plan. Our proposed 
modifications are shown in italics: 
 
SECTION 3.2 – ATTRACTING ECONOMIC DEVELOPMENT 
 
We were happy to see that the Region recognizes the impact that telecommunications 
technology and rapid information transfer can have on attracting businesses to York 
Region. To support this objective we would suggest that the following be added to Section 
3.2 as follows: 
 
 It is the policy of Council: 

 
9. To undertake discussions with telecommunications providers 

regarding the feasibility of servicing existing and future employment 
areas with leading-edge telecommunications services, including 
broadband technology, to attract knowledge-based industries and 
support the technological advancement and growth of existing 
businesses; 
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SECTION 5.3 – REGIONAL CENTRES 
 
Regional Centres are intended to be focal points of municipalities within the Region and 
contain a higher concentration of mixed-use and intensification. As a result, it is important 
to have an understanding of the existing infrastructure system and capacity as growth and 
development can create the need for reinforcement and replacement of the support 
network along with extending fibre or copper cable. Consequently, we would request that 
the following be added to Section 5.3.9.c. as follows: 
 

Coordinate infrastructure investment, in consultation with the Region, to 
coincide with the built-out of the Regional Centres, including: 
 
iv) utilities, such as communications/telecommunications 
 

SECTION 6.5 – COMMUNICATIONS CORRIDORS AND TRANSMISSION  
 FACILITIES 
 
 It is the policy of Council: 
 

1. That the Region, together with local municipalities, the business 
community and other parties, will cooperate to establish a high-
caliber electronic communications network, perhaps including but 
not limited to fiber optics, telecommunications broad band and 
satellite networks. This includes facilitating coordination between 
growth management and the maintenance and expansion of the 
telecommunication sector, both in terms of technological 
advancement and service provision; 

 
2. The major hydro-electric power lines, oil lines, gas lines and inter-

regional and/or interprovincial telecommunications/communication 
lines crossing the Region of York above or below ground be 
constructed, maintained and operated so as to minimize their impact 
on people, the adjacent  uses of land and the environment, and to 
support the urban structure of this Plan. This may include shared 
rights-of-way and/or easements on private property in order to 
reduce impact on adjacent lands and resources. 

 
4.   That utilities be constructed according to the following criteria: 
 

a) that facilities be located so as to avoid the principal 
elements of the Region and local Greenlands System and 
to minimize the use  of agricultural lands; 



April 7, 2009 4 

 

b) that in the future, buried cables or improved appearance 
steel pole structures be used where possible where 
feasible in urban areas or where the visual impact would 
be high, provided the facilities have satisfied the 
requirements of the Environmental Assessment Act; 
where the Act is applicable.1 

 

 1 The telecommunications sector is not subject to the Environmental 
Assessment Act. 
 
k) The local municipality and utility provider have 

determined the appropriate locations for large utility 
equipment and considered the locational requirements 
for larger infrastructure. 

 
5. To seek the cooperation of corporations and commissions 

responsible for the regulation, transmission and delivery of utility 
and communications/ telecommunications services within the Region 
in planning the future development and staging of their systems with 
the regional and area municipalities in order to implement the 
policies in this Plan and area municipal official plans. This will 
include facilitation coordination between growth management and 
the maintenance and expansion of the telecommunication sector, 
both in terms of technological advancement and service provision; 

 
We would like to thank you for the opportunity to provide preliminary comments into the 
Region of York’s Official Plan Review and would ask that Bell be advised any further 
opportunities to participate in the planning process such as meetings, reports, decisions, 
etc. related to this matter. We would ask all documents and information be forwarded to 
our Development and Municipal Services Control Centre: 
 

Mr. John La Chapelle, MCIP, RPP 
Manager – Municipal Relations 
Access Network Provisioning, Ontario 
Development and Municipal Services Control Centre 
Bell Canada 
Floor 5 BLUE, 100 Borough Drive 
Toronto, Ontario 
M1P 4W2 
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If you have any questions, please direct them to the undersigned. 
 
Yours truly, 
 

 
John La Chapelle, MCIP, RPP 
Manager – Municipal Relations 
Access Network Provisioning, Ontario 
 
cc: Wayne Corrigan - Associate Director - Access Network – Bell Canada 
 Scott Moon - Associate Director – Access Implementation – Bell Canada 
 Chris Tyrrell - MMM Group Ltd. 




