Report No. 7 of the Planning and Economic Development Committee
Regional Council Meeting of September 22, 2011

1

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.

PURPOSE

To inform Regional Council of the
settlement of the City of Vaughan’s
Amendment No. 637 (“OPA 6377)
appeals to the Ontario Municipal Board
(*OMB”).

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 VVaughan, for the lands
largely approved through Regional
Official Plan Amendment No. 52
(“ROPA 527).

The Secondary Plan area, which consists
of approximately 800 ha (2000 acres), is
bounded on the north by the King-
Vaughan municipal boundary, Teston

] OPA 637
]

Figure 1

Highway a5q
Jane Strop

King Vaughan Road

Kirby Road

Teston Road

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).



Report No. 7 of the Planning and Economic Development Committee
Regional Council Meeting of September 22, 2011

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 VVaughan 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):

e Industrial uses (i.e., manufacturing, warehousing, offices) throughout the Secondary
Plan Area.

e An office/business campus in the northwest quadrant of the Secondary Plan Area.

e Service commercial uses (small scale retail that primarily serves the business
functions within the employment area) at intersections with arterial and/or collector
roads.

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

e 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.

e 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.

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 527), 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 Figure 2

Mixed-Use Area designation at the i g ]

southeast corner of King-Vaughan Road CoPassr ¢ 3
H £ 5

and Jane Street, which was a concernto~ --r=-eememmnnnes s
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

Re-located

Kirby and Wgston Roads and_reduced in Mixed Use Former
size to a maximum of 6 ha (Figure Area Proposed
2). This is a more appropriate location 'l\J";;‘ed'
as it augments the adjacent Kirby Road Area

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 T e

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.

Vrk Begiom 0o



Report No. 7 of the Planning and Economic Development Committee
Regional Council Meeting of September 22, 2011

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 (“MTQO”) 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.

Township
of King

——King-Vaughan-Road-

City of
Vaughan
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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 VVaughan 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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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.

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.

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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Report No. 4 of the Planning and Economic Development Committee
Regional Council Meeting of April 21, 2011 :
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AMENDMENT NO. 637 TO THE VAUGHAN OFFICIAL PLAN
(VAUGHAN 400 NORTH EMPLOYMENT AREA SECONDARY PLAN)

~ The Planning and Economic Developmént Committee récommendS'

1.

Receipt of the communication from Mr. M Mellmg, Davies Howe Partners
LLP, dated April 6, 2011; and

Adoption of the recommendations contained in the following report dated
March 28, 2011 from the Commissioner of Planning and Development
Services.
RECOMMENDATIONS
It is recofnmended that:
1. Regional Council support the approval of Amendment No. 637 to the Vaughan
Official Plan at the Ontario Municipal Board, subject to the modifications as set-out

in Attachment 3 to this report,

2., The Regional Clerk circulate th:s report, for information purposes, to the City of
Vaughan and the Township of King. :

3. York Region staff be authorized to appear at the Ontarlo Municipal Board in support

of the Region’s position, as required.
PURPOSE

To provide the outcome of the consultation with the Vaughan 400 Landowners Group,
the City of Vaughan and the Township of King, and information relating to two
supplementary letters received from public agencies.

BACKGROUND

The report to March 2, 2011 Planning and Economic Development
Committee was deferred to allow staff more time to consult

On March 2, 2011 the Planning and Economic Development Committee deferred staff’s
report dated January 24, 2011 (Clause 6, Report No. 3) on Amendment No. 637 to the
Vaughan Official Plan (“OPA 637"), to allow time to consult regarding the Mixed-Use
Area designation proposed at the southwest corner of Jane Street and King-Vaughan
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Road. The deferral came at the request of Counsel for the Vaughan 400 North
Landowners Group Inc., who appeared on deputation.

This supplementary report provides the outcome of the consultation, and two
supplementary letters received from public agencies for information purposes.

ANALYSIS AND OPTIONS

York Region staff met with the landowners, City of Vaughan and Township
of King '

On March 11, 2011, York Region planning staff met with representatives and legal
Counsel from the Vaughan 400 North Landowners Group Inc., the City of Vaughan and
the Township of King. Discussion was primarily focussed on the Mixed-Use Area
designation at Jane Street and King-Vaughan Road and retail permissions, including the
nature and purpose of retail and its dispersion throughout the amendment area. The
parties met, as requested by Planning Committee, to consult on opportunities to find
creative solutions. Progress was made, however, discussions are on-going to try and
reach a full agreement. Staff are optimistic based on this initial meeting that a common or
creative solution can be reached through final mediation.

A Vaughan staff report regarding OPA 637 was considered in a closed session of their
Committee of the Whole on March 22, 201 1. The Committee’s recommendation is not
known at the time of writing this report but will be known through the mediation process.
Staff from the Township of King has direction from Council to attend the mediation to
seek a solution respecting the Mixed-Use Area designation at Jane Strect and King-
Vaughan Road and potential impacts on the planned retail/commercial structure and
function of King City. Regional staff continue to coordinate with Vaughan and King
Township staff. '

York Region receives comments from the Ministry of Municipal Affairs and
Housing (*“MMAH?”) and the Toronto and Region Conservation Authority
(“TRCA™) on OPA 637 for the purpose of the upcoming mediation

On March 11, 2011, MMAH released its comments on OPA 637 (4ttachment 1). The
Ministry identifies: principles to implement ROPA 52 transportation corridor policies;
‘specific transportation policies, and; suggests York Region review the Mixed-Use Area
uses against the 2010 Regional Official Plan for conformity. The Ministry has indicated it
will discuss all matters with all parties to arrive at a resolution through mediation.

The TRCA requested two additional policies to OPA 637. One policy strengthens
protection of natural features. A second policy relates to stormwater management
facilities that may need to be re-located or re-designed pending completion of the
Humber Flood Flow Modelling Program. York Region staff has no objection to the



Report No. 4 of the Planning and Economic Development Committee
Regional Council Meeting of April 21, 2011

additional policies proposed by TRCA. TRCA comments will be tabled at the upcoming
OMB mediation, commencing April 26, 2011.

The draft Stage 1 Environmental Assessment (EA) report for the GTA West
Transportation Corridor has been released -

On March 8, 2011, York Region received the draft Stage 1 EA report (Transportation
Development Strategy) for the GTA West Transportation Corridor. The report
recommends a new transportation corridor from Highway 400, terminating at Highway
401 west of Milton. The report also recommends a new north/south link to Highway 401
at 407 ETR (Express Toll Route) to serve more long-distance, inter-regional traffic. To
protect for the transportation corridor opportunities as the EA study progresses, the study
team developed a Preliminary Route Planning Study Area (Attachment 2) to
accommodate several route alternatives and related facilities during Stage 2 of the FA.
The refined study area may result in lands being released for development prior to the
EA’s completion through the approval of OPA 637. This information will be tabled at the
upcoming OMB medjiation. .

York Region modifications to OPA 637 require house-keeping revisions

York Region’s proposed modifications to OPA 637 are identified on Attachment 1 to
Clause 6, Report No.3 of the March 2, 2011 Planning and Economic Development
Committee. House-keeping revisions to these modifications are required in two minor
areas.

In September 2006, Vaughan Council requested York Region incorporate a number of
modifications to OPA 637, including increasing the maximum ground floor plate for
individual retail uses in buildings from 929 square metres to 2,800 square metres in the
Mixed-Use Area designation. York Region staff has no objection to the proposed
modification. The modification in the original staff report (Clause 6, Report No. 3) makes
reference to the “Employment Area Activity Centre” designation rather than the Mixed-
Use Area” designation. This error has been corrected in the revised modifications,
included as Attachment 3 to this report.

OPA 637 proposes an “Estate Residential” designation for a 16 ha parcel of land located
on the east side of Weston Road, north of Kirby Road. The original staff report {Clause 6,
Report No. 3) recommends these lands be designated “Low Rise Residential” in keeping
with Vaughan’s new Official Plan. Certain modifications in this regard inadvertently
make reference to “Residential” instead of “Low Rise Residential” and require revision.
This error has been corrected in the revised modifications, included as Attachment 3 to
this report.
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FINANCIAL IMPLICATIONS

There are no changes to this section as set-out in Clause 6, Report No. 3 to the March 2,
2011 Planning and Economic Development Committee (Attachment 4). '

LOCAL MUNICIPAL IMPACT

City of Vaughan Council’s instructions to staff for the OMB is not known at the time of
writing this report but will be known through the mediation process. Staff from the
Township of King has direction from Council to attend the mediation to seek a solution
respecting the Mixed-Use Area designation at Jane Street and King-Vaughan Road.
Regional staff continue to coordinate with Vaughan and King Township staff,

CONCLUSION

The March 11, 2011 consultation meeting was very productive and lead to further
investigation of options for the purposes of a potential settlement on the issues of
commercial/retail development blocks. York Region staff will continue to work towards a
successful resotution of the commercial permissions in OPA 637, as well as other issues
identified in the January 24, 2011 staff report at the upcoming mediation. Given there is
no final resolution of issues as of this date, the proposed modifications to OPA 637,
including the two housc-keepmg modifications, should remain (Attachment 3) but are
subject to further revisions through the mediation process.

For more information on this report, please contact Duncan Mac'AskiII Senior Planner, at
905-830-4444, Ext. 1513 or Heather Konefat, Dlrector of Commumty Plannmg, 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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AMENDMENT NUMBER 637
TO THE OFFICIAL PLAN

OF THE VAUGHAN PLANNING AREA

The following text, including Part B entitled The Amendment and Schedules ‘AT B CL DY R
S Y R and °", constitute Amendment Number 637 o the Official Plan of the Vaughan Planning Area.




Amendment Number 837

The following text, including Part B entitied The Amendmen, and Schedules A to H, constitute Amendment
Mumber 637 to the Official Plan of the Vaughan Planning Area, as adopted by Council on
2006, and approved by the Regional Municipality of York on , 2006.
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PART A - BASIS OF THE AMENDMENT

1.0

1.1

1.2

2.0

INTRODUCTION

The City of Vaughan has been one of the most successful municipalities in the Greater Toronto
Area (GTA) in alfracting new employment, fostering ecenomic growth and maintaining a goed
balance between population and employment. A large, available and wel-located employment
land supply is required at all imes to mest the needs of business through the different stages of
the ecanomic cycle. The City has identified concems with the adequacy of ts employment land
supply because of a strong employment land market and a delay in the Environmental Assessment
for Highway 427. A significant portion of the City's vacant employment land supply requires a
decision on the location of Highway 427 before it can be developed. To address this concem, the
City identified the potentiel for a new area of employment land along Highway 400, north of the
existing urban boundary at Testen Road, and undertook a siudy io confirm the suitability of the
area for employment uses.

The purpose of the study, the Highway 400 North Employment Lands Secondary Plan Study, was
fo:

)] corfirm the naed for additional employmant lands based on a comprehensive analysis;

fi} confirm the appropriateness of the location along Highway 400,

itf) demonstrate that the proposal meets Provineial and Regional criteria in the Provincial
Policy Statement and the Regional Plan respectively, for urban boundary expansion; and,

iv) develop a Secondary Plan for the area.

The study constitutes the background in suppori of this Amendment to the Official Plan, The Study
examined not only the Study Area, but also looked beyond the Study Area with respect o the
Employment Land Needs Analysis and confirmation of the locafion of the employment area. The
background study examined the issues in the context of the Region of York and the City as a
whole.

Location

The fands which are the subject of this Amendment are shown on Schedule "A” attached hereto as
“The Amendment Area” and include the lands bounded by:

)] North - City boundary with King Township,

if) East - Jane Street

iii) South - Teston Read, excluding the estate residential development in the
nertheast quadrant of Teston and Weston Roads; and,

iv) West - Weston Road.

Purpose

The purpose of this Amendment (s to implement the directions in the Highway 400 North
Employment Lands Secondary Plan Study with respect fo the creafion of & new employment area
on both sides of Highway 400 between Jane Sireet and Weston Road, north of Teston Road. The
Amendment builds on the existing policies in Official Plan Amendment #450, the City's
Employment Area Growth Management Plan, to designate the majority of the Amendment Area for
a range of employment uses and related uses with a prestige orientation, including a new Prestige
Employment-Office/Business Campus Area designation. The exception is a small area proposecd
for residential uses abuiting exisiing estate residential development.

The Amendment aiso establishes a land use plan for the area which is transit-supportive, while
also recognizing the need for additional new interchanges with Highway 400 to ensure the viability
of the proposed development, particularly with respect to truck movementi. Further, the Plan
recognizes the “Gateway” nature of this area with enhanced urban design and landscaping
directions.

POLICY CONTEXT
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2.2

3.0

3.1

The existing policy context for the development of the Highway 400 North Employment Lands, is
found in the Provincial Policy Statement (PPS), the Provincial Growth Pien, the Provinciat
Greenbelt Plan, the Region of York Official Plan, and the City of Vaughan Official Plan, particularly
Amendment #450, Employment Area Growth and Managsment Plan,

Provincial and Regional Policy Framework

Any planning decisions must be consistent with the PPS and confonm to the Provincial Growth Plan
and the Regicnal Official Plan. A number of policies are relevant, but the most slanificant are the
requirement that the proposed urbian expansion meet a range of criteria in the PPS (Section
1.1.3.9), as well as a number of slmilar directions in the Provincia! Growth Plan and in the Regional
Plan. These include:

*a) insufficient opportunities for growth through infensification, redevelopment and designated
growth areas to ascommodate the projected needs over the identified planning horizon;

b) the infrastructure and public service facilities which are planned or available are suitable
far development over the long ferm and protect public health and safety;

c) in prime agricultural areas:

1. The lands do not comprise specialfy crop areas;

2. There are no reasonable attematives which avoid prime agriculfural areas; and,

3. There are no reascnable altematives on lower priority agricultural lands in prime
agricuffural areas; and,

d) impacts from new or expanding sefflement areas cn agricultural operations which are
adjacent or ciose to the safffement aree are mifigated to the sxtent feagible,”

In addition to the PPS, the Provincial Greenbelt Plan applies to [ands along the Purpleville Creek
west of Highway 400. Lands along the creek, including some associated woodlots, are in the
Protacted Countryside designation of the Provincial Greenbelt Ptan and are subject to the Natural
System overlay policies of Section 3.2 of the Plan. Any development in this area is very restricted.

Official Plan Amendment #450

Official Plan Amendment #450 establishes a comprehensive set of land use policies for application
to the City's employment areas. The intent of the policies is to make empioyment areas an integral
part of the City's overall urban structure. They inciude a hierarchy of constifuent elements focusing
on centres and prestige areas which play a broader role in the community and the Greater Toronio
Area, The policies of Official Plan Amendment #450 provide the framework for the development of
pelicies for the Highway 400 North Employment Lands.

HIGHWAY 400 NORTH EMPLOYMENT L ANDS SECONDARY PLAN STUDY

Study Process

The Study sonsisted of three phases, all of which included extensive input from the public for which
the Stalkeholders Consultation Group (SCG) was the focus:

i) Phase Cne Background Analysis

The purpose of Phase One was to confirm the need for addifional employment lands and the
appropriateness of the Jocation on Highway 400, as well as to outline background information
zbout the Secondary Plan Study Area which creates potentials andfor constrainis to
development. The results of Phage One are outlined in two reports , “Highway 400 Norih:
Working Paper on Employment Land Need®, December 2008, prepared by Hemsen Consulting
Ltd., and “Highway 400 North Employment Lands Secondary Flan Study Background Review
Working Paper”, December 2005, Revised March 2008, prepared by Macaulay Shiormi Howson
Ltd. and Hemson Consulfing Lid.,, et. al.

iy Phase Two Land Use Options
Phase Two focused on the forrmulation of development scenarios for the lands along Highway
400, an assessment of the scenarios, public review, and the delermination of the

5




3.2

i3

i)

recommended scenario, The results of Phase Two are outlined in "Highway 400 North
Employment Lands Secondary Plan Study Development Scenarios Working Paper’, April
2008, prepared by Macaulay Shiomi Howson Ltd. and Hemsen Consulting Lid., et. al.

Phase Three Secondary Plan
Phase Three involved the preparation of the Secondary Plan, in the form of this amendment to
Amendment #450, and its review by the public and Council.

Phase Four Urban Design Guidelines and Zaning
This Phase will involve the preparation of Urban Design Guidelines and an implementing
zoning by-law, following the adoption of the Secondary Plan.

Conclusions of the Highway 400 North Employment Lands Secondary Plan Study

The key conclusions of the background analysis, which forms the basis for this Official Plan
Amendment for the Highway 400 North Employment Lands, are:

)

v)

i)

York Region requires additional employment [ands beyond the existing designated supply io
accommodate projected employment growth on employment lands.

The Highway 400 North employment [ands have excellent potential to become a successful
employment land area. There are few aliemative potential locations in the City of Vaughan or
York Region with the same level of "400-highway” access and central location.

The designation of this tand s required now or the Region is at risk of not being able to provide
an adequate employment land supply in the medium term.

The proposed urban expansion satisfies the criteria in the new Provincial Policy Statement and
Provincial Grewth Plan, and the requirements of the Region of York Official Plan.

Lands in the Greenbelt Plan on the west side of Highway 400 provide a unique setting for
employment development, but isclate smali parcels of non-Greenkelt lands along Highway
400, The lands in the Greenbelt Plan also present resource management constraints
(coldwater fishery, wetlands) that will affect adjoining land use practices. Environmental
constraints on lands outside the Greenbelt Plan, apart from stream corridors, do not appear to
be significant based on existing data, but will require more detailed examination at the block
planning stage. Topography is rolling, but should provide no significant constrainis to
employment uses.

The majority of the Study Area is used for agricultural or rural uses which generally do not

. create any significant constrainis {o new employment uses. However, there are some exisling

residential uses which will require carefui integration with proposed employment uses. In
addition, the existing service stations, Highway 400, the gas pipeline and the raitway create
some limitations for fulure development.

viil) Heritage buildings and sfructures have been identified in the Study Area and can confribute to

the creation of the character of the proposed employment area.

viii) Transportation and service infrastructure is limited, refleciing the cumrent rural uses, and will

require significant upgrading fo service the proposed employment uses.

Defining the Recommended Land Use Scenario

Three development scenarios for employment uses were defined based on the background
analysis. The scenarios were evaluated based on the foilowing criteria, which were established
based on the background analysis:

i)

fi)
iff)
iv)

Compact efficient development form

Compatibility of employment uses with adjacent land uses
Transit/pedestrian fiiendly development form
Implementation potentiat
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v} Ability to address the employment iand needs of the Region of York, as well as
the City of Vaughan.

vi) Ability to create an attractive “Gateway” to the Clty of Vaughan,

vii) Transportation considerations.

The consulting teem's evaluation resulted in the identification of a ‘preferred scerario’. This
conclusion was further reinforced by the results of the Stakeholder Consultation Group (SCG)
Workshop on March 8, 2008, when the same scenaric was ranked highest. Subsequently, this
scenario was further refined to yield the Recommended Scenarie which forms the basis for this
Cfficial Plan Amendment.

DESCRIPTION OF AMENDMENT

The policies of Official Plan Amendment #4850 provide a general planning framework for the
Highway 4G0 North Employment Lands. However, a number of modifications are required to
address specific issues refated to this area. The approach to integrating the specific policies for
the Highway 400 North Employment Area into Amendment #450 is as follows:

i) Goals & Objectives

Amendment #450 includes detailed goals and cbjectives for Employment Area
development, including general direclions, as well as specific directions related fo
sconomic, land use, urban design, environmeni, cpen space and heritage resources,
transportation, servicing and administration. These goals and objectives reflect the
directions which form the basis for the Highway 400 North Employment Area, including
enhancing the City's reputation as & desirable place to do business; the designation of
sufficient lands to pravide for ihe City's employment needs for the next twenty years; the
provision: of a high quality physical design; minimizing impacts on the natural environment;
encouragement of measures that make the area accessible by both roads and public
transit; ensuring that adequate servicing infrastructure and capacity are available, and
ensuring that the policies provide the flexibility to attract and maintain a wide range of
uses. Orly one minor amendment is proposed to the Goals & Objectives with respect to
the Highway 400 North area.

ii} The Land Use Plan

This amendment adds the Land Use Plan for the Highway 400 North Employment Lands
to Amendment #450. On the east side of Highway 400, and aleng the King-Vaughan Road
west of Highway 400, the Land Use Plan focuses prestige employment uses along the
frontage of major roads, while general employment uses are found in the interior of the
development area. The existing policies for those designations refiect the type of
development anticipated in the Highway 400 North area as follows:

a) Prostige Areas

The policies of Section 2.2.3 Prestige Areas direct that such areas will provide for
activities which requite high visual exposure, good accessibifity and an attractive
working environment.  Consequently, in this Amendment, Prestige Areas are
located along major arterial roads and the Highway 40C right-of-way. The policies
ensure a prestige form of development by prohibiting apen storage, and requiring
that all building elevations facing a street present a "frent” elevation.

by Employment Area-General
The policies for the Employment Area-General designation in Section 2.2.4
accommodate uses that do not require a high profile location and permit a wide
ranga of usas, including uses with outside storage, or which ocour outside.

In addition, however, the following new designations are added fo Amendment #450 within
the Highway 400 North Amendment Area:

a) Prestige Areas — Office/Business Campus




v)

This designation is applicable to the area west of Highway 400 and is intended to
provide opporiunities for a higher order of employment uses, including office and
business campus style development, which require goad accessibillty in an urban
environment enhanced by & location in close proximity to the Natural Sysfem of
the Provincial Greenbelt Plan. The policies are designed not only to exclude uses
which require open storage, bui alsc uses which generate a significant amount of
truek traffic.

b Employment Area Activity Cenfre

This designation is applicable to the fands along Kirby Road east and west of
Highway 400. It is intended to encourage development of a concentration of uses
designed fo provide services 1o the surmounding employment area and adjacent
areas, in addition to the uses permifted in the underlying Jand use designations. #
is envisioned as a pedestrian oriented focal point for the area, and a focus of
public transit service,

c} Mixed Use Areas — Employment/Commercial

The Mixed Use Arezs — Employment/Commercial designation permits the
development of a range of retail and service commercial uses, in addition to other
permitted uses in the Prestige Areas designation at the intersection of Tesion
Road and Jane Street and the south east quadrant of Weston and Kirby Road
intersection. It also recognizes existing commercial uses en the west and easi side
of Highway 400. The intent is to serve through iraffic, as well as the surrounding
employment area to the hotih and existing residential area to the south.

The policies also recognize the potential for fhe location of service nodes, in
keeping with the policies for such nodes, in Section 2.2.5, but limits their location
in view of the direction in the Plan o focus service uses along Kirby Road.

d} Lands subject to the GTA West Transportation Carridor Protection Area

Regional Official Plan Amendment 52 7s intended to protect lands for the future
GTA West Transportation corridor.

This overlay designation is intended to relate o the area identified in Regional
Official Plan Amendment 52. New development is subject to an approval process
that requires Provincial sign-off prior to approval to ensure that future decisions
neither preclude nor predetermine the cutcome of the on-going environmental
assessment for this proposed transportation corridor. The study area will be
modified and refined as the EA progresses.

Pclicies Respscting Specific Uses

The policies of Section 2.2.7 of Amendment #450 provide detailed direction with respect fo
specific uses such as banquet halls. These directions reflect extensive experience
controlling such uses and are maintained.

Official Plan Amendment #6500 updated and replaced OPA #400 of the Vaughan Planning
Area by re-designating certain fands through Vaughan and modifying schedules and
palicies in OPA #400 pertaining to a variety of planning issues. The philosophy of OPA
#600 placed emphasis on fwo major themes, being environmentat protection and compact
and efficient urban form.

This Amendment re-designates the lands at the northeast quadrant of Weston Road and
Teston Road, north of the existing estate residential subdivision, to Low Rise Residential.

Urban Design




i)

i)

vii)

The policies of Section 2.3.1 with respect 1o wban design provide general direction with
respect to design considerations. However, more spacific direction is required, and is
arovided both in the policies for the land use designations, and in additional policies and
modifications added 1o Section 2.3.1. In particular, direction is added refated fo a
significant enhanced landscape area along Highway 400, significant interface areas at
major arterial road intersections and the Kirby Road Activity Area. Urban design
requirements will be further elaborated in the ‘Urban Design Guidelines for the Highway
400 North Employment Area’.

Environment, Open Space and Valleylands

Section 232, Environment, Open Space and Valleylands, provides detailed policies
related to the protection of the natural environment, which are applicable to the Highway
400 North Area. A new section is added however, to provide direction with respect to:

a) Status of the Ervironmental Designations
The policies provide ihat the environmental designations in the Employment Area
will be examined in detall during the Block Plan process, which provides the
flexdbility to finalize the actual extent of the designations.

)] Greenbeli Natural System Area
Policles are added which incorporate into the Plan the refevant policies from the
Greenbelt Plan for this arga.

Transportation

The Transportation policies of Section 2.3.3 provide general directions which are relevant
to the Highway 400 North Area.  However, policies are added with respect o the need to
conduct an Environmental Assessment to determine the iogation of highway interchanges
and regional and local road connections with Highway 400 in the Highway 400 North Area.
Policies respecting the protection for the future GTA West Transportation Corridor, in
accordance with the policies contained in the Region of York Official Plan Amendment No.
52, have heen added. In addifion, some modifications are necessary fo emphasize the
need for an integrated multi-modal transportation system in this area including pelicies:

a) outlining the proposed development of a comprehensive walkway and bikeway
system with a continuous trail system in the Greenbelt Natural System Area; and,

b) providing for a transpertation demand managernent plan.
Servicing & Utilifies

The Servicing & Utllitles policias in Section 2.3.4 provide general direction relevant to the
Highway 400 North Area.

Culfural Heritage Conservation

The Cultural Heritage Conservation policies in Section 2.3.5 provide general directon
relevant to the Highway 400 North Area.

Sustainable, Complete and Vibrant Community

The Regior of York Official Plan requires local municipalities to prepare comprehensive
Secondary Plans for new employment areas that are consistent with its applicable policies
respecting both its sustainable policies and policies for complete and vibrant communities.
Additional policies have been added in this regard.

Administration

The Administration palicies in Section 3 provide general direction relevant to the Highway
400 North Area including policies related to non-conforming uses and the process for the
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preparation of Block Plans.
PART B - THE AMENDMENT

This amendment amends two existing amendments to the Official Plan, Official Plan Amendment #450, and
Official Plan Amendment #300. This Amendment is based on the policy framework in Official Plan
Amendment #4530 in accordance with Section A below. It also amends OPA #5600, in accordance with
Section B, following.

A THE AMENDMENT OF OFFICIAL PLAN AMENDMENT #450

Amendment #450 to the Official Plan of the City of Vaughan Planning Area, as amended, Is hereby
amended by: .

1. Deleting Schedule “16°, Rural Area General, and replacing with a new Schedule 16", attached as
Schedule *H" to this Amendment, to modify the Estate Residential designation to only apply to the
existing estate residential subdivision and introduce the designation of Low Rise Residendal to the
iands immediaely to the north of the existing estate residential subdivision as shown,

2. Deleting Schedule *+°, Employment Area Context Plan to Official Plan Amendment No. 450, as
amended, and replacing it with a new Schedule "1° attached hereto as Schedule “A” to this
Amendment, which designates the Highway 400 North Employment Area, which is bounded by the
City boundary, Jane Street, Teston Read and Weston Road, as "Employment Area”, excluding
lands designated “Estate Residential’ (in Amendment #6800 as amended by Amendment #804) and
"Low Rise Residenttal® as introduced by this Amendment.

3 Deleling Schedwe “3°, General Land Use, and replacing it with a new Schedule *3", attached
hereto as Schedule "B {o this Amendment, which designates the Highway 400 North Employment
Area bounded by the City boundary, Jane Sireet, Teston Road and Weston Road, as "Employment
Ared’, excluding lands designeted “Estate Residenfial” (in Amendment #600 as amended by
Amendment #504) and “Low Rise Residential” as introduced by this Amsndment.

4. Adding a new schedule, “Schedute 2D, Employment Area (Highway 400 North} Land Use Plan”, as
shown on Schedule “C" fo this Amendment, which includes a reference to “Schedule 6A —
Provingial, Regional and City Transportation Corridor Proteciion Areas” .

4. Deleting Schedule "8", Transporiafion-Regional Road Neiwork (& MTO Recommended
Improvements), and replacing it with Schedule “6", aftached herefo as Schedule ‘D" to this
Amendment, Further modified by including the arrow (per ROPA 52) indicating the fulure GTA
West Transportation Corridor (and associated noie: "Conceptual. Final alignment subject to
approval under the Environmental Assessment Act’) and introducing a new note: "Some of the
lands located within the “Employment Area (Highway 400 North) Lands” are located within the GTA
West Transportation Corridor Protection Area andfor tnterchange Study Area (see Schedule 6A),
and are subject to policy 2.3.3.1 (d)(i).”

8. Adding & new Schedule "6A", Provincial, Regional and City Transportafion Comidor Protection
Areas, attached herefo as Schedule * to this Amendiment, thereby identifying an “Interchange
Study Area” ard the “GTA West Transportation Corridor Protection Area’.

a. . Deleting Schedule “7”, Transportation-City Road Network, and replacing it with a new
Scheduie 7", aitached hereto as Schedule “E" to this Amendment, which includes the planned
primary road network for the Highway 400 North Employment Area. Further modified
by:introducing a new note: "Some of the fands located within the "Employment Area (Highway
400 North) Lands" are located within the GTA West Transportation Comidor Protection Area
and/or Interchange Study Arez (see Schedule 6A), and are subject to policy 2.3.3.1 (d)(ih.”

b. Including the arrow {per ROPA 52) indicating the future GTA West Transportation Corridor
{and associated note: “Conceptual, Final alignment subject tc approval under the
Environmental Assessment Act’).

8. Celeting Schedule 8", Transportation-Recommended Transit Network, and replacing it with @ new
10




10.

Schedule *8", attachad hereto as Schedule *F to this Amendment, which includes the planned
primary transit network for the Highway 400 North Employment Area. Further modified by:

a. Introducing a new note: "Some of the lands lecated within the “Employment Area (Highway
400 Norih) Larids” are located within the GTA West Transportation Corridor Protection Area
and/or [nterchange Study Area (see Schedule 8A), and are subject o policy 2.3.3.1 (d)(i).”

b. Including the arrow {per ROPA 52) indicating the future GTA West Transportation Corridor
{and associated note: “Conceptual. Final alignment subject to approval under the
Environmental Assessment Act”).

Adding to Section 2.1, Goals & Objectives, Section 2.1.5 b), Environment, Open Space & Heritage
Resources, the phrase ‘including lands in the Natural System of the Greenbelt Plan” at the end of
the section, so that the saction reads as follows:

“b) To maintain, enhance, or restore, wheraver possible, quality landscape features including
valley and stream conidors, woodlots and environmentally significant areas, including
lands in the Naiural System of the Greenbelt Plan.”

Adding fo Section 2.2.1, The Employment Area Development Policies, new subsections e} and §)

as follows:

“g) In the Highway 400 North Employment Area shown on Schedule 20, the following shall
apply in all land use designations, other than the Greenbelt Natural System Area
designation:

e [pstitutional uses including major educational facilites and hospitalhealth care
facilities are permitted;

» Retail warehouse uses are prohibited; and

« Reiail uses as permitted in this plan and service commercial uses consisting of
small scale retail and commercial uses that primarily serve the business functions
within the employment area are permitted subject ta the following:

i} Total developable area of service commercial uses and retail uses as
permitted in this pian, do not exceed 15% of the total developable employment
area. Far the purpose of this palicy, “total developable employment area”
means the entire OPA 837 plan area buf neither that term nor “lotal
developable area of service commsrcial uses and retail uses” include land
area designated Low-Rise Residential, the lands designated Mixed-Use Areas
— Employment/Commercial at the north-west quadrant of Jane Street and
Teston Road, the 400 series highway interchange (for the purpose of this
amendment, ‘highway interchange” are any lands owned by the Province
within the right of way for the interchange), the Greenbelt Natural System
areas and the Mixed Use Area-Employment/Commercial abuifing the west
side of Highway 400 betwesn Testcn Road and Kiby Road as shown on
Schedule C of OPA 637,

i) Such service commercial uses and retail uses as permitted in this plan shall
be located within the lands designated Employment Area Activity Centre,
Mixed-Use Areas — Employment/Commercial and in Service Nodes;

iii} The location and size of service commercial uses in Service Nodes shall be
determined during the Block Plan approval pracess. In addition, the amount of
floor space for service commercial uses and retail uses as permitted in this
plan within Employment Area Aclivity Cenfre, Mixed-Use Areas -
Employment/Commercial designations and Service Nodes shall be
determined during the Block Plan approval process;

W} The detailed range of service commercial uses and retall uses as permitted by
this plan will be identified in the implementing zoning by-law; and

v) Service Nodes identified through the Block Plan process may be relocated
without amendment to this plan, subject to an amendment fo the zoning by-
law.

« Whare designations overlap {e.g. the Employment Area Activity Centre and the
Mixed Use Areas — Employment/Commercial designation at the south east
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1.

f)

quadrant of the Kirby Road and Weston Road intersection) the uses pemitied in
bath designations are permitted, provided that in the area of overlap the prohibited
uses far both designations shall apply.

» Where existing residential uses are io be mainiained after the development of the
Employment Area, consideration shall he given fo the provision of buffering and
other measures fo mifigate impacts from adjacent employment uses on the
residential use.

In the Highway 400 North Employment Area on Schedule 2D, the following shall apply to
all land use designations:

* Sustainable community objectives shall be implemented through designs that
support cycling and walking within and external to the employment area, including:
connectivity fo transit facilities; ensuring connectivity to the broader area; providing
transit opportunifies; providing water and energy efficiencies and energy
altematives; and supporting green building design and site development, to the
satisfaction of the City.”

Adding to Section 2.2.3, Prestige Areas, a new “Section 2.2.3.1 Preslige Areas -
Office/Business Campus”, as follows;

“2.2.3.1 Prestige Areas ~ Office/Business Campus

Location

Prestige Areas — Office/Business Campus are located adjacent to lands in the Natural System of
the Provincial Greenbelt Plan, as well as to provincial highways and arterial roads.

Purpose

1.

To provide opportunities for high quafity business and office employment uses and
activities, including campus style development, which require good accessibility in an
urban environment which is enhanced by a lecation adjacent to significant natural areas
such as lands in the Natural System of the Provincial Greenbeli Plan.

To define areas where it is appropriate to resfrict uses which, by the nature of thelr
cperating characteristics, would generally nof be compatible with focations adjacent to the
Natural System of the Greenbeli Plan, or aftractive streelscapes.

To provide opportunities for employment intensive uses that will take advantage of and
support the fransit system.

Development Policies

1
i

The predominant permitted uses shall be businessioffice and industrial development,
including campus style developments, research facilities and public uses including & new
Regional Park. The outside storage of goods or materials shall not be permitted. In
addition, uses expected to involve chemical storage o fo generate significant truck traffic,
particularly stand alone warehouse operations, shall not be permitted.

Development shzll be designed to complement the lands in the Natural System of the
Greenbelt Plan, and be enhanced by its locafion in a natural setting. In particular, views
and accessibility, both visually and physically, to lands in the Greenbeft shall be
maximized. This will be accomplished through a range of different approaches, including
requiring the use of single-foaded roads in key locations, the placement of employment
buildings, and the location of parks or other public facllities,

The need for a Regional Park of approximaiely 30 hectares has been identified by the City
in the Highway 400 corridor, west of the highway. Schedule 2D identifies a conceptual
location for the park. The precise size, location and configuration will be determinad
through the Block Plan process and the City's updated Parks and Recreation Master Plan.
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12.

Prestige Areas-Qfiice/Business Campus shali generally be developed with larger lots.
Minimum landscaping standards, and minimum and maximum unit and building sizes,
heights and densities, or other measures, shall be impiemented through the zoning by-law
and urban design guidelines, to support the prestige environment, the enhanced
relationship with the Natural System lands, and to ensure that the development is fransit-
supportive.

Development shal be designed to aflow for future intensification; in particular,
opportunities for additional building sites should be anticipated in the layout of

buildings, parking areas, and primary site plan elements, such as service routes and
significant landscaping.

In instances whers lots front on Highway 400 or arterial roads, buildings shall be designed
so that all elevations facing a street present a “front” efevation. The location of loading
areas shall be controlled in the zaning by-faw, and shall nof be permitted in any yard facing
asfrest

Vehicular access to lots abutting arterial roads and provincial highways shall generally be
from the infemal road network. Access to the provincial or arterial road network systems
shall be subject to the appropriate authority.

The lands between Highway 400 and the Greenbelf Natural System Area immediately
north of Kirby Road will require special consideration given its proximity to the Natural
Systern and Highway 4C0, and the limitations on access. In addition to the other permitted
uses, consideration may be given to low intensity recreational or other similar uses in
recognitian of the unique attributes of this site.”

Adding to Section 2.2.5, Service Node Development Policies, a new subsection g}, as follows:

Notwithstanding policy 225 &) to f), the following policies shall apply in the

Highway 400 North Employment Arsa:

i. Retall and service commercial uses shall be encouraged to lecate in the
Employment AreafActivity Centre along Kirby Road and/or in the Mixed Use Areas
- Employment‘Commercial designations in the northwest quadrant of Jane Street
and Teston Road and at the south east quadrant of Kirby Road and Weston Road.
However, consideration may be given, subject te tha policies of this section, to
permitiing some limited service commercial uses, within Service Nodes, which will
generally be located in mixed use buildings, where feasible;

il Service commercial uses, being those uses consisting of small scale retail and
other commercial uses that primarily serve the business functions within the
employment area, are permitted. Uses permitted shall provide for the day-to-day
convenience (e.g. convenience retail store or pharmacy) and service needs (e.g.
business supplies) of businesses, industries and their employees. The detailed
range of uses shall be established in the zaning by-law;

il Retail warehouse uses are prohibited;

iv. Service stations may be located as part of a Service Nede provided that they are
on arterial roads and there is no more than one service station per intersection;

V. Service Nodes are not shown en Schedule 2D (Schedule C fo OPA 637).
Acceptable sites will be identified and zoned either through the Block Flan
approval process or site specific zoning amendment applications;

vi, Service Nodes shall generally be located at intersections of arferial and/or
collector roads. Other areas that are conveniently located or are predominantly
devoted to znother use such as an office complex or & hotel may also be
consicered.

Vil The maximum arez of a Service Node shall be approximately 1.2 ha. A Service
Node may exceed 1.2 ha., to a maximum of 24 ha. if it is developed In conjunction
with a predominant use (1.e. greater than 30% of the tofal gross floor area on the
lot) such as an office complex or a hotel.

viii. Prier to approving an application o permit a Service Nods, the approval of an
urban design plan and traffic impact study may be required.”
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Adding to Section 2.2.5, Service Nodes, a new Section 2.2.5.1, Employment Area Activity Centre,
as follows:

*2.2.5.1 Employment Area Activity Centre

Location

Employment Area Activity Cenfres are located both east and west of Highway 400, and east and
west of the {ands in the Greenbelt Natural System Ares, on lands fronting on Kirby Road.

Purpose

1.

To permit the development of a concentration of uses designed to provide services to the
surrounding employment area and adjacent areas, in addition to the uses permitted in the
underlying land use designations.

To pravide opportunities for private development and a public realm which caniribute to the
creation of an attractive, urban environment with a strong pedestrian crientation.

Development Policies

1.

In addition fo the permitied land uses in the underlying land use designations, a broad
variety of uses including retall and service commercial, hotels, public, non-profit and
institutional uses, cultural, and entertainment and social facilities shall be permitted where
stich uses primarily provide & service to the surrounding employment area and contribute
to the creation of an urban environment with a strong pedestrian orientation. However,
the following uses shall not be permitied:

a) individuat retail and service commercial uses in buildings with ground floor plafes
in excess of 929 square metrss in size;

k) drive-through facilities, gas bars/service stations, either stand alone or associated
with other permitted uses; and,

c) any uses which require outside storage of goods and materials.

The additional usss permitted in the Aclivity Cenire shali generally be located as part of
mixed use buildings which generally also accommodate uses permitted by the underlying
land use designations. Mixed-use buildings are a minimum of two storeys in height.
Consideration may be given to the location of the permitted uses in single-use buildings,
provided that such buildings contribute o the creation of a sirong pedestrian crientation,
including a building height equivalent to a minimum of two storeys. However, where single-
use buildings are for retail or service commercial uses, they shall not ocoupy more than 25%
of the frontage of any one side of Kirby Road in the Activity Centre designation.

To enhance the pedestrian orientation of permitted development in this area, the zoning
by-law will estabiish: ‘

a) appropriate setbacks, heights and densities, limitations on the location of parking
areas and other standards to ensure that buildings and their primary entrances ere
designed {0 be located close to and fronting on to the primary street, and fo
provide interest and comfort at ground level for pedestrians;

b} parking regulations which establish maximum parking requirements and permit
on-street parking or municipal parking to be utilized to meet parking standards.
c) height and density bonuses for the use of above ground structured parking,

underground parking or contributions to the creation of municipal parking spaces,
provided that above ground structured parking is generally faced with active uses
on building slevations facing streets.

The wban design guidelines for the area will reinforce the direction with respect to the
creation of a pedestrian-crienied enviranment including guidelines with respect fo the
design of building facades facing Kirby Road; the size, location, and design of parking
areas; and the location and design of loading and garbage facilities. In addition, the urban
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design guidelines will provide designs for Kirby Road which will recognize its role and
function as a mulli-purpose street that is both a transportation corridor, with the potential
for an interchange a Highway 400, and a pedestrian-oriented place, including wide
sidewalks on both sides of the road, buildings with active facades, including primary
windows to provide visibility fo and from the street, enhanced street trees, and other
landscaping, on-street parking and pedestrian lighting.*

Adding to Section 225 Service Nodes, 2 new Section 2252 Mixed Use Areas-
Employment/Commercial, as follows:

“2.2.5.2 Mixed Use Areas ~ Employment/Commercial
Location

Mixed Use Arcas-Employment/Commercial are located at the north-west quadrant of the Jane
Street and Teston Road intersection and the south-east quadrant of the intersection of the Weston
and Kirby Roads, adjacent to a residential area and recognize existing commercial areas along the
east and west side of Highway 400.

Purpose

To permit a range of large-scale uses, such as institutional uses, places of worship, hotels and
banquet halis, as well as a range of small scale commercial faciliies, In additior: to employment
uses, to be located at a development nade which serves the employment area as well as through
traffic and adjacent residential areas.

Development Policies

1. In addition to the parmitted land uses in the Prestige Areas designation, the Mixed Use
Areas — Commercial/Employment designation permits a range of small scale retail and
service commercial uses designed to serve through traffic, as well as the surounding
area, such as restaurants, convenience slores, pharmacies and business supply uses.
However, the foilowing uses shall not be permitted:

a} individual retail uses in buildings with ground floor plates in excess of 2,800 square
metres in size: andfor,
b} any uses which require outside siorage of goods and materials.

2. The permitted uses shall generally be located as part of mixed use buildings. However,
single-use buildings shall be pemitted on the lands fronting on Highway 400,
Consideration may also be given o the location of the permitted uses in single-use
buildings in the lands at the intersection of Jane Street and Teston Road and Kirby and
Weston Roads. However, where single-use buildings are for retail or service commercial
uses, they shall not aocupy more than 25% of the frontage of the lands in this designation
on either Jane Strest aor Teston Raad or Kirby Road or Weston Road.

3. The zoning by-law will establish appropriate setbacks, heights and densities, and ofher
standards fo ensure that buildings and their primary enfrances are designed to be located
close to and to front onto primary streets, including Jane Street, Teston Road, Kirby Road
and Weston Road to provide interest and comfort at ground level for pedestrians.
Buildings shall have active facades including primary windows to provide visibifity o and
from the street.

4. The lands designated Mixed Use Areas — Employment/Commertial at the north-west
comer of Jane Street and Teston Road and af the south-gast quadrant of Weston and
Kitby Roads may permit a food sfore within the designation without amendment to the
Plan, subject to a land use study at a future date which determines the form and character
of development east of Jane Street and west of Weston Road and demonsrates the need
and appropriateness of the food stors.

5. Notwithstanding the uses permitied in the Mixed Use Area — Employment/Commercial
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15.

18.

17.

designation, no other use other {ran the existing service station uses on ihe west and east
side of Highway 400 and extensions thereto, shail be permitted on the sites. For any other
uses, an official plan amendment shall be reguired.

6. The maximum area of the "Mixed Use Areas — Employment/Commercial® designation
located at the south-east quadrant of Weston and Kirby Roads shall be 6.1 ha.

7. To enhance the pedestrian orientation of permitted development in this area, the zoning
by-law will establish;

a) parking regulations which establish parking requirements and permit on-street
parking or municipal parking to be utilized to meet parking standards; and

h) height and density bonusss for the use of above ground structured parking,
undsrground parking or contributions to the creation of municipal parking spaces,
provided that above ground structured parking is generally faced with aciive uses
on bullding elevations facing streefs.”

Modifying Section 2.2. by inserting & new subsection 2.2.6.2 as follows:

“2.2.8.2 The Interchange Study Area and the GTA West Transportation Corridor
Protection Area

These lands are identified in Schedule 6A - *Provincial, Regional and City Transportation
Protection Area” to OPA 450, attached hereio as Schedule [ to Amendment Number 637
for the purpose of identifying areas where land is to be protected for future transportation
facilities while associated environmental assessments are being undertaken.

Subject o policies 2.3.3.1 {d) (i) (a) and 2.3.3.1 (d) {i) {c) as applicable, the land use
designations of lands within this area may be subject to refinement through the Biock Plan
process in conformity with the objectives and development policies of this secandary plan.
Such redesignation does not require an amendment to the Official Plan.”

Modifying Section 2.3.1, Urban Dasign, subsection d), adding references to the Employment Area
Activity Centre and the Mixed Use Areas — Employmen¥/Commercial designations by substituting
the follewing as subsection d):

“Areas of urban design priofity shall include Centres, the 400 series Highways, Presiige Arsas, and
Service Nodes, as well as Employment Area Activity Cenfres and Mixed Use Argas -
EmploymentiCommercial. These areas will serve as focal peints and their design reatments shall
reflect their importance in the Employment Area. Development in the Centres and abuifing
Highways 400, 4C7 and 427, and the arterial roads will be required to respand in a design sense fo
the importance of these strategic locafions in order to create a prominent City image. Development
in the Prestige Areas, given their linear nature will focus on securing attractive streetscapes, which
serve to connect to more prominent nodes. The design of the Employment Area-General lands will
be directed toward creating atiractive working envirenments while accommodating a wide range of
uses. The design of the Prestige Areas- Office/Business Campus focuses an the enhancement of
the relationship between the development and the lands in the Nafural Syslem of the Greenbeft
Plan, as well as the creation of atfractive privale development and public streetscapes.
Development .in the Employment Area Activity Centre and the Mixed Use Areas -
Employment/Commercial will reflect their role as focal points for the Highway 400 North
Employment Area.”

Adding to Section 2.3.1, Urban Design, a new subssction f} as follows:

) The lands along Highway 400 in the Highway 400 North Employment Area as (dentified
on Schedule 2D to this Plan, serve as the major northern Gateway to the City. Urban design
guidelines will be prepared for this Area to ensure that deveiopment is designed in @ manner
which enhances the City's image and which reflects the prestige nature of the Employment
Arsa. In particular, the guidelines will address the foilowing:

i} Significant Enhanced Landscape Area




18.

il

Where development fronts onto Highway 400, a “Significant Enhanced Landscape Area’
has been designated on Schedule 2D. The urban design guidelines will

provide detailed direction on the extent and form of the required landscaps, topographical,
built form and architeciural relationships to Highway 400

Significant nterface Area

The Significant Interface Area designations on Schedule 2D, idenfify significant
intersections, which serve as “gateways” into the employment area. The guidelines wil
address not only the design parameters for the lands in the Employment Area, but also
their relationship with lands ai the interseciion ouiside the Employment Area. The
permitted uses in Significant Inferface Areas shall be those in the underiying land use
designations.

Character Road

Kirby Road is identified as a “Charaster Road” on Schedule 7" to Amendment #450, This
reflacts the fact that it is intended ‘o be a multi-purpose street that is both a transportation
coridor, with the potential for an interchange at Highway 400, and a pedesirian-oriented
place. The urban design guidelines will provide designs for Kitby Road which wil
recognize its dual role including wide sidewalks, enhanced sireet trees and other
landscaping, on-street parking and pedesirian lighting.”

Adding to Section 2.3.2, Environment, Open Space and Valleylands, a new section, 2.3.2.10,
Highway 400 North Employment Area Environmental Planning Framework, as follows:

"2.3.2.10 Highway 400 North Employment Area Environmental Planning Framework

Planning for new development and redevelopment in the Highway 400 North Employment Area on
Schedule 2D with respect to the environment, shal! be carded out in accordance with the pelicies in
Section 2.3.2, recognizing the following:

a)

b

The Polential Valley and Stream Comidor and Potential Environmental Feature
designations on Schedule 2D reflact the resulls of the environmental analysis carried out
as part of the background study prepared as a basis for the preparation of the Land Use
Plar.

The Greenbelt Natural System Area reflects lands included in the Provincial Greenbslt
Plan. Lands in this designation shall be subject to the following policies:

i) in addition to the Goals & Objectives of Section 2.1, in considering any proposals
for changes in the Greenbelt Natural System Area, regard shall be had to the
Vision and Goals in Section 2.1 of the Greenbelt Plan.

ii} The Greenbelt Natural System Area provides a continuous and permanent iand
hase necessary to support human and ecological health in the Greenbelt and
beyond. The Natural System policies protect areas of natural heritage, hydrologic
andfor landform features, which are often functionally inter-relaied, and which
collectively support biodiversity and overall ecological integrity. The Natural
System is made up of a Natural Heritage System and a Water Resource System
that often coincide, given the ecological linkages between terestrial and water-
based functions.

it} The full range of exisiing and new agricultural, agriculture-relaled and secondary
uses and normal farm practices are pemitied. However, while new buildings or
structures for agriculture, agriculture-related and secondary uses are permitied,
they are subject to the policies in Section 3.2.4 of the Greenbelt Plan on key
natural heritage features and key hydrologic features.

iv) The only other permitted uses shall be:
« activities related to renewable rasources, including natural interpretive centres,
in accordance with the policies of Section 4.3.1 of the Greenbelt Plan;
« fasilities for transportation, infrastructure and utilities used by a public body,
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vi}

vit)

including trails, walkways and hicycle paths subject o the infrastructure
policies of Section 4.2 of the Greenhelt Plan; and,

« activities or works under the Drainage Ast subject to the infrastructure policies
of Section 4.2 of the Greenbelt Pian.

In addition fo the permitted uses, all existing uses tawfully used for such purpose
on the day before the Greenbeit Plan came into force on December 16, 2004 are
permitted. Further:

= single dwellings are permitted on existing lots of record, provided they were
zoned for sueh on December 16,2004, or where an application for an
amendment to the zoning by-law is required as a condition of a severance
grarted prior to December 14,2003 but which application did not proceed;

= oxpansions to existing agricultural buildings and structures, resideniial
dwellings, and accessory uses to hoth, may be considered within key natural
heritage features and key hydrologic features, if it is demonstrated that there is
no altemative, and the expansion, alteration or establishment is directed away
from features fo the maximum extent possible; and, the impact of the
expansion or alteraticn on the feature and i#ts funclion is minimized to the
maximum extent possible; and,

« expansion, maintenance and/or replacement of existing infrastructure is
permitted subject to the infrastruciure policies of Section 4.2 of the Greenbeit
Plan.

Lot creation is subject {o the policies of Section 4.6 of the Greenbelt Plan.
The timits of all key natural heritage and key hydrologic features and the precise

boundaries of the Greenbelt Natural System Area will be confirmed through the
Biock Plan process.”

19, Modifying Section 2.3.3.1, by;

)

Adding after the third sentence of subsection d) i), Previngial Highways the foliowing new
subsecticns:

«,

)
Area

Interchange Study Arga and GTA West Transportation Corridor Proiection

The City of Vaughan recognizes the impertance of protecting the Future GTA
West Transportatior Corridor and its associated interchanges and accesses. The
City also recognizes the interests of the Province and neighbouring municipalities
1o ensure that the development of the Vaughan 400 North Employment Area does
not preclude or predetermine the findings and requirements of the ongoing
Environmental Assessment, the potential routing of the comidor and the future
location of interchanges and other accesses.

in recognition of thase inferests, the following pelicies will apply to all development
applications and approvals within the Vaughan 400 Nerth Employment Area
Secondary Plan shown on Schedule 2D where they are located within the “GTA
West Transportation Comidor Protection Area” shown on Schedule 8A to OPA
450

i} The City and the Regicn will continue to work with the MTO to assist with
the E£A process.

if As the EA study advances, the Province will formally notify the City and
Region in writing when specific lands in the identified area are released
irom the application of the poiicies ii) and iv) below. Any amendments fo
Schedule 2D to OPA 450, attached hereto as Schedule C to Amendment
Number 837, and Schedule 6A to OPA 450, attached hereto as Scheduls

[ to Amendment Number 637, to reflect the release of lands in accordance
18




with this paragraph may ccour without amendment fo this Plan.

iif) Development within the identified area shall not be approved by the
appropriate epproval authority. For the purpose of these sections
“development” includes the approvel of any planning applications (i.e.
official plan, site plan, zoning, holding hy-laws, , and subdivision} as well
as block plan approval.

iv) The review of development applications for [ands within this identified area
shall ocour as follows:

A}

B)

G

D)

The application is premature unless the Province has provided
formal written notice that the lands have been released from the
identified area.

if the application is premature, the City shall notify the applicant that
the application is premature and the application will be held in
abeyance until such time as the Province has released the lands
from the identified area.

If there is any uncertzinty or dispute as fo whether the lands have
been released from the identified area, through consultation with the
Province, the Province will confirm whether the lands have been
formally released.

If there is a disagreement by any affected party about whether fands
should be released, then the City, tha Region and the Province will
consuit with each other to resolve thai issue ss soon as
practicable.

v) Notwithstanding (iv) above, zoning by-laws pursuant to section 38 of the Planning
Act may aliow the temporary use of land, buildings or structures provided the
temporary use meets the following conditions:

H)

is consistent with the general intent of this Plan,

is compatible with adjacent tand-uses;

is temparary in nature and can be eassily terminated when the
temporary zoning by-law expires;

does not require new buildings or significant structures;

does not require significant grading of land,

sufficient servicing and transportation capacity exists for the
femporary use;

maintains the long-term viahility of the lands for the uses permitted
in this Plan; and

the duration of use and proposed interim use are to the
satisfaction of the Province.

b) A Block Plan for [ands outside the GTA West Transportation Corridor Protection
Area and the Inierchange Study Area shall demonstrate through the stibmission of
a transpartation study ameng other means to the satisfaction of the Region of York
and the City of Vaughan that & comprehensive road network, access and servicing
plan can be put in place, or can be reserved, in the Block Plan that will effectively
integrate development and accommodate improvements to the intemal and
extenal networks.”

Adding at the end of subsection d} i) Provincial Highways the following new paragraphs :

ig) The need for at least one new inferchange with the Provincial Highway system to
connect to the arterial read system has been identified as necessary to support the full
development of the Highway 400 North Employment Area and to service broader Regional
and Local transportation needs, The “Interchange Study Area” on Schedule *I” identifies
areas where such intarchange(s) could potentially be located.
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If the GTA West Cormidor proceeds as identified above, the location of the interchange(s)
will be identfied through an environmental assessment by the City and ihe Region, in
coordination with the GTA West Comider Environmental Assessment.

If the GTA West Comidor does not proceed, additional inferchange(s) with the Provincial
Highway system within the Highway 400 North Employment Area isfare required and will
be identified through an Environmental Assessment process.

Where the lands within the Interchange Study Area are also within the area designated
"GTA West Corridor Protection Area” policies in section 2.3.3.1 d) i} a) apply.

Where the [ands within the interchange Study Area are not within the GTA West Corridor
Protection Area, or are no longer within the GTA West Corridor Protection Area pursuant
to policy 2.3.3.1 d) i) &) i), the following applies:

Any development of lands identified within the Interchange Study Area will be limited o
uses such as agricultura! uses which will not restrict the location of any future inferchange
{s) and cannections to the local and Regicnal road systems, until such time as the City and
the Region are safisfied that sufficient information is available to determine more
specifically the location of the interchange(s).

Development within the ideniified area shall not be approved by the appropriate approval
authority. For the purpose of these sections “development” includes the approval of any
planning applications {e.g., official plan, site plan, zoning, holding by-laws, and subdivision)
as well as block plan approval.

Notwithstanding the above, zoning by-laws pursuant to section 38 of the Planning Act may
allow the temporary use of land, buildings or structures provided the temporary use meets
the following conditions:

A) is consistent with the general intent of this Plan;

B) is compatible with adiacent land-uses;

C) is temporary in nature and can be easily terminated when
the temporary zoning by-law expires;

D} does not require new buildings or significant struciures;

E) does not require significant grading of land,

F} sufficient servicing and transportation capacity exists for
the temporary use;

G} maintains the long-temm viability of the lands for the uses
permitted in this Plan; and

H} the duration of use and proposed interim use are to the
safisfaction of the City.

The review of development applications for lands within this identified area shall occur as
foliows:

The application is premature unless the City and/or Region has provided
formal written notice that the lands have been released from the identified
area.

If the application is premature, the City shall nofify the applicant that the
application is premature and the application wil be held in abeyance until
such time as the City and the Region have released the lands from the
identified area.

Any amendments to Schedule “I" fo refiect the release of lands in accardancs with this
seciion may oceur without amendment to this Plan.

Any changes fo the Schedules fo this Plan consequent on the establishment of new
interchanges with Highway 400, including but not fimited to an interchange with the GTA
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West Corridar, may occur in cennaction with the release of lands from the Interchange
Study ‘Area without formal amendment to this Plan if addressed in an Environmental
Assessment process and/or a Block Plan process.

d) in the event that the proposed GTA West Transportation Corridor is approved, it is
enticipated that the planned road network, interchange and ramps as shown on Schedules
E and F would change without amendment to the Plan.”

20, Adding to Section 2.3.3, Transportation, as new Section, 2.3.3.4, Pedesfrian and Bicycle System,
as follows:

“2.3.3.4 Pedestrian and Bicycle System

In the Highwzay 400 North Employment Area on Schedule 2D to Amendment #450, the
intent is to provide an integrated, multi-modal transportation network. A key component of
this will be a comprehensive pedestrian and bicycle system as follows:

i} A pedestrian walkwey and bikeway system (developed primarily within the public
road right-of-way), and related facilities such as bicycle parking, shall be required
in the Highway 400 North Employment Area on Schedule 2D and infegrated with
the City's Pedestrian and Bicycle System Master Plan. Pedestrian and bicycle
facilities will be designed to provide connections to bus stops, and linkages
betwzen buildings, adjacent sites, surrounding areas and public sfreets, and
patticutarly to fransit facilifies.

ii) A key part of the pedestrian walkway and hikeway system shall be a continuous,
interconnected trail system within the Greenbelt Natural System Area. Where
possible, recognizing the barrier created by Highway 400, this frail system wil link
fo other environmental areas in the Employment Area. The City will cooperate
with York Region, the Toronto and Region Conservation Authority, tocal interest
groups, and private land owners to create this trail.

21.  Adding to Section 2.3.3.3, Public Transit, the following new subsection m)

“m) In the Highway 400 North Employment Area on Schecule 2D to Amendment #450, the intent is
to provide an integrated, multi-modal transportation network. In support of that objective, in
addition 1o the development of a pedestrian walkway and bikeway system, the City will actively
work with the Region, developers, owners and tenants to develop and implement a
transportation demand management plan including measures such as the promotion of public
fransit to employees, measures which support transit such as priority signaling and maximum
parking standards, and assisting in arganizing and promoting car poaling.”

22, Adding to Section 2.3.4 ii) Stormwater Management, the following new subsections g} and h):

“g) The Stormwater Management Faciity designation on Schedule 2D represents general
locations for stormwater management faciliies within the Highway 400 North Employment
Area. Notwithstanding the location of these designations, such facilities shall be permitted n
all deslgnations, will be loczied and designed to the satisfaction of the City and TRCA, and
should be integrated with the open space and trail system.

h) Section 2.3.2.6 (b} li) requires post development storm water control to pre development levels
for the 2 through 100 year storm events. Upon completion and approval of the TRCA Humber
River Flood Flow Impact Study, stormwater management controls in the Highway 400 North
Employment lands may be required to accommodate flows from larger events, up ta and
inciuding the Regional storm.

Notwithstanding the foregoing, every effort shall be made to minimize the size of storm water
management facilities through the use of measures such as multi-use facilities, modified pond
design standards, appropriate low impact development techniques, roof top storage, parking
lot storage, infilration galieries and other appropriate measures, to the greatest extent
practical, to the satisfaction of the TRCA and the City.”
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23.

24,

25,

B.

Adding to 3.4.2 Development Process e) v) the following:

“In the Highway 400 North Employment Area on Schedule 2D, no final approval of plans of
subdivision or site pian may occur until a comprehensive development phasing plan related to the
timing of transportation infrastructure improvements has been completed fo the satisfaction of the
City of Vaughan and York Region. Such phasing plans shall be supported by & Trafiic Impact
Study, submitted to the satisfaction of the City of Vaughan and York Region, in consuliation with
the Ministry of Transportafion, demonstrafing how the transporfation network is sufficient to
accommodate the proposed development.”

Adding 1o Section 3.4.2 f} Development Process, the following new sentences at the end of the
subsection: :

“With respect to the Highway 400 North Employment Area, a Master Servicing Stucy shall be
prepared to the safisfaction of the City, which comprehensively addresses servicing requirements
for the entire employment area, The City's Master Servicing Study will be coordinated with the
Water/Wastewater Master Servicing Plan being carried out by York Region.”

Adding to 3.4.2 Development Process a new subsection 1):

“A Block Plan for lands outside the GTA West Transportation Corrider Protection Area and the
interchange Study Area shall demonstrate through the submission of a fransportation study among
other means to the safisfaction of the Region of York and the City of Vaughan that a
comprehensive road network, access and servicing plan can be put in place, or can be reserved,
that will effectively integrale development and accommodate improvements fo the intermal and
exiernal networks.”

THE AMENDMENT OF OFFICIAL PLAN AMENDMENT #600

Amendment #6500 1o the Official Plan of the City of Vaughan Planning Area, as amended. is hereby
amended by:

1.

Deleting Schedule "A” to Official Plan Amendment No. 600, as amended by Amendment #604, and
replacing it with Schedule "A” attached hereio as Schedule “G” to this Amendment, which identifies
the Highway 400 North Employment Area, which is bounded by the City boundary, Jane Stree,
Teston Road and Weston Road, as “Employment Area’, excluding lands designated “Low Rise
Residential” (on Schedule 'F", Rural Area General fo Amendment #600 as amended by
Amendment #604).

Deleting Schedule “F’, Rural Area General. to Official Plan Amerdment #6800, as amended by
Amendment #504 and replacing it with Schedulz "F” aftached hereto as Schedule "H” to this
Amendment which designates lands north of the existing Estate Residential designation in the
northeast quadrant of Teston and Weston Roads, south and west of the Valley & Stream Corridor
and east of Weston Road, as ‘Low Rise Residential”.

Adding to Section 6.0 Rural Area — General Policias, the following new subsection 6.2.7:
“6.2.7 Low Rise Resicential

) The lands Jocated immediately north of the existing estate residential subdivision
at the nertheast quadrant of Teston and Weston Roads, south and west of the
Valley & Stream Corridor and east of Weston Road and consisting in size of
approximately 16 hectares and designated “Low-Rise Residential” as shown on
Schedule "F” attached herefo. Residential development shall have regard for the
existing estate residenfial subdivision through buffering and an appropriate
ransition in lot size. All applicable development policies contained in Vaughan's
new Cfficial Plan (adopted September 7, 2010) for Low Rise Residential
development shall apply.




Sustainable community objeciives shall be implemented through neighbourhood
designs that support cycling and walking within and external fo the community,
ingluding connectivity to transit facilifies; ensures neighbourhood connectivity to
the broader community; provide fransit opportunities; provide water and energy
efficiencies, and energy alfematives; and support green building design and sife
development, to the satisfaction of the City.”
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Council Attachment 4

0O.M.B. Case No.: PL100850

ONTARIO MUNICIPAL BOARD
Commission des affaires municipales de 1'Ontario

IN THE MATTER OF section 17(40) of the Planning Act, R.S.0. 1990, C. P. 13, as
amended

Appellant: Vaughan 400 North Landowners Group Ine.

Appellant: Calapa Farms Limited

Subject: Failure of the Regional Municipality of York to announce a decision
respecting Proposed Official Amendment No. 637 of the City of
Vaughan

Municipality: City of Vaughan
0.M.B. Case No.: PL100850
O.M.B. File No.: PL100850

" MINUTES OF SETTLEMENT

WHEREAS the Ministry of Municipal Affairs and Housing (“the MMAH”), on behalf of
the Province of Ontario and including the Ministry of Transportation ("MTO"), the
Regional Municipality of York ("the Region™), the City of Vaughan {"the City"), the
Township of King ("King™), the Vaughan North 400 Landowners Group Ine. ("Vaughan
400"), the Block 34 East Landowners Group Inc. ("Block 34 East™) and Calapa Farms
Limited ("Calapa") are the parties (individually, "Party", and collectively, "the Parties")
to the appeals which are the subject of this proceeding;

AND WHEREAS the Parties have agreed to resolve their differences and settle the
issues amongst them regarding the City's Official Plan Amendment No. 637 ("OPA
637"), and consequently wish to have the Board approve a modified and agreed version
thereof ("Amended OPA 637");

NOW THEREFORE, the Parties agree as follows:

1. The Recitals above are true.

{Loozo9g2.a%



Approval of Amended OPA 637

The Parties agree that Amended OPA 637, attached hereto as "Schedule A",

represents good planning in the public interest, and should be approved.

The Parties will call such evidence and make such submissions at a hearing of
the Board ("the Hearing™) as are mutually agreed with a view to seeking
approval by the Board of Amended OPA 637, and will cooperate to oppose any
effort by any person to prevent such approval.

These Minutes of Settlement will be tendered by the Parties to the Board at
the Hearing as a proposed exhibit.

The GTA West Environmental Assessment

{Loozo3oa1}

The Parties acknowledge that MTO is currently conducting an environmental
assessment under the Environmental Assessment Act, R.S.0. 1990, c. E.18

("the MTO EA") respecting the proposed GTA West Transportation Corridor
(“the Corridor™).

The Parties acknowledge and agree that the MTO EA will determine the land
that is required for transportation facilities that will be included within the
Corridor.

The Parties acknowledge and agree that the MTO EA is a public process that

requires decisions to be made by the Province of Ontario ("the Province").

MTO will proceed expeditiously with the MTO EA, and in that process, will
address the lands at the interchange of the Corridor with Highway 400 (both
the east and west sides) at the beginning of Stage 2 of the MTO EA.

The Parties acknowledge that, in 2011, MTQ staff anticipate recommending to
their Minister that the MTQO EA proceed to Stage 2.



10.

11.

12,

‘13.

14.

15.

{l.oozoggz.1}
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The Parties acknowledge that, if directed to proceed by the Minister for MTO

in 2011, it is anticipated Stage 2 of the MTO FA (i.e. procure consultant to
initiate Stage 2) would commence in 2012.

The Parties agree that, as the MTO EA proceeds, lands within Amended OPA
637 which are subject to Policy 2.3.3.1.(d){(i)(a) and thereby restricted from
development in order to protect for the Corridor ("the Protection Lands™) set
out on “Schedule B” will be released for development when they are
determined in the MTO EA process to be no longer required for that purpose.
The Parties acknowledge that it is anticipated that lands could potentially be

released by the Province in accordance with Policy 2.3.3.1.(d)(i){a)(ii)
beginning in 2013.

The Parties acknowledge that the Region, the City, Block 34 East, Vaughan

400 and Calapa hope and intend to engage in block planning in 2014 for the
Protection Lands that are not required for the Corridor.

The Province, the Region and the City will continue to work as part of the
Municipal Advisory Group for the GTA West Corridor Environmental

Assessment,

If the Province clearly indicates before December 31, 2013, that the Corridor
will not proceed (e.g. that there will be no highway and public transit facility
within the Amended OPA 637 area), the other Parties, or any of them, may at
any time elect to seek an amendment to Amended OPA 637 to remove any or
all lands subject to the policies protecting the Corridor. This does not
prejudice the position the Province may take should any such amendments be
proposed.

If paragraph 14 does not apply, and if the MTO EA has not proceeded
expeditiously resulting in the release of lands in accordance with Policy
2.3.3.1(d)(@)(a)(ii), the other Parties, or any of them, may at any time after
December 31, 2013, seek an amendment to Amended OPA 637 (being part of
the Vaughan Official Plan) to remove lands subject to the policies protecting
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the Corridor. This does not prejudice the position the Province may take
~ should any such amendments be proposed. Nor does this mean that the MTO
EA and the Environmental Assessment Act will no longer determine the land

that is required for the transportation facilities that will be included within
the Corridor.

16.  If paragraph 15 applies, any Party may exercise its rights to oppose or appeal
the proposed amendment, and may also seek adjudication and/or mediation
with respect thereto.

Regional/City Interchange Connections to the Corridor

17.  The City's need for at least one full interchange with Highway 400 and the

Region’s need for an east-west arterial road connection east of Highway 400

(hereinafter collectively refe to as “interchange connections™) exist

% %d&ghth the construction of the
e confection§ either instead of, through or inW
r are required to fully develop the strategic

employment lands within OPA 637, connect to the City road network and

connect to the Regional road network and, in particular, to the existing and

irrespective ff whether \91:

Corridor. That lnterch
addition to the Corri

planned east-west road network of the Region east of Highway 400.

18. The parties acknowledge that the City of Vaughan Council adopted a
resolution to ask the Ministry of Transportation to integrate at least one full
interchange with Highway 400 to service the 400 North Employment Area
Secondary Plan (OPA 637) together with a Regional arterial connection in
conjunction with Stage 2 of the GTA West Corridor Environmental
Assessment. It is expected that MTO will respond to this resolution prior to
the commencement of Stage 2 of the GTA West Corridor EA.

19. The Region and/or the City will commence and diligently undertake an
environmental assessment to identify the preferred location, configuration
and alignment for the interchange conmnections which will connect the

Corridor to the arterial road system east of Highway 400 ("the Region/City

{Looz0392.1}
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EA"). The scope of the Region/City EA will be dependant upon MTO's
response to the City of Vaughan Council Resolution referred to above, The
Parties acknowledge that the Region and City intend that the identification of
the preferred location and alignment for the interchange connections will be
completed no later than one year after the MTO has selected the preferred
location for the interchange between the Corridor and Highway 400.

The Region and City will expedite the process for the Region/City EA, and will
work cooperatively with the other Pariies to identify the interchange
connections in order to ensure that lands east of Highway 400 within

Amended OPA 637 are available for development in a timely fashion.

The MTO, the Region and the City will work cooperatively and coordinate
their respective EA processes recognizing that the City and Regional
transportation infrastructure needs for a new interchange and east-west
roadway will be impacted by the proposed MTO highway to highway
interchange and those needs will continue if the highway to highway

interchange does not proceed.

The Parties agree that those lands which might be required for the
interchange connections between the Corridor and to City and Regional road
networks to permit full development of OPA 637 are currently described on
Schedule C as the “Interchange Study Area”. As the City/Region EA proceeds
or the City and the Region are otherwise satisfied that sufficient information
exists to more precisely identify the lands required for those connection
purposes, the Parties agree that the lands not so required will be released for
development. The Parties acknowledge that it is anticipated that such lands
could potentially be released by the City and the Region from the Interchange
Study Area beginning in 2014 in accordance with the GTA West
Transportation Corridor Protection Area and Interchange Study Area policies
in OPA 637 as applicable.
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If the release of lands in accordance with paragraph 22 above does not
proceed as contemplated, then other Parties or any of them, may at any time
after December 31, 2014 seek an amendment to amended OPA 637 (being
part of the Vaughan Official Plan) to remove lands subject to the policies
protecting the Interchange Study Area. This does not prejudice the position of
the City, the Region or the Province, which may continue to oppose such
proposed amendments. Nor does this mean that the City/Region EA and the
Environmental Assessment Act will no longer play their role to determine the
land that is required for the transportation facilities that will be included
within the study area.

Commercial Uses

24.

Amended OPA 637 contains policies respecting the types of commercial uses
permitted on the lands subject to it. The Parties acknowledge and agree that
"Schedule D" lists permitted uses which constitute good planning, are in the
public interest and are appropriate for development within the lands subject
to Amended OPA 637 and also lists non-permitted uses which shall be either
specifically prohibited or not included as permitted uses in any zoning by-law
for lands within the Mixed Use Area — Employment/Commercial designation
or the Services Nodes respectively.

General

25.

26,

{Loozogge.1}

The Parties agree that they are contractually bound to the terms of these
Minutes of Settlement, and that the obligations and benefits thereof are

immediately enforceable by civil action should a Party be in breach of them.

Subject to applicable law, the Parties shall execute diligently and expeditiously
such further documents and take such further action as may be reasonably

required in order to implement and give full legal force and effect to the terms
of these Minutes of Settlement.
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28.

29,
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These Minutes shall be binding upon, and enure to the benefit of, the Parties,

their heirs, successors, assigns and successors in title.

These Minutes of Settlement constitute the entire agreement between the
Parties concerning OPA 637 and Amended OPA 637, and supersede all prior

agreements, negotiations and understandings with respect thereto,

Any amendment to or waiver of any provision of these Minutes of Settlement

must be in writing and signed by the Parties.

These Minutes of Settlement may be executed in one or more counterparts,
which together shall constitute a complete set of these Minutes of Settlement,
and executed counterparts may be delivered by e-mail or facsimile

transmission.

IN WITNESS WHEREOF, the Parties have executed these Minutes of Settlement as
of the date(s) indicated below:

{l.o020392.3}



Date: July 20,
2011

Date: July 20,
2011

Date: July 20,
2011

Date: July 20,
2011

Date: July 20,
2011

{Loo20392.1}

-8-

) THE CITY OF VAUGHAN
)
)
)

N

f‘ﬁlaﬁdié Storto
icitor, City of Vaughan

THE REGIONAL MUNICIPALITY OF YORK

L N " W A

— N~

Mr. Stephen Waqué \
Counsel to the Region

)
)
)
) MINISTRY OF MUNICIPAL AFFAIRS AND
) HOUSING

)

)

)

\{mm/

) Ms, Claire Ypung
) Counsel, Legal Services Branch

TOWNSHIP OF KING

)
)
)
)

)} Mis)Josephine Matera
) Coytasel to the Township

) BLOCK 34 FAST LANDOWNERS GROUP INC.

e

S

"3

Ms. Roslyn"Houser
Counsel to Block 34 East

N S S e S

) VAUGHAN 400 NORTH LANDOWNERS
) GROUP INC.



Date: July 20,
2011

Date: July 20,
2011

) =4ﬁg‘l£'_:ﬁf:, .; i
) Counselte-C ms Limited
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PL100850

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

TOWNSHIP
OF KING

LEGEND:

«  GTAWEST PRELIMINARY ROUTE
PLANNING STUDY AREA N OPA 837
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This Is Schedule 'I' to
Amendment No. 637

This Is Schedule 'C' to the
Minutes of Settlement

Schedule 6A to OPA 450
Employment Area
(Highway 400 North)
Transportation Corridor
Protection Areas
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NN |nterchange Study Area

! E BN B GTA West Transportation Corridor
Proteclion Area

m— = === Structural Plan Boundary

NOTE: WHERE THE
INTERCHANGE STUDY AREA AND
THE GTA WEST TRANSPORTATION
CORRIDOR PROTECTION AREA
LINES PARALLEL EACH OTHERIT
IS INTENDED THAT THE
INTERCHANGE STUDY AREA WILL
BE IN THE SAME LOCATION AS
THE GTAWEST TRANSPORTATION
CORRIDOR PROTECTION AREA.

SEE SECTION 2.3.3.1. {d) (i)
FOR RELATED POLICIES.
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SCHEDULE D to Minutes of Settlement OPA 637
OPA 637 Permitted and Non-Permitted Uses

Mixed Use Area — Employment/Commercial Designation (Southeast Corner of
Weston & Kirby and North West Corner of Jane and Teston)

All Service Nodes

Permitted Uses

Non-Permitted Uses

Permitted Uses

Non-Permitted Uses

Employment Uses
Retail uses accessory to Employment

Service Commercial uses
-automobile service station
-automobile gas bar

-car wash

-bank and financial institution
-banquet hall, including eating
establishment

-business and professional office
-club or health centre

-day nursery

-eating establishment, convenience
with drive-through/outdoor patio
~eating establishment,
takeout/outdoor patio
-education or training facility
-hotel, motel, convention centre
-office building

-office and stationary supply, sales,
service, rental

-pet grooming establishment
-print shop accessory retail sales
-parking garage

-place of entertainment
-personal service shop

-one convenience retail store
-one pharmacy

-service or repair shop

-tavern

-technical school

-video store

-veterinary clinic

-bakeries/cafes

-food store/supermarket
-recreational use

-parks and open space

-car rental service
-major retail
-retail warehouse

Employment Uses
Retail uses accessory to Employment

Service Commercial uses
-automobile service station
-automobile gas bar

-car rental service

-car wash

-bank and financial institution
-banquet hall, including eating
establishment

-business and professional office
~club or health centre

-day nursery

-eating establishment, convenience
with Drive-through/outdocr patio
-eating establishment,
takeout/outdoor patio

-office building

-office and stationary supply, sales,
service, rental

-print shop accessory retail sales
-personal service shop

-one convenience retail store
-one pharmacy

-service or repair shop

-tavern

-video store

-veterinary clinic

-bakeries/cafes

-hotel, motel, convention centre
-parks and open space

-parking garage

-recreational use

-education or training facility
-pet grooming establishment
-place of entertainment
-food store/supermarket
-technical school

-major retail

-retail warehouse






