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TeL: (905) 895-1231

PLANNING DEPARTMENT (705) 437-1617
17250 YONGE STREET, Box 147 (905) 773-3004
NEWMARKET, ONTARIO (805) 731-0201
L3Y 621 Fax: (905) 895-3482

August 19, 1996

Mr. John D. Leach

Clerk

City of Vaughan

2141 Major Mackenzie Drive
Vaughan, Ontario

L6A 1T1

Dear Mr. Leach:

Re: f“"""‘A‘mendment?‘"Nof"?i"677’t0 the
Official Plan for the Vaughan Planning Area
File: 19-OP-1500-467

On August 15, 1996, this official plan document came into force. Please refer to the attached
certificate of approval.

The Original and Duplicate Originals have a certificate of approval attached thereto. One
Duplicate Original has been retained for the Region’s records. The Original and the

remaining Duplicate Originals and working copies are enclosed.

Yours truly,

o ———

John D. Jacob
Area Planner

JDJIAd]

Enclosure

cc: Mr. John Stevens, Commissioner of Planning

York Region: Ce/ebra[ingof Success, 1277 - 1928



CERTIFICATE OF APPROVAL

AMENDMENT NO. 467
TO THE
OFFICIAL PLAN FOR THE
CITY OF VAUGHAN
This official plan document which was adopted by the Council of the Corporation of the City
of Vaughan is approved pursuant to Sections 17 and 21 of the Planning Act.

As provided in the Planning Act, as amended, this decision is now final and the official plan
document came into force on the date indicated on this certificate.

“7.1

Mike DeAngelis, MC.I.P. )
Director of Develdpment Services

Planning and Deyelopment Services Department
The Regional nicipality of York

Date:__August 15, 1996




I, JOHN D. LEACH, City Clerk of The Corporation
of the City of Vaughan in the Regional Municipality of
York, do hereby certify that the attached is a duplicate
original copy of By-law Number 32-96, passed by theé Council
of the City of Vaughan on the 12th day of February, 1996.

/
[

/

el

J.D,/each
Cigy Clerk
Qﬁ%y of Vaughan

DATED at the City of Vaughan

this 21st day of February, 1996.



THE CITY OF VAUGHAN

BY-LAW

BY-LAW NUMBER 32-96

A By-Law to adopt Amendment Number 467 to the Official Plan of the Vaughan Planning Area.

NOW THEREFORE the Council of The Corporation of the City of Vaughan ENACTS AS FOLLOWS:

1. THAT the attached Amendment Number 467 to the Official Plan of the Vaughan Planning Area,

consisting of the attached text, and Schedules *1* and "2 is hereby adopted.
2. AND THAT the City Clerk is hereby authorized and directed to make application to the Regional
Municipality of York for approval of the aforementioned Amendment Number 467 to the Official

Plan of the Vaughan Planning Area.

3. AND THAT this By-law shall come into force and take effect on the day of the final passing

thereof.

READ a FIRST, SECOND and THIRD time and finally passed this 12th day of February 1996.

S/
L.D. Jac soy,/ Méyor
L

=

J.D. Leach, City Clerk



AMENDMENT NUMBER 467
TO THE OFFICIAL PLAN
OF THE VAUGHAN PLANNING AREA
The following text and Schedules 1 and 2 constitute Amendment Number 467 to the Official Plan of the
Vaughan Planning Area.

Also attached hereto but not constituting part of the Amendment are Appendices 1 and 2.




I  PURPOSE

The purpose of this amendment is twofold. The first is to amend Official Plan Amendment Number 4,
as amended, by redesignating the lands shown as "Area Subject to Amendment No. 467" on Schedule "1"
attached hereto, hereinafter referred to as the "Subject Lands" from "Residential Area" to "Commercial
Area" to permit a range of commercial uses; and the second purpose is to provide design policies to guide

the development and redevelopment of lands within the amendment area.

I LOCATION

The Subject Lands are located on the east side of Keele Street south of Highway Number 7 and are
described as Lots 25 and 26 and part of Lots 43 and 44 in Registered Plan 2468, in Lot 5 Concession 3,
in the City of Vaughan.

I BASIS

The amendment to the Official Plan is based upon the following:

1. The subject lands form the westerly edge of a stable residential community which, through
evolution has been surrounded by non-residential, mainly industrial uses. The residential
subdivision features single family dwellings on large lots which were developed mainly in the
1950's. The community is well maintained and there has been some residential infill over the
years. However, the area adjacent to Keele Street has exhibited some of the characteristics of an
area undergoing pressure for change. These include the submission of development applications
proposing alternative uses and the deterioration of some of the properties, mainly the lots featuring
smaller and older single family dwellings which are no longer compatible with the non-residential

character of Keele Street.

2. Keele Street 1s a Regional arterial road which is currently carrying high traffic volumes. This
section of Keele Street will function as a major link between Highway No. 7 and Highway No.
407. Highway No. 407 is a high volume controlled access provincial highway which is planned
to open in 1996 with a full interchange at Keele Street, immediately to the south of the subject
lands. With the opening of Highway 407 traffic volumes on this section of Keele Street are
projected to increase. The increases in traffic will result in additional undesirable impacts (ie.

noise, fumes, congestion) on any sensitive (ie. residential) uses fronting onto Keele Street.

3. The existing residences fronting on Keele Street are located closer to the industrial uses than is
‘recommended by the Comprehensive Provincial Policy Statement Implementation Guidelines,
issued by the Ministry of the Environment and Energy. This indicates a potential for
incompatibility between these two uses. The industrial nature of the uses along the Keele Street
corridor will continue to be an incompatible environment for the existing low density residential

uses.



In recognition of the existing and evolving development context, it will be important to introduce
an appropriate transitional use between the low density residential area to the east of Keele Street
and the industrial area to the west. Commercial uses have the potential to fulfill this function

while serving the needs of both the local residential community and the employment population

in the industrial area.

A commercial use is currently located at the north end of the amendment area in the form of a
bank branch, at the southeast corner of Highway 7 and Keele Street. A commercial plaza has
been approved and is ur.lder construction at the north east corner of Rockview Gardens and Keele
Street which constitutes the southerly extent of the amendment area. Infilling of commercial uses
between the existing developments would be compatible with the existing uses along this portion

of the Keele Street frontage.

The subject lands are provided with a regional level of transit service with direct bus connections
to the transit system in Brampton and Metropolitan Toronto, including bus service to subway
stations on the Yonge and Spadina Subway Lines. The exposure and level of transit all serve to

support commercial uses along Keele Street.

The redesignation of the subject lands from Residential to Commercial will assist in maintaining
the low density residential community to the east by permitting the redevelopment of the older
residential properties in the amendment area, some of which are in decline in anticipation of
alternative uses. Replacing the declining residential uses will serve to upgrade the appearance of
the Keele Street frontage and will mitigate the image of uncertainty which is fostered by miskept
or underutilized properties. Further, the creation of a well defined, long term boundary between
the residential community and the lots adjacent to Keele Street will provide stability by removing
the uncertainty as to the extent to which redevelopment may encroach into the residential
community. As commercial opportunities exist elsewhere in Vaughan's Employment Area, there
is no need for such uses to penetrate beyond the first tier of lots adjacent to Keele Street. These
lots have the potential to provide for small scale commercial development, at a physical scale

consistent with the residential area to the east.

In order to maintain a scale of development consistent with the residential area, this amendment
provides design guidelines which will ensure that development sustains a character compatible
with residential uses in terms of building location and height, massing and conceptual design and
landscaping. Functionally, the co-ordination of development shall be required to ensure that safe

and convenient access is provided.

A landscaping buffer shall be provided b.etween the commercial and adjacent residential uses.
The landscaped buffer strip shall be approximately six (6) metres in width. The final size of the
buffer strip shall be determined at the site plan stage subject to site design, parking, species
selection, grading and fencing. Landscape treatment measures within this buffer area shall include
but not be limited to private fencing, trees and shrubs, grading and other measures to screen

views.
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Uses permitted will be limited to lower traffic generators to minimize the impact on the residential
community and to recognize the effects of access constraints which will result from high traffic
volumes on Keele Street and access restrictions which may be imposed by the Region of York.
While the amendment area is highly visible, the access situation will militate against commercial
uses which require quick ingress and egress and rapid customer turnover. Business oriented uses,
such as offices and limited service commercial activities should predominate. Eating
establishments and retail uses will not be permitted except as already approved. Select service

commercial opportunities may be provided but not generally in the form of strip retail plazas.

DETAILS OF THE AMENDMENT AND POLICIES RELATIVE THERETO

Amendment No. 4 to the Official Plan of the Vaughan Planning Area is hereby amended by:

a)

b)

Amending Schedule "A" Land Use, attached hereto as Schedule "1" by redesignating the lands
shown on Schedule "2" as "Area Subject to Amendment Number 467", from "Residential Area"

to "Commercial Area";
Adding the following paragraph to Section 5 (2):

The lands designated "Commercial Area” by Amendment Number 467 to the Vaughan Official

Plan shall be developed only in accordance with the following policies:

i) Permitted uses shall be restricted to business and professional offices, and compatible
service commercial uses serving the needs of the business and residential communities.
Eating establishments and retail uses will not be permitted along with uses which generate
high volumes of traffic and uses which may impose a detrimental impact on the adjacent
residential community such as noise, fumes and hours of operation. Permitted uses shall
be specifically defined in the implementing zoning by-laws which will be enacted on the

basis of site specific applications.

ii) All new development shall be of a scale and form complimentary to and compatible with
the character of the existing low density residential community to the east. Developments
shall incorporate residential design, massing and scale. Maximum building height shall
be in the range of two storeys and shall incorporate sloped roofs and roof lines reflecting
a residential form. Buildings shall generally be directed toward Keele Street with parking
being oriented‘to the rear and side yards. Strip commercial plazas are not considered to

be an appropriate form of development.

ii1) Buffering between commercial and residential uses shall be required. Buffering measures
shall include, but not be limited to fencing, the provision of generous landscaped strips
and plant materials. Parking areas adjacent to resideﬁtial.areas shall be enhanced by the
provision of landscaped islands. All lighting shall be directed downward and away from

residential areas. Mechanical facilities and any external garbage storage facilities shall



be screened from both the residential area and Keele Street.

iv) A comprehensive design scheme for the portions of the amendment area located to the
north and south of Rockview Gardens shall be approved by Council to guide the
evaluation of individual site developments within the area. The plan will deal with
building location, the provision of access, a linked internal traffic circuiation and parking
plan, adequate parking and appropriate landscaping areas. Each scheme shall form the
basis for the submission of individual development applications in the respective portions

of the amendment area. The design schemes may be approved independently.

v) Access to Keele Street shall be subject to review and approval of the Regional
Municipality of York and the City of Vaughan. The Vaughan Engineering and York
Region Transportation Departments and Ministry of Transportation may require that
individual development applications be supported by a traffic impact study which may
serve to, among other things: minimize the number and restrict the nature of access

points to Keele Street and limit the type and intensity of land uses.

vi) Prior to the final approval of site development applications, the City of Vaughan, in
consultation with the Region of York and the Ministry of Transportation, shall be satisfied
that adequate arrangements have been provided for the ultimate development of a shared
internal traffic circulation, access and parking system; and servicing, drainage and storm

water management.

vii) Those lands which are subject to Official Plan Amendments No. 276 and No. 453, as
shown on Schedule "2", shall be subject to the policies of this amendment as well as the
aforementioned Amendment No. 276 and No. 453. Where a conflict exists between this
amendment and Amendments No. 276 and No. 453, the policies of Amendments No. 276
and No. 453 shall prevail.

v IMPLEMENTATION

The policies of this Amendment shall be implemented through an amendment to the Vaughan Zoning By-
law and through site plan control.

VI INTERPRETATION

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 2
RECORD OF COUNCIL ACTION.

On June 26, 1995, Vaughan Council received the Keele Street Land Use Study (Highway No. 7 - Jardin
Drive) and adopted the following:

"1. That the Keele Street Land Use Study (Highway No. 7 - Jardin Drive) be received.

2. That the Planning Department circulate the study for comments to the landowners within
the study area, the abutting landowners and the Concord Ratepayers Association.

3. That the study be scheduled for a public hearing in the Fall of 1995.

4. That a community information meeting be scheduled with Councillor Racco, Staff and
any other Member of Council who wishes to attend, prior to the public hearing."”

In accordance with Council's motion of June 26, 1995, a community information meeting was held on
September 13, 1995, in the Council Chambers at the Vaughan Civic Centre.

On December 11, 1995 Council considered the Keele Street Land Use Study (Highway No. 7 - Jardin
Drive) at a Pubic Hearing. Council adopted the following at the Public Hearing:

"THAT the recommendation contained within the following report of the Commissioner of
Planning dated December 11, 1995, be APPROVED:

1. That the redesignation of the properties fronting onto Keele Street in the study
area from "Residential Area" to "Commercial Area” BE APPROVED.

2. That the draft amendment forming Attachment No. 7 be brought forward for
adoption in accordance with the Planning Act, and that any amendments resulting
from Council direction obtained at this meeting be incorporated, together with
changes resulting from final Staff review, prior to the amendment proceeding to
adoption.”
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