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THIS MATTER having come on for a public hearing on February 12, 2014;

AND THE BOARD having heard the submissions of counsel for the City of Vaughan
(the “City"), the Regicnal Municipality of York (the “Region”), Highway 27 Langstaff GP
Limited (“Langstaff GP") and Di Poce Management Lid., One-Foot Developments Inc.,
Two Seven Joint Venture Limited, Anatolia Capital Corp, Toromont Industries Ltd., John
Simone, Domenic Simone, Silvia Bellissimo, Enza Cristello, Maria Simone, Anthony
Simone, and Annarita Guida (collectively the “Moving Parties”) relating to the partial
approval of the West Vaughan Employment Area Secondary Plan (the “WVEA
Secondary Plan”) as modified and as further described herein;

AND THE BOARD having heard the submissions of counsel of certain other parties;



AND THE BOARD having recelved the affidavit evidence of Steven Dixon, Vi Bui, Roy
W. Mason, Ryan Virtanen, Kim Nystrom and Maria Gatzios found in Exhibits 43, 44, 46,
48, 50, 52 pertaining to the partial approval of the WVEA Secondary Plan;

AND THE BOARD having heard motlons related to Appeals 46 (Danlauton Holdings
Inc.) and 125 (Block 66 West Landowners Group Inc.) on September 10, 2013 and
issued a Memorandum of Oral Decision on October 3, 2013 allowing the appeals in part
and modifying the WVEA Secondary Plan to adjust the alignment of the north/south
collector road through the Danlauton lands and to include a temporary use policy in the
Plan;

THE BOARD ORDERS that in accordance with subsection 17(50) of the Planning Act,
R.8.0. 1990, c.P.13, as amended, In respect of the WVEA Secondary Plan, adopted by
the City on September 7, 2010 (and filed as part of Exhibit 7 in these proceedings)
subject to Council modifications on January 29, 2013, and as modified and endorsed by
the Region on September 26, 2013, the WVEA Secondary Plan as modified by this
Motion and set out in Schedule 1 to this Order Is hereby approved, save and except as
otherwise set out in this Order;

The Langstaff GP appeal of the WVEA Secondary Plan (Appeal 22) has been partially
resolved through the approval herein and is hereby scoped to the following portions of
the WVEA Secondary Plan, which remain under appeal on a site specific basis:

(a) Schedules 2 and 3 to the WVEA Secondary Plan, as they relate to the
identification of Core Areas, Natural Area and Employment land use designations
on the Langstaff GP lands; and

(b) Policy 2.5.3.

The appeal of Danlauton Holdings Inc. (Appellant No. 46) to the City of Vaughan Official
Plan 2010 has been partially resolved through the approval herein of the modifications
to Schedules 1, 2 and 3 of the WVEA Secondary Plan adjusting the allgnment of the
north-south collector road running through the Danlauton lands as set out in Schedule
*1" and is allowed in part.

The appeal of the Block 66 West Landowners Group Inc. (Appellant No. 125) to the City
of Vaughan Official Plan 2010 has been fully resolved through the approval herein of
the Temporary Use Policy at section 2.2.3(g) set out in Schedule "1” to this Order and is
allowed in part.

The appeal of Novagal Development Inc. (Appellant No. 52) to the WVEA Secondary
Plan includes an appeal of the Natural Heritage Network Schedule limited to the area
identified in Schedule "3" to this Order. Based on this, the partial approval ordered
herein with respect to Schedule 2 to the WVEA Secondary Plan does not apply to the
lands outlined in red on Schedule "3" to this Order. The balance of Novagal's appeat
with respect to policy and/or schedule concems has been scoped to its lands.



The appeals of all other appellants to the WVEA Secondary Plan as listed on Schedule
“2" to this Order remaln outstanding to date and are site-specific appeals, having been
scoped to their respective sites. Where policies and/or schedules of the WVEA
Secondary Plan have been appealed on a site-specific basis by the appellants listed in
Schedule “2", those policies and/or schedules shall not apply to the lands subject to
such site-specific appeals.

The partial approval ordered herein, is without prejudice to the positions taken by the
parties to the appeals listed on Schedule “2" to this Order, such that if those appeals
proceed to a hearing, either on their own or as may be consoclidated with other site
specific appeals, the City will not take the position that the Board ought not to approve
site-specific modifications to the affected policles, schedules, maps, figures, definltions,
tables and associated text of the WVEA Secondary Plan on the basls that they deviate
from or are inconsistent with such policies, schedules, maps, figures, definitions, tables
and associated text for other parts of the WVEA Secondary Plan area (or as approved
In respect of other lands which are subject to the same policies, schedules, maps,
figures, definitions, tables and associated text). However, this does not affect the City's
right to assert that the approved policies, schedules, maps, figures, definitions, tables
and associated text should be applied to the specific sites without modification on the
basis that they constitute good planning.

Notwithstanding the above, the Board hereby retalns jurisdiction to consider and
approve madifications or exceptions to any policies, schedules, maps, figures,
definitions, tables and associated text approved herein, as may be appropriate to
dispose of any of the outstanding appeals before the Board.

The pending appeals filed in respect to the WVEA Secondary Plan, as listed on
Schedule 2 hereto, shall be determined through the hearing process or as otherwise
consented to by the parties and approved by the Board.

The Board may be spoken to In the event any matter or matters should arise in
connection with the implementation of this Order.
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Part 1: Background to the Secondary Plan

1.1

Introduction and Background

In 2002, OPA 600 designated lands eas! of Highway 50 and west of the Woodbridge and
Kieinburg-Nashville communities for employment uses, This employment area is refarrad
{0 as the Vaughan Enterprise Zone. While the southern part of this employment area has
developed, the iands north of Langstaff Road, known as the West Vaughan Empleyment
Area (WVEA) have not proceeded because of uncertainty around the proposed Highway
427 extension. As the preferred alignment for the Highway 427 extension has been
identified through the Environmental Assessment process, further planning and
development of these lands can now be undertaken.

in 2007 the City initlated Vaughan Tomorrow, a comprehensive growth management
stralegy. A key oulcome of this strategy is the new Official Plan, which will guide growth
and deveiopment for the entire city and wiil ensure conformity with the province's Growth
Plan for the Greater Golden Horseshoe, including the Growth Plan's 2031 population and
employment projections. Glven that the Highway 427 Extension Environmentai
Assessment process was near completion and identified a preferred highway aiignment,
it was decided that lhis was an appropriate time to Initiate the Secondary Plan for the
West Vaughan Employment Area as parl of the growth management process.

As part of the Official Plan development process, a series of background reports were
prepared to provide land use planning diraction. Hemson Consulting prepared a
background repori entitled *Housing Analysis and Employment Land Needs”, April 2010,
that shows the WVEA lands are necessary for the City to meet its 2031 employment
farecasts. The Official Plan continues fo recognize the WVEA as a key component of the
City's designated employment iand supply.

While the Officlal Plan provides the base paolicies for these and other employment lands,

this Secondary Pian will provide further detall for the WVEA, including direction
regarding iand use, bulit form and urban design, and other planning considerations.
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1.2

Area Description and Context

The WVEA comprises 875 gross hectares and is the northerly extension of the
employment area known as the Vaughan Enterprise Zone. The Secondary Pilan
comprises fands north of Langstaff Road, between Hunlinglon Road and Highway 27,
extending north o Major Mackenzie batween the Intermodal Facility and the CP MacTier
Rali Subdivision and, the lands between Highway 50 and the hydro comidor belween
Major Mackenzie and Nashville Road. Block 64, bounded by Highway 50, Huntington
Road and Langstaff Road, Is not Included in the WVEA because it has already been
planned through a separale Block Planning process. Most of Block 65 Is not Included
because !t has already been developed with the Intermodal Facilily and assoclated
employment uses.

The lands to the south of the WVEA include existing and planned employment uses that
form the southem portion of the Vaughan Enlerprise Zone, To the east !s the residentizl
community of Woodbridge, including a newly designaled residential area immedialely
east of the ral! line between Major Mackenzie and Rutherford Road. To the north is the
Klelnburg-Nashville community, Including the recently planned Nashvilla Heights araa,

The CP Intermoda! Facliity lies Immedlately west of the WVEA. The CP Intermodal
Facility is connected by a spur fine to the CP MacTler Subdivision which generally runs
north-south along the eastern boundary of the WVEA. The CP Intermodal Facility Is the
largest rall-truck terminal In the CPR network and via the MacTier Subdivision, provides
service across the country and Narth America, and has an annual kRt capacity of 664,000
containers.

Immediately west of the WVEA and the Intarmodal Facility Is the Cily of Bramplon. The
area south of Castlemore Road (the extension of Rutherford Road in Brampton) is
designaled as a new residential community In the Bram East area with a concentraled
Buslness Corridor at Castlemore Road and Highway 50. It is intended that the Business
Corridor be developed for office uses, North of Castiemore Road is Brampton's planned
Highway 427 Industrial Secondary Plan Area, which extends to that City’s northem
boundary at Mayfield Road (batween Kirby and Nashville Roads In Vaughan). These
lands are still rural in nature but planning for the Industrial Zone has recently begun,

Today, the WVEA consists malnly of rural/agricultural uses with some small-scale non-
agricultural uses which have been permitted through site specific amendments such as a
truck terminal and recycling facility. The WVEA Is traversed by the Natural Heritage
Network Including tributaries of the Humber River. A high-voltage hydro transmission
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corridor runs generally from the south east to the north west of the WVEA. The Loma
Jackson Transformer slation Is located south of Rulherford Road, on the west side of the
hydro corridor.

Current initiatives

Three important initiatives are cusrently underway, independent of bul related to the
WVEA Secondary Plan process, which may significantly improve the viabllity of the
WVEA as an employment location of cholca.

427 Transportation Corridor Environmental Assessment

Currenlly, Zenway Boulavard, just north of Highway 7, forms the northem temminus of
Highway 427 corridor. The 427 Transportation Corridor Environmental Assessment (the
427 Corridor EA) has Identified a technicaliy preferred route for the extension of Highway
427 to a new terminus at Major Mackenzie Drive. The assessment is near completion
and the technically preferred altemative was submitied in January 2010 to the Ministry of
the Environment for review and approvat.

Western Vaughan Transportation Improvements Individual Environmenta!
Assessmaent

The Reglon of York is currently undertaking a study to Identify improvements lo the
regional road system in Vaughan west of Highway 400. This process, which inciudes the
WVEA in its study area, has Identified a number of potential transportation improvements
that may have an impact on the WVEA. The current findings propose a series of
improvements to parts of Major Mackenzie Drive, Rutherford Road and Highway 27,
Including expanding to 6 lanes of traffic to accaommadale additional vehicular traffic, two
high-occupancy vehicle lanes, blcycle lanes and sidewalks. The environmenial
assessment Is also assessing the polential to eliminate the jog in Major Mackenzie Drive
at Highway 27.

GTA West Corridor individual Environmentat Assessment

The Ministry of Transportation is currently conducting an individual Environmental
Assessment (IEA} to establish future transportation infrastructure needs to 2031 within a
study area that extends from Highway 400 to Guelph. The IEA will determine the
measures naeded to provide linkages to the Urban Growth Centres in the Provincial
Growth Plan (Places ta Grow), particularly between Downtown Guelph and the Vaughan
Metropalilan Centre.
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Policy Framework

A number of policles provide direction for the davelopment of this Secaondary Plan.

Growth Plan for the Graater Golden Horseshoe

The Pravince of Ontario’s Growth Plan for the Grealer Golden Horseshoe (the Growth
Plan) provides specific direction for the identification and protection of employment lands.
The Growth Plan also establishes specific density targets to be achieved In employment
{and non-employment) areas. Tha WVEA Secondary Plan conforms to the Growth Plan.

York Ragion Official Plan

The York Reglon OFiclal Plan was edopled by Regienal Council in December 2009,
Figure 2 of the Regional Official Plan idenlifies the WVEA as “strateglc employment
lands”, which are to be protected for employment use. The WVEA Secondary Plan
conforms to the Reglonal Oficlal Plan,

Vaughan Officlal Plan

The Vaughan Officlal Pian identifies the WVEA as an Employment Area on Scheduls 1
*Urban Structure”, i further states that a saecondary plan musl ba completed for the lands
to addrass area specific needs.

The WVEA Secondary Plan Includes two land use designations appropriate for
applicalion to the WVEA: General Employment and Prestige Employment. The General
Employment designation s Intended to accommodate employment uses such as
industrial, manufacluring and warehousing that due lo their need for outside storage and
their passibllity of producing nolse, odour or other emisslons are not compatible with
other uses and therefore cannol be accommodaled within other designations, The
Prestige Employment designation is Intended to accommodale light industrial,
manufacturing and warehousing uses that do not produce noxlous emissions and that do
not require cutside storage. The Prestige Employment designation also often acls as an
Interface and buffer between other, more sensitive, communily areas of the City and the
heavy industrial areas of the General Employment designation.

In order to prolect designated employment lands for employment uses that are not
compatible with other areas of the Clly, the Official Plan also has significant restrictlons
on the amount of non-employment uses that are permitied. Relail and office uses that
are anclilary to a primary industrial, manufacturing and warehousing use are permitied
with certain size restrictions. Refail and office uses that are not directly related to an
otherwise permitted employment use ara only permilted in Prestige Employment areas
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subject to size and In the case of retail, localional constraints. Ratail uses in particular are
only permitted If they are small in scale and intended 1o serve the daily needs of the
employees and visitors of the area businesses,

The WVEA Secondary Plan implements the policies of the Officlal Plar and provides
additional direction for the efieclive development of the WVEA lands.

WVEA Planning Goals

A serles of planning goals were daveloped to guide the preparation of the Secondary
Plan. The objeclives provide a means for directing development in the WVEA to
maximize ils potential for employment activity.

In the GTA and City-Wlide contexts, the WVEA provides a distinct product

The WVEA provides a distinct product within the context of the employment areas in
Vaughan and across the GTA. Large tracts of greenfield employment land are
increasingly rare in the context of fhe GTA-wide empioyment iand supply. Within
Vaughan the new Highway 427 Corridor provides an additional supply of large sites wilh
excellent highway access. The employment area al the cenire of the City, primarily east
of Highway 400 and north of Highway 7, is buiit out and constricted from expansion by
surraunding development. The new Highway 400 Norlh Employment Area provides a
larger proporiian of prestige development siles and sHes for office campus-type
development which will gamer high lend vaiues. Only the WVEA can accommodate both
the prestige development and a significant supply of lands for land-inlensive Industrial,
manufacturing and warehousing uses thal require large parcels, excellent transportalion
facillties and relatively lower fand cosis,

The CP Intermodal Facliity Is an asset to be leveraged

The CP Rall intermodal Facility located Just east of Highway 50 between Rutherfard
Road and Major Mackenzie Drive Is the main Intermodal facility in the GTA and one of
only two such faciilties In Ontario. Over 20 trains per day with up to 24 cars per traln
depart the Intermodal facility for points across North Amarica providing significant
logistics and shipping service to many GTA companles. Whila the intermodal faciiily Is
heavlly used, the City sees fittle economic benefit from users located elsewhere in the
GTA who pick up or drop off goods at the faciiily. Lands in the WVEA surrounding the
Intermodal facility provide the opportunity to atiract businesses that may make use of the
intermadal facifity to cut down truck-to-train transportation lime, while creating jobs and
tax revenue for Vaughan.

A Variety of Parcel Sizes wili make the WVEA Attractive and Adaptable
Large parcel sizes mean that the WVEA will retain the abiiity to atiract a wide variety of
users, especially those in the growing warehousing sector that require farge, flat sites,
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and those which like the existing Sears and Fast Freight warehouses, take advantage of
proximily to the Intermodal Terminal. While the Secondary Plan does not propose
minimum lot sizes, the proposed black pattern anticipates retaining larger sites and
discourages a fine-grained street network that would faciiitate significant subdivision of
the lands while at the same time ensuring connectivity.

High Quality Urban Design

Employment areas are the places where major investors in the City and contributors loits
lax base may choosa to locale. Employment araas nead o ofier a pleasant and safe
experience for employees end visitors alike, without creating a set of requirements that
would unduly impede ils attractiveness as a highly attractive and accessible employment
location in the GTA. The WVEA will develop with urban design characleristics that make
It attractive, pedesirian friandly and transit oriented as well as accessible to cars and
trucks.

Sustainabile Design Principies from tha Beginning

Design of siles and buildings that pay close attention to water, energy and land efficlency
are more environmentally sustainable, It Is always meore economical to bulld such
measwes in from the planning stages. Simple but effective approaches to green design
wiii be requirad and mare extensive ones will be strongly encouraged. The public realm
will also contribute to sustainable aclive lransporiation by being transit and pedestrian
and cycling friendiy.

Opportunities and Constraints

The WVEA includes varlous faatures, including large Infrastruclure corridors and natural
herilage faaturas, each of which act as bolh constrainis and opporiunities. The major
features are:

¢ The CP rail line, which also serves lhe adjacent Intermodal Facility;

A major high voltage electricity corridor {the hydro corridor);

The Highway 427 extension; and

Elemenis of the Nalural Heritage Network.

While each of these features may atiract businesses to the WVEA by providing Improved
access, attractive locatlons, or opportunities for a trall network, they also create
challenges for organlzing the davelopment of the area. For example, the highest visibility
parcels where Preslige Employment designations are typically applied are generally
thase parcels fining a 400 series highway. in the WVEA, the Highway 427 extension has
been aligned (o fil between the hydro corridor and Rainbow Creek lributary. As a result,
through most of the WVEA, the closest parcels 1o the 427 Extension ars actually
separated from Il by either the hydre corridor or the Natural Heritage Network. The
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Highway 427 extansion corridor, hydro corridor, extansive Natural Heritage Network and
local topography also present significant constrainls and challenges to establishing an
efficient road network.

WVEA Policy Objectives

Transportation

The WVEA's existing transportation Infrastructure is limited primarily to arterial streels
with few connections through the concession blocks. This is a legacy of its former and
currant use for primarily agricultural aclivities. The transportalion netwark providing
access to and through the area wili be both significantly improved and constrained as a
result of the extansion of Highway 427 to Major Mackenzie and the proposed
improvements to the major arteriai roads that bound the area, the natura! features and
hydro corridor.

This Secondary Plan recognizes the imporlance of protecting the Future GTA West
Transportation Comridor and its associated interchanges and access. This Secondary
Plan also recognlzes the interests of the Province and nelghbouring municipalities to
ensure that the development of thea WVEA Secondary Pian does not preciuda or
predelermine the findings and requirements of the ongoing Environmental Assessment,
ihe potential routing of the corridar and future location of Interchanges and other access.
Through this Secondary Plan, a new incai street network will be deveioped 1o connact to
the arterial roads and provide efficient access to the highway network thereby reducing
the need for local trafiic to travel extensively on area arterials.

The Secondary Plan identifies a minimum basic network providing “primary” north-south
and east-west connectlons. The need for “secondary” streets to complete the network wili
be reviewed at the Block Plan stage, when a more delailed plan is developed.
Implementation of the network will require structures lo appropriately cross the vailey
system and highway, hydro and rall corridors. The City wili require aii necessary
Environmental Assessment approvals to be completed for strest crossings refated to
environmental and physical features Including over any 400 series Highways If thay were
not originally approved or recognized in the applicable EA (e.g., Highway 427 Extension
EA).

Furthermore, expanded bicycle and pedestrian Infrastructure, both In terms of sidewalks,
on street bike lanes and off-strest trails consistent with the Pedestirlan and Bicycle Master
Plan, will significantly enhance transporialion options within the WVEA. A more detailed
nelwork will be deveioped during the Biock Pian process.

GO Transit is investigaling opportunities to provide peak peried commuter service lo
Bollon in CP MacTler subdivision rall corridor which may result in o station in tha WVEA,
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or ngarby. At such time as further delails are known about potential GO commuter rall
service, additional studies shouid be underiaken lo Identify appropriate station locations,
or re-examine land use permisslons In the vichnity of the siation.

Environment

A large network of tributaries of the Humber River forms the basis of the Natural Heritage
Network in the WVEA, which also includes wailands and woodfands. These natural
heritage rescurces provide a variety of ecosystem functions that should be preserved and
enhanced through new development, as stated in Volume 1 of the Official Plan. The
presence of natural fealures should be characlerized as an assat to the area providing
gitractive setlings for business and enabiling the City's {rali network. impacts on the
Natural Heritage Network as a whole, and on any specific local features, will be
minimized through on-site environmental enhancement, including Low-impaci
Daveiopment techniques (LID) for stormwaler management, and landscaping. Other
urban deslgn and bullt form Initiatives, such as green roofs, on-site green energy
generation, and other means, couid provide further environmenlal enhancement
benefitting both the natural environment and businesses. The detalled development limits
against all naturel heritage features and hazards will be determined at the Block Plan
stage. This lavel of analysis should include the most recent relevant infermation fram
external agencies such as the February 2010 release of the "Recovery Strategy for
Redside Dece (Clinostomus elongatus) In Ontario®, and any findings from the Clty's
Natural Heritage Nelwark Study.

As a new employment area, the WVEA can be positioned In the marketplace to support
eca-industrial networks, Eco-industrial networks are clusters of indusiries which develop
synergistic relationships to maxImize resource efficiency and therefore imprave both
financlal and environmental performance. in many cases, the waste products of one
operation are found lo be the input for a business. This couid also be exiended to waste
energy such as heat In the form of hot waler or steam. The design of eco-industria areas
ofien aiso incorporates sustainable physical deslgn approaches including high standards
for slermwaler Infiiration, on-site aflernalive energy production, district-energy or co-
generaltion. Both the potential for production efficlencles and the more altractive and
sustainable physical form of the eco-industrial arez often altract green industries which
feal such a location is supportive of their overall ethos.

Parks

Parkiand will be provided in the WVEA to enhance the attractiveness of the areaas a
setting for business, and will serve the soclal and recreational needs of area employees,
visitors and nearby residents. Where possible, new parkiand will be directed to areas
adjacent to existing open spaces, including the hydro corridor, natural heritage and/or
cultural herilage resources, and exdsting and planned tralis, It is the objective of the CRy
to secure, approximalely 10 ha of parkland in the West Vaughan Emplayment Area. One



District Park with an approximale area of 6 ha and one Neighbourhood Park wilh an
approximate area of 2 ha In the WVEA east of the Highway 427 corridor will be required.
The residuat parkiand, approximately 2-3 ha, may be lacaled elsewhere in the WVEA
subject to Clty approval. Parkland will be acquired by the City through the combined
parkland dedication requirements of the whole Secondary Plan area and would be
secured lhrough landowner agreements and/or agreements with the City.

Cultural Heritage

As a result of its agricuitural history, this area of Vaughan contains a number of culturai
heritage resources that should be recognlzed and conserved, Including resources
designated under the Ontario Heritage Act and rasources identified as a Property of
Interest in the City of Vaughan Heritage Inventory. Existing structures should be relained
on a site, and opportunities for adaptive reuse should be explored. Existing cuilural and
buiit heritage features and iandscapes should be conserved and Integrated within the
overall deslgn strategy and structure of any area davelopment. As development occurs
In the WVEA addilional properties and lands may be evaluated for cultural heritage
significance according to the processes provided for In Voiume 1 of the Officiai Plan.

Land Use

The new Vaughan Officiai Plan includes two primary empioyment iand use designations
appropriate for the WVEA. The Generai Employment designation accommodales
Industria?, manufacturing and warehousing uses that ara often incompatibie with other
uses due to nolse, emissions, outdoor slorage and other factors. The Prestige
Employment deslgnation accommodales limiled office uses as well as light Industrial,
manufacturing and warehousing uses that do not praduce significant noise and emissions
and do not require outside storage. These uses are localed in highly visible and
accessible areas, often acl as buffers around General Employment areas, and are
subject to higher built form and urban deslgn criteria.

To protect lands for employment uses, the new Official Pian restricts non-empioyment
uses in designated Employment Areas, such as the WVEA. Some smali-scaie,
employmeni-supportive retall uses are parmitied to serva the daily needs of employees
and visltors lo the area businesses, subject to locational and urban design criteria. The
smail scals ancillary retail use shall be organized in clusters or groupings and be
supported by parkiand and/or publicly accessible open space; high quality public realm,
and located near transit facilities. A concentration of retall.commercial uses are planned
for or exist to the immediate south of the WVEA, which wili serve the main retall needs of
businesses within the WVEA and surrounding communitles, by offering a wider range of
retall activity than is permitted in the Employmeni Area.

WEST VAUGHAN EMPLOYMENT AREA SECONDARY PLAN 8



Part 2: The West Vaughan Employment Area
Secondary Plan Policies

2.1 General Policies

it Is the palicy of Councit:

211 That the West Vaughan Employment Area (WVEA), Identified on Schedule 1, will
accommodale a significant partion of Vaughan's employment growth In industral,
manufacturing and warehousing to 2031 by taking advantage of:

a. alarge supply of vacant employment lands;

b. the WVEA's siratagic location within the Greater Toronto Area;
c.  existing and planned raliway and highway infrastructurs; and,
d significant open space and natural heritage resources.

21.2 That the policies of Volume 1 of the Official Plan apply to the WVEA. Where there Is a
conllict between this Secondary Plan and Volume 1 of the Officlal Plan, the policies of the
WVEA Secondary Plan shall prevall,

2.1.3 To eslablish a minimum larget of 40 jobs per hectare for tha WVEA in accordance with
the York Reglon Official Plan.

214 That the WVEA shall provide opportunities to accommodats and atiract Industrial,
manufacluring, warehousing and limited office employment uses by:
a. providing for large development parcels;
b. leveraging significant existing and planned transportation infrastructure; and,
¢. restrcting non-employment land uses, including residential, major office and major
retall, from the WVEA.

2.1.5 To attract industrias to the WVEA that will take advantage of the CP intermodal Faciiity
. by:

a. supporting the relention of iarge development parcels throughout the WVEA and In
particular in the vicinity of the Intermodal facility, as attractive locations for
industries dependent on intermodal shipping; and,

b, astablishing transporiation patierns that support efficlent access to the Intermodal
Facility.

10



2.2

221

2.2.2

223

To require a comprehensive transportation network, Inciuding highways, streets, transit
infrastructure, and bicycle and pedestrian facilities, including any necessary grade-
separated rail crossings, to facilitale access to, from and within the WVEA.

To protect and enhance the Natural Heritage Network and prioritize sustainabie design,
Including a treaiment train approach andfor al-source controls, In new development to
minimize adverse impacts on the natural environment.

Transportation

It is the policy of Council:

To impleiment the local transportation network and support implementation of the
Regional street and Provincial highway networks, as identified on Schedule 1.

To support the early Implementation of the planned Highway 427 Corridor, Inciuding the
427 Corridor transitway, as identified in the 427 Transportation Corridor Environmental
Assessment.

To protect lands within the "GTA West Transportation Corridor Protection Area” for the
use of a polential Highway, the foilowing policies will apply to ail Biock Plan and
development applications and approvais within the affected poriion of the West Vaughan
Employment Area Secondary Plan as shown on Scheduies 1, 2, and 3 as “GTA West
Transporiation Corridor Pralection Area®;

a.  The City and the Region wili continue to work with the Ministry of Transporiation
{MTO} to assist with the EA process.

b.  Asthe EA sludy advances, the Province will farmally notify the Cily and Reglon in
wriling when specific lands in the identified area are released from the application
of policies c) and d) below. Any amendments to Schedules 1, 2 and 3 of this plan
{o reflect the release of lands in accordance with this paragraph may occur withoul
amendment to this Plan.

~ €. Development within the identified area shalil not be approved by the appropriate

approva! authority. For the purpose of these sections "deveiopment” includes the
approval of any planning applications (l.e., officiai plan, slte plan, zoning, holding
by-laws and subdivisions} as weli as block plan approvai.

d.  The review of development appiications for lands within the identified area shall
occur as follows:

i) 7The appiication Is premalure unless the Province has provided format written
nolice that the tands have been released from the Identifled area;

WEST VAUGHAN EMPLOYMENT AREA SECONDARY PLAN kb
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ii} If the application is premature, the City shall notify the applicant that the
application Is premature and the application will be held in abeyance uniit such
time as the Province has released the iands frem the idenlified area;

ity If there Is any unceriainly or dispute as to whether the lands have been
released from the idenlified area, through consuitation with the Province, the
Province wilt confirm whether the lands have been formally released;

iv) If there is any disagreement by any affecled party about whether the fands
should be released, the City, the Reglon and the Province will consuit with
each other lo resolve that issue as soon as practicable.

A Block Plan for lands outside the GTA West Trensportation Corridor Protection
Area, within the WVEA Secondary Plan, shall demonstrate through the submission
of a transporiation study among other means, to the satisfaction of the Clity and
Region, that a comprehensive street network, access and servicing plan can be put
In place or can be reserved in the Block Plan that will efleclively Inlegrate
development and accommeodate Improvements to the Intemal and extemal
natworks.

Shauld the finalized Highway alignment be localed in clase proximity to or within
the WVEA Secondary Fian, the Block Plan will be adjusted to accommodate the
alignment and eslablish the appropriate mitigation measures, based on supporting
studies to the satisfaction of the Clty and other pertinent authorities. If the impact
of the finalized Highway alignment Is so substantial that It compromises the inlent
and purpose of this Plan, then the City may require an amendment to the Official
Plan to reflect the new circumstances prior to or concurrently with the Block Plan

approval process.

Notwithstanding Policles 2.2.3(c) and 2.2.3(d), applications for zoning by-laws
pursuant to Section 38 of the Planning Act that would allow the temporary use of
land, bulldings or structures may proceed end/or be approved even If the lands
have ncl yel been released from the GTA West Transporiation Camidor Protection
Area, provided the lemporary use mests the following conditions:

i) Is consistent with the general intent of this Secondary Plan;
ii) Is compatible with adjacent land uses;

1) Istemporary in nature and can be easlly terminated when the temporary
zoning by-law expires;

lv) Does not reguire new bulldings or significant structuras;
v} Does not require significant grading of land;

vi) Sufficlent servicing and transportation capacily exists for the lemporary use;
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vii} Maintains the long-term viability of the lands for the uses permitted In this
Secondary Pian; and

viii} The duration of use and proposed interim use are to the salisfaction of the
Province.

To support arterlai street improvements by York Reglon, as proposed in the Westemn
Vaughan Transporiation Improvements Individual Environmental Assessment, including
enhancements io Rutherford Road, Major Mackenzie Brive and Highway 27. Specifically,
Vaughan supports the development of high-occupancy vehicle ianes and bicycle lanes
within the sirest right-of-way.

To davelop an interconnecled street network composed of east-west and north-south

Coiieclor Strests, supported by complementary Local Siraels thal;

a. efficlently serve the transporiation needs of local users, inciuding servicing and
shipping needs;
maximizas connectivity within the employmant area;
achlaves a balanced straet network that efficiently disiributes traffic lo and from the
externai arterial system and the system of locai sireets;

d. accommodztes local car and truck traffic and truck access to the pianned Highway
427 extension to reduce vehicle conflicts and capacity Issues on arterial streels;

e.  minimizas crossings of the Natural Herilage Network;

f minimizas encroachmenis inlo the Natural Heritage Network; and,

9. accommodates an enhanced active transporiation network and future transit
services throughout the entire WVEA.

Scheduls 1 identifies a Primary Strest network made up of Major and Minor Collecior
Streets. The Primary Street network gives organization to the strest system within
Concession Blocks and aliows for convenient and efficient vehicular and pedestrian
movement within and between adjacent Concesslon Blocks. The location of access
points to the Regional road system and the alignments of the primary streels wili be
confirmed through the Block Plan approva! process, te the satisfaction of the City, in
consullation with the Region, based on transporiation studies and analyses submitted in
support of the Block Pilan application. Adjusiments to the allgnment and location of the
Streel network set out in Schedule 1 may occur without amendment 1o this Secondary
Plan, subject to the intent of the Secondary Ptan being maintained.

Loca! streels are not shown on Schedule 1. The Local Strest network will be established
through the Biock Plan approval process or, If permitted by the City, through the Zoning
By-law Amendment or Draft Plan of Subdivision approval process, in consideration of the
criteria ciled in Policy 2.2.5 and the foilowing principles, to the satisfaction of the City:

a.  Allows for parcei sizes consistent with the objeclives of this Secondary Plan;
b.  Supporis the creation of regulariy configured, easily developed lols;

WEST VAUGHAN EMPLOYMENT AREA SECONDARY PLAN 13



c. Presarves opportunities for eccess lo developable parcels; and,
d.  Provides for mulliple connections to the collector system for security of access and the
provislon of local services and utilities.

227 Thal the pracise alignment of strests (shown on Schedule 1), including Regional sireels
and Provincial highways, and the feasibillty of crossings of the Natural Heritage Network,
shali be delermined in tha development of Block Plans, having regard for:

a.  maximizing the size of large development parcels for empioyment uses, while also
effectively serving them;

b.  ensuring efficient street networks and minimizing conliicts with highway and rail
comidors;

c.  profecting and enhancing the Natural and Cultural Haritage Network, Including
wildlifa corridors, natural heritage features, cultural landscapes and bullt heritage;
and,

d.  ensufing a connected and continuous sireet natwork through and beyond the
Sacondary Pian area, that accommodates the employment functions as well as
providing support for non-auto transportation modes.

228 Notwithstanding the Major Collector (Primary) and Minor Coliector (Primary) road network
shown on the Schedules 1o the Official Plan and this Secondary Plan and the associated
palicies relating to collecior and local roads of the Official Plan and this Secondary Pian,
the following policles apply to the road neiwork within the Block bounded by Huntington
Road, Rutherford Road, Highway 27 and Langstaff Road:

a. The easl-wesl Major Colleclor (Primary) Road north of Langstaff Road running
between Huntington Road and Highway 27 cannot be deleted, however,
adjustments to its alignment and location can be impiemented without the need for
amendment to this Plan, provided its alignment remains part of a continuous
collector extending from east of Highway 27 o west of Huntinglon Road, based on
a ransportation study being completed 1o the satisfaction of the City and the
Region.

b. Adjusiments to the slignment or location of other Major Coliector {Primary) and
Minor Collector (Primary) Roads or portions thereof may occur without the need for
an amendment to this Plan based on a transporiation study being completed to the
satisfaction of the City and tha Region. Deletions of other Major Collector
{Primary) and Minor Colleclor {Primary} Roads or portions thereof require an
amendment to this Plan, except where the City and the Region agree thal an
Official Plan Amendment is nat required.

c.  Arequestio delete a road or portion thereof must be accompanied by a
comprehensive transportation study being completed to the sallsfaction of the City
and the Region. The transportalion study must Include, among other things, an
assessmenl of the effects of such change on the surrounding local and reglonal
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2210

2211

2212

2213

road network lo ensure that there are no negative impacts resuiting on the
development and functioning of the surrounding lands.

d. . based on the transportation study, City and Reglonal staff can support the
proposed Primary Road deletion, Cily and Reglonal staff will determine whether an
Ofiicial Plan Amendmenl is required or whether the proposed road deletion may be
implemented through a Zening By-law Amendment and/or a Draft Plan of
Subdivislon and a site plan application. In any event, the Block Plan must be
amended by Cauncii.

To work with iandowners and other appropriate agencles to identify appropriats locations
for, and secure the provision of, grade separated crossings of the raii corsidor, where
appropriale.

To plan for and protect, in consultation with appropriate provincial agencies, for
transportation corridars, rights-of-way for transportation and associated transit facifities to
meel current and projected needs, inciuding:

a.  supporiing the long term protection of the rall comridor and intermodal facility for
goods movement, empioyment reiated uses, and future commuter raii opporiunities
including potentiai for future GO Transil stations; and,

b.  protecting lands from development that could preclude or negatively affect the use
of ransporiation corridors, rights-of-way and associated facllities for the purposes
they are Identified, or for which they are actively being planned.

To minimize conllict between truck traffic and other farms of transportation by:

a.  ensuring a complets network of streets within the WVEA that minimlzes truck trave!
on arterial sireels; provides for safe and comforiable co-existence for pedestrians,
cyclists and vehicies on both Collector and Local streets; and provides efficient
access lo the planned Highway 427 comidor, the intermadal Facility and other local
deslinations;

. minimizing at-grade rail crossings; and,
¢.  enhancing the trall/path network to support pedasirian and bicycle traffic.

That street connections to Highway 50 In Block 66, the portion of the WVEA north of
Major Mackenzie Drive, shall be cocrdinated with proposed sireel conneclions across
Highway S0 In the City of Brampton.

To work with the appropriate agencles to support effactive transit service to the WVEA,

and to:

a.  support the implementation of rapld and regional transit on Major Mackenzie Drive,
Rutherford Road, Highway 27 the planned Highway 427 corridor and transkway,
and the proposed Bolton GO Translt corridor;
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support the successful Intagration of local transit with future rapid and regional
transit as identified in policy 2.2.8.(a) above; and,

support the successful integration of transil oriented development and travel
demand management as identified In Sections 4.2.2 and 4.3.3 of Volume 1 of the
Official Plan.

To promole, encourage and facilitale bicycle and pedestrian aclivity to and within the

WVEA, including:

a.  requiring the provision of sidewalks an bath sides of all local and coflactor straets;

b. maximizing pedesirian and bicycle conneclions to existing and planned trails within
and adjacent to the WVEA,;

c. providing bicycle fanes on collector streets that, where appropriate, connect with
proposed arlerial bicycle lanes;

d.  requiring direct padestrian linkages betwean the sireet and public sidewaiks lo,
primary building entrances and through parking areas; and,

e.  raquiring the provision of bicyclie parking facliities as per City policy.

To implement an ofi-slreet trall network, shown conceplually on Schedule 3, to provide
recreational and commuter ransporiation oplions thal complemeant the planned network
of sidewalks and bicycle lanes while minimizing impacts to the Natural Heritage Network

by:

prioritizing the Implementation of Vaughan's Pedesirian and Bleycle Masler Ptan,
including the development of:

) a Community Mulli-use Recreational Pathway along portions of the hydro
corridaor; and,

ii) a Neighbourhood Multi-use Recrestional Palhway east of the hydro corridor
that follows the Naturai Heritage Network extending from Huntington Road
south of Major Mackenzie Drive lo near the terminus of Martin Grove Road at
Highway 27; and,

identifying strategic conneclions to ensura an efficlent trall network, Including
potential connections to the il corridor trall in Block 61 West, from the hydro
corridor to the trail on parts of the TransCanada Pipelina and a direct and efficient
link from the proposed hydro commidor trail north of Major Mackenzie Drive to its
southern continuation east of Huntington Road.
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Environment

1t is the policy of Council;

That the environment policles of Chapter 3 of Volume t of the Official Plan apply,
including protection of the Core Features of the Nalural Herilage Natwork and the
naturalization and enhancement of the Enhancement Areas.

To protect and enhance Vaughan's Natural Heritage Network in the WVEA as identified
on Schedule 2 Natural Heritage, Including enhancing blodiversity, protecting wildiife
comridors, enhancing water quality in the Humber River watershed and enhancing
ecosystern functions.

The precise imits of mapped natural heritage features shall be determined through
appropriate sludy to the satisfaction of the City and the Toronlo and Reglon Conservation
Authority, prior to any developmant approvals.

That Enhancement Areas Identified on Schedule 2 provide an oppartunity to protect,
enhance and expand the Natura! Heritage Network. Addressing two Enhancement Areas
In the WVEA shall include:;

a.  priortizing nalural heritage enhancements around existing streams and associated
uses, such as recreational trails for portions of the hydro corridor north of Major
Mackenzie Drive In consultation with the appropriate hydro authaority; and,

b.  appropriate studies to determine an east-west natural heritage linkege across the
rail carridor south of Major Mackenzie Drive, which forms a connection between
two tributaries of the Humber River.

That the sustalnable development policies of Seclion 9.1.3 of Volume 1 of the Ofiicial
Plan apply, including the requirement that, until the City develops Greaen Development
Standards, proponents for development submit a Sustainable Deveiopment Report
Identifying how the development Is addressing sustainability. In addilion to the green
development elements of Volume 1 pallcy 9.1.3.2, the foliawing additlonal green
development approaches shall be considered:

a.  requiring on-sile and sharad slormwaler management approaches and
Infrastructura that cantribute to and are integrated with the Natural Heritage
Network, where appropiriate;

b.  minimizing stormwater-runoff through on-site approaches including extensive
landscaping, ralnwater harvesting and parous paving materials where appropriate;

€.  Implementing a treatment train approach and/or at-source conirols to protect water
quality; and,
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238

239

d. on-site energy produciion, such as solar eleclriclly, salar hot waler and small scale
wind energy.

To require stormwater management facilities In naturalized settings and encourage that

such facllities be:

a. located adjacent to the Natural Herilage Network lo enhance naturalization around
the Natural Hersltage Network; and,

b. Incorporated into the design, grading and landscaping of surface parking lots such
as bio-swales, or other parking area landscaping fealures.

Thal the design and location of siormwaler management facilities shall be determined at
the Black Planning stage. At such time, the following pricrities for stormwater design shall
be addrassed:

a.  minimizing the size of required stormwater facliittes through on-site retention,
infiltration, and evaporation oplions including Increased landscaping, green roofs,
ralnwater harvesting and porous paving malerials;

b.  developing minimum requirements for mitigating stormwater runoff volume
increasss; and,

c.  encouraging localized sharing of slarmwater faclilties among adjacent development
parcels, where paossible.

That, where development is planned adjacent to the Natural Heritage Network, it shall

complement the nalural herilage features and provide views and pedestrian access to

such features by:

a.  appropriately designing, locating and orienling bulldings and landscaped open
spaca, Including buffer areas as nacessary;

b. landscaping abutting areas In a manner that enhances the Natural Heritage
Network;

c. locating stresls to protect views and access; and,

d. localing parks, tralis and other public facililies near or adjacent 1o natural heritage
features.

To support and encourage the development of eco-industrial networks, which foster

synergislic relationships among businesses within a defined area o optimize resource

use and reduce economic and environmentai costs, in the development of Block Plans

for the WVEA. Such networks end relationships will seek to:

a.  minimize transportalion and shipping demands and distances by localing retated
industries in proximity to one another;

b.  minimize energy consumption through conservalion practices, co-generation, and
potentially the use of district energy systems;

c. reduce wasie and encourage the re-use of industrial by-products; and,

d.  encourage resource sharing.



23.10

24.1

242

243

24.4

2.9

251

That employment uses within the portion of the WVEA located within a Wellhead
Proteclion Area, as identifiad on Schadule 11 of Volume 1 of the Official Plan, shall
canform to the wellhead protection policies of Volume 1 of the Official Plan and the York
Reglon Officlal Plan.

Parks and Open Space

It Is the policy of Councii:

To apply the parkiand dedication policles of Volume 1 of the Official Plan to acquire
parkiand within the WVEA. Resources secured through parkland dedication process shall
be directed toward securing one District Park of approximalely 6 ha on the east side of
the planned Highway 427 Corridor. A preferred location for a Dislrict Park has been
identifled and is shown on Schedule 3 "Land Use" as “Proposed District Park™. The
location of the park may be adjusted without amendment 1o this plan, subject to faclilty fit
assessmenls for altemnative sites, and must conform to City standards respecling the
daslgn and use of District Parks. Where the District Parkland requirement is fess than 10
ha, the residual parkland dedication may be located elsewhere In the WVEA subject to
City standards and approval.

To Inlliate landowners' agreements on a block by block basis among all the landowners
within the WVEA in order to secure a location and lands for new parkiand or payment of
cash-in-lieu, as appropriate, In the WVEA, or as otherwise agreed to by the City.

That the District Park shall be located adjacent to and Integrated with the Natural
Heritage Network and cullural heritage resources, where appropriate, and shall maximize
connectivily to trail networks and nearby residential communities and employment uses.

To support the use of the Natural Herilage Network and other open spaces, whara
appropriate for trail development and trail conneclions to surrounding communities.

Land Use & Built Form

It Is the policy of Council:

That the land use designalions, including Prestige Employment and General
Employment, are identified on Schedule 3 Land Use. The detalled land use parmissions
and building types and development crilesia identified in Volume 1 of the Official Plan
shall apply to the WVEA.
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256

To support tha retention of large, consolidated parcels of land that can accommodate

farge scale employment uses particularly in the Intermodal Priority Area by:

2.  minimizing lot severance and subdlvision;

b. minimizing additions to the local strest network identified through the Block Plan or
Plan of Subdivision processes;

€.  requiring that the delalled streel network is implemented to maintain the viability of
large development parcels; and,

d.  encouraging smaller scale employment aciivitles that require smaller development
parcels lo locate in areas where natusal heritage and topography may limil the
davelopment of large Industrial bulldings and where small scale anclilary use
clusters are jocated.

To require development in high visibiiity areas, including those parcels abulting arterial
straets, 400 serias highways, rall corridors and heritage and natural features, to respond
with an approach to design and building orientation that addresses the importance of
these siralegic locations. Through the Block Plan procass each such area will be
evaluated and where warranted will be made subject to spaclal zoning standards,
including but not limited to building siting, the amount and iocation of outside storage if
permitted and minimum landscape requirements, Lands abutting and visible to these
areas will be subject to site plan control. Urban Deslgn Guidelines will be prepared to
provide delslled direction on the creation of an atiractive and appropriate City Image.

To require thal development on the north side of Major MacKenzie Drive, west of the
Highway 427 lerminus, be set back from tha front property line In order to provide a
substantial landscaped area and barm, sufficiant to screen the aclivity on the sile. The
zoning by-faw will establish the minimum setback. Urban design guidelines will be
prepared to provide detailed direction on the extent and form of the required landscape
and topographical relalionships to Major Mackenzie Drive.

To recognize the cultural heritage resources within the WVEA and to:

a.  encourage the integration of cultural herilage resources with the Nalural Heritage
Network, parks and other open spaces;

b.  establish appropriate buffars, Including landscape and distance buffers, between
cullurai heritage resources and adjacent employment uses; and,

¢.  seek to actively conserve and ulifize built heritage resources through adaptive
reuse and other means.

To suppost the expansion of Intermodal uses In the Intermedal Priority Area, as identified
on Schedule 3, by:
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259

a.  encauraging the use of the Intermodal Priority Area for large scale employment
uses that are heavily dependent on goods movement and on having direct
conneclions to the Intermodal Facility;

b.  encouraging the developmenl of industries that employ the Intermodal Facility for
shipping and racelving; and,

c.  supporiing, where appropriate, the development of an inlemal circulation network
throughout the Inlermodal! Priority Area to ensure afficient access to the intermodal
Faclity and to allow for the effeclive use of specializad vehicles that are not
permitied on public slreets.

To require that Metrolinx is cansulted in the development of Block Plans for the
Secondary Plan area to ensure thal the needs of a future GO and/or intermodal station
are approprialely accommodated and prolected for.

Urban Deslgn Guldeiines for Implementation through the Block Plans will be prepared to
the satisfaction of the City. Further research will be undertaken lo address urban design
aspects for employment areas that meet the objectives of Green Directions, VOP 2010
and the "Measuring Sustainabllity Performance of New Development Standards”, Prior to
Block Plan approval, the City will prepara Urban Design Guldelines which will address:

a.  Area-wide Design Guidelines:

i} Speclal Character Areas, Including bul not limited to “high visibliity areas” and
*small scale ancillary use clusters”;

if) Open Space;

i} Landscaping;

iv) Public Realm (streetscaplng, public squares, trails and other);
v) Built Form;

vl) Cultural and Natural Heritage;

vil) Environmental Sustainability consistent with the “Sustainability Performance of
New Development Standards®;

vill) Parking;

b.  The guldelines will inform the standards addressing such matiers in the
Implementing zoning by-law; and,

¢.  Such guldelines will inform the preparation of the Imglemenling draft plans of
subdlvislons and site plan approval applications.

That parking areas shall be paved with hard surfaces o promate dust control and good

air quality. Permeable paving allematives shall be encouraged and supported to
minimize runoff and contribute to on-site stormwaler management,
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2.6

261

28.2

283

To encourage development to occur in a8 manner ihat is capable of supporting

employment inlensification and change over time. This may include:

a.  Designing bulldings to accommadate future expansion; and,

b.  Identifying locations for additional buildings sites in the siting and orientation of
proposed bulidings, parking areas and other conslderations.

To encourage the coordination of shared parking, driveways and laneways betwaen
adjacent parcels {o:

a.  Minimize curb cuts on sireets;

b.  Minimize paved surfaces;

c.  Achieve higher parking efficiencias; and,

d. Maximize areas for landscaplng.

That regulations and standards govermning height and massing, setbacks, building
footprint and other considerations shail be Identifisd through the Block Plan process and
the zoning by-law. '

That regulations and standards goveming height and massing, setbacks, iandscaping,
storm waler management, buliding foolprint, oulside storage of goods and materials or
any other activity not contained within a whally enclosed bullding and aother
conslderations shall be Implemented.

Implementation

It is the policy of Council:

Thal the preparation of detalled Block Plans shall be required for all areas of the WVEA,
lo implement the Secondary Plan, in accordance with the policies of Section 10.1 of
Volume 1 of the Official Plan. The precise location and boundaries of each Block
Pianning Arez shall be identified by the City in consuliation with tandowners and the
Toronlo and Region Conservalion Authority.

That the Transportation Master Pian requirad In the preparation of Biock Plans shall be
completed to the saltisfaction of the City, ihe Region and the Ministry of Transportation,
and in consuitation with the Region of Peei, City of Bramplon and Town of Caledon.,

That where changes are proposed lo tha detailed road network established In the Block
Plan, a revised Transportation Master Plan shali be submitted to the satisfaction of the
Cily and Region.
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2.7

271

To require comprehensive landowner agreaments for Infrastructure planning In the

WVEA to ensure the effective provision of infrastructure and services and to ensure there

are no adverse financial impacts to the City. In addition o the policies Identified in

Chapter 10 of Volume 1 of the Ofiiclal Plan, landowner agreements may provide direction

regarding the locatlon, funding and implementation of;

a. theliocal streel network;

b.  grade separated crossings of the planned Highway 427 corridor, valley systems
and the rail comidor;

€.  parkiand, open space and herilage preservation; and,

d.  shared stormwaler management facililies, where appropriale.

That prior to the final approval of any Block Plan, Site Plan or Plan of Subdivision, and in

addilion to any requirements identified in Chapter 10 of Volume 1 of the Official Plan, the

foltowing shall be prepared to lhe satisfaction of the Cily and Reglon, in consultation with

the Toronto and Region Conservation Authority where appropriate:

a.  acomprehensive development phasing plan related lo the timing of Infrastructure
Improvements;

b.  a herilage conservation plan i the sile contains heritage resources; and,

c.  comprehensive urban design guldelines and a streetscape master pian.

Thal the City will require an Environmentai Assessment to be completed for all road
crossings over 400 series highways If they were not originally approved or recognized in
the applicable EA (e.g. Highway 427 Exiension EA).

Site Specific Policies

ltis the palicy of Councii:

That the follawing policies shall apply to the lands identified on Schedule 3 "Land Use” as

“Lands Subject to Policy 2.7.1":

a.  Inaccordance with Policy 9.2.2.11 “Prestige Employment” of the Official Plan, a
distribullon warshouse use located within a wholly enclosed bullding and which
does not requlre outside storage Is permitied on the lands identified on Schedule 3:
Land Use as "Lands Subject to Policy 2.7.1". The area used for the placing or
parking of transilory vehicles, trucks, traclors and {raflers used for the conveyance
of goods and materials to and from the distribution warehouse use on the lot shall
not be considered to be oulside storage. The following additional policies shall
apply to the subject lands:

I) The stacking of shipping conlalners and/or the long-term storaga of ransilory
vehlcles is not permitied.
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H)

Where a distribution use fronts onto an arterial road, the parking or loading of
transitory vehicles, lrucks, tractors and trailers shali not be permitied within the
yard extending across the full width of the arterjal road frontage and the
nearest part of the main building.

In order to maintain the desired urban deslgn cbjectives for the Preslige
Employment Area and In the context of the site having exposure o three road
frontages, the following policles shall apply:

Y

if)

i)

iv)

vi)

The site shall ba subject to a delailed Urban Deslgn/Landscapa Master Plan
that will form the basis for the implementing slie specific zening amendment
and site development plan.

The delailed Urban Design/Landscaps Master Plan shall ensura that the
Highway 27 franiage Is generously landscaped and provides the required
scraening to establish an attraclive Interface with the Community Area to the
east.

The treatment of the abutting Inlersections (l.e., Highway 27 and the east-west
collector; and, the east-wast coliector and the north-south collectar) will be
appropriate lo their scope and function. They will be designed as gateways
and will reflect design measures that will relnforce the prominence of the
locatian.

Screening and buffering along the remaining collector road frontages will
minimiza the visual Impact of the loading and vehlcular parking areas in order
lo creats attractive, pedestrian-friendly streetscapes. The width of the buffer
and its treatrment will be determined through the Urban Design/Landscape
Masler Plan, which will respond lo screening requirements through the
individual sections of each road.

The Urban Design/Landscape Masler Plan shall identify convenient pedastrian
entrance polnts for employees taking public transit services.

Mattars identified in I} to v) above shall be addressed in the context of the
overall Urban Dasign/Landscape Master Plan. All urban design and landscape
architeclural measures shall be designed 1o support the planned municipat
park along the wesl side of the north-south collector road Including but not
limitad to strestscape design, vehicular and pedestrian access, aclive
transportation, landscaping and other measures.

Policy 9.2.3.7.d shall not apply to the subject lands.
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[y

. B vty
-

==+ Rail line

Arterial

" LEGEND
i - Core Features

[ ] &nnancement Areas
| Built-Up Valley Lands

% Natural Areas (Brampton)

1 : _:i Secondary Plan Boundary

I _-| Municipal Boundaries

Trans Canada Pipeline

=== Proposed Primary Street

O Property of Interest
(Vaughan Heritage Inventory)

o Registered Property of
Cultural Heritage Value
{Ontario Hentage Act)

B Designated Heritage Property

{Ontario Heritage Act)

tm GTA West Corridor Protection Area

Schedule 2: Natural and Cultural Heritage

A S © - T

If

; ;t-\laug
terpris

B

rg/
ville

m Novagal Lands

D Lands Subject to Novagal
Appeal Re: Schedule 2

J

250

| ¥
| L Yo
| f - i \J_i,
i Y -.E ot
et /|
AL E/% S
I T % 4F; .
CPIn mo'i;la! ) : ! \\
Fadli H / ' ; ' o,
il . ‘\ Is
e

AN
500 1.000m ?]_E.’F

2 __






