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 729 to the Official Plan of the Vaughan Planning Area, which was

approved by the Ontario Municipal Board as per Order issued on the 28th day of June,
2013.

/4\’//’r
JZFFREY A. ABRAMS
ity Clgrk

dit\y of/Vaughan

DATED at the City of Vaughan
this 8& day of October, 2013.



RECEIVED
LY T8 T Wam it
ISSUE DATE: .. ] JUL 3 2013

June 28, 2013

Ontario

CITY OF vy .
CLERKS DE&MR%QE%T
Ontario Municipal Board

Commission des affaires municipales de I'Ontario

IN THE MATTER OF subsection 34(19) of the Planning Act, R.S.0. 1990, ¢. P.13, as amended

Appellant: Home Depot Holdings Inc.
Subject: By-law No. 102-2012
Municipality: City of Vaughan

OMB Case No.: PL120910

OMB File No.: ; PL120910

IN THE MATTER OF subsection 17(36) of the Planning Act, R.S.0, 1990, c. P.13, as amended

Appellant: Home Depot Holdings Inc.

Subject: Proposed Official Plan Amendment No. 729

Municipality: City of Vaughan
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Parties Counsel

City of Vaughan C. Storto

Home Depot Holdings Inc. S. Zakem

2159645 Ontario Inc. B. Horosko

C. Facciolo

MEMORANDUM OF ORAL DECISION DELIVERED BY JAMES R. McKENZIE
ON MAY 22, 2013 AND ORDER OF THE BOARD

1] On June 26, 2012, the City of Vaughan (“City") adopted Official Plan Amendment
No. 729 ("OPA 729") and enacted Zoning By-law No. 102-2012 (“By-law”), both of which
are site-specific planning instruments that apply to 7777 Weston Road (“subject
property”), situated at the north-east corner of Weston Road and Highway No. 7.
Northview Boulevard bounds the subject property on the north.

[2]  The subject property was previously occupied by the Palladini car dealership and
is now owned by 2159645 Ontario Inc. (“Liberty”). The intent of the instruments is to
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facilitate its redevelopment with a mixed-use project consisting of two residential
condominium buildings and an office building.

[3] The Region of York modified and approved OPA 729 on August 21, 2012.

(4] Home Depot Holdings Inc. ("Home Depot”) owns and operates a retail
warehouse facility opposite the subject property on the north side of Northview
Boulevard. Concerned that the introduction of residential uses would have potentially
negative implications for its operation, it appealed OPA 729 and the By-law.

[5]  The parties participated in a Board-convened mediation process that culminated
in a full resolution of the substantive issues giving rise to the appeals. The resolution is

reflected in modifications to OPA 729 and the By-law and in Minutes of Settlement
executed by the parties.

[6] James Levac, a professional planner retained by Liberty, provided uncontested

land use planning evidence in support of the settlement and the modifications agreed to
through mediation. ’

[71  Mr. Levac testified that OPA 729 and the By-law, each in its modified form
reflected in Exhibits 3 and 4, respectively, conform to the Provincial Policy Statement
("PPS") and are consistent with the Growth Plan for the Greater Golden Horseshoe
(“Growth Plan”). It is his professional opinion that they facilitate an intensified form of
development that efficiently utilizes existing municipal infrastructure, is transit

supportive, provides housing and employment choice, and promotes a pedestrian-
friendly urban environment.

[8]  Mr. Levac also testified that OPA 729 and the By-law, as modified to reflect the
settlement, are consistent with the Region of York Official Plan.

[8]  With respect to the noise issues raised in Home Depot’s appeals, Mr. Levac
confirmed that the noise impact analysis completed by Liberty’s acoustical engineer
demonstrates full compliance with Ministry of the Environment Noise Guidelines LU-131
and NPC-205. He also confirmed that the noise impact analysis was peer reviewed by

both the City's and Home Depot’s respective acoustical engineers, each of whom is
satisfied with its conclusions.

[10] The Board accepts and relies on Mr. Levac's uncontradicted, expert planning
evidence to find that OPA 729 and the By-law, as modified through the settlement
process, fuffill the legislative requirements respecting the PPS and Growth Plan,
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conform with the Region of York Official Plan, represent good planning, and are in the
public interest.

ORDER

[11] The appeals are allowed in part and OPA 729 and By-law 102-2012 are
approved in the form reflected in Exhibits 3 and 4, respectively. To avoid future

| confusion, they are appended to this decision as “Attachment 1” and “Attachment 2,”
respectively. '

“James R. McKenzie"

JAMES MCKENZIE
VICE CHAIR
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ATTACHMENT 1

AMENDMENT NUMBER 729
TO THE OFFICIAL PLAN
OF THE VAUGHAN FLANNING AREA

PL.12091
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The lollowing text 1o Amendment Number 729 to the Offisal Plan of the Vaughan Planning Area and

Schedduolas *1* and “2° constitute Amandment Numbar 729.



1 PURPOSE

¢

Tha pioposa of this Amendment ta the Official Plan Is to amend the prowsions of the Official Plan of the

Vaughsn Flanning Area respacting Amendment No. 50D {Waughan Corporate Cenlre Plan), as amended
by Amendment No, 681 (The Avenue 7 Lend Use Fulure Study). ’

The subject Amendmen! wilt add sfle-specific policios ot ihe lands shown as “Area Subject to
Amendment No, 728" on Schedule *{” altached herelo. OPA No. 500, as amended by OPA No. 63,

permits & maximum density of 2.5 FS1 (Floor Space index) and building height of 25 melres on the
St;bjad Lands, The purposa of this Amandment Js to:

]} Increase tha maximum permitied density on the Bubjedt Lands from 2.5 £Si o 4.58 FSI ond
maximum buliding height from 25 metres to 105 melses (and 33-sloreys). subject 1o the
provisions tn the impiementing Zonlng By-law,

n pormit o maximum gross Ncor area of 12,000m” for a rotall use within a stngle unil. and
parmi{ a fatail warehousa usa viith a maximum gross floor area of 9,290m? provided that
these usas shall only be fecated within ihe podium Tevels of the proposed development and

ere aot pemmitted within ¢ free-standing bullding on the Subject Lands.,

L] LQEATION

The Iands subject lo thiz Amendmenl (hareinafier referved 1o a3 “Subjert Lands”), are shovwr on
Schedules *1" and "2 attached heralo 83 "Amsa Subject to Amendment No. 728 The lands aro located

on lhe north east cormer of Weaton Road and lie’ﬁiunal Road 7. municipally known as 7777 Wastan
Road, in Lot 6, Concassion 8, City of Vaughan.

e BASIS

The decision lo smend the Official Plan to increase tha maxgnum permitted densitly on the Subjec! Lards
from 2 5 FSI o 4 59 FSI; a3 maximum building height of 163 m.tzs-stnrcys}; o maximum gross fioar area
ol 12,600m? for relsil uses within a singte unll; and  retad warehouse with a maximum gross flocs area of

.280m™ provided tho eizil and retall viarehouse uses shall only be localcd within the podium levels of

ihe proposed development snd are not permitied vithin & free-standing building on the lends shown og

Subjed! Lands i3 based an lhe follvesng considerations:

to

PL120910



2.

The Provincial Policy Statement (PPS) provides broad based paticy direction on matiers
of Provinclal interest refaled to land use plaoning and development. The PPS also
promotes cost-effeciive development standards to minimize land gonsumpllon ond
servicing costs and public leansit supportive developmenis. 1t supports and encourages
Intensification and redevelopment to accommodale on appropriale range and mix of

emplayment opporiunities, housing and other fand uses that make mare efficient usa of

J

fand and public infrastruciurs,  The proposed mixed-usa reskienilal development

suppoits intensification of the Suble¢t Lands and scsommodales a tenge of uses,
Including residential, office and commerclal uses, which are appropriate {or the area. The
develfopment providen additions! accommodatinn cheoices whils wtilizing tha existing
municpal infrastucioe elficleatty through a compaet building fomy. The propesed

devetopmant confarms 12 tha geals, objectives and palicles of the FFG.

Tha paoficles of tha Pravinciat Growth Plan - Flaces to Grow (Srowth Plan) are inteaded to
guidy the dovelopment of lend In the Gresler Golden Horseshoe; encowage compact
built tatm, transit supportive communilies, diverse land uses, and o range and mix of
housing types; and, cirect growih (o seiiement sreas thal olfer municipal waler and

wastewaier systems {0 make batier use of fand and Infrastuciure.

The Grawth Pian ldentifies the Subject Lands a8 baing located within a buit-up siea and
adiacent fo an ueban nrovm; éenbc {Vaughan Melropotitan Gentre), The Growih Plan
encourages intensifcation throughoout the built-up area and Includes Infil devalgpiment
ond the developmeni ol undendilized fals. Intensificalion, a mix of uses and Wransit
supportive densitiey are encouraged for new dovelopments to promote reduced
dependancs on the automabila and pravide padestian-friendly urban envirenmonts. The
Gravdly Plan encaurages (hal population armd empieyment growth be accommadated by
fedueing dependence on he automobile through the develspment of mixed-use (ransit
supporive, pedesirian-friendly wiban enviranments, providing conventen! access to inira
and inter-clly trensit, snid encaumaging the development of complets cammunities with @
diverse mix of Iand vses. a range and mix of emplayment and housing types, high quality
public open space and oasy access (o local stores and samvices  The Subject Lands will
he serviced by the planned Reglonal Road 7 Bug Rapid Transit Roule prowiding access
(o the Vaughan Melropolilan Centre Sutrvay Station,
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The proposad mixed-use cevelopmeny is supporied by municipal water snd wastewaler
sysiems, public fransit and would provide an allemative housing form ot maximizes the
use of land slong whh opporfunities for employmant opportunities lhroughout the mixad-

use development. The propesed dcvelnprﬁenl Is consistent with the goals of the Grovah
Plan. '

The naw York Region Officlal Plan (‘ROP") was pastlally approved oy the Ontano

" Municipal Board on July 11, 2012, with portions of the plan coming Into ferce and effazt,
. The Subject Lands i3 designated "Urban Asea”, which permils g wide ranpe of land uses,

and 13 adjacent o the Vaughan Metropohtan Centre, vdilch i3 one of four Regionat
Centres.

Tha ROP pncourages a broad renge of housing types with efficent and mixed-iso
compact communities at an cverall ransit suppostive denslty. The rnge of housing
Incudes. different ferms, types snd tentres (o aalisfy he needs of the Region's resigents.
The heusing marked is faced vilh demacls for a broader variety of housing types sad

sizey lo meet the diverse range of needs of Ihe Region's residenls and workess.

The ROP also idenlifies Reglanal Road 7 at this locaticn as a8 Replanal Casridor and a
Regionat Rapd Transil Corridar.  Reglanal Gorrldors are Intendad lo support an urban
gtructure thal lacliiates lﬁtéhstﬂcatlon. 29 determined hrough lacal municipal planning
exercises. Tha policies perteining to coridors encdurage tixed-uses and high densilles,
supparied by high quality public ransit services  The Bubject Lends ase suliable for more
Intensive, mixed-ise development by belng tocated along & Regional Coridor and fulure
bus rapid tansit corridor, in clgse proximity ta the Vaughan Meirepaitan Ceatrs Subway

Statian, and is curvendly availabla for redevelopment.

The ROP lfurlher encoursges pedestiian scales, safely. comforl and mobility, the
errichment of the oxisting area with on aliraive bulliing, tendscaping and pubbc
sireelscapes. The proposed mixed -use development and the associaled amenily argas

enhance jhe sireetscape.  Fusthenmore, e ROP recopgnizez et there is a strong

_relalionship belwacen transgonation and urban Iprm. A mixed-use, campacl and higher

danzlly uban fatm encowrages and suppons >a higher loval of tansh services while
heiglng in reduce the overall patkt:ig demand and Irip tengih requited for work, shopping,

school, apd other destinations. The proposed development is consistent with the ROP
palicies.
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The Subjec! Lands are dasignated ‘Carparata Cenfre Cotridor” and "Transil Stop Cenfre®
by QPA #5080 {Corporpie Centra Plan) as amendsd by OPA #6863 (The Avenue 7 Land
Use Future Stdy). The Amendment implerments a mixed-use devefcpment with 3

maximum pemiilted density on ha Subject Lands from 2.5 F5i to 4 59 F£51 and maximum

building hoight from 23 metres (o 185 metres (33-siorays), subjest o e densily

bonusing policles provided In Amerdment Ni. 663 to the Vaughan Official Plan and the
implementing Zoning Bylaw, 8 maximum GFA of 12,000m’ for retail uses within a single
unit or building and a retail warehouse with 2 maximum gross fluor area of 9.280m7,
oo providad 1hat these usas are Jocated within the podium levels of tha proposed
deyelopment and are nut permitted within o lrea-slanding bullding on (he Subject Lands,
The deveiopment faciilaled by this Amendment is supported by Provincial and Reglonal
pohicies Wai encoursge Infensification and mixed-ung, compscl developments wih
dersities thet encourags public fransit and provide opporunities for @ mix of housing
iypes and employment apporiunities in the cormmunify
5 Having recalved g sialutory Fublic Hearlng hield on February 2, 2010, on June 26, 2012,
Vaughan Ceuncil appraved Officlal Plan Amendmeni Application File DP.GB.DDS o
permit a maximum dedsity of 4.48 FSL 8 maximura bulding height of 103 m or 33
sloreys, & moeximum gross foar area of 12,000m? (or @ retail slore withicy & single unif,
and ® retail warehause will 8 maximum gross fior area of 9,290m°, provided lhe said
uze i2 located within the podiume levals of tha proposed development and sre not
pormittad within a free-standing buitding on the Subject Lands.

)]

RETAILS OF THE AMENDMENT AND POLICIES RELATIVE THEREIQ

Amendment No. 500 {Vaughar Carporate Cenlre Plan), as amended by Amendmeni No. 663 (Avenue 7
Land Use Fulim2 Study Plan) lo the Official Plan of the Vaughan Planning Area. I3 hersby amended by:

1. Adding the fallowinig Paragiaph (o Section 3 4 Corpornta Cenlre Corridor, sfler Sexlicn 34 3
1)
“(723) )

Notwithsianding Sechion 3.43 d), the maxknum permitied
density on the Subject Lands localed on the nartheast comer of Westan
Road end Repgicnal Rozd 7, municipally known as 7777 Weston Raoad,
may Lo Increased fram 2.8 FSI to a maximum of 4 59 FE1, subjed to the
provisions in the tmplomenting zoning hy-aw, {729)°

Sty

PL120910
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2. Adding the fotlawing Paragraph (o Section 3.3.3 Policles, alter Section 3.3.3 ):

Yr29})) Nowwithstznding Section 3.3.3 ¢), the maximum bullding haipht

on the Subject Lands located on the nerhieast comer of Weston Road
and Replonel Road 7 ymunicipally knawn as 7777 Weslon Road, may be )
inmeased from 25 metres (o 8 maximum of {05 meires {33.atareys),

subject la the provisions in the implementing zoning by-law. (728)°

3.

s

Adding the following Paregraph lo Section 3 4 2 Permilied Lises, after Section 3.4.2 a) la):
*(729) %) Notwithsianding Secllon 3.4.2 v), setail uses of all fypoes with a
maximism Gross Floor Area of 12,000m™ (129,167 squarg feet) and a
retall warehouse use with a maximum Gross Floor Area of 8,290m” shail
be parmiities only within the podium levels of the proposed develspment
an the Subject Lands located at the noitheast comer of Weston Road
»nd Regwonst Rend 7. municipally known a3 7777 Woston Road. These

sy shall not be permittad within a free-slanding building on the Subject
tands. (728}

4. Adding the following Paragraph ta Section 3 4.2 Permitfed Uses, afler Secton 3.4.2 a) x):

“{728) sl) Notwithstanding the uses permitted in i}, W), wili), sod iz}
sbove, tesidentist uses, Institutional uses, day cares, hotols /
motels, and places of woeship, shall only be permitied whero 2
Noiza impact Ansiysis Report bas beon prepared in am;.nrdancc
with LU-131 and NPC-208 which idontifles nolse impacts and
propesas mitigation maastres, to the satisfaction of the Chy.
Mitigatlan moasures shall be Implamontad through the Zoning By-
faw and through Site Plan Control and shall inctude but not bo
{imited f0: restrictions on the permission, occupancy snd { or
iocation of that use; screening; wpgrsdad fagade and window
teaatmant; nolse warmning clauzes; and othar moasurss. At source
millgﬂlun moasures 1o tho nolsy souice, including doslgn changes

roginicod for nolse miligation pucposes, shall be studied and

undestaken by tha proponent. {72Y)"

5. Deleting Seclisn 6.4 2 a) vi) rom Section 64 Implameniation and seplacing il with the

Ioliowing:
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(7293 v the degree of compslibility with adjacent existing end { or
spproved land usea in praximity (o the proposed use, including nolss
compalibility and Implamentation of nolse miilgation measuros as

raquired. (729)"

6 Deleting Seclion 64 2 b} vi) rom Sectlon 6.4 implementation and replacing it with the
Tollowing: ’
“(729) vi) a Nalse tmpact Analysls Report and ! or Vibralion impact

Analysis Repost {or any proposed development within 300 maelres of
employment uyses or within 300 melres of an idenlified Provincial

Higlrway or asterlat road, (729)"

v JMBLEMENTATION

It Is intended that the policles of tha Officlat Plan of the Vaughan Plsnning Area periaining to the subject

{onds will be imglemented by way of an emendment o the Gity of Vaughan Comprehensve Zaoning By-
law 1-04 and Sife Plan Agreement, pursupni to the Planning Act

Vi MIERPRETATION

The previsions of the Offic:al Plan of the Vaughan Planning Area as amended from time to tima regarding
tha intasprataticn of that Plan shall apply with sespact to this Amendment,

PL120910
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THIS IS SCHEDULE *1*

TO AMENDMENT No. 729

ADOPTED THE 26t DAY OF JUNE , 2012

FILE: OP.DA.005 : SIGNINC OFFICERS
RELATED FiLE: Z.08.022 . %
LOCATION: Parl of Lot 6, Concession 5 ST TR

%,
APPLICANT- 2159645 ONTARIO ING. C/0 LIBERTY DEVELOPMENT CORP. ghgoosg}\e?%
CITY OF VAUGHAN Lol e
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LOCATION: Part of Lot 6, Concession 5

APPUCANT: 2159645 ONTARID ec. c/o ueerny cevetopwent core. 1O AMENDMENT No. 729

CITY OF VAUGHAN
com s ADOPTED THE 26th DAY OF JUNE , 2012
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