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STAFF REPORT 
ACTION REQUIRED  

Steeles Avenue Corridor (Jane Street to Keele Street) 
City of Vaughan Official Plan Amendment 620 
Request for Direction Report 

Date: January 31, 2007 

To: Planning and Growth Management Committee 

From: Ted Tyndorf, Chief Planner & Executive Director, City Planning Division 

Wards: Ward 8 – York West 

Reference 
Number: 

pg0700010 

 

SUMMARY 

 

The City of Vaughan has adopted and York Region has approved Amendment No. 620 
(OPA 620) to the Vaughan Official Plan which redesignates the corridor along the north 
side of Steeles Avenue West from Keele Street to Jane Street from “Employment Area” 
to a mixed use higher density area in support of significant public investment in transit 
improvements, including the Spadina Subway Extension.  The OPA 620 plan is expected 
to accommodate 5,500 residential units for a potential population of 11,000 people and 
approximately 4,000 employees.  The 
Official Plan Amendment has been 
appealed to the Ontario Municipal Board 
(OMB) by three of the landowners in the 
OPA 620 area.  

This purpose of this report is to seek 
Council direction for the City Solicitor to 
seek party status at the Ontario Municipal 
Board to support the position outlined in 
this report.  

OPA 620 has direct impact on the City’s 
interests for future development around the 
York University Secondary Plan area, 
which is currently under review, and on 
Steeles Avenue.  It is important that the 
City of Toronto participate as a party at the 
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OMB hearing in order to continue to represent the City’s interests in this area.   

RECOMMENDATIONS 

 
The City Planning Division recommends that:  

1. City Council instruct the City Solicitor and the appropriate City staff to attend the 
Ontario Municipal Board to support the position outlined in the following 
recommendation:  

a) Protect the City’s interests at the Ontario Municipal Board vis a vis issues raised      
      by the appellants as they relate, but are not limited to, infrastructure  
      improvements, traffic and transit impacts, additional density and urban design  
      policies;  

b) The phasing mechanisms in OPA 620 be maintained and applied to all of the 
lands  to ensure that the ultimate achievable densities in OPA 620 will not be met 
until:  

(i)  funding for the subway extension has been committed;  

(ii)  the environmental assessment for the new east-west road north of Steeles    
Avenue and any other roads are initiated;  

(iii)  the City of Vaughan’s Master Environmental Servicing Plan is completed;  
    and,  

(iv)   the City of Vaughan’s master plan for Recreation, Culture, Parks  
Buildings and Facilities evaluates needs and identifies an appropriate  
funding strategy in the OPA 620 area.   

c)  The wording of Section 37 policies dealing with implementation of community   
      services be amended to clarify what are the “required” community services; and  

2. The City Clerk forward a copy of this report to the City of Vaughan and Region of    
      York;      

FINANCIAL IMPACT 
There are no financial implications resulting from the adoption of this report.    
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ISSUE BACKGROUND   

The City of Toronto is currently reviewing the Secondary Plan governing the 
university lands directly south of the OPA 620 study area. A key component of this work 
involves formulating policies that ensure appropriate land uses and densities will be 
in place to support the significant public funding of the Spadina Subway Extension. This 
work to determine future road and block layouts, traffic capacity requirements, 
development phasing, parks and open space systems, land use and built form alternatives 
and community service capacity is not yet completed.  

The City of Vaughan has adopted and and York Region has approved Amendment No. 
620 to the Vaughan Official Plan which redesignates the corridor along the north side of 
Steeles Avenue West from Keele Street to Jane Street from “Employment Area” to a 
mixed use higher density area in support of the public investment in transit infrastructure 
improvements, including the Spadina Subway Extension.    

The goal of OPA 620 is to create a vibrant live-work community consisting of mixed use 
higher density buildings in a compact pedestrian-friendly urban form. The OPA 620 plan 
is expected to accommodate 5,500 residential units for a potential population of 11,000 
persons and 83,000 square metres of office/commercial space generating approximately 
4,000 employees. The proposed land uses, densities and built form will be in response to, 
and supportive of, improvements in higher order public transit infrastructure, including 
the Spadina Subway Extension, a commuter parking lot and a possible inter-regional bus 
terminal . The development densities range from a 4.0 Floor Space Index (FSI) at the 
subway station to 1.5 FSI at the greatest distance from the station.   

Toronto City Planning staff have provided comments to the City of Vaughan and York 
Region (see Attachment 1) throughout the process and modifications to the OPA 620 
plan were made in response to our concerns.  The Region of York approved 
modifications to the community services policies as requested by Toronto City Planning.  

The Official Plan Amendment has been appealed to the Ontario Municipal Board by 
three landowners in the OPA 620 area.  The principal issues of contention raised by the 
appellants concern the implementation of public infrastructure (including the east-west 
road), the potential for additional development densities, urban design policies and the 
protection of existing development rights. The resolution of these issues has implications 
for the City’s interests and should be addressed at the Ontario Municipal Board.   
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COMMENTS  

OPA 620 has the potential to result in significant impacts on the City of Toronto and 
Steeles Avenue.  City staff have previously raised concerns regarding the adequacy of the 
policy mechanisms in OPA 620 to secure key infrastructure improvements to support 
transit operations and facilities and to ensure the proposed higher density development 
does not negatively impact the operation of the area’s shared road network, the Keele 
Employment Area and future development of the York University lands.  The City of 
Vaughan and the Region of York have attempted to address these concerns, including a 
proposal to strike a committee to facilitate the coordinated implementation of the OPA 
620 and the York University Secondary Plan which are on both sides of Steeles Avenue. 
Concerns about the adequacy of this response and the appellants’ positions on these 
policies still remain.   

City staff previously raised concerns that the transportation analysis supporting OPA 620 
does not determine the impact on the operation of the area’s shared road network should 
development proceed prior to the extension of the subway and the addition of new roads 
within both the OPA 620 and York University lands. Furthermore, the transportation 
analysis does not recognize the likelihood of an increase in planned development 
densities on the York University lands that may be appropriate due to by the extension of 
the subway (in the same manner as it applies to the OPA 620 lands.)  Additional 
development density as requested by the appellants has not been tested to determined 
adequacy of the infrastructure.  

Because of the City’s ongoing commitment to the subway expansion, the development of 
transit supportive land uses in Vaughan and the negotiations occurring with York Region 
at the time on the cost-sharing agreement for the subway it was not appropriate for the 
City to appeal OPA 620.  However, given the impacts of OPA 620 on City of Toronto 
lands and existing and future shared municipal infrastructure, the City of Toronto should 
seek party status at the hearing, now that it has been appealed to the Ontario Municipal 
Board.  This would permit the City to continue to advocate for the City’s interests, 
including the provision of an adequate physical and social infrastructure and an 
implementation strategy that identifies appropriate funding.  This position would support 
development with appropriate triggers linking the provision of land use permissions to 
the provision of roads and services.  It will also ensure that the City can comment on any 
revisions suggested by the appellants in so far as they may impact on City services or 
infrastructure.   

If party status is granted, the City will be able to participate fully in the hearing, including 
opening and closing statements, calling its own witnesses and cross-examining others. 
However, it should be noted that, because the City did not appeal OPA 620 directly, if the 
current appellants resolve their issues with Vaughan or withdraw their requests for a 
hearing, the City has no independent status to compel a hearing into either the City’s or 
the appellants’ issues.    
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CONCLUSION  

It is recommended that the City seek party status at the upcoming Ontario Municipal 
Board hearing into OPA 620 to protect the City’s interests as identified in this report.    

CONTACT 
Allison Meistrich, Planner 
Tel. No. (416) 395-7106 
Fax No. (416) 395-7155 
E-mail: ameistr@toronto.ca  

SIGNATURE    

_______________________________  

Ted Tyndorf,  
Chief Planner & Executive Director 
City Planning Division  

ATTACHMENTS 
Attachment 1: Letter to York Region dated September 25, 2006  
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Attachment 1:  Letter to York Region dated September 25, 2006 
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