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AMENDMENT NO. 637 TO THE VAUGHAN OFFICIAL PLAN 
(VAUGHAN 400 NORTH EMPLOYMENT AREA SECONDARY PLAN) 

ONTARIO MUNICIPAL BOARD HEARING SETTLEMENT 
 

The Planning and Economic Development Committee recommends the adoption 
of the recommendation contained in the following report dated August 19, 2011 
from the Acting Commissioner of Planning and Development Services and 
Regional Solicitor. 

 
 

1. RECOMMENDATION 
 
It is recommended that this report be received for information.  
 

2. PURPOSE 
         Figure 1 
To inform Regional Council of the 
settlement of the City of Vaughan’s 
Amendment No. 637 (“OPA 637”) 
appeals to the Ontario Municipal Board 
(“OMB”).   
 
 

3. BACKGROUND  
 
CONTEXT    
 
OPA 637 is a Secondary Plan that 
provides policy direction for new 
Regionally-Significant Employment 
Lands straddling both sides of Highway 
400 in north Vaughan, for the lands 
largely approved through Regional 
Official Plan Amendment No. 52 
(“ROPA 52”).  
 
The Secondary Plan area, which consists 
of approximately 800 ha (2000 acres), is 
bounded on the north by the King-
Vaughan municipal boundary, Teston 
Road to the south, Jane Street to the east and Weston Road to the west, excluding the 
existing estate residential subdivision at the northeast corner of Weston Road and Teston 
Road (Figure 1).  
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OPA 637 was appealed to the OMB by two landowners groups  
 
In July 2010, landowners within the Secondary Plan area, known as the Vaughan 400 
North Landowners Group Inc. and Calapa Farms Limited, appealed OPA 637 to the 
OMB on the basis that the Region did not issue a decision within the Planning Act’s 
prescribed time period of 180 days upon receipt of the OPA. 
 
The first OMB prehearing on the OPA 637 appeals was held in December 2010. The 
OMB granted party status to the Ministry of Municipal Affairs and Housing, York 
Region, the City of Vaughan, the Township of King, Block 34 East Landowners Group 
Inc., and the appellants, being the Vaughan 400 North Landowners Group Inc. and 
Calapa Farms Limited.  
 
On April 21, 2011, Regional Council approved the recommendation contained in the staff 
report dated March 28, 2011 (Clause 4, Report No. 4), which included supporting the 
approval of OPA 637 at the OMB, set-out in the April 21, 2011 staff report, and 
authorizing staff  to appear at the OMB in support of the Region’s position 
(Attachment 1). 
 
Extensive negotiations resulted in a revised Secondary Plan 
 
Following the first OMB pre-hearing in December 2010, the parties engaged in extensive 
negotiations over a period of five months, consisting of numerous consultation meetings, 
OMB prehearings and mediation sessions. The negotiations resulted in a Settlement 
Agreement and a revised Secondary Plan. All parties reached agreement on key policy 
areas, which are discussed in Section 4 of this report.  
 
The OMB approved Secondary Plan will generally permit the following land uses, as 
reflected on its Land Use Plan (Attachment 2), while protecting for the valley lands 
(Greenbelt/Natural Heritage System): 
• Industrial uses (i.e., manufacturing, warehousing, offices) throughout the Secondary 

Plan Area. 
• An office/business campus in the northwest quadrant of the Secondary Plan Area. 
• Service commercial uses (small scale retail that primarily serves the business 

functions within the employment area) at intersections with arterial and/or collector 
roads. 

• An Employment Area Activity Centre along Kirby Road that permits a concentration 
of uses that primarily serves the surrounding employment area.  

• Mixed-Use Areas (employment/commercial) at the north-west corner of Jane Street 
and Teston Road (16 ha) and the south-east corner of Weston Road and Kirby Road 
(6 ha), and which also recognizes two existing service stations/rest stops on the east 
and west sides of Highway 400.  

• A small area of Low Rise Residential north of the existing estate residential 
subdivision, on the east side of Weston Road, north of Teston Road. 
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Retail warehousing is prohibited in OPA 637.  
 
 

4. ANALYSIS AND OPTIONS 
 
The OMB approved Secondary Plan (Attachment 3) addresses the key policy areas in 
which Regional staff required modifications to OPA 637 to ensure the Plan is in 
conformity with the 1994 Regional Official Plan (“1994 ROP”), as amended by Regional 
Official Plan Amendment No. 52 (“ROPA 52”), and the Region’s new Official Plan 
(“2010 ROP”). The OMB approved Secondary Plan preserves the lands for employment 
uses and protects for the Provincial GTA West Transportation Corridor and connections 
to Regional and/or local roads.  
 
Commercial/retail permissions will support the employment uses and the 
integrity of Regionally-Significant Employment Lands will be maintained 
 
Through mediation discussion, a 20 ha 
Mixed-Use Area designation at the 
southeast corner of King-Vaughan Road 
and Jane Street, which was a concern to 
Regional staff and King Township due to 
its close proximity to King City’s retail 
trade area and having no existing or 
planned residential adjacent to it, was re-
located to the south-east quadrant of 
Kirby and Weston Roads and reduced in 
size to a maximum of 6 ha (Figure 
2). This is a more appropriate location 
as it augments the adjacent Kirby Road 
Activity Centre, serves residents to the 
south, and its size is more suitable to the 
local serving area. 
 
One of the key Regional modifications 
proposed to ensure the protection of 
employment lands was the introduction 
of a policy restricting ancillary retail uses 
up to a maximum of 20% of the 
Secondary Plan area, consistent with policy in the 2010 ROP. Section 4.3.10 of the 2010 
ROP allows limited ancillary uses on employment lands provided such uses primarily 
serve businesses in the employment area, and that the use does not exceed 20% of the 
total employment in the employment area. Vaughan staff determined that ancillary retail 
should not exceed 15% of employment, which is well within the Region’s maximum 
permission of 20%. The OMB approved Secondary Plan conforms to the 2010 ROP 
ancillary retail policies. 

Former 
Proposed
Mixed-
Use 
Area

Re-located 
Mixed Use 
Area 

Figure 2 
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All parties agreed to the revised commercial/retail policies and Regional staff is satisfied 
that the integrity of the Regionally-Significant Employment Lands for employment uses 
will be maintained.    
 
The revised Secondary Plan protects for the future GTA West 
Transportation Corridor and connection to the arterial road system   
 
The draft Stage 1 Environmental Assessment (“EA”) report was released by the Ontario 
Ministry of Transportation (“MTO”) earlier this year, identifying the need for a new 
transportation corridor between Highway 400 and Highway 401 west of Milton. The 
report identified a Preliminary Route Planning Study Area to accommodate several route 
alternatives and related facilities during Stage 2 of the EA. The north portion of OPA 637 
is located within the EA study area.  
 
The OMB approved Secondary Plan contains policies that protect for alignment 
alternatives of the future GTA West Transportation Corridor, as well as any associated 
interchanges and Regional Road connections, while allowing development to proceed as 
provided for in the Plan. Policies with regard to the phased release of lands for 
development within the protected areas as the EA progresses were also included.  
 
The Estate Residential designation 
was changed to Low Rise Residential 
in accordance with the Region’s 
modification  
 
The Vaughan adopted OPA 637 designated 
a 16 ha parcel of land on the east side of 
Weston Road, north of Teston Road, “Estate 
Residential”, shown as Deferral Area #2 on 
Figure 3. Residential uses are appropriate at 
this location given the property is a small 
isolated block surrounded by a Natural 
Heritage System to the east and north and 
adjacent to an existing residential 
subdivision immediately to the south. A 
regional modification recommended the 
lands be designated “Low Rise Residential”, 
consistent with Vaughan’s new Official 
Plan. The OMB approved Secondary Plan 
reflects this change.  
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The OMB allows the former deferral areas to become Urban Area 
 
There were two deferral areas related to ROPA 52 (Deferral Areas #1 and #2), being the 
residential designated lands on Weston Road and the Mixed-Use Area site at Jane Street 
and Teston Road (Figure 3). Both areas are included in OPA 637 and in the new Urban 
Area proposed by the 2010 ROP.  
 
At a prehearing for the 2010 ROP appeals held on July 19, 2011, the OMB allowed the 
two former deferral areas to be brought into the Regional Urban Area designation. The 
boundary of the Urban Area designation in the 2010 ROP is consistent with the boundary 
of OPA 637. At the Settlement Hearing for OPA 637 held on July 20, 2011, the OMB 
approved a revised OPA 637. Development can now proceed on the former deferral lands 
as set-out in the OMB approved Secondary Plan and Settlement Agreement. 
 
Minutes of Settlement identifies expectations and timelines for the GTA 
West Transportation Corridor EA and Regional/City road connections  
 
All parties signed Minutes of Settlement (“MOS”) confirming agreement on a revised 
OPA 637 (Attachment 4). The MOS also stipulates the expectations, triggers and 
timelines of the GTA West Transportation Corridor EA (“the MTO EA”) and 
Regional/City interchange connections to the Corridor.  
 
MTO agrees to proceed expeditiously with the MTO EA, and in that process, will address 
the lands at the interchange of the Corridor with Highway 400 at the beginning of Stage 2 
of the MTO EA (route alternatives). Stage 2 of the MTO EA will commence in 2012. As 
the EA progresses, lands protected for the Corridor could be released from the study area 
as early as 2013. If the MTO EA does not proceed expeditiously, a party may, after 
December 31, 2013, seek an amendment to OPA 637 to remove lands subject to the 
policies protecting the Corridor. Any party may exercise its rights to oppose or appeal a 
proposed Amendment to OPA 637 and seek adjudication or mediation. Block planning of 
lands that are not required for the Corridor could commence in 2014.  
 
The MOS acknowledges that the City of Vaughan requires at least one full interchange 
with Highway 400 and the Region needs an east-west arterial road connection east of 
Highway 400. The City of Vaughan and the Region will undertake an EA for this 
purpose. Lands within the interchange study area could potentially be released from the 
study area in 2014.  
 
A list of permitted and non-permitted commercial uses in the Mixed-Use Areas 
designations and Service Nodes are attached to the MOS for the purposes of clearly 
identifying the uses for the zoning by-law stage and ensuring those uses primarily serve 
the employment area.  
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5. FINANCIAL IMPLICATIONS 
 
The settlement of the appeals without a full hearing results in savings of staff time and 
expense. Approval of OPA 637 will increase the Region’s tax assessment base. 
 
 

6. LOCAL MUNICIPAL IMPACT 
 
The approved Secondary Plan will increase the employment tax base of the municipality. 
The City of Vaughan supports the future employment land development as set-out in the 
revised Secondary Plan and MOS.  
 
 

7. CONCLUSION 
 
After extensive consultation and OMB mediation discussion, all parties agreed to settle 
on a revised OPA 637. The settlement brings Strategic Employment lands to the Region's 
economic portfolio in advance of the 2010 ROP and Vaughan’s new Official Plan 
coming into effect. The approved Plan prevents retail and residential erosion of strategic 
Highway 400 series lands over the long-term, and protects a critical piece of the future 
Provincial and Regional road network. 
 
For more information on this report, please contact Duncan MacAskill, Senior Planner, at 
(905) 830-4444, Ext. 1513 or Heather Konefat, Director of 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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Schedule “B” 
 

GTA West Corridor Environmental Assessment 
Preliminary Route Planning Study Area - Interchange with Highway 400 

For Lands within the Vaughan OPA 637 Planning Area 
 

 








