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TOWN OF AURORA OFFICIAL PLAN 
 
Regional Council, at its meeting on June 28, 2012, amended this Clause to include 
recommendation 1 in Report No. 4 of the Commissioner of Transportation and 
Community Planning as follows: 

 
1.  Recommendation No. 1 be deleted and replaced with 1.i) and ii) 

noted below: 
1. i)  Regional Council approve the Official Plan for the Town of 

Aurora, subject to the modifications set out in Attachment 
No. 1 of the May 14, 2012 staff report, and the deletion of the 
trail on Schedule K in accordance with Town of Aurora 
correspondence dated June 26, 2012; save and except for:  
a) Section 3.3; and, 
b) Policies, maps, tables, schedules and appendices that are 

the subject of the appeal by landowners within and 
adjacent to the proposed Aurora Promenade, as set out in 
a letter from Kagan Shastri dated June 25, 2012.  

 
ii) The Director of Community Planning be authorized to give 

Notice to effect Recommendation No.1. i) above.  
 

Regional Council also received a communication from Michael McQuaid Q.C. 
WeirFoulds LLP, June 25, 2012, on behalf of Westhill Redevelopment Company 
Limited and Lebovic Enterprises Limited. 
 
 
The Planning and Economic Development Committee recommends: 
 

1. Receipt of the presentation from Heather Konefat, Director, Community 
Planning Branch;  
 

2. Receipt of the following communications: 
 
a) Michael J. McQuaid, WeirFoulds LLP, on behalf of Westhill 

Redevelopment Company Limited and Lebovic Enterprises Limited 
(‘Westhill”), dated June 12, 2012; and 
 

b) Marco Ramunno, Director of Development and Planning Services, 
Town of Aurora, dated June 13, 2012; and 
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3. Adoption of the recommendations contained in the following report 
dated May 14, 2012, from the Commissioner of Transportation and 
Community Planning. 

 
 

1. RECOMMENDATIONS 
 
It is recommended that: 
 
1. Regional Council approve the Official Plan for the Town of Aurora, subject to the 

modifications described in Attachment 1 – Town of Aurora, York Region, and other 
Agency Modifications, and save and except for Section 3.3, and the Director of 
Community Planning be authorized to give notice to that effect, save and except for 
Section 3.3 

 
2. Regional staff report back to Planning and Economic Development Committee and 

Regional Council, as necessary, to recommend approval of Section 3.3 of the Official 
Plan for the Town of Aurora in accordance with Table 1 of the York Region Official 
Plan (2010) at such time as Table 1 comes into effect. 

 
3. Regional staff be authorized to appear before the Ontario Municipal Board in support 

of the Region’s position, if required, and the Regional Chair or designate be 
authorized to execute Minutes of Settlement, if appropriate. 

 
 

2. PURPOSE 
 
This report recommends approval of the Aurora Official Plan, subject to the 
modifications described in Attachment 1 – Town of Aurora, York Region, and other 
Agency Modifications, and save and except for Section 3.3 (See Attachment 2). 
 
 

3. BACKGROUND  
 
The Province requires local municipalities to adopt new official plans in 
compliance with Provincial plans, including the Growth Plan and the Lake 
Simcoe Protection Plan  
 
Local municipalities are required to bring their Official Plans into conformity with recent 
Provincial plans, including the Provincial Growth Plan for the Greater Golden Horseshoe 
(the Growth Plan) and the Lake Simcoe Protection Plan.  In addition, local Official Plans 
are required to be consistent with the Provincial Policy Statement (2005). 
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The Planning Act requires local Official Plans to conform to the York 
Region Official Plan (2010) 
 
Section 27 of the Planning Act requires local Official Plans to be brought into conformity 
with the upper tier Official Plan within one year of the upper tier Official Plan coming 
into effect.  Staffs from the both Town of Aurora and York Region have been working 
collaboratively to ensure conformity of the new Aurora Official Plan with the Growth 
Plan, the Lake Simcoe Protection Plan, and the Regional Official Plan.  
 
The circulation and review process ensured a full public process has taken 
place 
 
The circulation and review process has followed the requirements of Section 26 of the 
Planning Act, which requires among other things, that the local municipality consult with 
the approval authority and prescribed public bodies, and hold a special meeting of 
Council, open to the public, to discuss the proposed Official Plan. 
 
The Town of Aurora held a statutory Public Open House on January 22, 2010, followed 
by several public workshops throughout early 2010.  The Town then held the statutory 
Public Meeting on September 22, 2010 and adopted its new Official Plan on September 
28, 2010 (Attachment 3 – Land Use Schedule).  The Town Clerk has advised that Notice 
for all meetings were sent in accordance with the requirements set out in the Planning Act 
and Ontario Regulation 543/06. 
 
Town staff circulated the new Official Plan to public agencies and received a number of 
comments from the public and other stakeholders prior to adoption of the new Official 
Plan. 
 
Agency comments have been received and modifications included in 
Attachment 1 
 
Regional staff circulated the adopted Aurora Official Plan to the required commenting 
agencies, including the Province.  Modifications from the Province, the Lake Simcoe 
Region Conservation Authority, the Public School Board, Bell Canada, and the Separate 
School Board have been included in Attachment 1 to this report. 
 
 

4. ANALYSIS AND OPTIONS 
 
The Town of Aurora’s new Official Plan, as modified by Attachment 1 to this report, 
conforms to the Provincial Growth Plan, the Lake Simcoe Protection Plan, the new 
Regional Official Plan 2010, and takes a long term progressive approach to growth in 
Aurora. The Plan provides stability for existing communities, while embracing a new 
vision for new communities and intensification within the built boundary.  The Plan has 
proceeded by way of a thorough public process and represents good planning.  
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Key components of the new Plan include protection of the natural 
environment, protection of employment lands, intensification, and phased 
growth 
 
The new Official Plan establishes an overall policy framework to guide the Town of 
Aurora by providing direction and objectives on where and how the Town will grow to 
2031.  The Official Plan provides protection for the Town’s natural environment, while 
also ensuring development of complete and sustainable communities. 
A critical theme of the Plan is the designation and long term protection of employment 
land between Leslie Street and Highway 404, which is designated “Urban Area” in the 
in-force York Region Official Plan (1994, as amended).  The development and protection 
of these lands for employment purposes is important for the long term economic success 
of the municipality and supports work/live balance objectives for the Aurora community 
as well as the broader regional focus of ensuring planning for employment lands in the 
Highway 404 corridor.  Non-employment uses within this corridor are strongly 
discouraged. 
 
New greenfield residential development is directed to the lands to the west of the above 
noted employment area.  Proposed new neighbourhoods will be required to comply with 
the Town’s new Official Plan policies, subsequent secondary plan policies and the more 
detailed provisions set out through the subdivision approval process. 
 
The Official Plan identifies the planned intensification of the Aurora Promenade which 
supports the broader regional and local objectives of intensifying corridors such as Yonge 
Street.  The Promenade is the focus of higher density development along Yonge and 
Wellington Streets, including a focus area around the Aurora GO Station. 
 
CONFORMITY ANALYSIS 
 
Aurora’s new Official Plan Conforms to Provincial Policy  
 
Growth Plan 
 
Central to the Growth Plan is the ability of York Region and its respective local 
municipalities to accommodate the 2031 population and employment forecasts 
established by the Growth Plan.  The Town’s Official Plan forecasts a population of 
70,200 persons, and 34,200 jobs by 2031, which is consistent with the assignments 
provided by the Region to the Town in the Ministry approved Regional Official Plan 
(2010).  However, since the Regional Official Plan (2010) is not in-force, the growth 
projections in Section 3.3 of the Town’s Official Plan should be deferred until these 
forecasts are approved in the Regional Official Plan (2010).  This is reflected in the 
recommendations of this report. 
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The Town’s Official Plan focuses new ground related growth primarily within the new 
2C Secondary Plan Area, with a minimum residential greenfield density of 50 persons 
and jobs per developable hectare in a compact, transit supportive community.  
Employment land density has been set at a minimum of 40 jobs per developable hectare, 
to create a healthy balance of jobs and housing. 
 
The new Official Plan provides for intensification within the Provincially-approved Built 
Boundary to the level specified by the Regional Official Plan, primarily within the 
Promenade area noted above.  In addition, the Plan satisfies the Growth Plan and 
Provincial Policy Statement requirement for the provision of affordable housing by 
requiring that a minimum of 25 percent of all new residential development meet the 
definition of affordable housing. 
 
Lake Simcoe Protection Plan 
 
The majority of the Town of Aurora falls within the Lake Simcoe Watershed, and 
therefore, the Town has included policies from the Lake Simcoe Protection Plan in its 
Official Plan.  As noted later in this report, the Official Plan has been modified slightly to 
include some additional Lake Simcoe Protection Plan policies.  Therefore, as modified in 
Attachment 1, the Town of Aurora Official Plan conforms to the Lake Simcoe Protection 
Plan. 
 
Provincial Policy Statement (2005) 
 
The Provincial Policy Statement provides for appropriate development while protecting 
resources of provincial interest, public health and safety, and the quality of the natural 
environment. The Aurora Official Plan, as modified in Attachment 1, is consistent with 
the Provincial Policy Statement (PPS) and contains policies that reflect the intent and 
major policy directions of the Statement. 
 
Town of Aurora Official Plan conforms to new Regional Official Plan as 
approved by the Province   
 
The Aurora Official Plan, as modified in Attachment 1, protects the natural heritage 
system, plans for an urban structure of centres and corridors, protects the existing stable 
neighbourhoods, provides sustainable growth management through complete greenfield 
communities, places a strong emphasis on economic growth, and requires the timely 
provision of infrastructure to meet projected growth.  The Town of Aurora Official Plan, 
as modified in Attachment 1, conforms to the York Region Official Plan, and represents 
good planning. 
 
The Sustainable Natural Environment policies of the Regional Official Plan are 
implemented throughout the Town of Aurora Official Plan, including the Linked 
Greenland System policies of Chapter 12.  The Plan, as modified, protects the natural 
heritage systems, ensures an appropriate supply of public and private parkland, enhances 



 
Report No. 6 of the Planning and Economic Development Committee 

Regional Council Meeting of June 28, 2012  
 
 

water and forest resource management, provides for wellhead protection, and prescribes 
sustainable design techniques to promote energy and water efficiency. 
 
The Aurora Official Plan seeks to ensure the continued advancement of Aurora’s 
economy.  The Plan seeks to promote economic development efforts to support a 
diversified economic base by protecting existing employment land, providing for new 
employment land, and encouraging a wide range of employment uses to locate in the 
planned urban structure of the Promenade and within the employment corridor along 
Highway 404. 
 
Similar policies to the Region’s “Building Cities” and “Complete Communities” policies 
are found throughout the Aurora Official Plan tailored for the Aurora community.  Within 
the “Developing Vibrant New Neighbourhoods” and the “Aurora Promenade” chapters of 
the Aurora Official Plan are policies that speak to creating well-designed, healthy, strong 
and complete communities that provide a range of places and opportunities to live, work, 
shop, be educated and play, in a manner that promotes sustainability. 
 
The Region’s broader policies pertaining to transportation, water and wastewater 
servicing, waste management, energy and utilities are also reflected in the more detailed 
policies of the Town of Aurora Official Plan.  For example, the “Providing Sustainable 
Infrastructure” chapter contains policies that ensure the provision of an active and 
integrated multi-modal transportation system that moves people and goods via roads, 
public transit, trails, pedestrian linkages, and bicycle routes.  The policies seek to ensure 
that Aurora’s physical infrastructure is developed to meet the needs of all residents and 
are consistent with the Town’s objectives for managed growth and sustainability. 
 
The Town of Aurora Official Plan, as modified in Attachment 1, conforms to the York 
Region Official Plan (2010). 
 
Aurora’s new Official Plan will require further modification at such time as 
the Source Water Protection Plans are approved under the Clean Water Act  
 
The Clean Water Act, 2006, (CWA) aims to protect drinking water at the source as part 
of an overall commitment to human health and the environment. One of the objectives of 
the Clean Water Act is the creation of several Source Water Protection Plans across the 
Province.  York Region has recently received a second draft of the Source Water 
Protection Plan for the South Georgian Bay Lake Simcoe (SGBLS) area, which includes 
the majority of the Town of Aurora.  
 
The South Georgian Bay Lake Simcoe Source Water Protection Plan is currently being 
reviewed by York Region and its local municipal partners, and comments have recently 
been forwarded to the South Georgian Bay Lake Simcoe Source Water Protection 
Committee.  The Plan is required to be submitted to the Ministry of the Environment in 
August of 2012 and to come into effect by January 1, 2013.  The final South Georgian 
Bay Lake Simcoe Plan will contain several source water protection policies that will be 
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required to become part of the York Region Official Plan and the Aurora Official Plan.  
An amendment to the York Region Official Plan and the Town Official Plan will be 
required and staff will work together on this project. 
 
The Aurora Official Plan does not apply to lands within OPAs 20, 30, 34 and 
73 
 
It is noted that the new Aurora Official Plan does not apply to lands within several 
existing secondary plan areas including Area 2A, Area 2B, and Yonge Street South 
(OPAs 20, 30 and 34 respectively shown on Attachment 4).  In addition, the Town's 
policies regarding the Oak Ridges Moraine (OPA 48) remain unchanged in the new 
official plan. 
 
Through the official plan review process, the Town determined that the policies in the 
above noted OPAs should remain the same; the policies had either recently been created 
or updated, and did not warrant any changes. 
 
Appeal to the Regional Official Plan (2010) is linked to the new Aurora 
Official Plan 
 
There is an appeal by Aurora-Leslie Developments Inc. against the population and 
employment numbers in Table 1 of the Regional Official Plan (2010 ROP). The 
appellant’s position is that the numbers are not valid and should be revised.  Since the 
population and employment numbers in the Aurora Official Plan are the same as the 
Region’s numbers for Aurora, any change to the Region’s numbers as a result of the 
OMB Hearing for the Regional Official Plan (2010 ROP), would have to be reflected in 
the Town’s Official Plan as well. For this reason, as indicated earlier, it is recommended 
that Section 3.3 of the Aurora Official Plan not be approved at this time. 
 
Aurora-Leslie Developments Inc. had also requested that the OMB review its original 
decision with respect to the eastern employment land portion of the 2C Secondary Plan 
(OPA 73 on Attachment 4), with the goal of securing an OMB re-hearing for its lands.  
On April 26, 2012, the OMB upheld the original decision and denied the appellant’s 
request for a re-hearing.  The appellant has until May 26, 2012 to appeal that decision.  If 
there is no appeal of that decision, Aurora-Leslie Developments Inc. will most likely 
withdraw its appeal of Table 1 to the ROP and Section 3.3 of the Aurora Official Plan 
could be approved.  The Planning and Economic Development Committee will be 
verbally informed of this outcome at this meeting and at that time, if the appeal is 
resolved, Section 3.3 of the Aurora OP may be approved by Council. 
 
The Aurora Official Plan, with the proposed modifications, conforms to 
Provincial and Regional policies, and represents good planning 
 
It is noted that there has been an excellent and cooperative working relationship between 
Town and Regional staff throughout the entire Official Plan review process. 
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Modifications are often required to such a large, detailed, and important document as an 
Official Plan.  The modifications found in Attachment 1 are a result of a collaboration 
among the Town of Aurora, York Region, and external agencies including the Lake 
Simcoe Conservation Authority, the school boards, the Province, and Bell Canada.   
 
The modifications found in Attachment 1 – Town of Aurora, York Region, and other 
Agency Modifications were reviewed at a Town of Aurora public information meeting on 
March 6, 2012 and were supported by Aurora Council on April 10, 2012.  The majority 
of the modifications are technical in nature, provide clarity, and ensure conformity of the 
Official Plan with the York Region Official Plan (2010), the Growth Plan, and the Lake 
Simcoe Protection Plan.  
 
The new Aurora Official Plan, with the proposed modifications, conforms to Provincial 
and Regional policies and represents good planning. 
 
Link to Key Council-approved Plans 
 
Section 27 of the Planning Act requires local Official Plans to be brought into conformity 
with the upper tier Official Plan within one year of the upper tier Official Plan coming 
into effect.  The new Aurora Official Plan, as modified in Attachment 1, conforms with 
the Ministry of Municipal Affairs and Housing approved version of the York Region 
Official Plan.   
 
The Aurora Official Plan further enhances the Region’s goals established through Vision 
2051 by promoting the growth of Aurora as a “complete community”, ensuring “a 
resilient natural environment and agricultural system”, enabling “a place where everyone 
can thrive”, accommodating “appropriate housing for all ages and stages”, encouraging 
“an innovative economy”, and providing policies for “living sustainably”. 
 
 

5. FINANCIAL IMPLICATIONS 
 
The Aurora Official Plan implements the policies of the York Region Official Plan 
(2010).  The Town’s plan incorporates the Region’s assigned projected population and 
employment growth numbers to 2031.  As such, the required Regional infrastructure 
costs have been identified in the Region’s Transportation Master Plan and the Water and 
Wastewater Master Plan. 
 
On September 23, 2010, Council adopted Clause 4 of Report No. 7 of the Finance and 
Administration Committee, permitting the Regional Solicitor and Commissioner of 
Planning and Development Services to engage external legal and external planning 
services for matters associated with Regional Official Plan and/or Regional Official Plan 
Amendment appeals through transfer funds from the Tax Stabilization Reserve.  As some 
appeals against the Regional Official Plan directly affect properties within the Town of 
Aurora and the Aurora Official Plan implements the York Region Official Plan (2010) in 
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Aurora, the potential financial implications of defending the Regional position, including 
external legal and external planning services, have been authorized through this previous 
Council resolution.  If an appeal is lodged against the Aurora Official Plan, Regional staff 
would participate to protect Regional interests. 
 
 

6. LOCAL MUNICIPAL IMPACT 
 
The Aurora Official Plan (2010) was adopted by Aurora Council on September 28, 2010.  
Proposed modifications were reviewed by Aurora General Committee on February 21, 
2012, followed by a Public Information Session on March 6, 2012.  The proposed 
modifications were supported at the Aurora Council Meeting of April 10, 2012.  The 
approval of the Plan, subject to the proposed modifications found in Attachment 1, is 
consistent with the Town’s position. 
 
 

7. CONCLUSION 
 
The Aurora Official Plan, as modified, is consistent with the Provincial Policy Statement, 
and conforms to the Growth Plan and the Lake Simcoe Protection Plan, and the Official 
Plan is tailored to reflect the objectives of the Aurora community.  The Official Plan is 
responsive to the future needs of the Aurora community and its unique circumstances, 
conforms to the York Region Official Plan, has progressed through a full and 
comprehensive public consultation process, and represents good planning.  Since the 
Regional Official Plan (2010) is not in-force, the growth projections in Section 3.3 of the 
Town’s Official Plan should be deferred. 
 
For more information on this report, please contact Michael Mallette, Senior Planner, at 
(905) 830-4444, Ext. 1506 or Heather Konefat, Director, Community Planning at Ext. 
1502. 
 
 
The Senior Management Group has reviewed this report. 

  
(The four attachments referred to in this clause are attached to this report.) 
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Michael J. McQuaid, Q.C. 
T: 416-947-5020 
mcquaid@weirfoulds.com 

June 12, 2012 File 00056.40789 

VIA COURIER 

Mr. Dennis Kelly 
Regional Clerk 
Regional Municipality of York 
17250 Yonge Street 
Newmarket, ON L3Y 6Z1 

Dear Mr. Kelly: 

Re:	 Town of Aurora Official Plan 
Request for Modification to Schedule 'K' 
Planning and Economic Development Committee Meeting, June 13, 2012 

We are solicitors for Westhill Redevelopment Company Limited and Lebovic Enterprises Limited 
("Westh ill"), the owners of land located on Part of Lots 11 & 12, Concession 3 and Part of Lot 
12, Concession 2 (the "Westhill property"), in the Town of Aurora (the "Town"). 

On August 12, 2010, we submitted our concerns regarding the Draft Aurora Official Plan (the 
"OP") to the Town's Mayor and Members of Council prior to council's adoption of the OP. Our 
letter is attached hereto as Attachment 1. Among other issues, we indicated in that leiter that 
Schedule 'K' to the OP illustrated a trail across the northern boundary of the subject property 
that Westhill was concerned with due to an overall lack of compatibility between a golf course 
and public trail. 

The question of a proposed trail through the proposed Westhill golf course and condo project 
was dealt with during a hearing of the Ontario Municipal Board ("OMB") in late 2010. On April 
14, 2011, the OMB approved an OP Amendment as well as a Zoning By-law Amendment, Plan 
of Subdivision, Plan of Condominium and a minor variance that together permit an 18-hole golf 
course and associated residential subdivision on the Westhill property. We have attached the 
OMB's decision hereto as Attachment 2. The OMB decided that it would not require a trail to be 
located across the northern boundary of the property as a condition of approval due to poor 
compatibility with a golf course use as well as interference with established natural heritage 
features (please refer to pages 28-29). 

T: 416-365-1110 F: 416-365-1876 
The Exchange Tower, Suite 1600 P.O. 80x480, 130 King Street West Toronto, Ontario, Canada M5X 1J5 

www.weirioulds.com 
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Upon a review of the Town's adopted OP and Regional modifications proposed for approval, 
however, we note that a trail appears to be proposed or shown across the northern boundary of 

the Westhill property on Schedule 'K' (attached hereto as Attachment 3). It also appears, 
perhaps conceptually, that the trail crosses Leslie Street using the underpass that the OMB 

approved for the exclusive use of the golf course. Schedule 'A' to the OP, however, indicates 
that the Westhill property is subject to OPA No. 74 (attached hereto as Attachment 4). 

We respectfully request that the trail be removed from Schedule 'K' in this location so as to 
completely avoid the Westhill property, in accordance with the OMB's Order. 

We appreciate the Region's consideration of this matter. 

Yours very truly, 

rtTLJ 
Mich ~l J. M~id, a.c. 

MJMI Clcem 

c: Mike Mallette, York Region (via e-mail with attachments) 
Jim Kyle, Town of Aurora (via e~mail with attachments)
 
Glen Easton, Sernas Associates (via e~mail with attachments)
 
Lloyd Cherniak, Lebovic Enterprises (via e~mail with attachments)
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August 12, 2010 Michael J. McQuaid, Q.C. 
T: 416-947-5020 
mcquaid@weirfoulds.com 

VIA E-MAIL File 00056.40789 

Mayor Phyllis Morris and 
Members of Council 
Aurora Town Hall 
1 Municipal Drive, Box 1000 
Aurora, ON L4G 6J1 

Dear Mayor Morris and Council: 

Re: Proposed Town of Aurora Official Plan 

We are the solicitors for Westhill Redevelopment Company Limited and Lebovic Enterprises 

Limited ("West Hill"), the owners of approximately 199.45 acres of land located on Part of Lots 

11 & 12 Concession 3 and Part of Lot 12, Concession 2, in the Town of Aurora (the "Westhill 

Property"). Applications to permit a golf course and residential community have been submitted 

for these lands and are currently before the Ontario Municipal Board ("OMB"). 

On July 19, 2010 the Town of Aurora released the Draft Town of Aurora Official Plan (the "Draft 

Official Plan"). It is our opinion that that Draft Official Plan does not adequately reflect the 

applications which have been submitted for the Westhill Property. More specifically, based on 

an initial review of the proposed Draft Official Plan, our clients would like to make note of the 

following: 

1. Schedule "K" of the Draft Official Plan shows the future Oak Ridges Trail running across 

the Westhill Property. The location of this trial is an issue which has been raised before the 

OMB and our clients' planning consultants have submitted evidence in opposition. It is their 

opinion that the examples supporting the location of the trail are not analogous and that the 

provision of a trail through the proposed golf course would represent an inappropriate and 

unsafe mix of uses. Please refer to paragraph 27 of the attached excerpt from the Witness 

Statement of Glen Easton. 

T: 416-365-1110 F: 416-365-1876 
The Exchange Tower, Suite 1600 P.O. Box 480, 130 King Street West Toronto, Ontario, Canada M5X 1J5 
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2. Schedule "H" of the Draft Official Plan designates our clients lands Site Specific Policy 

Area 3.6.2.e, however, the text of the plan does not contain any corresponding policies. Our 

clients accept the site specific policy area designation on their lands, but believe that the Draft 

Official Plan should contain policies which reflect the applications which have been submitted 

for the property. The Draft Official Plan should acknowledge that the property is subject to the 

provisions of Official Plan Amendment No. 17 ("OPA 17") and should note that West Hill has 

filed a proposed amendment to OPA 17, which is currently before the OMB. A copy of the 

proposed amendment to OPA 17 is attached. 

3. There is nothing in the Draft Official Plan that identifies the Westhill Property as having 

transitional status, as per Official Plan Amendment No. 48 - the Oak Ridges Moraine 

Conformity Plan. Our clients would ask that the transitional status be delineated in the 

Schedules to the Draft Official Plan. 

4. Schedule "D" identifies a Heritage Resource Structure or Site on the Westhill Property. 

Our clients are currently reviewing the accuracy of this designation. 

5. Schedule "A" designates the Westhill Property as primarily Rural/Oak Ridges Moraine 

Area, with some Greenlands System. Our clients are currently reviewing the accuracy of the 

boundaries of the Greenlands System. 

Please note that we reserve the right to submit additional concerns which our clients may have 

with the Draft Official Plan. 

Also, we request notice of any and all future consideration of this official plan. 

Yours very truly, 

WeirFoulds LLP 

[, .T'Gb-} 
Michael J. Mcquaid, Q.C. 
Encls. 
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Attachment 2
 
ISSUE DATE: 

Apr. 14, 2011 
PL030997 
PL090266 

Ontario PLOB0014 
. Ontario MUl1icipal Board PL090257

Commission des affaires municipales de l'Ontario 

Westhill Redevelopment Company LimJled has appealed to the Ontario Municipal Board under 
subsection 22(7) of the Planning Act, R.S.O. 1990, c. P. 13, as amended, from Council's refusal 
or neglect to enact a proposed amendment to the Official Plan for the Town of Aurora to 

. redesignate land located at Part of Lot 12, Concession 2 and Part of Lots 11- and '12, 
Concession 3, being Part 1, Plan 65R-15508, Part 2, Plan 65R-11866 and Parts 1 and 2, Plan 
65R-9264 from "Rural" to site-specific "Private Open Space", "Environmental Protection", and 
"Estate Residential" to permit the development of the lands. for 75 .detached residential 
condominium units and an'18-hole golf course along with associated club house and 
maintenance buildings 
Approval Authority File No. 009-04-00 
O.M.B. Case No. PL030997 
O.M.B. File No. 0030373 

Westhill Redevelopment Company Limited has appealed to the Ontario Municipal Board under 
subsection 34(11) of the Planning Act, R.S.O. 1990, c. P.13, as amended, from Council's 
refusal or neglect to enact a proposed amendment to Zoning By-law 2213-78, as amended, of 
the Town of Aurora to rezone lands located at Part of Lot 12, Concession 2 and Part of Lots 11 
and 12, Concession 3, being Part 1, Plan 65R-15508, Part 2, Plan 65R-11866 and Parts 1 and 
2, Plan 65R-9264 from "Rural General (RU) Zone" to site-specific "Major Open Space (a) 
Exception Zone", "Environmental Protection (EP) Exception Zone" and "Estate Residential (ER) 
Exception .Zone" to permit the development' of the lands for 75 detached residential 
condominium units and an '18-h,ole golf course along with associated club house ahd 
maintenance buildings 
O.M.B. Case No. PL030997 
O.M.B. File No. Z030149 

Westhill Redevelopment Company Limited has appealed to the Ontario MunIcipal Board under 
subsection 51 (34) of the Planning Act, R.S.O. 1990, c. P. 13, as amended, from the failure of 
the Town of Aurora to make a decision respecting a proposed plan of condominium on lands 
composed of Part of Lof12, Concession 2 and Part of Lots 11 and 12, Concession 3, being Part . 
1, Plan 65R-15508, Part 2, Plan 65R-11866 and Parts 1 and 2,. Plan 65R-9264 in the Town of 
Aurora 
Approval Authority File No. 007-03-00A 
O.M.B. Case No. PL030997 
O.M.B. File No. S030065 

At the request of Westhill Redevelopment Company Limited, the Minister of Municipai Affairs 
and Housing' has referred to the Ontario Municipal Board under subsection 50(15} of the 
Planning Act, S.O. 1983, c: P. 1, consideration of a proposed plan of subdivision on lands 
composed of Part of Lot 12, Concession 2, and Part of Lots 11 and 12, Concession 3, being 
Part 1, Plan 65R-15508, Part 2, Pian 65R-11866 and Parts 1 and 2, Plan 65R-9264, In the 
Town of Aurora . . . 
Approval Authority File No. 19T-88105 
O.M.B. Case No. PL080014 
O.M.B. File No. PL080014 



-2- PL030997 et. al. 

IN THE MATTER OF subsection 45(12) of the Pfanning Act, R.S.O. 19.90, c. P. 13, as amended 

Applicant and Appellant:
 
Subject:
 
Properly Address/Description:
 

Municipality:
 
Municipal File No.:
 
OMS Case No.:
 
OMS File No.:
 

697028 Ontario Limited 
Minor Variance 
Parl of Lot!! 10 & 11, 65M-2655 and Parts 1, 2, 5 & 6, 

65R·31001 
Town of Aurora 
D13-11-07 
PL090257 
PL090257 

IN THE MATTER OF subsection 45(12) of the Planning Act, R.S.a. 1990, c. P. 13, a$ amended 

Applicant and Appellant:
 
Subject:
 
Property Address/Description:
 
Municipality:
 
Municipal File No.:
 
OMS Case No.:
 
OMS File No.:
 

APPEARANCES: 

Parties 

697028 Ontario Limited 
Minor Variance 
Part of Lots 10& 11, 65M-2655 and Parts 3, 4 & 7, 65R-31001 
Town of Aurora 
D13-43-08 
,PL090266 
PL090266 

Counsel 

Westhill Redevelopment Company Ltd.. Michael McQuaid 

Regional Municipality of York Robert Miller/Gabriel Szobel 

Town of Aurora Roger Beaman/Rodney Northey 

DECISION DELIVERED BY J. de P. SEABORN AND INTERIM ORDER OF 
THE BOARD 

1, Introduction 

Westhill Redevelopment Company Ltd. ()Nesthill) has appealed a decision made 

by the Town of Aurora (Town) refusing to approve an Official Plan Amendment (OPA), 

Zoning By-law Amendment (By-law), proposed draft plan of subdivision and proposed 

draft plan of condominium. In addition, Westhill has also appealed two decisions made 
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by the Committee of Adjustment (Committee) where applications were denied seel<ing 

.authorization for minor variances in respect of changes in permitted land use. 

Westhill (also known as Lebovic Enterprises Ltd.) proposes to construct an 

eighteen (18) hole cnampionship golf course, club house and associated parking lot, 

aQd a seventy-five (75) unit single family residence condominium development on 200 

acres situated north of Bloomington Road, east and west of Leslie Street (Leslie). The 

parcel to the west of Leslie is aboul.25.4 ha (60 acres) and the parcel to the east is 56.5 

ha (approximately 140 acres). A road under Leslie is required to accommodate golf 

carts and maintenance vehicles accessing the golf holes, designed for both the east 

and west side of Leslie Street. 

The clubhouse, associated parking, maintenance building and wastewater 

treatment plant and golf holes 1 through 7 are proposed for the smaller parcel on the 

westside of Leslie Street, with the balance of the golf course and condominium 

development (on an urban style roadway) situated on the larger parcel to the east. In 

addition to the cart underpass, Improvements are required· to Leslie Street· to 

accommodate access. A communal water supply system and a sanitary system to 

collect, treat and dispose of wastewater from the clubhouse and condominiums are 

required to serve the clubhouse and residential development. The communal well will 

not serve the irrigation needs of the golf course, so the water taking is limited to 

serviCing the residential deyelopment and the clubhouse. The irrigation needs of the golf 

course will be met with the use of collected stormwater run-off and treated effluent and 

a series of ponds are Identified as part of the golf course layout. On site storm water . .. 
management facilities are proposed for the treatment of the quality and quantity of 

runoff associated with the· residential development and the golf course 

clubhouse/parking facility.. 

To the south of the parcel is the Bovair Trail subdivision. A small triangular piece 

of land from the most easterly lot of this subdivision is required to accommodate the 

proposed fairway for hole 11 and inclusion of this piece was sought (and denied) in an 

application to the Committee for a minor variance to permit a change in land use from 

estate residential to golf course fairway. At the request of Counsel, Westhill's appeal on 

this matter was heard directly after the evidence on the main appeals, and is disposed 

of as part of this decision. 
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2. Position of the Parties and Participants 

The project is opposed by the Town and supported by the Regional Municipality 

of York (Region). The Toronto Region Conservation Authority (TRCA) withdrew as a 

party during the pre-hearing process, its issues having been addressed through detailed 

conditions wh,ich were filed on its behalf by. the Region. Westhill indicated that it accepts 

all of the conditions proposed by t~e TRCA and submitted that any approval should be 

subject to these conditions. Mr. McCutcheon and Ms. Jones, participants and 

landowners to the north of the property, testified in opposition to the development, as 

did Mr. Lanthier, a 'local resident. Mr. Garfinkel appeared and testified on behalf of 

Earthroots, also a participant. The key issue for the participants is. whether the quantity 

of water required to serve the development will negatively impact water levels in their 

wells, and the Town and, Region generally. 

3. Site Location and Planning History 

The parcels Westhill prqposes to develop are predominantly agricultural with 

l:;ome wetland areas and trees, including significant forested areas on the southeastern 

portion of the site east of Leslie and at the west end of the parcel to the west of Leslie. 

The fields are actively farmed, which represents the dominant current land use on the 

site. The Bovair Trail subdivision is located to the south of the site but north of 

Bloomington Road, where a wetland complex and associated woodlands act as a buffer 

between the road and the 'subdivision. Directly,north of the site three individual property 

owners have large landholdings with single family homes, ponds, fields and forested 

areas. As indicated at the outset, the central concern for these immediate residents is' 

the potential impact to their water supply as a result of the operation of the production 

well pumping the qU,antities of groundwater reqUired to serve the residential 

development and clubhouse. 

The Westhill development is subject to the Oak Ridges Moraine Conservation 

Act, 2001 (ORMCA) and the transition policies set out in the Oak Ridges Moraine 

Conservation Plan (ORMCP). In' York Region, the Moraine divides the watersheds 

draining south into Lake Ontario from thosEl draining north into Lake Simcoe. The bulk 
, , . 

of the parcel west of Leslie is located within the Holland River watershed. A small 

portion of the parcel contributes to the drainage to the Rouge River System, as does the 
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larger parcel to the east of Leslie. The majority of the property is within the Rouge River 

groundwater system where regional flow in the Oak Ridges Moraine aquifer complex is 

primarily southward. The production well is designed to take groundwater from a deep 

aquifer zone connected to the Yonge Street aquifer, a regional system that supplies 

groundwater to Aurora, Newmarket, Queensville and Holland Landing. 

The origin of the application dates back to 1988 when Westhill applied to the 

Region, and then in 1989 to the Town, for approval to proceed with 95 residential lots 

on the larger parcel on the east side of Leslie. In 1990 the subdivision plan was revised 

to 59 lots and In December 1991 that subdivision plan was appealed to the Board. 

. Matlers were held in abeyance pending a review of the Town's Official Plan. 

The Regional Official Plan (1994) designated the site as "Agricultural Policy 

Area", which did not allow th·e proposed development. In 1995, the Town undertook a 

Growth Management Study, reSUlting in Official Plan Amendment 17 (OPA 17) which 

included urban expansion "Rural Policy" changes and. a site specific exemption for the 

Westhill parcel on the east side of Lesli.e. During 1995 and 1996 there were discussions 

between the Town, the Region and Westhillto the effect that the municipal preferenqe 

was for a more compact residential development, coupled with a golf course (similar to 

Beacon Hili). Westhill determined to proceed with a cluster residential golf course 

project as opposed to the estate residential project it had initiated in the late 1980's and 

acquired the smaller parcel on the west side of Leslie, representing the additional land it 

required to accommodate the golf cOurse. As a result, OPA 17 was modified to permit a 

golf course on the lands west of Leslie. OPA 17 was characterized during the hearing 

by. Westhill (a,nd supported ·by the Region) as establishing the: "principle of 

development". 

. OPA 17 could not be approved without a Regional Official Plan Amendment 

(ROPA). Consequenlly, ROPA 3 was approved in October 1997 and a site specific 

exemption (Polley 5.9.10) was added permi1ting the lands (within the Rural Area 

designation) to be developed for residences In a cluster arrangement and condominium 

ownership. The policy provided that the development would be serviced by a privately 

owned and operated communal wastewater treatment system and a water supply 

system in accordance with specified criteria, including a site specific amendment to the 

Town's Official Plan. Thereafter, OPA 17 was approved by the Region. 
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In July; 1999 Westhill filed its revised application with the Town for the golf 

course and residential condominium development and the matters were appealed to the 

Board on October 1, 2003 due to the lack of decision by the Town. Over the past 

several years numerous technical reports have been undertaken, followed by 

considerable peer review, responses by Westhill to issues raised, followed by updated 

technical studies and agency comment, much of which has been undertaken to respond 

to municipal planning initiatives required to ensure conformity of policies witl) the 

ORMCP. Witness statements and detailed conditions of approval were prepared, all 

leading up to an anticipated hearing date set for the spring of 2008. 

Although the issues were set and witness statements filed, the April 2008 hearing 

was adjoumed as four individual landowners (separate parties during the pre-hearing 

process represented by Mr. Northey) challenged (among other issues) the Board's 

decision not to require a Joint Board be convened under the Consolidated Hearings Act. 

Once the court proceedings were concluded (2010), Mr. Northey advised that he was 

retained as co-counsel to the Town and the individual landowners (McCutcheon, Singh, 

Sadler and Howden F.amilies) he represented withdrew as parties. The issues identified 

by Mr. NortheY's clients were adopted by the Town and the hearing of the application on 

the merits commenced in September 2010 and continued for approximately seven 

weeks, with final argument heard in January, 2011. 

4. Issues and Findings 

The matters for determination, identified in the Issues List set out in the Boatd's 

Procedural Order dated February 29th, 2008 and the evidence provided at the hearing, 

can be summarized as: water taking and the sufficiency of the water balance and 

associated hydrogeological investigations; Whether environmental assessment 

requirements have been met; planning conformity, particularly as "it relates to ORMCP 

requirements, other provincial policies and legislation, as well as confonmtty with 

applicable regional and local official plan policies, including density of the residential 

component of the development and the mitigation of on site impacts, in particular the 

appropriate buffers for minimum vegetative protection zones to protect key natural 

heritage features; and sufficiency of conditions, including whether a future on site 

walking/hiking trail should be accommodated on the site. 
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The final matter before me, and dealt with as the final issue, is whether to allow 

appeals from two decisions made by the Committee of Adjustment on February 12, 

2009 which: first, denied an application to permit the conversion from estate residential 

to golf course use for a small triangular piece of land associated with the Bovair Trail 

subdivision; and second, denied an application to permit a new single family dwelling on 

an existing lot within the Bovair Trail subdivision, 

In argument Mr. Northey submitted that "the most fundamental precedel1t related 

to this hearing is the consideration of three silos of regulatory approvals: land use, 

environmental assessment and, water", The Town's position was that each of the 

required approvals represent a "silo" because each involve different legal regimes that 

traditionally do not "meet up"; environmental assessment addressed separately from 

land use, and water approvals approached separately from land use and environmental 

assessment. Taking into account the chronology of events described above and the 

years of technical work undertaken by Westhill in support of the approvals it requires, I 

find the opposite is true. For reasons set out below 'in the context of the issues for the 

hearing I find, on the facts of this case, that the approvals relating to land use, 

environmental assessment and water have been appropriately integrated, 

Issue 1 Water Taking and Servicing 

Several issues relating to the general topic of "water" were identified by the 

residents when they were parties to the hearing and subsequently adopted by the Town 

through its evidence'and submissions. TheTown submitted that the central water'issue 

is whether the deve.lopment conforms to the applicable requirements of the ORMCP. 

The Town argued that Westhill has failed to demonstrate that groundwater will be 

maintained if a golf course, club house and condominiums are developed on the site. 

There was a genuine concern expressed by adjacent land owners that further 

development will impact the quantity and quality of their groundwater and surface water. 

Simply put, the position advanced was that the Westhill development will negatively 

,affect the availability and quality of the well water upon which adj,acent landowners rely 

for servicing thi;lir individual homes. This concern was evident in ,submissions made 

during the pUblic consultation process, was highlighted by Westhill In its Environmental 

Study Report (ESR), and expressed to me by the participants in their testimony. 
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In response to both the oonoerns of adjacent landowners and policy direction, 

there was ~etailed and extensive evidence provided to me with respect to water taking, 

hydrogeology and servicing. The level of detail and the arnount of work undertaken by 

Westhill to respond to concerns, coupled with the detailed conditions of approval and in 

particular the evidence and position advanced by the Region in respect of water, leads 

me to conclude that the development will have no negative impact on the Regional 

water supply, the supply to the Town or on individual wells adjacent to the development. 

The amount of water that is required to service the development is not significant when 

compared to the Regional water taking and can be sustained, with no adverse impact, 

on quality or quantity either at the provincial, regional or local level. For the reasons 

outlined below, I similarly find that approval of the development is not premature as 

suggested by the Town in light ofthe provisions of the Clean Water Act. 

Th'e concerns raised with respect to water, both quantity and quality, arise from 

the lo,cation of the development on the Oak Ridges Moraine, coupled with a general 

concern from the participants that the water supply, in the Region gene'rally and within 

the Town specifically, is at risk. There is no question that development on the moraine 

is now limited, must be justified and approached with caution. 

, ' Following circulation of its Master Environmental Servicing Plan (MESP), Westhill 

secured a water taking permit from the Ministry of the Environment (MOE) in April 2007 

to serve the residential development and clubhouse. In August 2007 the permit was 

revoked because it was determined that the requisite environmental assessment had 

not b.een undertaken. In issuing the permit to take water, MOE concluded that the 

production well was capable of providing a potable groundwater supply for the 

residential development and clubhouse. In arriving at its decision, MOE had conducted 

a technical review of the permit to take water application and considered such factors as 

the zone of influence, well interferel'lce, and potential impacts to surface water features 

, and the grQundwater resource base (letter from MOE, dated January 10, 2008). At the 

hearing, Westhill provided extensive justification and evidence to support its water 

taking as part of the planning approvals it requires, recognizing that it will have to ' 

resubmit Its water taking permit application to the MOE. In this context, the planning and 

water issues were fully Integrated both in Westhill's approach and the dQcumentation 

produced to justify the development. 
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It was not disputed that beoause the proposed golf oourse and residential 

oomponent constitute a major devEilopment, it is the responsibility of Westhill to satisfy 

seotion 43(1)(b) of the ORMCP whloh requires thilt an "application for majo'r 

development shall be accompanied by a sewage and water system plan that 

demonstrates that the quantity and quality of groundwater and surface water will be 

maintained". Based· on all the evidence provided, Westhill has satisfied this 

requ irement, for a numb.er of reasons. 

First, the faot that the water balance was refined and updated by WesthiU just 

prior to the commenoement of the hearing does not mean it was flawed as suggested 

by the Town. The opposite is true. It is clear that the refinements made by the W~sthill 

team were undertaken in response to comments from the residents at public meetings 

and Mr. Woerns (the hydrogeologist retained to peer review tlie MESP on behalf of the 

Town), and technical issues raised by the Town, the Region and the TRCA. The key 

conolusions of .the hydrogeo[oglsts and engineers retained· by Westhill were not 

seriously challenged and the extent to which the refinements were made to the water 

balance reflected an intention on behalf of Westhill to oonfirm its original conclusions 

and respond to outstanding issues and suggestions made by Mr. Woe.rns, both 
following his preliminary evaluation and further comment prior to the commencement of 

the hearing. Mr. Woems input was positive. It improved the precision of the water 

balance; it did not demonstrate that it was flawed. 

As indicated by Mr. Hendy on behalf of Westhill, and explained in great detail in 

his testimony; the purpose of the updated water balance was to assess site conditions 

for a dry year and. a wet year ·in· terms of changes to runoff, infiltration and water 

potentially available for irrigation. The refined water balance was not undertaken to 

justify, the 'development, "but to respond to different scenarios. The evidence at the 

hearing from Mr. Hendy and Mr. Woerns added even more certainty that a proper water 

balance can be achieved on the site. The updated water balance, with various 

scenarios, does not mean that there will be a 'significant average annual loss of 

Infiltration as suggested by the town in argument or permanent annual loss of 

groundwater from the Thomcliffe AqUifer. Based on site specific data, the fundamental 

conclusion reached by Westhill is that the quantity and quality of groundwater and 

surfaoe water can be maintained post development. Modelling work undertaken by the 

Conservation Authorities Moraine Coalition demonstrates both the importance of the 
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Oak Ridges Moraine. as a regionally significant recharge and suggests that long term 

pumping rates (based on maximum permitted rates) are sustainable at a macro level: 

While Mr. Woerns and Mr. Lotimer had criticisms of the approach undertaken 

insofar as refinements were suggested and further modelling was recommended (and 

cornpleted) , the fundamental conclusions reached by thE) Westhill technical team were 

not shaken. This fact is underscored by Mr. Woerns own evidence in reply where he 

concluded: first, that· the new inforniation provided includes a more detailed, revised 

water balance for the proposed development, cornparing pre-development conditions to 

post .development conditions; and second, that the methodology used in completion of 

the water balance Is generally acceptable although there remain some outstanding 

minor technical issues related to the water balance calculations and infiltration factors. 

used for the developed areas. 

Second, the TRCA was. an active review agency throughout the process and in 

May 2007, and again in January 2008, it concurred With, and approved the MESP and 

MESP addendum. TRCA staff did not merely participate in a paper exercise, they were 

on site with municipal staff and Westhill's experts. The TRCA indicated that it was 

satisfied with the environmental objectives and principles of development subject to 

mapping changes, dedication of key natural heritage features and minimum vegetation 

protection zones and the. adoption of the TRCA conditions of the draft plans of 

subdivision and condominium. Counsel advised the parties that the "TRCAdoes not 

advocate for or against the applications and as a result, with agreement on these 

conditions (presuming approval of the application), there is no other position for the 

TRCA to advance and therefore no need for it to remain In the hearing other than simply' 

to monitor the proceedings as necessary" (email from Mr. Wigley to Counsel, April 4, 

2008). Westhill accepted all of the proposed conditions. The Region explained that it 

has a Memorandum of Understanding (MOU) with the TRCA and the Lake Simcoe 

Region Conservation Authority (LSRCA), who review ancj prOVide advice on ORMCP 

conformity, as well as advice generally on watershed management. Mr. Easton testified 

that because most of the properly is within the jurisdiction of the TRCA, the LSRCA had 

advised during the consultation process that the TRCA would take the· lead and proVide 

comments on behalf of both authorities. Nevertheless, additional conditions of draft plan 

of subdivision were filed by Westhill (Exhibit 160) during the course of the hearing that 
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require certain plans to be updated to the satisfaction of the LSRCA, thereby ensuring 

an Independent review of any additional conditions. . . 

.Third, the type of sewage and water system proposed' by Westhill was not 

seriously challenged. At the outset of1he planning process Town policy stipUlated that 

any development would be serviced by privately owned and operated communal 

wastewater treatment and water supply systems. From a technical standpoint, the 

proposal is typical for the type of development proposed. The Region takes the risk for 

any failure of services and as such has proposed detailed conditions of subdivision and 

'condominium approval, including a responsibility agreement with Westhill. Both Mr. 

Mallette and Mr. Pokhrel testified that official plan conformity is achieved and the 

conceptual design for servicing is acceptable to the Region and through conditions, .it 

will ensure compliance. The Region has significant experience with responsibility 

agreements for residential/golf course developments and the evidence before me was 

that It is satisfied with the Westhill proposal. 

Fourth, the golf course will not be irrigated with groundwater and this is confirmed 

in the Region's conditionl:) of draft plan approval for the subdivision. The irrigation 

system relies on the collection of runoff from the property and treated effi uent from the 

on site facilities. The design inllorporates reservoir capacity and the run off will be 

collected from areas that. do not provide run off 10 sensitive natural heritage features. 

The spray irrigation will only be applied to thi;l golf course and will accordingly have no 

impact on natural features. The effluent produc!3d on site will be treated to a level 1hat 

would be suitable for direct discharge to a water body, can be stored on a daily basis, 

and as 6xplainecj by Mr. Jones, its actual use is a fLinction of micro-climate at the site, 

turf design and operational component. There is precedent for the approach to 

irrigation adopted by Wes1hill and the process has proven reliable at many golf courses 

in the Province. 

Fifth, as indicated previously a permit to take water is required and Westhiil has 

completed the investigation, testing and study to justify making that application. Under 

1he PI~nnjng Act there Is no jurisdiction to issue a water taking permit. That decision Is 

in the sale discretion of the MOE cind my findings are not intended to replace their 

independent judgement on this matter. However, I have considered the impli,eallons of 

the water taking that will be associated with the t1evelopment as I am reqUired to do 
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both as a matter of provincial interest under the Planning Aot, and as a matter of 

provincial policy as set out in the PPS. Based on the evidence before me, I am satisfied 

that Westhill has demonstrated that the quantity and quality of groundwater will be 

maintained, the test it must satisfy under the ORMCP. 

As explained. by Ms. Kemp, a hydrogeologist with the Region and Program 

Manager for the Water Resources Program, the production well is screened in the deep 

aquifer zone that is connected to the Yonge Street aquifer, a Regional aquifer system 

which supplies groundwater for Aurora, Newmarket,. Queensville and Holland Landing. 

Regional wells are located in tunnel channels, which prOVide for greater recharge. It was 

the opinion· of Ms. Kemp, which. I accept, that the water requirement for the 

condominium units and clubhouse is minimal (both in the Regional and local context) 

and will not negatively impact the Yonge Street. aquifer. Ms. Kemp was also clear that 

water taking. for irrigation purposes is not supportable and the Region has 

recommended a condition to ensure that that approach cannot be pursued. 

The groundwater requirement is a modest water taking at best, and to put it in 

perspective,' would represent less than 1% of the Regional water taking. Ms, Kemp's 

testimony was persuasive. Her overview of the Oak Ridges Moraine, its Regional 

geology, including the layers of aquifers separated by aquitards, indicated that there are 

distinct sources of groundwater for the individual landowners to the north and the 

Westhill development. The surrounding landowners fairly raised questions with respect 

to the impact of the Westhill water taking on their individual wells. In this regard, I 

accept the opinion of Ms. Kemp that adjacent landowners draw their groundwater from 

the shallow or upper aquifer and will not be affected by the Westhill water taking. The 

Yonge Street aquifer, which Is water source for Regional wells and' the Westhill 

development, is separated by an aquitard from the upper or more shallow aquifer from 

which indiviclual property owners rely for their water, Ms, Kemp's opinion was also 

informed by the pumping tests undertaken by Westhill Which, in short, concluded there 

will be no adverse impact on the municipal water supply or adjacent wells. In this 

regard, I also rely on the evidence of Mr, Hendy and Mr, Chow and also that of Mr. 

Lotimer, who conceded that pumping in the Thorncllffe aquifer will have little' impact on 

the upper aquifer where the neighbours wells are screened, As a further measure of 

groundwater protection, I find that the site specific work, data and modelling support the 

projected water taking for the residential/clubhouse components of the development 
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and similarly confirm the viability of relying on run-off and effluent produced and treated 

on site for irrigation purposes. 

One issue that was raised by the residents before Council in 2008, and agalh at 

the hearing, was the mattf;lr of the cumulative impact. of issued water-taking permits for 

golf courses. The sugQestion was made that taken together, the approved water-taking 

. is significantly higher than available supply. The Town suggested that the Region had 

not fulfilled its obligations in considering its own policies (or those in the PPS) that 

. address cumulative impacts. The difficulty with Mr. Latimer's claim on behalf of the 

Town is that permits to take water approve maximum daily water takings far in excess Of 

what is actually used. The data indicates (supported by a survey of a number of golf 

courses in the Region and GTA) that typically actual golf course water taking is 

generally'12% of the permitted maximum daily amount. On this matter I accept the 

opinion of Mr. Jones as it Is clearly based on his evidence and explanation that 

permitted water use shown on permits to take water for golf courses SUbstantially over 

estimate actual use. The allocations in permits are intended to safeguard against 

situations where a large amount of water may be required at a particular point in time on 

any given day so that operators do not fall out of compliance by exceeding the 

maximum taking allowed under the permit. Daily pumping on a sustained basis simply 

does not reach maximum permitted allocations under issued permits.. 

Lastly; the Town, through the evidence of Mr. Latimer, argued that it is premature 

to approve any additional water taking because cif the provisions of the Clean Water 

Act, 2006 (CWA). While a significant pieceof.provinciallegislation, it Is not appropriate 

to ·suggest that Westhill's development must be delayed because important work is 

ongoing pursuant to the goals and objectives of the CWA. The Region (an9 Westhill) 

rejected this position for several reasons. As Ms. Kemp explained, the Region is 

fulfilling its obligations under the CWA and the requisite regional water budget work is 

ongoing. The suggestion by the Town that the development cannot proceed until a Tier 

III analysis under the CWA is complete is neither necessary nor practical. The concern 

expressed was that until additional wo'rk is undertaken we do not know whether 

proposed water taking by Westhill will cause an adverse impact on municipal drinking 

water supplies for the Town. 
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It was agreed that there is no moratorium on development within the Town as a 

result of CWA requirements. When asked about ongoing, development, the Town 

suggested that new approvals are a function of the Town having to satisfy growth plan 

objectives dictated by the' Region. The Town argued that because the Westhill project is 

not advanced to address growth plan requirements, the project should be found to be 

premature in order to allow time for the completion of ongoing CWA studies. I reject this 

reasoning. If there is significant stress on the watersheds that serve the Region, the 
, ,. 

water supply and drinking water quality, a moratorium on development approvals should 

be in plaee, regardless of the project. On this matter, I adopt and rely upon the evidence 

of Ms. Kemp, who is involved with CWA Issues on behalf of the Region and is in regular 

contact with the MOE with respect to the Region's responsibilities under the CWA. Ms. 

Kemp confirmed that the province has not issued any moratorium on development while 

CWA studies continue. The work to date under the CWA has not resulted In ,a 

prohibition on development, by either the Town or the Region. The Town planner 

confirmed that no such suggestion has been advanced to the Region at'the initiative of 

the Town. Ms. Kemp explained that the Region's Water Budget Study evaluated all 

permit holders, including golf course operators, within the Region. The water budget 

work and hydrogeological model which would be employed under a Tier III stUdy to 

evaluate the sustainability of drinking water supplies is largely the same as work the 

Region did in its initial Water BUdget Study. I find there would be no benefit to delaying 

the Westhlll project while the Tier III work proceeds. Finally, as a practical matter, 

Westhill's water taking is from the Rouge sub-watershed and therefore would not form 

part of the Tier III stUdy (which is for the East Holland watershed) that the Town 

suggests be completed before development. There is no question that the CWA Is a 

critical initiative; however, based ,on its mandate and the evidence before me there is no 

basis to conclude the Westhlll project Is premature in light of this provincial initiative. 

Issue 2 , Environmental Assessment Process 

A series of matters were identified on the Issues List pertaining to environmental 

assessment, which can be summarized in two categories: first, does the, development 

and the process satisfy the applicable requirements and requisite environmental 

assessment processes; and second, is the development process in' accordance with an 

integrated planning process resp'ecting the Planning Act and. Environmental 
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Assessment Act ( EA Act) as set out in the Municipal Class Environmental Assessment 

(Municipal Class EA). 

Weslhill prepared an ESR, following the integrated approach established under 

section A.2.9 of the Municipal Class EA. The Municipal Class EA (also known as the 

parent document), prepared by the Municipal Engineers Association (MEA) to satisfy 

the requirements of the EA Act, was initially approved by Order in Council in 2000, and 

amended in 2007. The Municipal Class EA replaced various parent Class EA's that had 

been in place for several years to guide environmental assessment planning for 

municipal road projects and water arid wastewater projects. The main issue is whether 

Westhill's environmental assessment work, as documented in the ESR, satisfies the 

requirements of the Municipal ?Iass EA (and therefore the EA Act) and In particuli;u, 

whether'the process followed by Westhill was in fact an integrated process. Mr. Northey. . 
took the position that Westhill failed to execute the integrated process and that the ESR 

was "simply an, after the fact attempt to provide paper for what had already been 

planned and designed without reasonable alternative designs or locations" (Town's 

Submissions, p. 26). 

Mr. Rowe who testified on behalf of the Town and Ms. Amos who testified on 

behalf of Westhill; each have considerable experience and expertise in environmental 

assessment. Both agreed that the Municipal Class'EA recognize,s that it is de,sirable to 

co-ordinate and integrate planning processes and approvals required under the EA Act 

and the Planning Act. If a proponent meets the intent of the Municipal. CI!!ss EA and 

fulfills its requirements, then the project is considered to be pre-approved (similar 10 a 

Schedule A project) and the "proponent may therefore proceed to construct Ihe project 

upon its coming into effect or approval of' the application under the Planning Acf' 

(Municipal Class EA, 2000, p. A-41; 2007, p. A-40). 

The lVIunicipal Class EA is clear that while the option of using the Integrated 

approach provides flexibility to streamline the approvals process,the proponent remains 

responsible for ensuring compliance. Section A.2.9;2 delineates the steps to be 

followed, incorporating traditional environmental assessment planning principles, public 

consultation and documentatien. Under the A.2.9 process the form of the 

.documentation is not prescribed, although a proponent is directed 10 look to the 
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docume'ntation required for Schedule C projects, which requires an ESR, the form of 

report Westhill chose· to produce. 

I find that Westhill met the intent of the EA Act by fulfilling the requirements of the 

Municipal Class EA as documented in the ESR, considering both the process followed 

and the technical work undertaken to support the conclusions reached. As such, the 

project is pre-approved for environmental assessment purposes once the planning 

approvals (which include the planning instruments under appeal) are in effect. My 

reasons are set Ol.)t below. 

Given the appeal of the instruments under the Planning Act, It was appropriate 

for Westhill to proceed with the integrated approach in order to obtain pre-approval for 

those· infrastructure requirements of the development that are, subject to the 

environmental assessment process. It is precisely this type of application that the A.2.9 

integrated process is intended to accommodate. The Municipal Class EA states that the 

types of applications, whether by a landowner or municipality, for which the integrated 

approach can be followed include official plan amendments, plans of condominium and 

subdivisions. The MOE acknowledged Westhill's choice to proceed with the integrated 

approach and did not raise any objection to the approach. The EA coordinator at the 

Ministry obtained comments on the technical aspects of the infrastructure requirements 

from the Water Resources Unit, and provided those comments to Westhill. Based on its 

review of the ESR and subject to securing individual certifi~ates of approval, there were 

no objections from MOE to either the choice of the integrated process or to the project 

itself. The conclusion reached by the MOE is not determinative of the matter, but it does 

coincide with my findings, independently arrived at based on the evidence provided at 

the hearing. 

The Municipal Class EA is a "parent" document which provides the framework for 

environmental assessment planning for municipal infrastructure projects. In this regard, 

there exist a series of schedules (Schedules A, A+, B or C) to assist proponents in . 

identifying whether an activity requires EA approval and if so, what level of detail or 

study is recommended. As a private sector proponent Westhlll is subject to Regulation· 

345193 which stipulates that a private sector developer is required to comply with the. 

Municipal Class EA for projects listed in Schedule C and built for residential 

development. Proponents follow the process set out in the Municipal Class EA as an 
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alternative to carrying out individual environmental assessments for each infrastructure 

requirement. While the proponent is responsible for complying with the requirements of 

the Municipal Class EA, it Is a self-assessment process which necessitates certain 

decisions and choices be made as the planning proceeds, all of which must be done 

keeping in mind both the requirements of the EA Act and the particular infrastructure 

project the proponent wishes' to construct. The Class EA provides proponents with "ah 

approved procedure designed to protect the environment" (Municipal Class EA, p. 2). 

The wastewater collection and treatment system, the potable water system, the golf 

course cart crossing of Leslie, improvements to Leslie to meet Regional road standards 

and the storm water management facilities were the infrastructure requirements of the 

development identified by Westhill. I accept the opinion of Ms. Amos that Westhill . . . 
exceeded what is required by regulation and incorporated infrastructure requirements 

into the ESR beyond those that were sUbject to a Schedule C analysis. 

The evidence was clear that Westhill followed the Class EA "approved 

procedure" and the requirements for an integrated process and as delineated under 

A.2.9.2 (Municipal Class EA Requirements for Projects Under the Planning Act). 

Westhill Identified the problem or opportunity and alternative solutions: provided, an 

inventory of the natural, social and economic environment; identified the impact of 

alternatesolutions; identified a preliminary preference; consulted with review agencies 

and the public; determined a preferred solution; and for the Schedule C infrastructure 

projects, identified alternative design concepts, undertook the appropriate consultation 

and selected the preferred design. All of these steps were documented in the ESR and 

the addendum. The Town's criticisms both of the proc;ess undertaken by Westhill and 

the results as documented in the ESR are simply not sustainable. Environmental 

assessment is proponent driven and while another applicant may have chosen to 

proceed differently, there were no fundamental flaws in the way in which Westhill chose 

to carry out its assessment. The areas of inquiry.a proponent is expected to investigate 

were canvassed. There was public consultation. Reasonable alternatives were 

considered, keeping -in mind that OPA 17 had previously established the development 

concept. Mr. Rowe suggested that at best, Westhill achieved nominal compliance with 

environmental assessment requirements and that the work undertaken was a ''waste of 

time and. resources". Given the purpose of the Municipal Class EA is to streamline the 

approvals process while improving upon environmental protection, I find that the level of 

detail, analysis of alternatives, incorporation of public comments reinforces that Westhill 
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fairly executed the integrated process and in this regard, I rely on the opinions of Mr. 

Webster and in particular Ms. Amos, whose evidence was persuasive on this point. As 

Ms. Amos concluded, pursuing an integrated approach should not require a proponent 

to do more study than would be required under either the Planning Act or the Municipal 

Class EA. The MESP served as the appropriate background study which supported 

Westhill's applications under the Planning Act, an approach that is anticipated and in 

fact suggested under Phase 1 of the Municipal Class EA process. 

Issue 3 Planning Conformity 

(i) Region and Town Plans 

Almost a decade ago, the Region and the Town were required to bring their 

resp~ctive official plans into conformity with the ORMCA. The policy framework 

established by'the Province requires that planning decisions conform with the ORMCP, 

which prevails over municipal official plans. The Region adopted OPA 41 to satisfy the 

requirement and the Town similarly adopted OPA 48, its Oak Ridges Moraine 

conformity amendment. 

, To permit the development, Westhill requires an official plan amendment to the ..' 
Town's OP to redesignate the land use from Oak Ridges Moraine Natural Linkage Area 

(Transitional) and Oak Ridges Moraine Countryside Area (Transitional) to site specific 

"Oak Ridges Moraine Natural Linkage" and ,site specific "Oak Ridges Moraine 

Countryside". The original official plan amendment application was deemed complete in 

2000 and sought to redesignate the lands to estate residential and private open space, 

the applicable land uses prior to the Oak Ridges Moraine conformity exercise. Due to 

the 'transitional status of the Westhlll applications, they must conform to prescribed 

provillions of the ORMCP. Mr. Easton testified with respect to the background of the 

applications and how they were processed by the Town, Region and the considerable 

involvement of the TRCA. 

A convenient starting point for considering the application' is the original 

permission, set out in OPA 17 (and incorporated into the Town's Official Plan, Section 

3.6.2, Site Specific Policy Areas, 2008 Consolidation, p.137), which provides: 
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The land identified on Schedule H as 3.6.2e (east) co~prising Part Lots 11 and 
12, Concession III are intended to be developed for high quality residences in a 
cluster'arrangement that are serviced by a privately owned and operated 
communal wastewater treatment system and water supply system in acoordance 
with the criteria identified in Section 3.6.2c. The land identified on Schedule H as 
3.6.2e (west), comprising Pari Lot 11, Concession II may be used for a golf 
course to oe developed In conjunction with the lands under the same ownership 
east of Leslie Street, prOVided satisfactory arrangements for a grade separated 
access Leslie Street can be made. These lands shali require an amendment to 
this Plan prior to any development taking place. The amendment shall provide 
detailed policies to ensure that the, golf course is developed and operated In a 
manner that the environmental values, function, and process of the Oak Ridges 
Moraine will be maintained or enhanced. ' 

As set out above in OPA 17, Westhill requires an official plan amendment (with 

detailed policies) to proceed. OPA 17 explicitly indicates that the golf course must be 

developed and operated in a manner that maintains or enhances the functions of the 

Oak Ridges Moraine. It is clear that the work and technical reports undertaken by 

Westhill were done so with a view, as directed by OPA 17, to establishing a golf course 

and associated residences in a cluster arrangement, with private servicing, recognizing 

the values, functions and process of the Oak Ridges Moraine. 

The planning reports prepared by the Town (over several years) make it clear 

that "the principle for the development of the SUbject lands as a residential condominium 

and 18 hole golf course community has been established by both the Region's and 

Town's Official Plans" (Town Minutes, extract from Public Planning Meeting, February 4, 

2008, p. 4). Nevertheless, Mr. Beaman suggested that OPA 17 establishes the principle 

of development for a golf course for the parcel to the west, but does not establish a golf 

course use on the east side ofLeslie street. In his submission only residential housing 

can be established on the east side of Leslie Street. Similarly, the Town suggested that 

ROPA 3 fails to establish the requisite pemnission for the golf course use on the Westhill 

lands. I reject these arguments based on a simple reading of each policy and taking 

into account the evidence of the municipal planners and in particular, the facts that led 

up to the adoption of each official plan amendment. 

The evidence supports a conclusion that the official plan policies set out the 

principle of development and reflect precisely what was intended by the municipal staff 

and Westhill at the time of their adoption. Mr. Cherniak testified that both the Town and 

the Region recommended he revise his project from the 59 estate lots and develop a 
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scheme for cluster housing and a golf course. The clear direction from the municipalities 

was for Westhill to abandon its estate residential development and move to a more 

compact form of housing, certainly an approach consistent with provincial ·policy 

direction. In order to facilitate this change in direction, OPA 17 was modified and 

ROPA 3 did not require a similar modification because it permitted golf courses within 

the Rural area designation. A site specific exception for Westhill from the official plan 

requirement for estate· residential lots was introduced into the Regional Official Plan as 

a new policy. These sile specific policies, both at the 'Regional and Town level, clearly 

set out that there would be high quality cluster housing and condominium ownership 

with privately owned and operated communal wastewater treatment systems and water 

supply system. 

I find that the language of OPA 17 (and ROPA 3) supports the position taken by 

Westhill that the principle of development is long established for the lands, and 

development was anticipated to proceed, subject to certain criteria being satisfied. 

Town Council fairly identified a serie$ of issues that it required Westhill to address and 

these matters became the issues for the hearing, augmented by matters raised by Mr. 

Northey when his original clients (adjacent landowners) were separate parties to the 

hearing. There was no suggestion when the applicatiOns were commented upon in the 

first instance that the policies mean that the golf course use was intended to be· 

restricted only to the \illest parcel. The submission by the Town that ROPA 3 does not 

acknowledge the principle of development or pennit the golf course use across the 

entire property was rejected by Mr. Miller in the course of his SUbmissions. The staff 

reports prepared by the Town never suggested that a Regional official plan amendment 

was necessary, nor do I find one is required. Prior to the hearing, the interpretation of 

the Regional Official Plan was simply n'ot an issue. I find that there is conformity to the 

Regional Official Plan and in this regard, I adopt and rely upon the opinion of Mr. 

Mallette, a planner with the R\3gion, who testified and provided his opinion on this 

matter. 

(ii) Oak Ridges Moraine 

The planning evidence before me addressed the policy framework that is 

relevant to the application including provincial policy, and the Region and Town plans. 

As indicated previously the Westhill 'project is classified as a major development, 
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requiring conformity with the transitional provisions of ORMCP. The Town undertook its 

Oak Ridges Moraine conformity exercise and adopted OPA 48 and an associated 

conformity By-law 4469-03D. As' stated in the January 2008 staff report to Town 

Council, the "current official plan policies which apply to the subject lands are site 

specific and include special policies to provide buffer/setbacks for the Key Natural 

Heritage features and environmentally significant areas. Pursuant to the current 

provisions of the Town and ReQion's Official Plans the development must occur on a 

privately owned and operated communal wastewater. treatment system and water 

supply system" (Staff Report, January 18, 2008, p. 4). While Ms. Seibert conceded that 

wheh the January 18, 2008 Staff Report was drafted the concept from staff's 

perspective was acceptable, the Town's position at the hearing was that Westhill has 

failed to demonsfnite compliance with the ORMCP transitional provisions (incorporated 

. into the T0l/!'n's Official Plan, Section 3.13.2) and in the absence of conformity, the 
development concept should not be approved. 

The ORMCP divides the Moraine into four land use designations. Under the 

Town's OP (which incorporates the ORMCP andOPA 48) the Westhill lands are 

designated Oak Ridges Moraine Natural Linkage Area -(Transitional) and Oak Ridges 

Moraine Countryside Area (Transitional). The proposal Is to amend the Town's OP with· 

site specific policies to permit the residential and golf course land uses within the Oak 

Ridges Moraine existing designations. Section 48 of the ORMCP stipulates that 
development applications with transitional status, as is the case here, must address 

particular provisions which generally relate to the protection of key natural heritage 

features, ground arid surface water and storm water run-off. The criteria, set out in 

Section 3.6.2c of the Town's OP, provides design and performanCe criteria for 

residential development. Relying on the Staff Reports prepared in 2007 and 2008, Ms. 

Seibert, Mr. Letman and Mr. Kyle testified that they' were not satisfied that conformity 

with the Town's OP had been achieved. Yet, at the same time, there was an 

acknowledgement that Jirst, the principle of development was long established for the 

site and second, that the "concept" was acceptable. In reporting to Council, Town staff 

indicated that the requisite stUdies had been undertaken, including a market support 

study, an engineering report, an environment and landscape analysis and an 

economic/fiscal analysis. The MESP provided an inventory of environmental and 

natural heritage features, explained the project would be serviced by a privately owned 

and operated communall'{astewater treatment system and water supply system, and 
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provided a design and layout in a cluster arrangement respecting Town requirements 

with respect to road access. The Town acknowl~dged that development agreements 

would be required for subdivision, condominium and site plan approvals, including an 

environmental golf course management plan, maintenance protocol and monitoring 

program for wetland/upland vegetation protection areas conforming to the high 

environmental standards of Audubon golf course certification. It was always anticipated 

that Westhill could respond to each of these items through detailed conditions to be 

agreed upon with the Region, TRCA and the Town. 

The concern of the Town, as stipulated in its Staff Report was not with the 

development "concept" per se, but that the OPA "be carefully reviewed and finalized to 

set the parameters under which development could occur" (Staff Report, January 200B, 
p. 13). Staff also explained that they would evaluate the draft OPA prior to the hearing 

(which at this point in time, was scheduled to begin in April, 200B) "to ensure that all 

final considerations as provided by the TRCA and the Town's peer review consultants 

have been Included to address environ~ental and ORM conformity to the design and 

development standards for both the golf course and residential com~onents of the 

development" (Staff Report, January 2008, p. 13). The subsequent Council Resolution 

determined that the application was premature, with a series of resolutions adopted 

delineating technical matters to be addressed. Despite Westhill's response t6 each of 

these matters, the applications were denied by Council on March 4,2008. 

,Mr. Kyle testified that the Town retained Mr. Woerns and Mr. Sharp as peer 

review consultants and he relied on their expertise to assist him in arriving at his opinion 

regarding ORMCP coliformity, which he testified is not achieved in two broad areas: 

protection of key natural heritage features; and the anticipated impact of the 

'development on hydrologically sensitive features. As is required under applicable official 

plan policies, the PPS, andthe'ORMCP, Westhill surveyed, Identified 'and documented 

the existing natural environment and considered ,potential impact both as part of the 

MESP and the subseq'uent ESR. A small part of the site has been mapped as being 

part of the provincially significant White-Rose Preston Wetland Complex (Bloornington 

ESA #93). However, the predominant land use on the site is mainly agricultural with 

some. trees and wetland areas scattered throughout. The survey found a total of 227 

vascular plant species on site, with an average sensitivity to disturbance range between 

low to moderate. Wildlife observations on the site included butterfly, amphibian, reptile, 
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bird, and mammal species. Mr. Sandilands undertook amphibian egg-mass surveys, 

breeding bird surveys, vegetation community mapping, and gl;lneral plant and wildlife 

inventories, all of which was incorporated into the MESP. ' 

Key natural heritage and hydrologically sensitive features were mapped and their 

treatment 'addressed in the MESP and the ESR. Dr. Coleman explained that the 

protection of surface water is important to the protection of aquatic habitat and fisheries 

in the wetlands and surface water, ahd given the current agricultural use, very little 

vegi;Jtation will be removed a~d opportunities exist for several new planting throughout 

the property. The golf course development will include seven permanen.t ponds 

providing additional amphibian breeding habitat to what is existing on site. Two areas at 

the east and west ends of the parcels will be dedicated to the TRCA and smaller natural 

features Intermixed with the golf course will be protected through zoning as opposed to 

dedication. It was Dr. Coleman's opinion that given the agriCUltural use of the property 

the end result will be a greater woodland area on the property due to the extensive 

planting and restoration to be undertaken. In considering the land use, Dr. Coleman 

emphasized that it is a change from cash crop agricultural to golf course use, essentially 

a neutral change. 

It was also the view of Dr. Coleman that where there. are enVironmentally 

sensitive areas, sufficient buffers (as required by the ORMCP and official plan policies) 

have been incorporated. As summarized by Town Staff in their 2007 Report, Mr. Sharp 

has advised that he was "generally supportive of the concept. The updated inventory is 

reasonably well done and complete, and it would appear that results of the 

environmental investigations have been used in the development of the proposed 

concepts. However, there are some aspects of the proposal that reqUire further study 

and refinement ,in order to ensure conformity with the ORMCP" (Staff Report, 2007, p. 

13). Mr. Sharp confirmed in his evidence that most of the issues he raised in the course 

of his environmental peer review were either resolved, or could be addressed as 

conditions of an approval. There remained however specific differences with respect to 

the appropriate width and size of the buffers incorporated into the golf course layout. As 

part of his peer review, Mr. Sharp raised eighteen points, to which Dr. Coleman 

responded, leaving very narrow matters in dispute, relating largely to golf holes #11 and 

# 1.2. 
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Key Natural Heritage Features (KNHF's) and Hydrologically Sensiti.ve Features 

(HSF's) and related minimum vegetation protection zones (MVPZ's) are to be protected 

from site alteration and development in accordance with the policies set out Section 

3,13,5 of the Town's OP. M\1PZ's are specified in the ORMCP to be.set at a minimum 

of 30 metres, The golf course layout and design requires trimming or removal of 

vegetation. to accommodate particular tee blocks or for fairway purposes. Mr. Sharp 

indicated that he did not have an ecological concern with these intrusions as they will 

involve establishing permanent vegetation cover and are located in areas used for 

agricultural purposes. Nonetheless, he concluded that ORMCP conformity was not 

achieved (an opinion shared by Mr. Letman), 

Mr. Sharp's view was that the design for the development must" avoid intrusion 

into KNHF's. I accept Mr. Sharp's opinion that one clear intent of the ORMCP is to 

protect Key Natural Heritage Features. Mr, Sharp's view was that the golf course design 

should ensure there is no intrusion into KNHF's, otherwise the application should be 

denied. Mr. Sharp, who was particularly bal,;mced in his approach also indicatec! that in 

the event of an approval, delineation of MVPZ's less than 30 metres is: 

tolerable in this particular application only because, 1) the future proposed use as 
a fairway Is more acceptable, and offers more protection to the KNHF's than the 
current agricultural land use; 2} that over the entire golf course, the net area of 
Vegetation Protection Zone Is greater that what would be achieved by the 
minimum 30 m specified by the ORMCP and 3) the KNHF's adjacent to the areas 
of reduced widths of Vegetation Protection Zone are not highly sensitive (i,e., ate 
not wetlands, do not contain endangered species, etc.). Because of these three 
particular circumstances, the intent of the ORMCP policy regarding the 
Vegetation Protection Zone is achieved (that being to prOVide a buffer and 
proteclion to the Key Natural Her~age Features)" (Sharp, Witness statement, 
Exhibit7-3, Tab 24, p. 612) 

Based on the evidence of Dr. Coleman, Mr. Sandilands, and Mr. Sharp I find that 

in the limited areas where there will be activity within the 30 metre MVPZ, there is 

conformity with the ORMCP. Simply put, the change in land use from agricultural 

(which involves ploughing, planting of crops, harvesting) to a golf course use is a 

conversion that satisfies the test set out in Section 6(6) of the ORMCP, First, the 

intrusions are minimal and even in Mr. Sharp's opinion ecologically sound. At the end of 

the day, Mr. Sharp and Dr. Coleman's differences were limited, with both agreeing that 

the conversion from hay and pasture to golf course fairways, rough and restoration re­

planting is neutral in impact with respect to the natural environment. As indicated 
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previously, much of the Westhlll parcels are actively farmed producing cash crops. 

Heavy equipment is on site several times a year, so the area is routinely disturbed. The 

area proposed for Holes 11 and 12 (which were the only two holes that remained In 

dispute as between Dr. Coleman and Mr. Sharp) is currently hay and pasture and will 

be converted to golf course fairway, augmented by additional plantings of native trees' 

and shrubs. Second, the management plan also includes substantial plantings of native 

species that will more than offset the limited tree removal and trimming that is .requlred 

to accommodate the [filyout beyond Holes 11 and 12, and in this regard, represents an 

improvement to the existing landscape. The conditions of approval require further 

refinement in respect of planting and restoration as the site work' gets underway. 

Finally, the TRCAindicated as part of its review, comment and development of 

conditions that in areas where the MVPZ is less than 30 metres (a concept that it did not 

have difficulty with), it would seek to ensure a robust native woody vegetation planting is 

provided. The TRCA was on site and carefully reviewed the clearing and rehabilitation 

plan. Westhill made adjustments based on comments it received and the 

implementation of the conditions, from the TRCA, the Region and the Town are a 

satisfactory approach to achieving conformity with the ORMCP. 

(iii) Density 

One final issue raised by the Town planners relates to density. As noted above, 

Section 3.6.2iv) of the Town's Official Plan outlines requirements for residential 

development. There were no concerns from staff with· respect to the concept of cluster 

housing, it was noted that all units will abut the golf coursE! and the conclusion reached 

was that subject to a detailed review of engineering plans and architectural design 

SUbmissions, the layout of the residential development plan is generally acceptable from 

a design perspective. 

The Town's OP indicates that overall density of development should generally be 

comparable to that achieved through estate residential policies of the plan and shall be 

determined through supporting environmental and servicing studies (Section 3.6.2 IV)). 

Estate Residential allows up to 1.2 units per ha or .5 units per acre. While the actual 

size of the two parcels is 200 acres (140 acres on the east side of Leslie and the 

additional 60 acres to the west), the analysis of density in its 2008 8taff Report was 

based on an overall site size of 210 acres (an error on earlier plans had been replicated 
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and identified when the witness statements were filed). The density calculation for the 

parcel proposed for residential development was based on 150 (instead Qf 140) acres 

on the east side of Leslie. Staff concluded that the policies of estate residential were 

met given 150 acres175 units is .5 units per acre.. Staff also examined the density over 

the entire landholdings and for 210 acres concluded that the density proposed was .35 

units per acre. Staff reported that the density was well within the Estate Residential 

'policies and that the residential development was confined to a land area of 12.6 acres, 

or 6% of the property (an area that has not changed). On this basis, Staff concluded 

that this "density and land area is considered an appropriate density and a suitable 

cluster residential development" (Staff Report, January 18, 2008, p. 11). Relying on the 

opinions of Ms. Seibert and Mr. Letman, each of whom raised this issue in their 

testimony, Mr. Beaman submitted staff had been in error in commenting favourably on· 

the proposed density. Mr. Beaman argued that In light of the undisputed evidence that 

the size of the parcel on the east side of Leslie Street is 140 acres, an application of the 

density policies to this parcel results in a permission that amounts to a maximum of 70 

units" not the 75 units proposed by Westhill. 

Mr. Easton's planning opinion was that there Is no basis to reduce the density of 

the residential cluster from 75 to 70 units. Westhill argued that the difference in the 

density calculation on 200 acres is not significant and there is no basis for a reduction of 

5 units for the residential development. I accept Mr. Easton's view that the servicing, 

layout conditions of approval are all based on 75 units. The supporting environmental 

and servicing studies support 75 units, and density was not challenged by the Town in 

the context of these requirements. When considered over the entire 200 <!cre 

development, the density remains well within the Estates Residential policies. The unit 

count represents an appropriate residential cluster, is supported by the servicing 

studies, and is appropriately reflected in the proposed by-law and the draft conditions of 

plan approval. 

(iv) Conclusion on Planning Conformity 

In considering whether overall planning conformity is achieved, I find that the 

applications before me are consistent with the Provincial Policy Statement, have regard 

to matters of provincial interest and conform to the relevant municipal official plan 

policies. Most importantly, they conform to the requirements of the ORMCP, the 
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requirements of which form part of the Town's OP. I find that taken as a whole, the
 

, applications and the conditions of approval (addressed below) in respect of the draft
 

plans of condominium and subdivision constitute good planning. The zoning by-law
 

amendment (EXhibit 2, Tab 17) also represents good planning, subject to a'technical
 

review by Town planning, staff as to its appropriate final form and content. 

In evaluating the merit of the applications and whether they meet the 

requirements of the Planning Act, I was mindful of Mr. Northey's submissions that I must 

make my decision based on the evidence before me, a proposition I accept and have 

applied. Mr. Northey suggested that Westhill's reliance on positions taken by the TRCA 

and MOE (neither of whom participated in the, hearing) as part of, their respective 

reviews of the applications "put the Board at risk of committing an error of law". I 

disagree. My findings are rooted in the evidence before me and supported by the 

studies and reports undertaken in advance of the approvals sought. The TRCA and the 

lSRCA have a responsibility (under agreement with the Region) to review plans and 

provide ·technical clearance services in accordance with the PPS by fulfilling a series of 

functions, including specifying conditions of approval. In the case of the Westhill 

application, the Conservation Authorities have done precisely what they are required to 

do, and completed their work to the satisfaction of the Region, as confirmed by 

witnesses called by the Region and in partiCUlar by Ms. Kemp. 

There has been no delegation of decision making by the Region (or by the 

Board). The Region has relied on advice froin the TRCA and produced able witnesses' 

who testified in respect of that advice. With respect to the MOE, I simply reinforce that it 

has the sole discretion to issue any permit to take water. This is not a case where the 

required investigations and work have not been undertaken satisfactorily in advance of 

the approvals sought. The opposite is true. On the facts of this case, I find that the 
, . 

applicant has demonstrated compliance and conformity in advance Of purSUing the next 

set of approvals it requires either from Provincial agencies or the municipalities. I am 

, satisfied that Westhill has addressed the considerations under the Planning Act and in 

arriving at my decision, I had regard to both matters of provincial interest and the 

decisions Council made in respect of the development application. 
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Issue 4 Conditions of Approval 

As indicated previously, a series of conditions of draft plan of subdivision and 

draft plan of condominium were filed with me, and addressed in evidence. Westhill 

accepted all the Regions conditions and Mr. Letman, on behalf of the Town, agreed that 

they were appropriate. While the conditions were largely agreed upon (in the event of 

an approval), Counsel requested that I withhold my order to allow sufficient time for a 

final review of these conditions. I ~ccept this approach. It is important to emphasize that 

the conditions form a vital part of the approval. As well as addressing matters that were 

the subject of the evidence before me, they also address uncontested requirements that 

Westhill has agreed to comply with, either the request of the Region, the TRCAlLSRCA 

or the Town. They also recognize the necessity for specific permits, within the sole 

discretion of other agencies, that Westhill must secure even with land use planning 

approvals in place. 

The Town recommended that the proposed OPA and conditions of approval 

require Westhill to prOVide an east-west trail through the development. Examples of 

walking trails through existing golf courses were provided. Schedule "K" of the Town's , 
new draft official plan delineates the hydro corridor to the west of the site with a trail and 

an east-west connection toward Highway 404 along Bloomington Road to the south, an 

east-west connection along the northern boundary of the Westhill property, and another 

east-west connection north of Vandorf Sideroad. Schedule "K" also shows the existing 

Oak Ridges Trail along Vandorf Sideroad, generally between Bayview and Highway 

404. However, the Town's in force OP depicts an east-west trail connection to the 'north 

of the Westhill parcels, acrqss land also in private ownership. The Town argued that its 

future plans show that in accordance with Schedule "K", that connection should be 

adjusted and' provided across the Westhill parcels as the preferred route to connect 

existing and planned trails between Yonge Street and BayView with the Highway404 

corridor. The concept is resisted by Westhill on the basis of safety concerns, cost, site, 

rehabilitation required to construct a trail, and that (Jny trail would likely have to traverse 

the provincially significant wetland on the site as well as interference with other key 

natural heritage features. 

The difficulty with imposing a condition on Westhill that it provide an east-west 

trail is two-fold. First, the lands at either end of the site which are intended to be 

dedicated into public owne.rship and the proposed route of the trail suggested by the 
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Town would take hikers through natural heritage features. that Westhill has agreed to 

protect. Dr. Coleman indicated that any trail across the north edge of the property 

would have to traverse Howden Pond, a crossing that would not be simple. While Mr. 

Letman suggested the use of boardwalks, their construction and maintenance also has 

impact. Constructing a trail, even a simple trail, requires clearing and likely grading that 

will affect on site features that Westhlll is planning to protect with appropriate buffers. 

Second, there are 'existing and planned east-west trail connections to the north .and 

south of the site. Using the hydro corridor and Bloomington Sideroad is a potential 

option, as portions of trails often follow roads. The in-force plan shows the proposed trail 

connection to the north of the Westhill parcels; although that route has not been 

pursued by the Town. The size of the site, coupled with. the location of the natural 

heritage features at either end of the property and at the edges (given the eXisting 

agricultural use for most of th.e propertY), make a trail across the Westhill site 

problematic and accordingly I will not require it as a condition of approval. 

In order to address any issue arising from further site specific investigations that 

may lead to species identified (or species that were identified in the inventory, but 

protection measures have since changed, I.e: Bobolink) as requiring protection under 

the Endangered Species Act, Westhill added a condition during the course of the 

hearing that satisfactorily addresses that issue (Exhibit 160, introduced by Mr. Chow). 

6. Bovair Trail: Appeal from the Committee of Adjustment 

Adjacent to the southern portion of the Westhill property is a vacant four (4) f;)cre 

lot, which is part of the Bovair Trail (Bovair) SUbdivision, registered in 1988. Nugget 

Construction (a company related to Lebovic Enterprises) proposes to cornplete the 

SUbdivision by constructing a single residential dwelling on the west side of the lot 

(which has street frontage) and incorporate and merge·a portion of the land at the east 

property line, identified as "excess land", into the golf course. The proposed golf course 

layout prepared by Mr. Carrick includes this small triangular piece of excess land 

(approximately 6442m2 in total, with about 1450m2 needed for the fairway on Hole 11). 

Mr. Easton explain·ed that Lot 11 and the excess lands are subject to part lot control 

exemption by-law and accordingly a severance is not required to merge the excess land 

of just under 2 acres into the golf course. 
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In two separate decisions (013-11-07/0C-13-43-08) each dated February 12, 

2009, the Committee refused to authorize variances from the provisions of Zoning By­

law 2213-78, as amended by Zoning By-law No 4469-03.0, which applies to the 

ORMCP area. The first decision was a request to authorize a variance to permit the 

use, construction or location of a single dwelling. The second variance was a request for 

a change in use from estate residential te golf course, to accommodate the proposal to 

hive off a portion Of the building lot and merge it with the Westhiil development as a golf 

course fairway. The evidence and submissions in respect of these appeals were heard 

foilowing the main appeals, the witnesses were the same as was much of evidence. 

The subject lands were originaily zoned Estate Residential (ER) Zone and 

subsequently re-zoned, foilowing the Town's Oak Ridges Moraine conformity exercise. 

Accordingly, in order to permit construction of a single family home on Lot 11 and 

incorporate the excess lands into the development, minor variances are required from 

the provisions of By-law 2213-78, as amended by By-law 4469-03.0, which zones the 

lands Oak Ridges Moraine Natural Linkage Area (NL-ORM) Zone. 

Under the By-law, in the NL-ORM zone no pe~son shall use any lanp or erect any 

building except for uses: legally'in existence as of November 15, 2001, fish, wildlife and 

forest management, conservation projects, non-motorized trails, agricultural uses, 

transportation, natural heritage appreciation or accessory uses to these permitted uses. 

Mr. McQuaid arg!Jed that estate residential was the use for the lands legaily in existence 

as of November 15, 2001 and that his client is permitted, as of right, to proceed with that 

use and build two estate dwellings to complete the subdivision. As Indicated above and 

relevant to the proposed OPA and zoning by-law, is the request to complete the golf 

course layout by obtaining a'variance to permit what was characterized by Mr. McQuaid 

as an estate residential yard to be used for the golf course. 

Under the Town's OP, the Bovair Trail lands are designated a combination of 

"Countryside Area" and "Natural Linkage Area". The lands for which the variance is 

sought to permit a golf course use lie in the "Natural Linkage Area" designation. The 

designation' permits Low-Intensity recreational uses (as set out in Section 37 of the 

'ORMCP), described as "uses that have minimal impact on the natural environment, and 

require very little terrain or vegetation modification and few, if any, buildings or 

structures, including but not limited to· non-motorized trail 'uses, natural heritage 
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appreciation, . unserviced camping and accessory uses such as boardwalks, foot 

bridges, fences, docks and picnic facilities. Section 38 of the ORMCP goes on to 

describe major recreational uses as those that "require large-scale modification of 

terrain, vegetation or both and usually require large-scale bUildings or structures" 

including uses such as golf courses, serviced playing fields, serviced campgrounds and 

ski hills. The· Town argued that because the Natural Linkage designation does not 

permit major recreational uses, whjch includes a golf course, using any excess land· 

from the Bovair Trail subdivision, even for the purpose of a fairway, is prohibited by the 

ORMCP, The Town's position and 'Mr. Kyle's evidence was that the minor variance' 

appl ication to permit the use must fail as it does not conform to the ORMCP or the 

zoning by-law, , 

Pursuant to subsection 45(1) of the Planning Act, variances from applicable by­

law provisions may be authorized if they maintain the general intent of the Official Plan 

and zoning by-law, are desirable for the appropriate development or use of the land and 

are minor, In addition, und!'lr subsection 45(2)(b)(ii) a minor variance may be 

authorized if it is demonstrated that the proposed use is similar to, or more compatible 

With, the use permitted. 

Section 3.13 of the Town's OP implements subsection 6(6) of the ORMCP and 

provides that nothing "in this Plan prevents the conversion of an existing use to a similar 

use, if the applicant demonstrates that the conversion: i. will bring the use into closer 

conformity with the Oak Ridges Moraine Conservation Plan; and ii. will not adversely 

affect the ecological integrity of the Oak Ridges Moraine Area" (Section 3.13.3.f). The 

Town s.ubmitted the existing use for the Bovair Trail lands is estate residential. Westhill 

argued that a golf course fairway is a similar use to estate residential and therefore a 

conversion of the use would conform to both the ORMCP and the Town's OP. It was 

Dr. Coleman's view that the combined new golf course fairway use for the smaller 

triangular area (incorporated into the golf course design by Mr. Carrick), with retention 

of the bulk of the woodland for the buffer, will bring the use more into conformity than 

leaving that land in estate residential. The rationale was that the woodland could be 

largely lost if cleared for an estate residential lot. While there was some discussion with 

respect to how many trees a single residential owner would be able to clear under the 

Town's Tree Cutting By-law and where the actual dwelling, as opposed to amenity area 

could be located, I accept that there is little, if any, distinction in this context between a 
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residential use and th'e golf course fairway use in terms of affecting' the ecological' 

integrity of the Oak Ridges Moraine. On this basis, there is no ecological reason to deny 

the conversion. With respect to the permission required to construct a single family 

dwelling on Lot 11, that variance for the ,use is authorized, The construction of the 

dwelling is simply a completion of the previously established Bovair Trail subdivision. 

For all of these reasons, both appeals from the decisions of the Committee of 

Adjustment are allowed, Variances are authorized to: first, permit the golf course use for 

the "excess lands"; and second, to permit the construction of a single dwelling. The 

variances are authorized subject to the conditions set out in Exhibit 208 and the 

additional condition proposed by Mr. Kyle set out in Exhibit 209. 

6. Decision and Interim Order 

'Based on all of the evidence, I find that the planning instruments under appeal 

are consistent with the Provincial Policy Statement and conform to all applicable 

provincial plans. As indicated above, I had regard to matters of provincial interest under 

Section 2 of the Planning Act and decisions taken by the Town and the Region. The 

development conforms to the Region's Official Plan and the policies contained in the 

Town's Official Plan, including policies that require conformity with the ORMCP, SUbject 

to the site specific re-designations set out in the proposed OPA (Exhibit 166). The 

Town's By-law shall be amended in accordance with the propose.d zoning by-law 

amendment (Exhibit 2, Tab 17), ho'!Vever, my order is withheld. In relation to the draft 

plans of subdivision an'd condominium, I accept the submission made by Mr. McQuaid 

iii argument where he indicated that with respect to the draft conditions for the Plans, 

Counsel for Westhill and the Town have agreed that the draft conditions set out set out 

on Exhibit 183 for the subdivision plan and Exhibit 184.for the condominium plan will be 

reviewed and the Board '!Viii be advised of the result of such review and whether the 

Board needs to be spoken to or re-attend to address any condition in dispute (Westhill 

Argument, p.17). 

I find that Westhill has met the intent of the Municipal Class EA by fulfilling the 

requirements outlined in section A.2.9 (Integration with the Planning Act). The Westhlll 

project is therefore considered to be pre-approved under the Municipal Class EA and 
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may proceed, once my final order is issued approving the applications under the 

Planning Act. 

The appeals are allowed, and the following orders are made: 

1.	 The proposed Official Plan Amendment is approved, and the Town's 

Official Plan is modified in accordance with Attachment "1" (Exhibit 

166). 

2. The Town's By-law shall be amended in accordance with the draft 

. zoning by-law amendment (Exhibit 2, Tab 17): This Order is withheld to 

permit Westhill and the Town to agree upon the final wording of the 

zoning by-law amendment, which shall be in accordance with my 

decision. 

3. The details of the Draft Plan of Subdivision (EXhibit 17) and the Draft 

Plan of Condominium (Exhibit 11) are settled, subject to the terms and 

conditions set out in Exhibits 159 (TRCA), 160, 183 and. 184. This 

order is withheld, at the request of Counsel. 

4.	 The appeals from the decisions of the Committee of Adjustment dated 

February 12, 2009 are allowed and the variances as requested are 

authorized, subject to the conditions· set out in Exhibits 208 and 209. 

In light of the joint request by Counsel to withhold my final order, the parties are 

directed to advise within three (3) months of the date of this decision whether the 

wording of the planning instruments is agreed upon, including the numerous conditions, 

as set out in the various exhibits referred to above. Thereafter, my final order will i.ssue. 

This is the Interim Order of the Board. 

J. de P. SEABORN 
VICE CHAIR 
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PARTI· PREAMBLE
 

1.0	 INTRODUCTION 

Thle p~rt of the Amendment entitled Perl 1 • The Preamble, In~oduce. Ih. 
Amendment and descrlbal;l the oontext r;lnd plannIng proOO6B leading to the 
document's pl'Oparatlon. It Is for explanatory purposes only and does not fann part
of 'the Am ancl!pan1. ' . 

2,0'	 PURPOSE OF THa AMeNDMENT 

The. purpose ottllis amendment Is 10 redesTgnate thD~e lands cUl1llntlyldenUfiad 't'lS 
Site 6poolfto PolloyAraa 3,6,2 eIn tl1e 0fflolal Plan forthe Town ofAurora to permit 
the development of aresldentloofgolfcourse communlly. Spaolfk:ally, the effectof 
th19 Amendment is to redesignate thol;ir;llands Identilled 'On Schedule 'AwN from 
"Oak R~(I<l. Moraine Qounlrisld. Area" (Tran.RIo""I) and "O.k Ridge, Mo,..ln. 
Natural Linkage Araa" (transitional) to HOnk Rldg~FJ Morstne Count~lda Araa 
Estate Re6fdentlal Exooptlon" I Oal( Ridges MoraIne Natural Lrnkar;J6 Area Estate 
Reeldentlal Exoeptlon" at'ld ''OaK -Ridgaa MQt'alne Natural Linkage Area Major 
ReOl'6aUonE\1 Vas Exception -. 

3.0	 LOCATION OF THE AMENDMENT 

The area ofthis Offlolal Plan Am&n~mant (lonslsUl ofapproxlmately24 heotares (60 
aores) of land dasorlbed ae Part of L.,Qt 12, Conooaaion II find approximately 67 
hectares (140 aores)of land described as part2 o1Plal1 e!JR-11866 and Plan 65RM 

, 151>06, comprising Part of Lots 11 and 12, 00n095510n III In the 'fown of Aurora. 
The l~ndG are located on the er;tst 'and woot sldoD of Leslla straet, north of 
Bloomln9tan Road and In the viotnity l)f \tie 60valr Trail Et;tat~ ~sldeflUal 
61.1bdtvMon. The Amendment area. Is dijllneated more specUloailyon Schedule 'AM 
N, attached hereto. 

. 4.0 BASIS FOR>TH~ AMaNOMENT 

4,1	 Tha utaa Covered by this Amendmentwas originally deslQl\sted Rural In tha 
Town of Allrora OfficIal PIl;\n. The Town~s Growth Management Study 
provided a l:laslElfor Offlolal Plan Aillelldmellt (OPA) 17. OPA 171dentlfled 
thDot limited teSldentlal lISa In a clustered development form and on 
communal 60Nl008 may he permItted on oertaln alt\)$ ft1 the Rural Aroa, 
subject to alte apeclflo PQl1c1G8. 

4.2	 The lown of Aurom OfficIal Plan, as amended by OPA 17 IdenUflee the 
subJeot property as El site spaclflo polroy araa. Schedule H to the Official 
Plan as amended, esfabllshes the SUbject laM 1;13 Site Sp'oclflc Polley Area 
3.6.2 e, \'Vhlch states that: 

"The lend Idontmed on Sohedule I{ .s 3.6.2 • (e..t) 
compiislng Part l.,Qta 11 and.12. COl'l¢esl;llon III are Intended to 
be devalopad for high quality re5ldencliJ.$ In a olustt:lr 
arrangemenL that ~re aervlced by Ii privBl:aly owned and 
t1pen:ited communal wastewater iroalment system and Water 
supply system In 8ccordance with the crIteria IdenUfled In 

.SooHoo 6.2.3 0. 'lha land Idantified onSohedule Has 3.6,2 e 
(wasil' comprIsing Part Lot ii, Conceaslon II roay be used for 
a go} course to bl9',deveklped In (".onjuncUon wlth the lands 
under the same 01M1ership aaal of leslie street, provided 
se.l1sfaotory arrangements fora 9ra~6 eepBratad access LeaUa 
Street (;an be mal;le, ThaS(l lands shall requIre an amendment 
to thla Plan prior to any development takJng plaoe, The 
Amoodmetlt shell pro\llde detaIled pol1oles to ensure thtlt the 
golf course Is developed and oparated In a manner that thl;l 
environmental va~uaa, flUlotlon and process oftha Op\( RldOOO 
Moralne Will 00 malntaltwd or enhanced," 
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Fltd 1I1 'l'heAmendmOl\t 

4.3	 Ortlel,J Plan AmandmonlNo. 3 to tho Rog!on of York 6ffle~1 Pion pl.ood 1110 
subJeot land 10 the Rural PolloyArea ofthe Raglon ofYork. Goti' courses are 
permitted rn the Rural Polley Area eubJeOl to oertaln pn,..,lslona. Too 
realdGfltlal Qondomlnlum development faodltated by this amelidm0nt to the 
Aurora OfflCllal Plan Is provided for Dye apeolfto pDKey lnthe Regional Offlolal 
Pla~ ~(jh states: 

''6,9.11. Notwllh8tanding1he pollclGi otthle Section, the lands described as 
part 2 of ,Plan 64R·11866 and Plan e5R~1550~ comprising part of Lot8 11 
and 12. Conooealon III, Town of Aurora, are Intendoo to bl) developed for 
high quaUIy resldenoes In a oluster arrangement· and cofldoll'1lnlum 
ownerohlp. The development Is Intended to offer an alternative housl;) form 
and IW••tyI. 10th.Iwllieh I' Iyploolly found In oxl,lIn~ nelgilbou,hood' In the 
Town ofAurora. Suoh ~ df,welopmenl wUl ba.served by pr1Vliltely owned and 
opsrated communal wastewater treatment ayal$ms ~nd watt!)r~upply system 
In QOCordancewlththe orlterla In Pollcles 6.13.4 and 6.13.0 (b) and (0) oUllls 
Plan and 1110 following: ' 
a) prlorto any development taking plaoe. approval of an amendment to 

1ha area munlolpal offIolal plan ~ppOJied at a minimum by the 
following: 
I) . a market SLlpport study 
II) •• engl""erl.g report 
II~ all environment and landsoaping analyals 
l~) all ooonomiolfleol;l\ Impaot analysis oonflrmlfllJ the vlabntty of 

lha proposal ~nd the PfOJlosP!d eoonom~ benefits to the 
'munlclpflllly. . 

b)'	 QVar,U d~mslty ofdGV@lopmentahall genemlly be: compatible to that 
achieved through eslata reGkle:nual poJloleso1th" a~a mUtllolpal plan 
and shall be detennlned through 5uppDrtlng arwlronmenta.1 and 
titm'lolng atudloo; 

0)	 deslyn shall effeoUvElly somen development from arterial roads and 
. 9Xlstlng uses through sen8ltlva slllng and landscaping, Aooess ehall 

ba froltllntemal paved mijdwaY6 conetructed to munlolpal Btar1dt'lrds 
and designed (0 discourage through trafflc.a 

!>.13.4An eOOnomlctlflscal hnpaot analysis be completed to confirm the flnanolal 
Viability aftha proposal, the propoOOd econamlo benefits to the ~eglon and 
to ensul'9lhat the local an~ Regional financial lmpf.lcts are E\ccountl':ld for In 
keeping w1lh PoJloy 7.3.8 of this Plan. 

~.13,58rnall tlaal" r;.6Identlal development may be pennltted as an accessory or 
secondary lI&e to astabllBhad /,t;lsorltl'eoro/'lt/otJetl deVelopments, S\lbJeot to 
the foUowIng: ' ., 
b) servicing by a privately owned and opamtod communal waatawater 
tre~tment system and prlvat{ily owned anel operated oommunal watl;lr 
syelel1l', aB approvBd by a Class Environmental Assessment or equlval0nt 
process whloh lnl:Jludes the followIng: . 

ij an Inventory of the existing envlronmant l;lnd poa,slbJe Impacts; 
II) (:lValu~t1on of alternatives In oonsl.lltElUon w1lh affected aganQlesj 
I") prl;lUmlhEll)/ dl!lslgn of the preferred aRernatlvet thai wi. ensure 

conslruollon of ooUl1Otton and distribution systems to municipal 
standards; . 

. Iv) ~lftcQtlonG of th6 InterrelaUonl,'lhlp with the adl«oant recreaUonal 
USC' and . 

\l) pl'aparatl~n of a maintenance, monitoring and aY$tem fallura 
oofltlngency plan: 

0) a Responslblllly Agraemeht(s) b$lng exeoutlJd fot the commun!'tl 
WUi,ll'ewatel'treatmant and water eyatems, ldemlrylng among other things; 

1) operatlon arId maintenance sta'ndards:, . 
1I} dflflnltl(ln of default and required remedtaUon: 

III), f1nanola191.1amntaos that no pUblic funds will be requb'ed In the case 
of a matfuncllon: 

Iv) easements, tights of entry and Inspection; and 
v) monItoring systemsj" . 



"38 "	 PL030997 at. al. 

Pnge4 

4.4	 AMaate, Envlronment,1 S'lVIolng Plen (MI'SP) w.. prep.red In support of 
th)s amendment. The MESP Is comprlsed of An ErwlronmentaJ Report; a 
Wate, Supply Study; a Detailed Hydrogaologloal SttJdy; an Addendum 
Report to the Wllte. supply Siudy and dat.lled Hydrogeolqgl",,1 Study; e 
Funotlonal Servlotng Repetti arid a Golf COUl'e." GradIng Plan and CouT8e 
Rehabilitation and Planting Plan, The MESP wae euppJemrmted by, an 
Addlomdum as requested by Toronto and Raglon Conservation AlJthorlty 
(TRCA). The MESP .nd Add,ndum ,upportlng !hI' Ameadment ware 
6ubmtltad to the Town of Aurora and TRCA (or review aod approval. In 
addItion other reporttt were BUbmltted to the Town In support of thls 
amendment lrtefudlng a Fiscal Impaot Analysis, a Golf CourS6 and 
Residential MarkEd OemandAssement, a HBr~ageJmpBctAssGgemant, an 
Archeologloal study, and a Nolee Inwaot Study 

4.0	 ThE;! OfflGlal PIWl req~lreel that' the lands be developed on communal 
servloea. Topography and natural drainage dictate thEllooatlon of selVlclng 
f,ollltl... 

4.6	 The lands subJeot to thIs amendment are WithIn the Oak Ridges MoralnG 
PI.nnIngAr.... "" requl'ad. both the ReglonolOIfioIol Pion and Town Official 
Plan Kave been amended to brlllg the documerlti~ In'Q oonformlty with the 
Oak Rld9iils MoraIne Oonservatlon Plan, The Reglolltll and town plilnnlng 
framework recogrdl:ea the TransItional slaiuB afthe davelopmant.1heTown 
of Aurora Offiolal Plan now de51gnateu the eUbJeol: properly partlY as ''Oak 
RkllJas Moraine Oountryslde Area- (iransttlol1El.l) and pe.rllyas "oak Ridges 
MoraIne NaRlr~1 Unkage Area" (Transitional). The proPQI.n,d development 
as nddr&Ssed the featur~8 tiM natural resources withIn the area In tho 
¢Qnl$xt of the Oak Ridges Moraine Tran$IUonel PresorlbGcI Provlslona, 
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Pilrlllt The Amendmllbt 

PART 2 " THE AMENDMENT·
 

1.0	 INTRODUCTION' 

All of thle part of the dooument anthled Part 2..The Amendment, consisting of the 
followlng text and attaohed map. das19nated Schedule "A"N ( Le;nd UBe Plan), 
(lO,rwtitul:es Amendment No. _ to the Offlf:jlal Plan (or the lawn Q1 AurorEl. 

2.0	 DETAILS O?THE AMENDMEN) 

2.1	 Amendment to Schedules lIA" and "H" of the Offioial Phm as Amended by 
OPA No.17 and furtller Amended by ~PA. No. 48 

a)	 Schedule "Au of Ille Offlolal Phm Is herebY amended bY remOVing <lenaln 
lands fram the "Oak Ridges Moraine Countryside Area" deelgnatlon'and 
denoting on Schedule liN that thosa lands are designated "Oak Rldgea 
Moraine Countryside Area E8tate Resldentlal Exception". 
eohe~M;. "'A" Is further amellded by removing oertaln lands from lila "Oak 
Ridges Moraine Na.tural Linkage Area" deslgnatlon anti· denoting on 
Schedule liN' that those landS al'e deslgna{t:;lcl"Oak Ridges Moraine Estate 
Reelde:ntlal Exollptlon", 
Schedule ''N' of the OfficIal Plan I~ further amended by removing oertaln 
bndEi from the "Oak Rldgoo Moraine Natural L1nlmgeAraa" an4 denoting on 
$chedul$ "A" thai thoae [anda ar~ d~61gnated IIOl;lk ~ldgB8 MoraIne Natural 
LInkage Area Ma.!orReoreatlonal LJae l:!xooptlon". . 
All of whlch Is delineated on SchadtJle 'A·A' and hl accordanoe will) the 
Potlc"~$ l)f omol~l Plan Amendment---, 

b)	 Schedule "H" of tl"le Official Plan sa amended by OPA No. 1119 herl'Jby . 
updated to lnoillda the following notatlon "3.6.2 e~ In aocordance wIth OPA 
No._". 

2.~	 SeoUon 3.6.2 e Site Speolfl'C' Policy AraBs oftheOfflclal Plan as Dd~ed by OPA 
No. 1716 hElrB'by replaced by the foll.owlng: 

Seotton 3.6,2 Gl 

1.0	 General PDIlcloe: 

'The lands ldentifl~d on Schedule Has 3.6.2 e (aa~t) oomprlslng Part ofLots 
11 and 12, Con06661on III are Intended to be devalcpad for high quality. 
residences In 11 clusler tlrrangoment that are servloed by a ptlValely owned 
and operated aommunal wastewater trf)Qtmant f1yetem and water supply 
ayalelllin accordance wlth1tll) ,crIteria IdrmUfled 111 sectlon 3.6.2 0, The land 
Idenllfled on $chl'ldula H as 3.6.2 a {wast), compr1elns P~rt of Lot 12, 
Conoesslon II maybe used for f.1 golfcouroe to lm developed In C<lr.Junotlon 
with tho lands under the sama own~rshlp eaet of Leslie Street, provided 
satiBra,otoryarrangements fora grade stlparated 80066a aoro$S Leslla Street 
can be made. ,. 

1.1'	 All developmenll.lhall occtlr In acoordanoe with the 6rlVlroOlneli1$:1 r$ports 
and addenda submitted In 6UPPOrt of 1hll) Iilmendmellt. These raport$ Qro 
contaJnad In ttJe approved Master EnVlrotlmentl'1 Sto»vlcing Plan (MI:SP) 
dated September 2005 Qnt:l rovlsod AUlJust 2006, 

These raR0rls lnclut;3e tt:e- following: 

I:lnvlronmental Reportl Auguat 2006 prepared by Ages C'..onsllitanfs 
Limlted In association with Gray Owl Envlronmantallno, ' 
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Water Supply study, Augu,! 2003 proporod by Jogger .HlmsllmUed 

Ootalled HydroueolO\lloal Study, Auguat 2005 prapali;ld by Jagger' 
Ijlm, "Imltod 

WaterSupplystudyand Detailed Hydrogaolo~cal StudyAdQ~ndum, 
A"lIua12006 preparod by JoggSi' Hlme UmKed 

Functional Servicing Report, Augusl 2006. revised August 2006 
prepared by Bernas Aesoolatas . 

C1aarlilg and RehabllUailon Planting Plan, August 2; 200a prapElrad 
by CWl'Jck Doslgn Ino. 

1.2	 Apostdevelopmellt rnonl-rorlng progrnm shall be Implemented to d&termlnG 
Impacts on the, envlronnwntal proteotlon araa and to recommelld any 
mlUgative measures, 

1.3	 The GolfCouroo shall obtain cerUfrcallon pursuant to the Audubon Program
for Golf Course Mahagemerlt. . 

2.0	 EnvJronmantallmpact $tudy 

An Envlronma-ntallmpaot Study, Incorporated within the approved MESP, 
has bean prepared whloh eddresea!J the falowlng; 

2.1	 Assessment of Potential Impacts 

Ptopol,led DeVQloprnant Concept 
Net. Effeots Aesessment
 

$hortMTerm Envlronmentallmpaots
 
Long~Tenn Envlronmentallmpaots
 

PropGsed MltlgaUve Measures 

2.2	 EnvlronmenwlManagement Plan 

t=aolog!oal Mantlgamon,t RequIrements and Objectives 
BufferZones 

DeflnlUon and Utilityof BUfferZones 
BUffar zona Width ~ A Revl<m 
S/te-8ptlulflc BUffer Memugement Recommendations 

Re-vegetatlon and Rootomtlon Arf;lt1e 
Environmental GiJldelines for Golf Cauma. Design t:ltld M{\nagement 

Slte~Sp$clflc GuIdelInes . 

AU davalQpmentahali Qoour In aooordancewlth tha approved M5SP and the 
recommendations ¢otlb,.lned theraln. 

3.0	 land Use Deslgnatlontl 

3.1	 IlOuk Rldgo9 Moraine COlRltry.slde Area Resf(fsntlal Exoeptioll" 
within tl1e Slta SpecifIC poncy Area shall be comprised of detached 
resldentlal units of condorolnlum t€lnure and shall be serviced with 
communal water supply ;Qnd waete water t~eatment facUlties. 
AoooSSJ>ry uaoo fUld hQrne oeuupatlons WhicH are acoausory to the' 
resldenllal use and compatible with lhe resldenllal environment may 
alao be permitted. 

3.2	 jjOak Ridges Moraine Natural U'lkoge Area ~esl@ntlal 

Exception" Wlthln IhaSlto Speclflo Polloy Area ahall be developed io 
acoord9noGi wIth the policies ofthe ·Oalt Rldga8 Mo~lne COI,lIllryukla 
Area Re8Id(;Jntl~1 Exo!'lP~on· desJgnatlon. 
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htt fit The Al.1'Ioudw.Ollt 

3,3	 Residential Units 

Tho R""ldonUa' Unllll noled e1Jove 'hall 01'0 bo doveloped In 
flooordance with the followlhg pollotas~ 

I)'	 The lands may b& developed for a maximum of 75 ~Ingle-
family nome3. , 

II)	 A slta p~n Md agreement shall be requlr«l to ensure high 
standards In 1he conceptual design of the buildIngs, thew 
maBBlng andsl\lng. The SIte Plan agreement shag requlrethElt 
Q controlling arohlteot Ie to be re1a1ned by the Town and 'the 
coat of suoh shall be: borne bY the app~oan1. 

III)	 The 'mplemenllng olio plan egreomont ohall provldo for tho 
rollow1ng: • 

•	 Nolloe to purchasers shall be roqulrod In all offera of 
purchas& Elnd sale that occaej('ln~lIy golf balls may etray 
onto their property. • 

,	 All treee planted Within the landsoape areas of the sUeshall 
be naOVe speoles. ' , ' , 
Tha rn.oommendatlol16 oontalned within th'e Sernas 
As$OCla1ea report dated Oolober, 2007 ent~led "Nolse 
Impact study" respecting nolaa attl:lnuatlon forthe SUbject 
properlyohall be complied ",th. 

tv)	 The development shall utKlze praallQ9S whlcll Qnoourage 
groundwater infiltration "and seak additional opportunities 
Where they can be employed throughout the elte" The details 
of how lnfjltratlon WIll be mmdmrzerlahall be ahown In filiure 
delalla<l d.ell/11 dre",nge and shell bo aaU,raoloryl0 100 Town 
of Aurora. 'This lr101udea but 1$ not llmlted to: open d~ol,es, 
perforated pipes: mJnlmlztng the exterit of hard surface areas 
and maximizing ttJe- we of o[l)8n runoff frol)) rooftops and 
yaros for rechaJ1l91 The alte plan agreement shall require 
reglstratlon 01 a covenant on title and ensure that the 
condomInium corporatlon will assume the ,obligations for 
oar/'Ylng qutthe followlng matter In an agreement between tha 
condominium oorporatlon and the Town. The ocmdomlnlum 
declaration wlll require and the condomInIum corporatIon wlll 
provlda to aaob unrt own~rforfJn ownership education manual 
addressing the benefits of envIronmentally sensitive, ohemlcal 
freellawn oare to mlnlmli!e ImpaoW of ground related p~lLtan1e 
on the quality or1ha groundwater andthQ Impact of Infllll'alkm. 
The manual shall alec lnolude discussIon 011 1he need to 
maintaIn pervIous surfaces to allow groundwater lnflllration. 
1'he ownershlJ) oo\lcation manual shall be provided to eaoh 
hQtnl:lowl1er on the lrutls! Bale and futLlt'e resl:d$ Of allY unll. 

The area lmpaoled by Clonetrucllon shall be cOmltralned to 
rnfnlmlze soli oompacUon throughoutthGslte and pr;lrtlculorlyln 
areal' whera the. mota ellty 8011s are 6U9ceptlble to oompaotlon. 
CompaoUon will tllgl1lf1oontlY ~uoo 1h$ tnflltratlon capacltyof 
the 6011. Construotfon envelopes shag be establIshed during 
detailed deslgtlt agrood uponl aOO fanood In the flak;!. No 
constructJon equlpmEJnt (Ineludlng'trucks, backhoeJ;l, etc) or 
atorage m~terlals shall be allowed In the fenoed off areas. 
(~ontinget1(J.Y planning to halt tne opetallol1 of hEJavy machInery 
during amllmmedlatelyfonowl"9 sIgnificant min 6V\;lnlssoould 
be provlded to rnlnlmlze eol! compaction. 



- 42 -	 PL030997 et. ar. 

V)·	 Sile grading ,hall b, minimized and lha .~,tlng topOgraphy 
malnmlned to the extent post!llble. 

vO	 The Zonlna By-I,w AmendmentWiIi u'e e ooldlng ,ymbol "H" 
In con,lunctlonWlth any t>f all use deslgnlrtlons and the hQldlng 
ayOlo,] "H" "'ell not be lifted unlll , otto plan agraamant" 
satlsfaotory to the Town of Aurora to b!;l Bntered Into, and, 
resolutIon of Development Chargee or other t?harges payabkt 
for the property I,.. be.n aohleved, 

'III)	 In conslderlng the removal of any zoning holding aymbol from 
lands designated In the Residential oategory, COUnol1 ahall be 
satisfied that the reports. Btudles, and desIgn I'Bqulr~ments 

contemplated for the resldehllal devQlopm&nt ~re complete to 
the Town's. aatlsfautlon. al1d approved bY the Town In 
oonsull:allon with the relavant agenolaa, and further that tha 
site plan agreli)ment contampll\lteCl h~a b19el1 executed by 
Council. 

3.4	 IlOak RIdl)$s Mornlne Natuml Unkage Area Major Rac:reatJonB! 
Use ~xceptlon" 

The lande that 8ra daslonm@d"OakRidgesMoralneNaturaILlnka.ge 
Area MalorRecroatlonElI Ue:a ~ptlott are complisad ofthose lands 
on SchfXlLlle "g to the pamnlPlan that are des\Qnated "Oak Ridges 
Moraine Ntltural LInkage A~a -(Transitional). A.9fJlf course Is 
pemlllted withIn this designation In the SIte Specific Policy Area In 
aCl)ordanue with full approved Mga~ f,Uld In aooortb;lnve with \he 
pollQll;'t8 of thla tlmendmont, 

3.5	 Golf Course Development· speCIal pglf(;y Area 3.6.2.6 

AGolfCOuroe Is lJermlttad on lands designated "Oak Ridges Moraine 
'NaturallTlnkQtJe Area MGUor RecreatIonal Use exoeptlon" and.on 
Jands desrgnatad "oak Ridges MorB.k1e COuntrYside Area" which ara 
Ioc~ted Within the SIte Speolflc !=Jolloy Arl;l8. Golf col,lro,el development 
shall be In accordance with the approvad MESP. 

Golf Course clavafopmam shall also comply with tha feUowlng polll:llas: 

a}	 Ali ~I'lhtoen hola golf couroe Including olubhouse facllJtlea:and 
Incldental anolllary Uses relating to the golf oourse are 
permlUed, 

b)	 A porllonofthe golfcourae \$Intondod to be located Within the 
Bloomington !2SA #93 and on a porUon of the Whfte Rose 
Spillway. Notwltlwtandlng the provlsloll5of8eotloll~ 3.11.1.1, 
a.11.1.3, B.11.1..4and Sohedula''O"lotheAurora Omclal FIEln, 
intrusIons of tna goll coun~l,'IlnlQ aloomlngton ESA#G3 will be 
permitted subjootto oompllanoaWlth the pollclea ofthla Official 
Plan Amendment. 

o}	 Oes»lte the golf course intrusIon Iflto the Environmentally 
Slgnlflmml Area, till} watland function shall be mtllntalned and, 
anhanood wIthout any losa ofwEttland funotron, 1n ~ooor~anaa 
with the approvod MGSP. 

mailto:daslonm@d"OakRidgesMoralneNaturaILlnka.ge
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Part III 'rho AnlOll(lmcnt	 Pnge 9 

d)	 The approved MSSP .hall bolmplom,ntOdthrough aoll.plan 
agreement to be ex~c:utBd prior to commencement of 
conatruot}on, The approved MESP addrauf,loa tha following
ob)acllvee: . . 

.I)	 maintenance of hydrologic funotlons (groundwater 
discharge and flood slorage)i 

10	 maln1enance of water quality to a c!egrea WhIch Is 
.,oeptabloto tho Town In consultation with the relevant 
agenoto.s: 

III)	 m~l11t"nanCI;) of wUdllfe I1nk~e8 across the landsoape; 

Iv)	 malntanance of watlan(!fl.lpland oonneotlon wahln the 
walland to ma>dmlze wildlife ho~ltot polontlal; 

\/)	 no nat ross of dlvemlty of wetland vegetatIon types: and 

vi)	 no net loss of btodlversHy of the wildlife comml,lhlty. 

.)	 Tile galt' course shall be devslopml thl'Qugh ttle sltl;l plan 
a~.KI\lal Rrocess and the design ellall be consistent wl1h and 
ttl aocordance With the flndlngs. obJeqUwo, recommendations 
and ImplementIng measures. emanating from the approved 
M8SP and any ooier etudloo or raquirattt(mt~ of thIs OfficIal 
Plan AmotKIment. The golf course ~hall be dealgnod by 1:1 
quallfJe~ golf course arohlteot. 

f)	 Modifications to the golf COlll'se<levelopmellt sooomB, rea"uIlln9 
from detailed envIronmental considerations, detailed des.lgn 
aludlea orotherapeolal studIes required bytha ToWn ofAurora 
b'lay be permltle<l. Suah modltJ<:atlohe ahaH not re'luh1it an 
amendment to this Plan provIded that th~ propoaed rGvlalona, 
In the Qplnlon of the Town. In consultation wlth the relavant 
agenclo8, rapraaent sound environmental and land Use 
plnnnlng. 

g)	 The proponent shall submit .In support of the slta plan 
eppllcatlon the follo:Mng golf-course design details In addition 
10 the datalla Included In the Mi::SP; . 

I)	 nl!\)'Out plan oulllning thalo,allon. of allholesln,Judlng 
a descriptIon of the species and areas of all vegatatlon 
to be affeotedj 

a)	 the layout "plan shall provide, theft teee and 
f.loooaa paths wlthlri the wat!limd wnl be 
conatruoted In an Goologlcally compfltlble 
mannerj . 

II)	 drEllnaga plam~ ahowlng tlle IJl.IIIel locatlona with 
apprnpJfate diffusers; 

III)	 gradIng plans depIcting pre-andKpoatNdavl\llo pmant 
oontl1ure to demonetrateternporarystookpl1e locaflons, 
steep alopea Bnd stabilization requlremantsj 

Iv) asedIment and aroalon oon1ral plan for Implementation 
at the oooolt1.lcClon stage; 
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v)	 PhQ.lng of con.~..,tlon: 

Vl)	 astorm drainage plan whIoh demonstrates quality and 
quantlly conl,ols that ora Integratad wtlh tho plsns for 
the remaining development area; aNd 

vll)	 staking In the fleld by a q\laRfied professional the limIts 
of oonstructlon fll'a~S to be proteoted, plants or plant 
grouprl1g~ to be relocated and trees to be preserved. 

11)	 lhe propollent of1he {Jott course shall prepare and submit with 
thlJ Site Plan Application, an EnviltlnmentfJl Golf 00urs8 
Management Pl~ll and MB,lntenance Protocol to guide the 
opera&m of the alti! and ongoing maintenance of the gOlf 
oourse. The procedLlre8 may InclUdG Wlte of the art 
teohnlquee for well nl(lnltoring, Water Uflaga monitoring, 
measuring 1hG rale of wetland ragetleratton, find Joint 
Inapo(l((on prooadures with the Town, relevant agencies EnId 
th~ Town's environmental conGl.Iltanta. The Pll:ln will address 
to the saUs'aotion of the Town: 

I)	 Irrigation,systems and operations pro<:!Kluresj 

II) awater l;Ulnsarvation lrtratsgy whIch mInimIzes tho use 
ofwaterby utilizing a varletyofQonseM\llon teohnlques 
Including Iha lnatallatlon ofsmte oftha art IrrigatIon, turf 
great'! martagement, 13est Manag(l;manl practices for 
storm water and the selootlonof appropriate wgatatlcm. 
1h$ water cohservatloq strategy will also Identify 
meUlod& Df pwtGotlng.and malntalnln'J nflliration and 
tM lntl;'lgrlty of groundwatar quailly and quan~ty. The 
water conservation strategy vAll be revleweiJ and 
approved' by1ho Town In consultation with the relevant 
agenc!eG; 

111)	 an Integrated peal management 'plan. IncludIng 
envlronmentBlly Bound metl10ds ,to mrnlmlze ohembal 
f(lrillizer and pastroldrt uael 

lv)'	 tUrf and rough mah1tananae practlcr,ll:J; 

v)	 bulldll'lQ, roiW and aervlclng mf.lln~enance requirements 
and praoflce13; 

a monitoring program ror the ~hanow gl'OlI1dWtlter 
system, to document pre-and pos1·cone.ll'uctlon 
groundwa.~r quality; 

v~ 

vII)	 B 89t of pelfonns.nca targeta: for water quality against 
whloh 10 tlS~eas the tnon~orlng d~t~i 

VIII)	 a protocol for addressing wtlter qUtllllyh~rget6whJGh are 
exoeededi 

a monitoring program for wetland/upland vegetliltlon In 
dlalUrbslIOO I:lMQa, odge zones and protec1ed areas; 

x)	 a protoool for add~ailslng wet~nd'upland vegetation 
motlltol1ng 1'$$lJ\ts ahdi 
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l'nrtlll 1'he Am\lndment	 :Pago 11 

xl) .	 Tha (Jolf CO""'" Man~amant Plan ahan IdantlfY 
Natural Features to be protected, naturalfMtures 10 be 
managsd, natural meadowCOlMluri!lssand restoratlon 
plantklg. 

I)	 The Golf Course Management Plan shall ba prepared by an 
Intagr~lad ·taom including agOIl CO"IIlO arohlto.l, 
hydrog,ologlst, walland hlologlot and OlonnwolBrmana""..ont 
engineer. The studyflndlngs recommendations and maasurGFJ 
shall be Etpprovad by lhe Town of Aurora and the relevant 
envIronmental approvfng agancles and form Imrtofa alte ph:m 
agreement to be e~eoutad prior to the developmentofthe golf 
course, The ilforemenUonad· ugreelmmt shall contain 
pro,vlslons rpqulrlng the ImplementatIon of the Golf Course 
Management Plan and Malrrtenance Protocol on aoontlnuous 
on-going bElsis, and,shall be blndlng on the operator and/or 
manager of the golf cot/rlbel If other than the OWner of the 
landa. 

J)	 It Ie the Int0n~ ofthla Plan and the Imple:mentatkm teohnlques 
emallaUng from the Plan that Ihe golf course Malntenanca 
Protocol sllall be premised on golf cou(sa malntenlo1nce 
pracUc9tJ whICh are conservative, ApplicatIons offertll1'<:erand 
pestlold0!J ahall be w~ed only on a mInimal basIs. IndUlltry 
Glddennes for Integrated peat management 8hall be usedr In 
addlllon, the &lte plan agreemEtnt shall provk::le "that the 
appHoation of chemicals should, 10 ae great an extent as 
possible, be at times wl'len there Is ~ 1()W UI<ellhood of 
precIpitation for a1ew days following. The owner shan furthar 
agrc:llt hl the alte plan ag)'t;leITIEmt to rataln the Stilrvloes of a 
qualified golfcou'me auperlntoodent1o Implement aprogram 01 
turf management mlnlmlzJng areas'of manEJged tlIrf, to ensure 
that !ltats ofth" Elrt, envlronmemally Mund, methodologlesWlII 
be applied on an on-goIng />aab;l. 

k)	 The Town of Aurora' shall wtelln a quallfled <3nvlronmental 
consultant, at the Gxpan sa of lhe prOpOllatlt, to review the 
proposod 90lf ooursa daslgn. malntenanoe plan, and tha 
varlow Implementing 8tudle~ and t~pllrts to Insure that the 
pollolE:ls of the Official Plan and. (his Secolldary Plan are 
adhered to pltorto, and durlnl.1 oons1ructlon of the- gulfcourse. 
100 Tovvn's anvlrotlmentfll oOT18Ultant may make additional 
racommendatbns to be Inoorporated Imo the elta plan 
agreement to Implement tl\$ Intal'lt of the pol1oles of this 
amandmenl, 

The envlronmontal oonsultant shall take an aotlve 
coordlnator/faollltator role 10 assist the Town In obtaInIng 
olearancel! from the envll'onmental approving agencies. 

The Town of Aurora shall appoint B quallfled QJl·~lta 
envlronme.QtallnlJpe01Qr mutually agreeElbll!l to the "(own and 
Ul'il pro~nent at the expense ofthe proporial1~ to monltorUle 
Implemanbdlon of the rooommend~t1ons ofthe envlronmahtel 
cooBI:J1tent and to monitor the fU1flllmeht oftha env!ronml1ll)rnl 
obJcictl\fea of the site plan agrel)"(T1ent and lhla Elmandment. 
The qualificatIons, funotlon' tu'ld author1tyottha envlronmen1al 
lnapeota( InoliJdlng aoon8truollon "stopwork" authorllysl1all be­
set Ol.lt In tno elto plan agreemant between the proponent and 
1he Town. 
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Pn.go12 

I)	 In conslderlng the ~moYal ofany'zonlng holdlnl1symbol from 
landa (KlBlgnated In the GplfCourse oategory, Council shall be 
satisfied that the reports, studJoo, Fi'lnd desIgn requIrements 
oontemplatad for the gorf courne ere complete to thlit TownlB 
aatlsfaotforl, and approwd bythe Town JllconsultaUon with th'!;l 
ralevant a~enCIElB, fl.nd further ~hat tile slta plan agreement 
oontempla1ed has been 9)(eOllted by Oouncll. 

m)	 The golf course clubhoUse and any fUture lilllolllary faoMitlea 
contemplated withIn tlle golf course lands shall be daveloped 
on the basIs of communal water and aanltflty .sarvroa$, 
AQoordlngly, prlor to any development of USes on' such 
C9rnmunal services. thQ Regional Commlst\)oner of 
EnVironmental Services shall advise that a ~espot1alblllty 
Agreement has boon executed between tile flroponent and 
York RegIon. 

4.0'	 Tl'aMp(lrlation - Road and entraM~ locmlny!s 

.)	 lha focatlon of the proposetl acoess to Leslie ~treet Is subJeot 10 
approvw by York Region. 

b)	 A UTElde separation will bl;) required linking the propoeed golf lloutse 
on the east ~nd west aida of Leslie Street. This grade separation will 
faoilltate safa padsatrilln and golfcart movemelltwhlle preseNlng the 
arterial road function of L~glla Straet. The timing for this grade 
separation will bQ detennlned by the York Region. 

5.0	 Sop/lolng 

a)	 Prior to approval of dtafl: plana of BUbdlvlslon. draft plans of 
condominium or site plans, Functional Serviolng Plans shan be 
praPQrad and approved by the To'M'l of Aurora In consulta11on with the 
Region. the Lake SImco" Rlllgbn Consarva11on Authority and the 

,Toronto and Region ConseNutlQt1 AUti)orlly. Developmerrtapprovals 
ahall require theJmplementa1lon of1he IfndIngs611d recommendaUons 
or the Funotlonal S"",rvlolng Plans, 

b)	 Funcllonal sl!IrvlOing Plana shall address .specific OOrviOll10 
requirements and theIr anvlronmentrill Impacts and Influence on 
development design, This Includes stormwator 'management, 
5EmltalY, water, roade and sl1t') grading requlrflmenta, .The tOlm3 of 
f0farence ror FUllotkmal Servlclng Plal1$ $hall l1e prepared to thB 
eatlsfacllon of the Town of Aurora. 

0)	 SlonYM'alar management uhall 00 proY1ded to, as a mInimum, 
attenua.te future flows from th~ 2 year throt.lgh 100 Year events to 
existing levels and provide qua.llly colltrol treutmant In aooordanoo 
w1U~ ?rovlnal~d gUidelines, The stonnwatar l"rl,anagement aDd water 
quality control cmnpontmt of the functional ServIcing Plan shall be 
undertaken to the eatlsfacilon of tile T"wn of Aurora In oonsllltt.ltlon 
wIth tha agencies, The study shall autliM lnC;laslires and 
reoom mendatlone for properatormwatermanagement100hnlques ali 
W(ill as aroalon and sedImentation control measures to be atnploy~d 
on-sIte both dUrlng and f.lfter OOhstruotion. Tnl6 feqUI~d atormwater 
management and water qualIty oontrol study shall be oarded out In 
oonJunctlonwlth and be conslst£lnt wlththG GolfCourae Management 
Plan requlred by thIs Amendment, 
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l'nge 13 

6.0 Parkland 

Parkland dedicatIon shall be caa\r.ln-Uau In accordancewllh 800tlon842 and 
61,1 altha Plarmlng Act. 

7.0 ImpJementt\t1on mtllntefP~tlQn 

ne Implam,nl.llon .nd 'ntorpr.llrtJon 01 this Amendment sholl be In 
aot1ordanca wll11 the reapeotlve pol1clas of the Aurora Official PIM. 
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Planning and Development Services 
Marco Ramunno 

905-727-3123 ext 4341 
mramunno@aurora.ca 

Town of Aurora 
100 John West Way, 

Box 1000, Aurora, ON L4G 6J1 

June 13, 2012 

Via E-mail-ghislaine.boulianne@york.ca 

Regional Clerk
 
Mr, Denis Kelly
 
Regional Municipality of York
 
17250 Yonge Street
 
Newmarket ON L3Y 6Z1
 

Dear Mr,	 Kelly: 

Re:	 Town of Aurora Official Plan
 
Request from WeirFoulds - Mr. Michael McQuaid for
 
Modification to Schedule K
 
Planning and Economic Development Committee Meeting - June13-2012
 

I have spoken with Mr. McQuaid regarding his letter dated June 12, 2012 requesting to modify
 
Schedule 'K' of the Town's Adopted Official Plan. We are currently working with Westhill on a
 
Subdivision Agreement to implement the Ontario Municipal Board Order, which does not include
 
a trail connection through the subject lands. A condition of draft plan approval has not been
 
imposed to include a trail connection though the subject lands.
 

The Official Plan policy clearly states that Schedule 'K' shows the Aurora Trail Network
 
conceptually as recommended in the Town of Aurora Trails Master Plan and that
 
"implementation of the proposed Aurora Trail Network will occur, in accordance with the Trails
 
Master Plan, mainly when development, redevelopment and public works projects take place.
 
Secondary Plans, Plans of Subdivision and Site Plans may modify, supplement or extend the
 
Aurora Trail Network Concept shown on Schedule 'K' of this Plan, without requiring an
 
Amendment to this Plan, as long as the changes reflect the policies of this Section and the
 
Trails Master Plan."
 

I therefore do not recommend that this portion of trail be removed from Schedule 'K' of the Town
 
of Aurora's Official Plan as the policy is clear that the location of the trail network is conceptual
 
and may provide the opportunity to secure the trail connection to the north or south of the
 
Westhill property.
 

Yours tr~IY' 
~ ·c< -:Z-

Marco a unno, MCIP, RPP
 
Director of Development and Planning Services
 

cc. Heather Konefat, Director of Community Planning 
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