
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. 

DATED at the City of Vaughan 
this S" day of October, 2013. 
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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-lawl'), 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. 

[7] 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. 

[9] 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. 

[1 0] 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, fulfill the legislative requirements respecting the PPS and Growth Plan, 

,· . . . 



-3- PL120910 

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 

At.U!NDMENT NUMBER 1:t9 

TO UiE OFFICIAL PLAN 

OF THE VAUGHAN ~!'LANNING AREA 

1'lle ronawing lext 1o Amendment Number 729 to the OUioal Plan of Che \18\lghcm Planntng Af(!a al"lcl 
Schcdulas "'1,. and "'2'" constitute Amandmlll"'t Number 729. 

PL12091 
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PlJReosE 

The .purpO$!! of this Amendment to llia Official P~n Is to lllllend fhe pmv,sions of the Offit:lal Pl~ll'l of the 

Vaughan Planning Atea re~osctlng Amendmeut No. 5UO.(Vaughan Corpor:~te Centre Plan), u amended 

by Amendment No. 65:1 (The Avenue 1 lond Use Future Study). 

Ti'la $ubjact Amendmonl wm add t.fto.,poe.ifle po11c:ios on tht ·rand~ shown a~ •Are;a Subloct l.o 
~ 

Ame.1'1tfment No, 129" t~n Schll1!ule "1" attached hereto, OPA No. eoo. as a!m!nded by OPA No. 563, 

pennils a _maximum denGily of 2.5 FSt (floor Space Index) and buildinG height of 1!i melrea .on the 

' Subjed lands. Tha purpose of U\is Amendment I~ to: 

I} lncrea~~ the maximvm petml11cd d~nstty em the Svblecl Lands from :u FSI to 4.59 FSI ond 

ma;~elmum building height from 25 mot.ru=a to 105 met~es (and 33·t>lorcys}. $~1b}cct 10 lhe 

ptuv~lions In the imptememing Z.onlnsr By·law; 

I~ ponnit a tnllldmum grons nocr area af 12,000.'tl2 ror a tatall uGc wilhln a ~lngiB amil. and 

pennlt a rol~l ~rahoutt.t usa Vlitll a mal!lmum gr0$11 floor area of 9,290m::~ provided lh;.~l 

these uses ~hall cnly be lcc•ned Wilh111 fill! podsum Jevt.lls of '"'~~ proposed davclopmon' and 

oro not parmltted with!~ o ft~G·$Umdlno building on th!l Sub)eclltmd$. 

II I,QCA TIQr-~ 

Tho lmnds subject to thill Amrtndmeru. (hereiRaft~r referred to ap HSubjec:t lands~). oro shown on 

Sc:herlules ~r· end ~2v attached hereto as •Ama Subjact to A.'11ernfmenl No. 729~ The land~ em located 

on lha north east comer of w~s.ton Road and Regional Read 7. municipally kmrwn as 7n7 Weston 

Road, In Lnt 6. Conccssron 5. City of Vaughan. 

IU !JA5fS 

The decision lo emend the Ofncial Plan to increase the maximum permUted denslly on lhe Subject lands 

rrom 2 5 FSI to 4 59 FSI; a maximum buJrding height of 105 m (3J..s.toreys}; o mwc1mum gros.s floor ~roa 

nr 12.000m2 for rotaif us~s wlttlin a BinfJ!e unit; ~nd" relalt wnrehouso with a maximum gross floor an:~a or 

9.290m1• prcvlded tho 1et~il and relall warehouse t.1$C& $hall only be locatud wiUliu lhll podium ltntt\1s of 

lha )imposed development arYJ are nol permitted vJilllin n rrf.nN;tondlng building en thD land~ s-hown oo 
., 

Subject lnmlli b baaed or• lhe fullu'i"MIJ conskhwatians: 

l 

PL120910 
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1. Tho Provincial Policy S~a:emcnt lPPSl.pmvides.I.Jcoad b3sed policy direction on mattrns 

of Pnwlnclat Interest related to lanlf t.lie planning and devekJpmenL The PPS atso 

pmmot~5 CCSI·itlll!c:live developme!'lt a~l'!darda 1o mlniml~a land corusu1npllon 011d 

' 
sl!!n.·tc:ing <:Qst!l ~t\d public l1'3t'ltilt Gupponive deve!opmen:s. It $Upport!!l arid encourag~s 

lnl~nslfa¢atioll 11nd reS:e.ll'l!.dopmenl Ia ecccmmodBle on appropriate mnga and mile of 

empklyment oppcrtunilies. housing and other land usea: that make more efficient use of 
.) 

(and and public infraslrudur.e. Thct proposed mbcll!d-u.so reslc.lenllal davelcpmem 

suppmrs intonsmc:atJon or th~ Subje¢1 Lal'lds and occommcda~$ a tang" of uses. 

lndudif19 re~td<!ntlal, offrCG and commerclai use~. which are appropriate tar1he area. Til" 

de.velopmenl provide!S additional acmmmodalion cllok:cs whllo utilizing illo ellislinf} 

munlclpaJ fnfi'aslrud!JJB crfidenlfr through a compact building form. The proposed 

deveropmanl co.nfonna ID the goals, objectives and poliCies of lha PPS. 

2. Th11 pa11cles of lhfl Pravl11Cial GmrA'th Plan - Pin~$ to Grow (Gr~wth Plan) are ln~cnd$d to 

guid!!l the da\t.elopment or tend In the Greater Golden Horseshoe: enccurnge compBcl 

bullt futm, bartsil ~upportlve commun1UIIils. diverse laoo use:., ond o mnge omt mix cl 

housing typell; ani:!. t:isect growth to seltiemtmt amam thai offer municipal vmllH" antS 

wa stewnler 1>Y!'lt:!""B to ma'ka ba~fer Ull& ofland and lnfraGtnl!::llue. 

The Gtewth Plan ldenllflcs lhe Subject tnnds as baing located within a lluili·UP a1ea onrJ 

ad;aa:nt lo an 1.1Fbar1 urovdh cantle CVaugtum Mclropofltan Centre). The Gro\vlh Ptan 

en(lf.lunrges intens!ficahon thrcughcut the hulll.up ama and Includes lnfill dawropsnenl 

end the deveJcprnent of uodsrufillzcd tots. intensificallon, a mix' of usn11 and lmnsil 

$Uppartive densities. !arB enccurageif fOf OB\11 d¢\IC!Opmcnb to promote redUCI!d 

depcmdttnce on the automobile ana pravld& ped~tuan-rrlandly urban envlrcnmonts. The 

Gn:wi'Jl Plan QnctJurages lhat I)O~JUiallon and emplcym~:tnt growtl\ be aecomm<1da!ed by 

feduolng d~pl)hdent:~a 011 Ule automobile through \he deveJc.pment of rnix~d·use lnmsit 

tupJlortive. ped¢slriao-rnendly uman erwlronmcnls, providinO coo•tenienl &C"'...esa to in:11:1 

and inll!lr.·clty tran~it, and cnc:mmgmg 1hB development of mmplete oommunltias \'nih u 

diller no miK of rand U$!!S. a ranso and mix of employment ~nd housing types, l11gh ~uaUty 

public open spiu:e and t!C!ly acccs!f to local state$ aod f>C:rllle~ts The Sub;ttc:t: lands will 

bo. &C!:tVlee~ by theo ~laMed Reglon&JI Rmtd 7 Bus Rapid Tran$il fQ.oute proVIding acoes~ 

lo the Vaughnu Melropolnan Centre Subway Station. 

PL120910 
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~ propo$ed mlxed-usG: development Is Gupportt!d by munltipal water ~nd wa$tow.atcr 

sysfema. public lnmsil ann would pmvid~ an allemative housing fonn U111t maldmlzes the 

Ufle of land atong wl;h oppnr1unitleB for emplo}m"rrt opporomifies lhroughout lhe mixed

U$0 davclopmenf. Tho proposed dovelopment lr; ccnsl$\l!nl with the goal.s of th$ Gro~o~lth 

Ptll!n. 

3. The new York Region Official P!an f'ROP"'J was pal11ally approved by lhe Ontario 

Municipal aoard on July11. 2012. with part!OI'I$ of tho plan c6mtng Into fcree and e(fetl. 

The Subject Londa I' designated "Urb&n A:ea"~ which pennils a \Vide ronoa of lsl'ld uses. 

~mJ ls adjacent to IJm Vaughan Me!ropDbtan Cen:re, whldl Ia one of ·four Renicnal 

Centres. 

Tht ROP encourages a broad r~nge of l'ow~.lng Swe~ wl\b effidefll and mlxed-IJ$0 

compact communllie$ at sn c.votolt 1t>'nSil Guppor!lvo C:Gnslty. Ttl& tt~nge of hor.i$111g 

lndudes dlffemnt fcnna, lypcs and .tonureato aau~fy 111e needa of the Region·$ residents. 

The htruning ma1ket is faced wilh demands fgr a broader variety of hounlng types and 

slze31o meet the diverto mnge of needs of the Region's rosidenls and worke1S. 

The ROP aJ:so h:lenllfi!B Regional Read 1 at ti"Ms locaticn as a Re!JIOnal Cacrldor and a 

Regional RaJ:ud Tmnsll Corridor. Regional Corridor$ am Intended to liil.!pport an urban 

etructure thol realll~les lnti!l\Sifteatlon, a!i' determined thmugh local muniapal pl::snnlng 

el(er~l.$e$. The pollde$ perteinli\g tt) tOtTidOI$ eneoutage mbcad·us.es atsd high densities, 

supported by high qu~llly p~blit ltan~i1 $0Nlce$ The Subject lands are $UIUlblo for more 

lnlensM:, mixed-us~ de~lopment by.belny tocnled along a Regianlll Corridor and future 

bus rapid ttannll corridor, in tloae proximity tatoo Vaughan Metropolitan Centra Subwny 

$totlon, and is currently available forrecleW!lopment 

Tho ROP rurth.er encounsg$$ pedestt!an Geales, $i1f¢ty-. comfort and molli&ty, lho 

erlrichm~nl of •no GJdQtlng area wt:n on attractive biJIIrt!flg, larldscaplng and pubru:: 

street$c:&pes. The propos~d mixed·u:s~ development and lhe aeuociated amenity e~as 

enhom:e the- $l.reelncape. F'urlharmom, t."le ROP rncorJnizc:; lhot them ~~~ a strong 

. relaUor.shlp belwcan tmRSponation and urban romt A mlxed-Ulltt, CDmpacl and higher 

dcnslly urban fo:m eru:ooragas ~nd $Upports a higher luv&l of 1ransl1 service! \'lltlile 

holplng to ttlduoo the overall pnrklng dermmd nod lrlp length requ!rod for wor!(, shopping, 

~ctlool, end other dat.tlnalions. The proposed d~:ve~opmenl is connio\ent wi:.h the RO? 
-, 

palldes.. 

PL120910 
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4. The Subjo::! Lands are designated 'Corporate Centre Corridnr'' and "Trar.sit Stop Centre" 

uy OPA 1500 {Corporate Centre Plan} a6 arnend~d by OPA "#663 (The Avenue 7 land 

Use Futa.n Study). ihe Amendment implements a mlxetf·USI) de~~ercpmenl wifll a 

maxi.'tlum penTiiltcd density on Ull! Sutjed lands trgm 2.5 FSI ta 4.59 F51 and ma:ximum 

bUilding holght from 25 melrcs lo 105 metres (~3-5toreY$), r.ubjee:t 10 lh& d~nsily . 

bQrm:dng polities pr11vlded ln Amendment No. 663 to U1e Vaugh~n Orfldol Plan anrJ lhe 

implementing Zoning By·law, a maXimum GFA of 12,000ml for retail uses wi,hin iii sln!)le 

unil or building ond o ret.nil warehouse IMth a maximum gross floor area of 9.iZ90m'2, 

provid~d that these usas are located wJ!hin lht podium levof.! of tile prop-11sed 

devatapment and ar~ nut pa1J1'1itted wllhln a frecHttandlng building on the Subject lands. 

The deveiopment Car.lhlaled by this Amelldment Is ~upported b'f Provlm:iallllnd fh:glo~l 

poftcles RJai encmnag« lntensllic.afian nod mixed·Ulle, campad dr:~elopmcnls wllh 

densities thnt encoura~ public transit and provide opporh1nities fer a mix of houGing 

lypes and empfcym~nt Clppcmunities in Ulo community 

5: Having rect~lved e- at~!utory Public Heating held en February 2, 20iG, on June 26, 2012. 

Vaugbaq Cllunr.!l opprt!ved Official Plan Amnndm"nl Appi!C;t~tlon File OP.Oil.D05 lo 

permit a max.imt~m density or 4.46 FS,. 111 moJCimum b":.nlding lti'.!:..Jhl of lOS m or 33 

~torey!l, tJ'1nex!mum gros~ l'loor area of 12,000m~ for a retail s:ore wllhin a alngle unll, 

and a ll)t.ilil wttrelnruqe Mth d maximum groas floor llllH~ pf 9,29Um:a. provldec.llhe &aid 

use is laCE~h~d within Ute potllum laval$ of the propcsed de\'~lopment and are not 

permitted withi11 a rrce-starn;iing building on the SUbjact latlds. 

IV DETA!LS OF TH§ AMENDMENT AND POLiCIES RELATIVE TtfERETQ 

Amendment No. 500 {V.;tughan C<lrporare Ceolte Plan}, es, amended by Ament1mcn1 No. 663 (Avcnuo 1 

land Use Futum Study Plant tolhe Oflidal ftan of~ Voughan Planning Area. Is n~reby am~nded by: 

i. Adding U!e following Parng•.aph In Sedion :J 4 Comom!e Ceolre Corridor, e!ter Seclicn 3 4 3 

1): 

~(729) m) Notwittl5taooing Se~1011 3.4 3 dl. lli~ ITiaxlmum p~rmll\lld 

dcmsii'J en lhe Sutject lan;tfs located on tile narthea$\ wmer of We.ston 

Road and Regicnnt Ro~d 7, municipally known os Tii1 Wes1on Road, 

mtl)' b~ lncma~~d from 2.5 FSI m a maximum of 4 59 FSl. ~ubject to lhe 

prO"iSlons in the. tm.plem<:.nting Zt)l'liJ1g by-ta'll. r729f 

PL120910 
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2. Addingltle following Paragraph lo Section 3.3.3 ~' allet Section 3.3.3 l): 

"(729))) Nocwlth.Slsrxting Sec:lion 3.3.3 Q), the maltlmum buildinu height 

on the Subject Lands IQ'Cilted on ll'le ncrtlle,sl comer of Wt.$tOfl Roa~ 

nru:l Regfcnol Road 7 munlcipany known .os 7717 Weslon Road., may be 

inCJcasad from 25 metres fo a maKimum of 105- moJres (3J·sloreys), 

$\.lbjOcJ lalhe proVl$lona In 1111) lmptcmenllng ZOI1il1g by-law. (7:~9r 

3. Adt:iing the £oDawir1g Paragraph lo Section 3.-4 2 rennl!ted Uses, atter Sedlnn3.4.2 a) lx): 

Notvtillhntandlng Seclkll'l 3.4..2 v), J&U\11 WlDS of all typos wl1h a 

mnxlmusn Gro!ts Floor An~a or 12,0tlOm1 (129.167 •c;uartt fe¢t) and a 

retoll warehoU!ie u~e Wllh a maximum Gro~J Floor Area rot S.290m1 shall 

be pam11tted only wllhlu \1\e pttdlum level$ nf ltle propoe~d de11elnpment 

on lhc Subject lands loca.tcli ut the nm111easl comer of Wcs:on Rcotl 

and Rcuional Rend 7. tnunit:ipally known as 7m Wellton Road. The$11! 

ll.um nhi'JII net be permiltud within a fmn-sl~nding building on the Subiccl 

lands. f729}"' 

4.. .Adtflng thB following Paragnrp111a SoC'IIOil 3 4.2 f(!rmltfali !Jsts, alter Se~Cion 3.4.2 a) lC): 

"(129) al) Notwith!llanding lh~a t.me$ pemlltted tn 1i}. 111), vlll), aod b) 

lltbovo, msldonUal uaos, Jnstltutlonat uses, day cates, hotols I 

tnoilllr.. and pt.~;n af WCl'r.iihfp, shall ont:t be permitted wharo • 

Noi~Ja Impact Analysis Rtport hn bean pr•parad ln actcrdanciJ 

wUh LU·'I3i and NPC-205 which fdo11Uflces noJsa lmpac.ts and 

propo:an mitigation maasuroa. to lbo tsaUsfattlon of th• Clly. 

Mftlg~tlrm mo"ure1 $h•ll .,_ rrnplomontad Um:u.toh tho Zonlno ay. 

taw and through Slto Plan Control itnd 5haU h1ctudo but no1 bo 

limited 1o: resttictlons on tha permission. occupancy anti I or 

focatlon of that usa; scraonlnm upgradad fal;ada and window 

traatmont: nolso warning clAuses; and uthot mnsums. At soun:u 

mitigation mouureato thc. nol~o eou1-co, Including rhtGigt~~:hal1gDs 

~qulrod for nols.e ttaUlg41io•J puq;roses, !ihall bo :ltudiod and 

undcutohn by tlu. propon11nt (1l!l)" 

5. Oaletlng Sodian 6.4 2 n) Vl) rrmn Sedicn 6.4 lmnlmmenlafion and roplncing It vlllil tho 

rnllawing: 

ti 
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t~ degree cf ccmpalibilitJ with adjaomt existing .end I or 

i1pprovl:d land usea In proximity lo llu: proposed l.ise, including nolu 

compdbllll:y and lmplaman~tlon of" nolsca mlflgatlon muturos as 

roqu.tnut. (72sr 

6 Oefeting Section 6 4 2 b~ vi) rrom Section 6.-4 lmpll!m~nt:ttlon and replacing It wllh lhe. 

·follo\m!f. 

"(729) VI) 

V iMPLEMENTATION 

a NoiS~! Impact Analysis Report and I ar Vibra~;on Impact 

AnulyGiiJ Repofl fer any propn!ied dev~lopment within lOll ma~s of 

employmtml uan or ~.>Ji\hin lllO metres of an identified Provincial 

liighway or arterial mad. (729)" 

It Is lntende!llhac tho pcllch~.s of the Orticlat Ptnn oi lhe Vaughan Planning ma pertaining to the uubject 

IBnd~ will btl! lmplcm~enled by way of an smendmenllo the CII>J of Vaughan Ccmprefnmswc ZoniClg By· 

liJw Hl8 and Slfa Ftar1 Agreemenl, purnun=-11 tn the Plarming Ad. 

VI lt·ll!;RPBEIAttON 

The pmlflslcms at tho Offic1~l Plan of the V:1tsglmn Planning A1-ea a:a amended (1on1 time 10 tlrna ~~~gatdt11g 

lh!S lntafPCotahen of that Plan snail apply with resptaello thi$ Amendm~nl. 

7 
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THIS IS SCHEDULE •1• 
TO AMENDMENT No. 729 
ADOPTED THE 26th DAY OF JUNE , 2012 

AAEA SUa!ECT 
lO AMENDMENT 
No. 729 

FILE: OP.08.005 SIGNING OFFICERS 
REU\TED filE: Z.08.022 . / ssov'f.. 
lOCAlJON: Part of lot 6, Concc:;s;on 5 ./ / r>'f..~" ~f:l\'?1 --
APPUCANT· 2159645 ONTARiO INC. C/0 UBERTY DEVELOPMENT CORf. ~~~~~~'f.. ~'0· MAYOR 
WY OF VAUGHAN \\-o~~~'f,"· ...._ .. --~=-: 
H \~0\l -tt-UJ~\e'\'I~GI !lOHwo CLERK 
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