I, JEFFREY A. ABRAMS, City Clerk of the Corporation of the City of Vaughan, in
the Regional Municipality of York, do hereby certify that attached is a true copy of
Amendment Number 694 to the Official Plan of the Vaughan Planning Area, which was
approved (as modified) by the Ontario Municipal Board, as per Board Order Issue,
dated November 19, 2008.

L
JEFFREY A. ABRAMS
ity Clerk
ity of Vaughan

DATED at the City of Vaughan
this 19th day of December, 2008.
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Invar (Freshway) Limited has appealed to the Ontario Municipal Board under subsection 22
of the Planning Act, R.S.0O. 1990, c. P. 13, as amended, from Council’s refusal or neglect to
enact a proposed amendment to the Official Plan for the City of Vaughan to redesignate a -
portion of lands composed of Part of Lots 2 and 3, Concession 4, City of Vaughan from General
Complementary Use under the Parkway Belt West Plan to Employment Area General under
. OPA No. 450, City of Vaughan :

Approval Authority File No. OP.06.024-

~ O.M.B. File No. PL080508

invar (Freshway) Limited has appealed to the Ontario Municipal Board under subsection 34(11)
- of the Planning Act, R.S.0. 1990, c. P. 13, as amended, from Council’s refusal or neglect to
enact a proposed amendment to City of Vaughan Zoning By-law 1-88, as amended, to rezone
lands composed of Part of Lots 2 and 3, Concession 4, City of Vaughan from PB1(S) Parkway
Belt Linear Facilities Zone and PB2 Parkway Belt Complementary Use Zone to PB1(S)(H) to
permit outside storage uses, EM2(H) General Employment Area Zone to permit employment
uses, specifically for manufacturing, fabrication, storage, distribution and outside storage, and
0OS1(H) Zone for landscaped buffers and storm water management uses

Approval Authority File No. Z2.06.054

O.M.B. File No. PL080464

Invar (Freshway) Limited has appealed to the Ontario Municipal Board under subsection 51(34)
of the Planning Act, R.S.0. 1990, c. P. 13, as amended, from the failure of the City of Vaughan
to make a decision respecting a proposed plan of subdivision on lands composed of Part of Lots
2 and 3, Concession 4, City of Vaughan

Approval Authority File No. 19T-06V09

0O.M.B. File No. PL080509

APPEARANCES:
Parties _ | Counsel*/Agent
City of Vaughan C. Storto*
Regional Municipality of York R. Miller*
Mount Pleasant Group of Cemeteries M. Flynn-Guglietti*
Invar (Freshway) Limited B. Kussner*

" Toronto and Region Conservation Authority  C. Smith
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DE‘CISIO__N\DELIVE'RED BY K. J. HUSSEY AND ORDER OF THE BOARD

Invar Freshway lelted ("Applicant™) has brought these appeals from Council’s
refusal or neglect to enact proposed amendments to the Official Plan and Zoning By-law
for the City of Vaughan, and to approve a draft plan of subdivision on lands described
as Part of Lots 2 & 3, Concession 4. The Applicant proposes employment uses,
inciuding outside storage on the subject lands.

The Board was advised that the parties were successful in settling the matter.
The hearing was convened for the Board to consider the parties’ request for approval of
the settlement. '

On consent of the parties and on the basis of the unchallenged expert planning
evidence of Land Use Planner Gary Templeton, the Board, by oral decision allowed the
appeals, subject to receiving the final documentation.

The subject property is a vacant 10.11 hectare parcel, located east of Jane Street
on the south side of Highway 407, and west of the Canadian National Railway
Classification Yard. There is industrial use on the lan_ds to the north, east and south of
the subject property, and to the west is Beechwood Cemetery, which is owned by the
Mount Pleasant Group of Cemeteries (MPGC). The subject lands were sold to the
Applicant by MPGC. They were formerly part of Beechwood Cemetery but were never
used as a cemetery and are no longer licensed for that purpose.

The subject lands are designated "Road-Public Use Area" and "General
Complimentary Use Area" by the Provincial Parkway Belt West Plan (PBWP). The
Ministry of Municipal Affairs and Housing (MMAH) have approved the removal of most
of the lands from the PBWP. On the remaining portion designated Road-Public Use
Area which is situated on the north of the property, MMAH has approved an amendment
to permit interim outside storage uses, subject to conditions that no permanent buildiggs
or structures be erected on those lands, and that outside storage will be permitted only
until the lands are required for uses contemplated by the Parkway Belt West plan.

w5,
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Of the remaining lands a pgrtion is to be,design,ated "Employment Area General"
to permit a full range of processing, warehousing and storage operation uses. There
will be a holding provision on these lands until the Site Plan is approved.

The draft plan provides for 16 industrial blocks of outside storage with or withput »

a building. The remaining blocks are for non-industrial uses, including a private road

-~ and a storm management facility. There will be a 10 metre wide landscape buffer

between the Cemetery to the West and the subject property for the purpose of
screening and to that effect a detailed landscape plan has been submitted.

The subject land contains a woodlot with an endangered species of Butternut
Tree. These trees are in.unheaithy condition largely because of inadequate drainage.
The Applicant will prepare a Forested Area Compensation Plan that will outline speci'fic'
measures to provide a sustainable forest environment for the Butternut trees.

On the western boundary of the property is a tributary of the Humber River. The
Applicant has agreed to improve the condition of the existing water course and enhance
aquatic habitat with the new channel design.

The Board is satisfied that this development conforms to the goals and objectives
of the Mun"‘iif:ipality’s Official Plan and is consistent with Provincial "'pol'ici'es. The Board is
also satisfied that the proposed Draft Plan of Subdivision and Conditions meet the
criteria set out under subsection 51(24) of the Planning Act and is in the overall public
interest.

Accordingly the Board allows the appeals and approves the following:

’ 1. Amendment 694 to the Official qun of the Vaughan Planning Area (Exhibit
4, as modified) is appended as Attachment 1 to this Decision/Order. -

2, Zoning By-law Amendment to the City of Vaughan By-law 1-88, (Exhibit 5
as modified) is appended as Attachment 2 to this Decision/Order.

3. Draft Plan of Subdivision Property prepared by J. D. Barnes Limited,
subject to the fulfiliment of Conditions “f Draft Approval, (Attachment 1 to
Exhibit 6) is abpended as Attachment 3 to this Decision/Order except that
Condition #23 is hereby amended as follows:
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Prior to the transfer of any blocks, the Owner shall construct a
maintenance free acoustic barrier within the subject lands in proximity to the
westerly property boundary as required in the approved noise report and in
compliance with the City's noise policy and satisfaction of the City. The noise
consultant shall certify that the acoustic barrier complies with the requirements
of the noise report prior to the transfer of any biock.

| In the event that there are any difficulties implementing any of the conditions of
draft plan approval the Board may be spoken to.

This is the Order of the Boafd.

“K. J. Hussey”

K. J. HUSSEY
MEMBER-
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ATTACHMENT 1

'AMENDMENT NUMBER 604
. TO THE OFFICIAL PLAN
OF THE VAUGHAN PLANNING AREA
The following texl to Amendment Number 694 to the Official Plan of the Vaughan Planning Area and
Schedules "1", "2", *3°, "4", *5” and “6" constitute Amendment Number 694.

Also attached hereto but not constituting part of the Amendment are Appendices "I" and "lI".,



1 PURPOSE

The purpose of this Amendment to the Official Plan is fo amend the provisions of the Official Plan of the
Vaughan Planning Area, respecting Official Plan Amendment No. 450 (City's Employment Area Planj, as
amended, to: \

a) outline interim development policies, in accordance with the Minisiry of Municipal Affairs and Housing
Amendment No. 1885, for the lands shown as “Area A” on Schedule *1°, attached hereto, which wi!l.
remain within the Pro\‘linciai Parkway Belt West Plan and designated 'ln}er-Urban Transitway-Pubiic
Use Area”; and, ' _

b) 2dd the lands shown as “Area B on Schedute *1°, attached hereto, to the City’s Employment Area
Pian (OPA #450). This will be achieved by redesignating the Jands shown as "Area B” from "General
Complementary Use Area” under the Provincial Parkway Belt West Plan to "Employment Area
General" within Amendment No, 450. '

This amendment will facilitate the development of the Subject Lands for industrial uses which require outside

storage and will provide site specific policies, intended to permit 2 limited range of uses, site specific

development standards and site plan control policies that recognize the nature and type of surrounding land

uses, including the cemetery to the west

-

I LOCATION

The lands subject o this Amendment h'ereinaﬁér referred to as "Subject Lands”, comprise apprcximately
10.11 ha and are shown on Scheduls "1", attached hereto, as “Area Subject to Amendment No. 694", The
lands are located eastof Jane Street, on the south side of Highway #457 ,and Qest of the Canadian National
Railway Ciassification Yard, in Part of Lots 2 and 3, Coneession 4, City of Vaughan,

i BASIS

The decision to amend the Official Plan is based on the foliowing considerations:

1. The proposal is in keeping with the efficient development policies for employment areas of the
Provincial Poficy Statement and the employment area policies of the Province’s Places lo Grow: The
Growth Plan for the Greater Golden Horses~hoe. The development will add new employment lands to
the Cily’s Employment Area Plan (OPA #450) and provide opportunities for employmentand industrial
uses that require outside _sto.raée.

2. The sdbject lands shown as “Area A™ on Schedule *1°, are designated "inter-Urban Transitway-Public

Use Area” by the Provincial Parkway Belt West Plan, On May 14, 2007, the Minisiry of Municipal

=

Y
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Affairs and Housing approved Amendment No. 185 (via MMAH File No. 19-PBA-028-185) to permit

interim outside storage uses on the lands shown as “Area A", subject to the following conditions:

i) no permanent buildings or structures are erected, and
i) interim outside storage uses are only permitted until such time as the subject lands are
required for the purposes of an Inter-Urban Transitway Corridor, or other infrastruciure

related uses as contemplated by the Parkway Belt West Plan.

The lends shown as “Area A” will remain designated "Inter-Urban Transitway-Public Use Area.” The

designation along with the above-noted inlerim permission is consistent with the Ministry of

Transportation's requirement to protect for & 30m wide right-of-way, adjacent to the south side of

Highway 407 for a future Transitway Corridor.

The lands shown as "Ar;aa B” on Schedule “1°, are designated General Complementary Use Area by
the Provincial Parkway Belt West Plan. The Ministry of Municipal Affairs and Housing Amendment No.
185 deleted the lands shown as *Area B® from the Provincial Parkway Belt West Plan. The proposal fo
redesignate these lands to *Employment Area General” is consistent with the administration policies
of the City’s Employment Area Plan (OPA #450) that upon delstion of the lands from the Provinc'iat
Parkway Belt West Plan, the subject lands shall be subject to the poficies and designations of OPA

#450, by way of an amendment to the Official Plan.

The proposal 1o redesignate the lands shown as "Area B" to "Employment Area General”, to facilitate
the development of industriallempioyment uses that require outside storage, is consistent with the
objectives and development policies of OPA #450. The "Employment Area General” designation
accommodates uses that do not require higher profile locations; provides locational opportunities for
industrial development which méy require outside storage or be underiaken outdoors; and permits a

full range of processing, warehousing and storage operation uses.

The development standards applicable to the outside storage of goods, materials, vehicles or any
other activity not contained within a wholly enclosed building shall be set out in the implementing site

specific zoning by-law.

The site specific zoning by4aw will incorporate a Holding Symbol "H" on the lands shown as “Area B"
on Schedule “1°, atiached hereto, 10 ensure development of structures or the use of the subject lands
for outside stosage purposes is designed in accordance with the standards set out in the zoning by-
law and the policies of this amendment. The Holding Symbol shall be removed |f1 whole or in part at
such time when a site plan is approved by Vaughan Council pursuant to Section 41 of the f’lanning

Act. The City’s Site Plan Contro} By-law will be amended to indicate that site plan control shall be

PL0O80508 et al
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required for the development of a biock(s) for outside storage with or without the requirements for a

building for Blocks 1-16 inclusive on Plan of Subdivision 197-06V09.

Having received a statutory Public Hearing held on December 6, 2006, Vaughan Councit on

September 8, 2008, endorsed Official Plan Amendment Application OP.06.024 (invar Freshway

Limited) in conjunction with the related applications to amend the Zoning By-law {£.06.054) and for

the approval of a Plan of Subdivision (19T-06V09). On October 1, 2008 the Cniario Municipal Board

approved the aforementioned applications,

DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

Amendment No, 450 {City of Vaughan-Employme.nt Area Plan) to the Official Plan ofvthe Vaughan

Planning Ares, is hereby amended by:

W

Redesignating the fands shown as "Area B® on Schedule “1", attached hereto, from *General
Compiementarj Use Area” under the Province’s Parkway Belt West Plan to "Employment
Area General” under Amendment No. 450, thereby adding the lands shown as "Area B” on
Schedule *1*, attached hereto, to Amendment No. 450, and mainiaining the Ian_ds shown as
“Area A’ on Schedule "1", aftached hereto, within the Provincial Parkway Belt West Plan and

designated “Inter-Urban Transitway-Public Use Area.”

Deleting Schedules *17, 2", “2C", "3”" and "5" to Amendment No. 450 and replacing therefore
with Schedules “1”, “2°, "2C”, “3" and "§", attached hereto, as Schedules "2", *3",°4", *5" and
“6", respectively, thereby adding the lands shown as "Area B" on Schedule “1”, attached

herefo, fo Amendmen’t No. 450.

Adding the following site specific policies to the end of Exception Section 9.0 in Amendment

" No. 450:
°9.16 OPA No. 694:

1. The iands described by the Ministry of Municipal Affairs and Housing Amendment
No. 185 (MMAH File No. 19-PBA-028-185), as Part 2 of Reference Plan 65R-29892,
in Lot 3, Concession 4, Cily of Vaughan, shall be subject to the following policies of
Amendment No. 185: |
Notwithstanding the designation éf the subject lands as Inter-Urban Transitway in the
Public Use Area of the Parkway Belt West Plan, interim outside storage uses are
permitied, subject to the salisfaction of the following:

)] no permanent buildings or structures afe erected, and

PL080508 et al
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interim outside storage uses are only permitted until such time as the
subject lands are required for the purposes of an Inter-Urban Transiiway
Corridor, or other infrastructure related uses as contemplated by the

Parkway Belt West Plan.

The following policies shall apply to the lands shown as "Area Subject to Amendment

No. 694", on Schedules *1%, *2", *2C*, *3" and *5™

a)

b)

<}

d)

[+)]

h)

Prior to development of the subject lands, a Forested Area Compensation
Plan shall be prepared and submitted to the satisfaction of York Region and
the Toronto and Region Conservation Authority. Such Plan will include a
strategy for the planting, maintenance, and monitoring of the forest including
the endangered Butternut (Juglans cinerea).

The use or development of the subject lands for outside storage with or
without the reguirements for a building shall be subject to Site Pian Contra}
under the Planning Act and the City's Site Plan Ccntrﬁl Policy.

A range of industrial uses requiring outside storage with or without the
requirement for @ building shall be permitted. The full range of these uses
and limited outside storage uses shall be specified in the implementing
zaning by-law.

An asphalt plant, concrete plant, aggregate recycling, aggregate crushing,
screening of sorting and any other uses of that nature shall be prohibited.
Outside storage shall be screened so as not to be visible from within the
neighbouring Beechwood Cemetery. N

Noise and visual mitigation measures, to reduce noise levels and E,oncea!
outside storage shall be designed, installed and maintained to protect the
existing Beechwood Cemetery and such measures shall consist of solid
barriers and landscaping or buildings.
A jandscaped berm shall be required along the entire westerly property line,
with the exception of the lands forming part of a future transitway corridor.
The use of the lands forming part of the fulure transitway corridor shall
provide for adequate screening of activities by means of a solid wood fence
constructed to a height of 5.0 rﬁetres. s0 as to mitigate negative impacts to
Beechwood Cemetery. Maintenance of the berm and landscaping Shail be
the respon;ibility of the Owner and fulure successors or assigns. J he details
of the berming and landscaping shall be specified.in the zoning by-law and
implemented through the approval of a Draft Plan of Subdivision and/or a

Site Pian.

PL080508 et al
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i) Access to the subject lands shall be designed to connect {o Freshway Drive
{o the north, via an easement over the lands to the east and a private north-

south right-of-way owned by Canadian National Raiiway."

\' IMPLEMENTATION

itis intended that the policies of the Official Plan of the Vaughan Planning Area pertaining to the subject lands
~will be implemented by 'way of an amendment 1o the Vaughan Zoning By-law and Plan of Subdivision and Site

Plan Approval, pursuant to the Planning Act.

Vi INTERPRETATIO!

The provisions of the Official Plan of the Vaughan Planning Area as amended from time to time regarding the

interpretation of that Plan shall apply with respect to this Amendment.
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APPENDIX {

The subject lands are located east of Jane Street, on the south side of Highway #407, and west of the
Canadian National Railway Classification Yard, in Part of Lots 2 and 3, Concession 4, Cily of Vaughan,

The purpose of this Amendment is fo add fands that have been recently removed from the Provincial Parkway
Beit West Plan into the City’s Employment Area Official Plan {OPA #450) by redesignating the subject lands
from “General Complementary Use Area” under the Provincial Parkway Belt West Plan to “Empioyment Area
General” under OPA #450 (Employment Area Growth Management Pian). This amendment will facilitate the
development of the Subject Lands for industrial uses which require outside siorage and provide the
appropriate development and site plan control policies to ensure quality development compatible with the

surrounding land uses.

On Septernber 8, 2008, Council ratified the September 2, 2008 Commiftee of the Whole recommendation to
approve the proposal for Ofiicial Plan Amendment Application OP.06.024 (Invar Freshway Limited) as foliows:

*THAT The Ontario Municipal Board be advised that the City of Vaughan Council endorses
Official Plan Amendment File OP.06.024 (Invar Freshway Limited), specifically to amend
OPA #450 (Employment Area Plan) as follows: .

a) add the lands shown as “Area B" on Attachment #2 to the City’s Employment Area
Plan {OPA #4560}, which were removed by the Ministry of Municipal Affairs and
Housing from the Provincial Parkway Belt West Plan on May 14, 2007 via
Amendment No. 185 (MMAH File No. 19-PBA-028-185) by redesignating the lands
shown as “Area B* from “General Complementary Use Area® (Provincial Parkway
Belt West Plan) to “Employment Area General” {City Employment Area Plan, OPA
#450):

b) include site-specific policies for the fands shown as "Area B" on Attachment #2, to
facilitate compatible development of the subject lands for employment uses that
require outside storage with or without buildings, from the adjacent cemetery use,
which shall address but not be limited to matters pertaining fo landscape huffering
and berming, distance separation from land uses, and appropriate uses;

c) include the following provision for the lands shown as “Area A" on Attachment #2, in
accordance with the MMAH Fiile No. 19-PBA-028-185 and approved Amendment No
185 dated May 14, 2007:

“The subject lands are designated Inter-Urban Transitway in the Public Use Area, in
the City of Vaughan, and fusther described as Part 2 on RP 65R-29882, in Lot 3,

Concession 4, City of Vaughan. Notwithstanding the designation of the subject lands
as lnter-Urban Transitway in the Public Use Area of the Parkway Beit West Plan,
interim oulside storage uses are permitted subject to the satisfaction of the following

conditions:
o)) no permanent buildings or structures are erected, and
b) interim outside storage uses are only permitted until such time as the

subject lands are required for the purposes of an Inter-Urban Transitway
Corridor, or other infrastructure related uses as contemplated by the
Parkway Belt West Plan.”; and,

d) include the following provision in accordance with the Region of York conditions of
approval;

“Prior to development, a Forested Area Compensation Plan shall be prepared and
submitied to the satisfaction of York Region and the Toronto and Region
Conservation Authotity. Such plan will include a strategy for the planting,
maintenance, and monitoring of the forest including the endangered Butternut
(Juglans cinerea).”

PLO80508 et al
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APPENDIX Il

EXISTING LAND USES
OFFICIAL PLAN AMENDMENT No. 694

FILE No's. OPA #694 & OP.06.024

RELATED FILE No's. Z.06.054 & 19T-06V09
LOCATION: Part of Lots 2 & 3, Concession 4
APPLICANT; INVAR FRESHWAY LIMITED

CITY OF VAUGHAN

AREA SUBJECT TO
AMENDMENT No.694
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