Staff Report for Special Council Public Meeting
Date of Meeting: June 29, 2020
Report Number: SRPRS.20.097
Department:
Division:

Planning and Regulatory Services
Policy Planning

Subject:

Employment Area Conversions - Official Plan
Amendments 18.1 (Automotive Uses in
Employment Lands) and 18.2 (Leslie Street
Institutional Area)

Purpose:
In accordance with Section 26 of the Planning Act, the City is in the process of updating
its Official Plan. The purpose of this report is to seek feedback on proposed
amendments to the Official Plan related to conversion of employment areas. Two
amendments are proposed: Official Plan Amendment (OPA) 18.1 proposes to permit
automotive related uses, including sales, within areas designated for employment uses
(Appendix A), and OPA 18.2 proposes to redesignate certain lands from “Employment
Area” to “Leslie Street Institutional Area” in order to permit new and expanded
institutional, office and small scale retail and commercial uses (Appendix B). Location
information is provided below.

Recommendation:
a)

That staff report SRPRS.20.097 with respect to the municipally initiated
amendments to the Official Plan to permit employment area conversions (OPA
18.1 and 18.2), City Files D01-20005 and D01-20006, be received for information
purposes only and that all comments be referred back to staff.

Contact Person:
Sybelle von Kursell, Manager, Policy, phone number 905-771-2472
Brian DeFreitas, Senior Planner, phone number 905-771-5431 (Re: OPA 18.2)
Andrew Crawford, Planner I, phone number 905-771-5528 (Re: OPA 18.1)

Report Approval:
Submitted by: Kelvin Kwan, Commissioner of Planning and Regulatory Services
Approved by: Mary-Anne Dempster, City Manager
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All reports are electronically reviewed and/or approved by the Division Director,
Treasurer (as required), City Solicitor (as required), Commissioner and City Manager.
Details of the reports approval are attached.

Proposal:
Two Official Plan amendments are proposed, as follows:
OPA 18.1 “Automotive Uses in Employment Lands” – to amend the Official Plan to
permit automotive uses (including dealerships) in areas designated as “Employment
Area”, “Employment Corridor” and “Office” (see Appendix A).
OPA 18.2 “Conversion of Employment Area to permit new and/or expansion of existing
institutional, office and small scale commercial and retail uses” – to amend the Official
Plan to redesignate certain lands from “Employment Area” to “Leslie Street Institutional
Area” to permit new or expanded institutional, office and small scale retail and
commercial uses within lands located south of Major Mackenzie Drive East and fronting
on the east side of Leslie Street (see Appendix B).

Location Map:
OPA 18.1 pertains to all lands designated “Employment Area”, “Employment Corridor”
and “Office” within the City of Richmond Hill’s Official Plan. OPA 18.2 pertains to lands
presently designated “Employment Area” located south of Major Mackenzie Drive East
and fronting on the east side of Leslie Street. Below are maps displaying the areas
affected by the proposed amendments. Should you require an alternative format, please
call the person listed under the “Contact Person” above.
OPA 18.1 Automotive Uses

OPA 18.2 Leslie Street Institutional Area
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Background Information:
Impetus for the Proposed Official Plan Amendments
At the February 26, 2020 Council meeting, Council considered the recommendations of
staff report SRPRS.20.003 regarding the Region of York’s Municipal Comprehensive
Review and requests for employment land conversions that have been made to the
Region in specific. This staff report is in relation to two employment area conversion
requests made to the Region by proponents of auto retail and service centres, At that
February Council meeting, Council directed as follows:
“13.9 (b) That the Region consider staff report SRPRS.20.003 as local municipal
input into the Region’s evaluation process, and that City Council advise the
Region of the following:
v) That City Council supports the proposed permissions for automobile
dealerships to locate on employment lands as requested by Orlando
Corporation (refer to ID#88 on Map 1 of staff report SRPRS.20.003),
however, staff recommend that rather than facilitating the request
through an employment lands conversion, staff work with the
applicant to facilitate the applicant’s request through the best
available alternative means;
vii) That City Council supports the proposed permissions for automobile
dealerships to locate on employment lands as requested by
Richmond Hill Honda (non-geographic request), however, staff
recommend that rather than facilitating the request through an
employment lands conversion, staff work with the applicant to
facilitate the applicant’s request through the best available
alternative means;”
And, in relation to a conversion request made to the Region by the City and a proponent
of a long-term care facility proposed to be located at 9893 Leslie Street:
“13.9 (f) That the Region be advised of Council’s interest in considering a
municipally initiated conversion of employment lands for the lands located on the
east side of Leslie Street and south of Major Mackenzie Drive in the Headford
Business Park (refer to MIC-Area #3 on Map 1 of staff report SRPRS.20.003) for
the principle reasons set out in staff report SRPRS.20.003 and in doing so are
also supportive of the conversion request submitted by Carefirst Seniors and
Community Services Association (refer to ID# 153 on Map 1 of staff report
SRPRS.20.003)”.
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Furthermore, at the February 27, 2020 Regional Council meeting, pursuant to a motion
moved by Mayor Barrow, Regional Council resolved that it supports the conversion of
9893 Leslie Street to permit a Long-Term Care facility at this site (see excerpt of
minutes in Appendix C). To that end, Regional staff provided a letter to the City dated
March 2, 2020 to facilitate the conversion expeditiously (see Appendix D). Additionally,
on March 12, 2020, Regional Committee of the Whole supported Regional staff’s
recommendation to exclude twenty of the Region’s 71 requests for site-specific
conversion from proposed employment area mapping in the Regional Official Plan
(ROP). These areas were determined to be appropriate for non-employment uses
through application of the Region’s conversion criteria and based on locational context.
This recommendation includes both Carefirst’s site-specific conversion request and the
City’s larger area proposed along the east side of Leslie Street and south of Major
Mackenzie Drive East (the area identified for OPA 18.2). The Committee also supported
Regional staff recommendations related to automotive conversion requests. Regional
staff noted that redesignation of lands to permit automotive uses should not be
permitted, but recognizing that some local official plans presently permit these uses in
certain employment designations, deferred to local official plans to determine the range
of automotive related uses that should or should not be permitted within employment
areas.
In accordance with the City’s Official Plan, a redesignation of land that is specifically
designated for employment use, such as “Employment Area” or “Employment Corridor”
to another designation, or a change in land use permission within these designations is
considered to be a “conversion.” In the case of such a conversion, the Official Plan
requires that the conversion be considered in the context of a “municipal comprehensive
review”, which is defined in the Official Plan as “an official plan review initiated by a
municipality that comprehensively reviews the policies and schedules of this Plan in
accordance with the requirement of the Planning Act.” The Planning Act requirements
referred to in this definition include those provided in Section 26 of the Planning Act,
which is specific to the updating of an Official Plan. As such, these amendments must
be considered in the context of the City’s Official Plan Update, and staff are proceeding
to do so, as outlined below.

Status of Official Plan Update in General
In November 2019, Council approved the recommendations of staff report
SRPRS.19.053 to initiate the process of updating the City’s Official Plan. Since that
time:




the Official Plan Update Committee (OPUC) has been established (in
accordance with the terms of reference and recommendations provided in staff
report SRPRS.19.181);
an OPUC meeting was held on February 25, 2020;
Council considered the recommendations of staff reports SRPRS.20.003 and
SRPRS.20.004 regarding the Region of York’s Municipal Comprehensive Review
and its impact on the City’s Official Plan update; and
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a public launch event for the City Plan 2041 (the Official Plan update) had been
scheduled for the evening of March 26, 2020.

As Council is aware, in response to COVID 19 emergency measures, the launch event
was cancelled. Staff will continue to undertake engagement activities with various
stakeholders in an electronic format as much as practicable. A broader in-person public
launch will take place when possible. In an effort to advance the directions of Council
from the February 26, 2020 Council meeting, staff are bringing forward amendments to
the Official Plan related to automotive uses in Employment areas as well as a
redesignation of lands on Leslie Street to provide for new and expanded institutional
and small scale commercial uses.

Planning Act Requirements related to the Official Plan Update
Section 26 of the Planning Act provides specific directions related to the updating of an
Official Plan. The Act requires that the update occur no less frequently than 10 years
after the approval of the Official Plan; and that the update ensures that the Official Plan
is revised to: (a) conform with provincial plans; (b) have regard to matters of provincial
interest listed in Section 2 of the Act; and (c) be consistent with the Provincial Policy
Statement.
With respect to public consultation and the adoption of official plan related amendments,
Section 26 is to be read in conjunction with Section 17 of the Planning Act, which
provides direction related to the adoption of an Official Plan and all municipally initiated
amendments to it. Section 17 of the Act requires that Council hold at least one public
meeting, and in the case of a Section 26 amendment to hold at least one public open
house in advance of the public meeting. Section 26 also provides direction regarding
the timing of giving notice of a special meeting of Council wherein the public is provided
the opportunity to speak to council with respect to proposed revisions to the official plan
(i.e. a public meeting). In accordance with those provisions of the Act, and in
compliance with emergency orders related to COVID 19, the City gave notice of a virtual
open house and Special Council meeting on May 21 and May 28, 2020 via the Liberal
(see Appendix E), and also updated the City’s Official Plan Update webpage and the
City’s calendar with these events. The notices explained that the purpose of the open
house was to provide information about the proposed amendments and the purpose of
the Special Council Meeting was to notify the public and receive comments on the
proposed amendments to the official plan.
Also in accordance with the Planning Act, on June 9, 2020 the City posted prescribed
information, including copies of the draft amendments, on the OP Update webpage and
sent the material to all prescribed bodies, including the Region of York, who is the
approval authority for these amendments (20 days in advance of the this Special
Council Public Meeting). Please note that details of the public and stakeholder
consultation related to these municipally initiated Official Plan amendments will be
provided in a future report, since at the time of preparing this report that consultation
has not yet been undertaken.
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Private Applications
In addition to the conversion requests that have been made to the Region by Richmond
Hill Honda, Orlando Corporation and Carefirst Seniors and Community Services
Association referred to in the February 26, 2020 Council report, two of these proponents
have also filed development applications with the City of Richmond Hill for
consideration. Details of these applications are provided in staff reports SRPRS.20.098
(Quarre Properties Inc., 0 Brodie Drive), and SRPRS.20.099 (Richmond Hill Honda, 0
Ultimate Drive). As is noted in those staff reports, these applications will be considered
concurrently with the municipally initiated OPAs. While there may seem to be a
redundancy of process given that these applications generally align with the proposed
OPA 18.1 and OPA 18.2, it is necessary that the City undertake these “conversions”
through municipally initiated amendments at the time of the Region’s and City’s
municipal comprehensive reviews, and that they be done in accordance with Section 26
of the Planning Act.

Background Research
Prior to drafting the proposed Official Plan Amendments, staff undertook some
background research, which includes a jurisdictional scan of other municipal official
plans, some trends analysis, and site visits. Furthermore, two studies are underway in
support of the City’s Comprehensive Zoning By-law related to community uses
(including long-term care facilities) and automotive uses. The findings of these studies
will continue to inform the finalization of the proposed OPAs.

Provincial Policy Considerations:
Provincial Policy Statement (2020)
The Provincial Policy Statement (2020) (the “PPS”) sets the policy foundation for land
use planning in the Province of Ontario. The PPS provides policy direction across the
province on land use planning and development, and on matters that are of a Provincial
interest (as listed in Section 2 of the Planning Act). The new PPS came into effect on
May 1, 2020. When developing Official Plan policy and evaluating planning applications,
staff must ensure that advice to Council is consistent with the PPS.

A Place to Grow: Growth Plan for the Greater Golden Horseshoe
(2019)
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019) (the "Growth
Plan") came into effect on May 16, 2019. It builds upon the policy foundation provided
by the PPS by providing more detailed land use planning policies for the Greater
Golden Horseshoe. The Growth Plan requires that all advice to Council and all
decisions made by an authority on or after May 16, 2019, which affects a planning
matter must conform to the Plan.
In support of the implementation of the Growth Plan, the Province provides additional
guidance material. Especially relevant to the proposed Official Plan Amendments is the
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Province’s delineation of Provincially Significant Employment Zones (PSEZ). These will
be discussed in greater detail below. Appendix F provides an excerpt of the PSEZ
mapping for lands in Richmond Hill.

Regional Policy Considerations:
As noted above, the Region is undertaking a municipal comprehensive review (MCR)
process. The Region’s MCR will culminate in an update of the ROP to ensure
conformity to the Provincial Plans and consistency with the Provincial Policy Statement.
In support of its MCR, several key background studies and supporting documents have
been undertaken to support the review and ROP update.
The May 9, 2019 “Planning for Employment Background” Report provides background
analysis on employment trends throughout the Region and forms the basis for
consultation on a proposed employment framework to update the ROP. Through this
background report, the research showed that, among other trends, employment areas
continue to evolve and offer a range of sites for small and large businesses. Most
notably, employment areas have evolved over time to support a wide range of uses
including major office and institutional uses. The MCR process recognizes recent
policies in the Growth Plan 2019 that require the Region to designate and map
employment areas within the Regional Official Plan. (This was a responsibility
previously assumed by local municipalities, but is now a key responsibility for the
Region, as a means of protecting employment areas.) As part of the process to
designate employment areas in the updated ROP, the Region undertook an analysis of
employment designations in each of the nine local municipalities and found that there is
a lack of consistency across the Region in the way in which local municipalities
designate employment areas and that there is a broad range of policy permissions
within them. Based on the work the Region has undertaken to date, which includes a
Future Employment Trends Study prepared by Hemson Consulting and Lorus and
Associates, there is a move towards updating planning policy to be more responsive to
trends within the economic sector related to operations and land needs to support a
thriving and resilient economy.
While this report recognizes that the Region is in the midst of revising its employment
area related policies, the analysis of the proposed OPAs will largely rely on the Region’s
in force Official Plan policies. The following sections of this report will identify relevant
Provincial and Regional policies to consider in relation to the individual proposed Official
Plan Amendments.

Planning Analysis – OPA 18.1 Automotive Uses:
Provincial Policy
Section 1.0 of the PPS deals with “Building Strong Healthy Communities”. The PPS
provides the following policy direction that is relevant to the proposed Official Plan
Amendment:
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Accommodate an appropriate range and mix of employment (including industrial
and commercial) (1.1.1(b));
Provide for an appropriate mix and range of employment uses to meet long-term
needs (1.3.1(a));
Take into account the needs of existing and future businesses by providing
opportunities for a diversified economic base, including maintaining a range and
choice of suitable sites for employment uses (1.3.1(b));
Facilitate the conditions for economic investment by identifying strategic sites for
investment, monitoring the availability and suitability of employment sites,
including market-ready sites, and seek to address potential barriers to investment
(1.3.1(c));
Protect and preserve employment areas for current and future uses (1.3.2.1);
and
Prohibit or limit residential and other sensitive land uses in employment areas,
and include appropriate transition from employment areas to adjacent nonemployment areas (1.3.2.2, 1.3.2.3).

Policy 1.3.2.4 states that conversion of lands within employment areas to nonemployment uses may only be done though a comprehensive review, and policy 1.3.2.2
states that at the time of an official plan review or update, planning authorities should
assess employment areas to ensure that their designation is appropriate to the planned
function of the employment area. As York Region is currently undertaking its Municipal
Comprehensive Review and Richmond Hill is beginning its own Official Plan Update,
this is the appropriate time to consider changes to employment policies.
Section 2.2.5 of the Growth Plan 2019 deals with Employment uses. Through its
policies, the Growth Plan encourages planning of employment areas and uses to:







Make more efficient use of existing employment areas and vacant and
underutilized employment lands (2.2.5.1(a));
Ensure the availability of sufficient land for a variety of employment uses
(2.2.5.1(b));
Retain and attract investment (2.2.5.1(d));
Direct major office and appropriate major institutional development to areas with
frequent transit service (2.2.5.2);
Minimize surface parking in employment areas (2.2.5.4);
Designate and preserve lands within settlement areas located adjacent to
highways and highway interchanges as areas for manufacturing, warehousing
and logistics, and appropriate associated uses and ancillary facilities (2.2.5.5);
and
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Promote compact built form and intensification of retail and service uses and
areas (2.2.5.15).

Additionally, the Growth Plan prohibits residential uses in designated employment
areas. The Growth Plan also prohibits major retail uses, or provides municipalities with
the option to identify a size or scale threshold wherein a major retail use may be
permitted. The Growth Plan defines major retail as: “large-scale or large-format standalone retail stores or retail centres that have the primary purpose of commercial
activities.” Presently, the Richmond Hill Official Plan prohibits major retail in its
employment areas and defines major retail as: “large format retail facility (or facilities),
such as retail big box stores, retail warehouses, and shopping centres which has a
gross floor area of 10,000 square metres or greater.”

Regional Policy
Chapter 4 of the York Region Official Plan is on “Economic Vitality”. Policies in this
chapter that are relevant to the Official Plan Amendment include:


Create high-quality employment opportunities for residents (4.1.2);



Create vibrant and healthy communities that attract quality employers (4.1.3);



Create a business friendly environment that includes a diverse range, size and
mix of available employment lands (4.1.5(a));



Ensure a sufficient supply of employment lands to be maintained (4.3.2);



Recognize that employment lands are strategic and vital to the Regional
economy and are major drivers of economic activity (4.3.3);



Require local municipalities to designate and protect employment lands (4.3.4);



Protect, maintain and enhance the long term viability of all designated
employment lands (4.3.5);



Not permit the conversion of designated employment lands to non-employment
uses, such as residential, major retail, and non-ancillary retail or commercial
uses (4.3.8) except at the time of a municipal comprehensive review (4.3.9);



Require local municipalities to include official plan policies to allow only
employment and ancillary uses on Local Corridors and major streets within
employment lands (4.3.13);



Require development on employment lands be compact (4.3.16); and



Not permit major retail on designated or strategic employment lands (4.4.6).

Local Policy and Context
Automobile dealerships are considered a commercial use under the current Richmond
Hill Official Plan, which are directed towards the Centres and Corridors. Historically,
automobile dealerships in Richmond Hill have located primarily along Yonge Street, and
numerous dealerships continue to operate along the corridor today. As the Centres and
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Corridors are expected to intensify with high-rise buildings, commercial uses will need to
integrate into the base of mixed-use buildings; this will require automobile dealerships to
shift to a less land-intensive form if they remain in these areas.
Limited forms of automotive-related uses are currently permitted by the Official Plan
within the Employment Area and Employment Corridor designations; these uses are
restricted to auto body repair shops and garages within a portion of the Newkirk
Business Park, and automotive service commercial uses (gas and service stations) at
the corner of an arterial street and an arterial or collector street.
At the meeting on February 26, 2020, Council adopted a motion supporting two
requests by Orlando Corporation and Richmond Hill Honda to accommodate automobile
dealerships within the City’s employment lands, as part of the City’s response to
Employment Area Conversions requested as part of York Region’s Municipal
Comprehensive Review. The motion also recommended that these requests be
facilitated through alternative means rather than a full employment conversion. OPA
18.1 is intended to facilitate these requests. While the addition of new permissions
within the Employment Area, Employment Corridor, and Office designations does
constitute a conversion in accordance with the policies of the Official Plan, this
permission would not require redesignating the lands to another land use and would
ensure that these areas continue to be used for employment purposes, fostering
economic growth for the City, Region and Province.

Intent and Rationale
The proposed OPA 18.1 will add a wider permission to allow automobile dealerships
containing sales, repair and service uses within employment designations within the
City of Richmond Hill.
In addition to areas designated as Centres and Corridors, the intent of OPA 18.1 is to
permit automotive sales, repair and service uses on lands designated Employment,
Employment Corridor and Office on sites along arterial streets or 400-series highways,
which have high visibility and easy access from surrounding areas. In order to ensure
that the designated employment areas continue to function as areas for highperformance industrial uses, warehousing, and office uses, stand-alone retail of
automobiles would not be permitted by this OPA. As such, the proposed policies of the
OPA require that a repair/service component must accompany the retail component of a
dealership. Furthermore, a stand-alone repair/service facility continues to only be
permitted within a portion of the Newkirk Business Park to maintain that area as a
cluster for such businesses, and to ensure that the balance of employment areas are
preserved for high-performance industrial uses, warehousing, and office uses, given the
City’s finite supply of designated employment lands.
Other than within parts of the Newkirk Business Park, outdoor display and storage is not
permitted in employment lands by the City’s Official Plan. Accordingly, inventory of
vehicles for sale are encouraged to be accommodated indoors and/or in a compact
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format wherever possible; this could include underground, multi-level, or stacked
parking technologies, such as using lifts. Examples of these types of compact
dealerships are found in various areas within the GTA, demonstrating that the industry
is able to adapt to a more compact form than what is currently being experienced in
Richmond Hill. Notwithstanding the foregoing, outdoor inventory and display vehicles
are proposed to be permitted provided that such inventory is located in non-prominent
visual locations and that adequate screening is provided where necessary.
Urban design policies specific to automotive uses are being proposed, which will require
these uses to be designed to a high standard, fitting with the nature of Richmond Hill’s
business parks. These design policies include incorporating low-impact development
features into any outdoor parking areas, and including landscaping buffers to streets
and neighbouring residential properties.

Planning Analysis – OPA 18.2 Institutional:
Provincial Policy
Section 1.0 of the Provincial Policy Statement 2020 deals with “Building Strong Healthy
Communities”. The PPS provides the following policy direction that is relevant to the
proposed Official Plan Amendment:


Promotion of efficient development and land use patterns;



Integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to optimize transit
investments and minimize land consumption and servicing costs;



Promotion of land use patterns within settlement areas that are based on densities
and a mix of land uses that are transit-supportive and which efficiently use
infrastructure and public service facilities;



Direction for compact form, mix of uses and densities for new development taking
place in designated growth areas and adjacent to existing built up areas;



Direction for sensitive land uses (e.g. buildings, amenity areas, or outdoor spaces
where routine or normal activities occurring at reasonably expected times would
experience one or more adverse effects from contaminate discharges generated by
a nearby major facility) to be planned and developed to avoid, or if avoidance is not
possible, minimize and mitigate any potential adverse effects from odour, noise and
other contaminates and to minimize risk to public health and safety;



Direction for municipalities to provide for an appropriate mix and range of
employment, institutional and broader mix of uses to meet long term needs;



Direction to prohibit residential and limiting other sensitive land uses in employment
areas that are not ancillary to primary employment uses to maintain land use
compatibility;
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Direction to allow planning authorities to permit the conversion of lands within
employment areas to non-employment uses through a comprehensive review only
where it has been demonstrated that the land is not required for employment
purposes over the long term and there is a need for the conversion;



Direction for public service facilities (e.g. provision of programs and services
provided or subsidized by a government or other body such as social assistance,
recreation, police and fire, health and educational programs) be co-located in
community hubs, where appropriate, to promote cost-effectiveness and facilitate
service integration, access to transit and active transportation;



Promotion of land use patterns, density and mix of uses that minimize the length and
number of vehicle trips and support current and future use of transit and active
transportation; and



Promotion of opportunities for economic development and community investmentreadiness.

Section 2.0 of the PPS deals with the “Wise Use and Management of Resources”.
Through these policies, the PPS provides the following policy direction that is relevant to
the proposed Official Plan Amendment:


Direction to conserve significant built heritage resources and significant cultural
heritage landscapes; and



Restrictions on development and site alteration on lands adjacent to protected
heritage properties to ensure cultural heritage resources are preserved except
where the proposed development and site alteration has been evaluated and it has
been demonstrated that the heritage attributes of the protected heritage property will
be conserved.

Section 3.0 of the PPS deals with “Protecting Public Health and Safety”. Through these
policies, the PPS provides the following policy direction that is relevant to the proposed
Official Plan Amendment:


Restrictions on development to locate in hazardous lands and hazardous sites
where the use is an institutional use (e.g. hospitals, long-term care homes,
retirement homes, pre-schools, school nurseries, daycares and schools), essential
emergency services, and uses associated with the disposal, manufacture, treatment
or storage of hazardous substances.

The Growth Plan 2019 provides the following policy direction that is relevant to the
proposed amendment:
Section 2.0 of the Growth Plan entitled “Where and How to Grow”:


Directs for the prioritization of planning and investment in infrastructure and public
service facilities that will support intensification;
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Supports the achievement of complete communities that feature a diverse mix of
land uses, including residential, employment uses and convenient access to local
stores, services and public service facilities. Public service facilities include
programs and services provided by or subsidized by a government body such as
social assistance, recreation, police and fire protection, health and educational
programs and cultural services;



Promotes economic development and competitiveness by integrating and aligning
land use planning and economic development goals and strategies to retain and
attract investment and employment;



Directs retail and office uses to locations that support active transportation and
which have existing or planned transit;



Requires municipalities to plan for all employment area by prohibiting major retail
and residential uses and other sensitive land uses in employment areas that are not
ancillary to employment uses. Sensitive land uses are defined as: “Buildings,
amenity areas, or outdoor spaces where routine or normal activities occurring at
reasonably expected times would experience one or more adverse effects from
contaminant discharges generated by nearby major facilities. Sensitive land uses
may be a part of the natural or built environment. Examples may include, but are not
limited to: residences, day care centres, and educational and health facilities. (PPS,
2014)”;



Requires that an appropriate interface between employment areas and adjacent
non-employment areas to maintain land use compatibility;



Directs development of sensitive land uses, major retail uses or major office uses
will avoid, or where avoidance is not possible, minimize and mitigate adverse
impacts on industrial, manufacturing or other uses that are particularly vulnerable to
encroachment in accordance with provincial guidelines;



Allows for the conversion of lands within employment areas to non-employment uses
through a municipal comprehensive review;



Allows for the conversion of lands within employment areas to non-employment uses
until the time of the next municipal comprehensive review provided the conversion
satisfies the policies set out in the Growth Plan and the proposed conversion
maintains a significant numbers of jobs on the site and no part of the lands
designated for employment are identified as provincially significant employment
zone;



Directs that for lands outside of employment areas, development criteria be
established to ensure that redevelopment of any employment lands retain space for
a similar number of jobs to remain accommodated on site; and



Requires the retail sector to promote compact built form and intensification of retail
and service uses and areas and encouraging those uses to integrate with other land
uses to support the achievement of complete communities.
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Section 3.0 of the Growth Plan entitled “Infrastructure to Support Growth”:


Directs that planning for public service facilities, land use planning and investment in
public service facilities will be coordinated to implement the Growth Plan;



Directs that public service facilities and public services to be co-located in
community hubs and integrated to promote cost-effectiveness;



Requires that municipalities collaborate and consult with service planning, funding,
and delivery sectors to facilitate the coordination and planning of community hubs
and other public service facilities; and



Requires that new public service facilities such as hospitals and schools be located
in settlement areas and preference should be given to sites that are easily
accessible by active transportation and transit, where the service is available.

Section 4.0 of the Growth Plan entitled “Protecting What is Valuable”:


Recognizes that planning must be done in a way that protects and maximizes the
benefits of cultural heritage resources so as to make communities unique and
attractive places to live;



Directs that cultural heritage resources will be conserved in order to foster a sense
of place;



Encourages municipalities to prepare archaeological management plans and
municipal cultural plans and consider them in their decision making; and



Requires improvements and protection to air quality through reduction in emissions
from municipal, commercial, industrial, and residential sources.

Provincially Significant Employment Zones
As noted above, the recent updates to the Growth Plan 2019 introduced Provincially
Significant Employment Zones (PSEZ’s). In the short term, PSEZ’s protect key
employment areas by requiring the conversion of lands identified as a PSEZ and any
employment areas within them to occur through a municipal comprehensive review and
by also requiring Provincial approval. At the time of writing this report, Provincial PSEZ
mapping continues to be in draft, and a final determination is yet to be issued.
Nonetheless, the Growth Plan does permit consideration of converting some or parts of
these areas for non-employment uses at the time of a MCR.
Under the Growth Plan, PSEZ’s are defined as:
“Areas defined by the Minister in consultation with affected municipalities for the
purpose of long-term planning for job creation and economic development.
Provincially significant employment zones can consist of employment areas as
well as mixed-use areas that contain a significant number of jobs.”
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The City’s municipally-initiated Official Plan Amendment 18.2 for the Leslie Street
Institutional Area is an area that is located within the Province’s PSEZ mapping.
Accordingly, before these lands can be converted from the “Employment Area”
designation to the “Leslie Street Institutional Area” designation, they must first be
approved for conversion through a Regional MCR and approved by the Province. City
staff will engage with Regional and Provincial staff to determine how best this matter
can be addressed, as we move through the approval process.

Regional Policy
Chapter 3 of the ROP deals with “Healthy Communities”. Policies in this chapter that are
relevant to the Official Plan Amendment include:


That health, environmental and cumulative air quality impact studies be required
that assess the impact on human health for development with significant known
or potential air emission levels near sensitive uses such as schools, daycares
and seniors’ facilities (3.2.5);



That sensitive uses such as schools, daycares and seniors’ facilities not be
located near significant known air emissions sources such as controlled access
provincial 400-series highways (3.2.6);



That services such as healthcare, education, community and social services, and
transit have a significant impact on the quality of life of York Region’s residents
and workers and these services be accessible and responsive (3.3);



That co-location or campusing of human services be encouraged with other uses
such as recreational, public buildings and arts and cultural facilities (3.3.4);



That the delivery of human services respect the diverse needs of residents and
workers (3.3.10);



That local municipalities adopt official plan policies to conserve significant cultural
heritage resources (3.4.3); and



That local municipalities adopt official plan policies to conserve significant cultural
heritage resources and ensure that development and site alteration on adjacent
lands to protected heritage properties will conserve the heritage attributes of the
protected heritage property 3.4.11).

Chapter 4 of the ROP deals with “Economic Vitality”. Policies in this chapter that are
relevant to the Official Plan Amendment include:


That local municipalities to create a business friendly environment that includes a
range of quality human services facilities and programs (4.1.5d).

As noted earlier, York Region is currently in the process of undertaking a municipal
comprehensive review. Through the Region’s MCR, Regional Council has indicated
support to exclude the lands proposed for amendment under OPA 18.2 from being
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identified as part of the Region’s upcoming employment lands designation. Exclusion of
these lands from the Region’s employment area mapping facilitates the conversion of
the employment lands in the amendment area to occur at the local level, and if so
converted to permit non-employment uses.
As noted above, this staff report has identified relevant Provincial and Regional policies
to consider in the development of the two proposed OPAs. A subsequent staff report
recommending adoption of these amendments will be presented to Council and will
provide a fulsome analysis of how the amendments are in conformity and are consistent
with the overarching policies.

Local Policy and Context
The proposed amendment area encompasses the area along Leslie Street, south of
Major Mackenzie Drive East, and affects the properties municipally known as 9843,
9853, 9861, 9875, 9893, 9901 and 9947 Leslie Street (refer to Appendix B). The area
occupies a total land area of approximately 3.0 hectares. Property sizes in this area
range from 0.2 to 0.9 hectares.
The area's historic development dates back to the late 1800s and several properties in
the proposed amendment area have been identified as potential built heritage resources
on the City’s inventory of buildings of architectural and historical importance. This area
was once part of the Headford Hamlet area and contains a few of its original buildings,
now identified under the City’s cultural heritage inventory and contributes to the area’s
unique context.
From an urban structure perspective, the City’s Official Plan identifies the area as part
of the City’s designated employment lands in the Headford Business Park, which are
situated between Leslie Street and Highway 404. With respect to land use, the City’s
OP presently designates the area as “Employment Area”. Leslie Street is also
designated in the City’s OP as an arterial street, and as a “Future Rapid Transit”
corridor from south of Highway 7 to Major Mackenzie Drive. The identification of Leslie
Street as a rapid transit corridor is consistent with the York Region OP, which
designates this segment of Leslie Street as a “Regional Rapid Transit Corridor”, and the
Province’s Regional Transportation Plan 2041 which identifies the segment as a future
BRT corridor for the “Don Mills / Leslie Street BRT” under the Province’s Frequent
Rapid Transit Network.
Despite its designation as an employment area in the City’s OP, the proposed Official
Plan Amendment area presently functions as a mixed-use area with a range and mix of
commercial, retail, office and institutional uses. Under the current site-specific zoning
permissions, industrial uses are permitted as well as small-scale commercial, retail,
office and institutional uses. While the commercial and retail uses listed under the
current Zoning By-law are generally permitted in the City’s OP as “ancillary uses” to a
primary employment use, the existing institutional uses in the area (i.e. private schools,
Montessori’s, seniors healthcare, and places of worship) are not permitted. Many of the
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institutional uses in the area are well-established and form a coherent cluster of
institutional development.
It is important to note that institutional uses are considered community uses under the
City’s OP policy framework. Section 4.1 of the OP sets out broad permissions for
community uses within the City’s urban structure, which include allowance for public,
private and not-for-profit institutions, facilities and services that support the health,
educational, recreational and socio-cultural needs of the City. The broadest range of
community uses are directed to the centres and corridors. Meanwhile, employment
areas only permit government facilities (e.g. government offices, fire and emergency
services, other public facilities, and day nurseries accessory to a major office
development), to ensure that the viability and planned function of employment areas are
maintained.
OP Policies Respecting Employment Land Protection
Section 3.3.1 of the City’s OP sets out policies for the protection of employment lands
from conversion. These policies are intended to ensure that the City’s economy is wellserved by its employment lands and that they are protected from pressure to convert to
non-employment uses. Once employment lands are lost through the process of
conversion, they are lost indefinitely. This is particularly important for the City given its
finite supply of employment lands. Accordingly, the policies of Section 3.3.1 of the OP
restrict the conversion of employment lands until the time of a municipal comprehensive
review by the City and the Region, and subject to the application for conversion
demonstrating conformity to conversion criteria set out in the OP. These criteria
generally mirror the conversion criteria set out in the Growth Plan.
As identified earlier in this report, in early March 2020 Regional Council supported a
recommendation to exclude the area identified in the municipally-initiated conversion
along the east side of Leslie Street and south of Major Mackenzie Drive East, which
correlates with the proposed amendment area for OPA 18.2. Accordingly, the process
to convert the lands to non-employment uses requires the City to establish an
appropriate policy framework for the Carefirst site and the surrounding lands, to
facilitate development in a manner that is consistent with the City’s vision for the area
over the long-term. The eventual adoption of OPA 18.2 will establish the vision for this
area.

Private Development Application
At the time of writing this report, there are no active development applications in the
proposed Official Plan Amendment area. City Staff note, however, that Carefirst Seniors
and Community Services Association has been an active party in pursing permissions
for a future community care hub with a long-term care facility on their landholdings. To
convey and facilitate their future development aspirations on their site, Carefirst
submitted correspondence to the Region in November 2019 indicating their desire to
develop their lands for the aforementioned uses (refer to Appendix D). Subsequent to
that, City Staff met with representatives of Carefirst on January 22, 2020 and Regional
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Staff as part of the Region’s coordinated meetings with landowners who were seeking
employment land conversions.
On April 2020 City Staff attended a pre-submission meeting with representatives from
Carefirst to discuss their development aspirations. To date however, no formal
development applications have been submitted for the lands.

OPA Intent and Rationale
The intent of the proposed Official Plan Amendment is to:


recognize the current function of this area and to intensify this area for a mix and
range of institutional and business land uses, in a context that respects the
cultural heritage resources of this area;



provide a hub for institutional uses that are not otherwise permitted in the
Employment Area; and



provide compatible land uses to the south and west of the area.

Through the Region’s MCR process and City Staff’s assessment of the site-specific
employment land conversion request submitted by Carefirst Seniors and Community
Services Association, the lands within the proposed amendment area were identified in
staff report SRPRS.20.003 as an area appropriate for conversion to allow for nonemployment uses. The City’s review of these lands found that despite their designation
as "Employment” under the City’s Official Plan, given their size and the existing mix of
uses in the area, traditional employment uses are unlikely to be developed over the long
term. As noted above, these findings were confirmed by City and Regional Council in
February and March of 2020. Accordingly, City Staff are proposing an Official Plan
Amendment for the area to redesignate the lands from “Employment Area” to “Leslie
Street Institutional Area.”
A copy of the proposed Official Plan Amendment 18.2 is attached to this report as
Appendix B. By way of summary, OPA 18.2 proposes to:


Establish a new land use designation entitled “Leslie Street Institutional Area”
and include with it area-specific land use and design policies that apply within the
amendment area;



Provide policy direction to direct that the predominant use of the land within the
Leslie Street Institutional Area shall be for a mix of office, retail and institutional
development that is compatible with the surrounding area;



Provide policy direction that limits the size and scale of retail and commercial
uses to ensure they are small-scale and serve the immediate function of the area
and not a broader regional function. The proposed policy limits large-format retail
and commercial development and is generally consistent with existing zoning
permissions for this area and ensures that the commercial and retail uses do not
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dominate or reduce opportunity for new or expanding office and institutional uses
in the area;


Provide policy direction to limit building heights to a maximum height of 10
storeys, similar to what is permitted on lands south of this designation that are
designated Employment Area;



Limit residential uses in the amendment area, to those that are accessory to
long-term care facilities; recognizing that some such facilities operate on a
continuum of care model that would include some self-contained units for highfunctioning seniors who may, in the future, require more specialized long term
care services;



Provide policy direction to ensure that sensitive land uses shall not be permitted
to locate near a significant known air emission source and that development of
such uses demonstrate compliance with the Province’s land use compatibility
guidelines in response to the proposed amendment area’s proximity to
designated employment lands to the south;



Provide policy direction requiring that development recognize and be sensitive to
the cultural heritage resources that exist within the amendment area, in
accordance with the in-force policies of the City’s Official Plan; and



Include appropriate design policies to require that applications for development
adhere to the City’s Urban Design Guidelines and promote the character and
function of the area through such matters as incorporating heritage buildings into
the design of new developments and protecting the Greenway System.

In addition to the foregoing, City Staff are also proposing a number of complimentary
amendments to the policies and schedules set out in the City’s Part I Official Plan.

Financial/Staffing/Other Implications:
The recommendation of this report does not have any financial, staffing or other
implications.

Relationship to the Strategic Plan:
The recommendation of this report does not have any direct implications with respect to
the City’s Strategic Plan. An overview of how the proposed amendments to the Official
Plan are aligned with the Strategic Plan will be included in a future recommendation
report to Council.

Next Steps:
As noted above, public consultation regarding the proposed OPAs commenced in May
2020 with the issuance of notification indicating the City’s intent to amend the Official
Plan. A virtual Public Open House was held on June 22, 2020 and this Special Council
Public Meeting is an opportunity for the public to provide comments regarding the
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proposed amendments. Over the summer, staff will continue to receive public comment
through the OPUpdate@richmondhill.ca e-mail address. Staff will also hold meetings
with area landowners, stakeholders, and relevant prescribed bodies, including York
Region and Provincial staff.
In the fall, staff will post any proposed changes to the draft amendments resulting from
the consultation on the Official Plan Update website at least 20 days in advance of
bringing forward a report to Council with recommendations to adopt the proposed
amendments. At a minimum, notification of the proposed changes and the date of
Council meeting wherein they will be presented to Council will be issued to all
prescribed bodies and persons who have requested to be notified of this matter via email.
While this staff report has identified relevant Provincial and Regional policies to consider
in the development of the two proposed OPAs, the staff report recommending adoption
of these amendments will provide a fulsome analysis of how the amendments are in
conformity and are consistent with those policies.
In accordance with the Regional Official Plan, following Council adoption of each Official
Plan Amendment, the OPA and its associated record will be provided to York Region,
who is responsible for issuing approval of the Council adopted amendment. Notification
of Council’s decision to adopt the OPAs will also be issued to all prescribed bodies and
to those who have requested notification. The Region has authority to approve, modify
and approve, or refuse Council’s adopted amendment(s). The Region will then issue
notice of its decision.
Following the Region’s issuance of notice of decision(s), there is a 20-day period within
which the Region’s decision(s) can be appealed to the Local Planning Appeal Tribunal.

Conclusion:
The City initiated its Official Plan update in November 2019. Due to emergency
measures related to the COVID 19 pandemic, City staff are proposing incremental,
easily digestible, changes to the Official Plan that are responsive to Provincial, Regional
and Council direction. Amendments 18.1 and 18.2 relate to matters that were first
addressed by Council at its meeting on February 26, 2020 and also relate to private
applications that are with the City for its consideration.
The purpose of this report is to provide Council and the public with an overview of the
proposed Official Plan amendments and to discuss the policy and regulatory regime
governing the evaluation of these planning applications. This report has been
structured for information purposes only, with a recommendation that all comments be
referred back to staff for consideration.
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Appendix Contents and Maps:
The following attached documents may include scanned images of appendixes, maps
and photographs. If you require an alternative format, please call the contact person
listed in this document.
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Draft Official Plan Amendment 18.1 – Automotive Uses in
Employment Lands
Draft Official Plan Amendment 18.2 – Leslie Street Institutional
Area
Excerpt of Minutes from Regional Council Meeting on February 27,
2020
Correspondence from York Region in relation to Care First
Conversion Request
Notice of Open House and Special Council Meeting issued May 22
and May 28, 2020 in the Liberal
Excerpt of Provincially Significant Employment Zone Mapping for
lands in Richmond Hill
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(i)

Richmond Hill Official Plan
Official Plan Amendment 18.1
The attached schedule and explanatory text constitute Amendment No. 18.1 to the
Richmond Hill Official Plan.
This amendment was prepared and recommended by the Richmond Hill Council and
was adopted by the Council of the Corporation of the City of Richmond Hill by By-law
No. ___-___ in accordance with Sections 17 and 26 of the Planning Act on the ____
day of ____________, 20___.

__________________________________
Dave Barrow
Mayor

_______________________________
Stephen M.A. Huycke
Town Clerk

(ii)

The Corporation of The City Of Richmond Hill
By-Law xxx-20
A By-law to Adopt Amendment 18.1 to the
Richmond Hill Official Plan
The Council of the Corporation of the City of Richmond Hill, in accordance with
provisions of the Planning Act, R.S.O. 1990, hereby enacts as follows:
1.

That Amendment 18.1 to the Richmond Hill Official Plan, consisting of the
attached Part Two is hereby adopted.

2.

That the Clerk is hereby authorized and directed to make application to The
Regional Municipality of York for approval of the aforementioned Amendment 18.1
to the Richmond Hill Official Plan.

3.

This by-law shall come into force and take effect on the day of the final passing
thereof.

Passed this ____ day of ____________, 20__.

________________________________
Dave Barrow
Mayor

________________________________
Stephen M.A. Huycke
Town Clerk

-1-

Part One - The Preamble is not a part of the Amendment.
Part Two - The Amendment, consisting of text and maps, constitutes Amendment
18.1 to the Richmond Hill Official Plan.

-2-

Part One – The Preamble
1.1

Purpose
The purpose of this Amendment to the Richmond Hill Official Plan is to add
automotive uses, including sales, as a permitted use within various employment
designations, namely “Employment Area”, “Employment Corridor”, and “Office”.
The Amendment also adds design criteria specific to automotive uses locating in
employment designations.

1.2

Location
The Amendment applies City-wide to all lands designated “Employment Area”,
“Employment Corridor” and “Office” in the Richmond Hill Official Plan.

1.3

Basis
The proposed amendment is considered by Council to be appropriate for the
following reasons:
•

the amendment is consistent with the Provincial Policy Statement (2020),
which requires that municipalities plan for and accommodate an appropriate
range and mix of employment uses;

•

the amendment conforms to A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019), which supports the efficient use of employment
areas and vacant and underutilized employment lands;

•

the amendment conforms to the York Region Official Plan (2010), which
requires the protection of employment lands and encourages the creation of
high-quality employment opportunities for residents; and,

•

the amendment provides direction to allow for a limited amount of
commercial development in the form of automotive vehicle sales, repair and
service establishments to locate on the periphery of designated business
parks, while ensuring that these areas continue to be used for employment
purposes.

-3-

Part Two - The Amendment
2.1

Introduction
All of this part of the document entitled Part Two – The Amendment, consisting
of the following text in Section 2.2 constitutes Amendment 18.1 to the Richmond
Hill Official Plan.

2.2

Details of the Amendment
The Richmond Hill Official Plan is amended as follows:
2.2.1 That Section 4.8.1.1 Employment Area – Land Use of the Richmond Hill
Official Plan be amended as follows:
i. That Policy 4.8.1.1(2)(h) be deleted, and replaced with the following
text:
h. Automotive uses, including sales, repair and/or service in
accordance with policy 4.8.1.1(9) of this Plan.
ii. By adding a new policy 4.8.1.1(9) with the following text:
9. a. Automotive vehicle sales, repair and service establishments may
be permitted, subject to the following provisions:
i. The lands have frontage on an arterial street or a 400-series
highway.
ii. The retail component is in addition to an automotive repair
and service use.
iii. Outdoor display and/or storage of product inventory is
discouraged and may only be only permitted where it can be
suitably screened from public view. Low impact development
standards, such as permeable ground cover shall be utilized
in areas of outdoor display and/or storage of product
inventory.
b. An automotive repair and service use without a retail component,
including an auto body repair shop or public garage, shall be
permitted along Enford Road and Industrial Road within the
Newkirk Business Park west of the Canadian National Railway.
2.2.2 That Section 4.8.1.2 Employment Area – Design of the Richmond Hill
Official Plan be amended as follows:

-4i. By adding a new policy 4.8.1.2(3) under the sub-heading “Building a
Strong, Vibrant Identity and Character” with the following text:
3. Development associated with automotive vehicle sales, repair and
service establishments is subject to the following design
requirements:
a. For establishments with visible frontage on an arterial street:
i. Front yard outdoor display areas should be avoided so
that views of the building and internally displayed vehicles
feature prominently in the view plane.
ii. The view of surface parking and outdoor vehicle displays,
where permitted, should be minimized from the street.
b. For establishments with visible frontage on a 400-series
highway:
i. Applicants are encouraged to incorporate multi-storey
building designs featuring highly visible showrooms on
each level.
ii. Given the visibility of the location, the building and site
should be landmarks incorporating design excellence.
iii. Buildings should incorporate significant fenestration and
be located close to adjacent streets.
iv. Internally displayed vehicles should feature prominently
within the frontage of the site.
c. All building elements in public view (including garage and
service areas) should contribute to the design theme of the
building as a whole.
d. Low-impact development features shall be incorporated into
the site layout and landscape plan.
e. Landscape buffer strips (and privacy fences, as appropriate)
will be required to screen outdoor vehicle storage areas and
parking from the view of the street and neighbouring residential
properties.
ii. Existing policies 4.8.1.2(3) through (5) be renumbered to 4.8.1.2(4)
through (6).

-52.2.3 That Section 4.8.2.1 Employment Corridor – Land Use of the Richmond
Hill Official Plan be amended as follows:
i. By adding a new policy 4.8.2.1(2)(c) with the following text:
c. Automotive sales, repair and/or service uses in accordance with
policy 4.8.2.1(7) of this Plan;
ii. Existing policies 4.8.2.1(2)(c) through (e) be renumbered to
4.8.2.1(2)(d) through (f).
iii. By adding a new policy 4.8.2.1(7) with the following text:
7. Automotive vehicle sales, repair and service establishments may
be permitted, subject to the following provisions:
a. The lands have frontage on an arterial street or a 400-series
highway.
b. The retail component is in addition to an automotive repair and
service use.
c. Outdoor display and/or storage of product inventory is
discouraged and may only be only permitted where it can be
suitably screened from public view. Low impact development
standards, such as permeable ground cover shall be utilized in
areas of outdoor display and/or storage of product inventory.
iv. Existing policies 4.8.2.1(7) through 4.8.2.1(11) to be renumbered to
4.8.2.1(8) through 4.8.2.1(12).
2.2.4 That Section 4.8.2.2 Employment Corridor – Design of the Richmond Hill
Official Plan be amended as follows:
i. By adding a new policy 4.8.2.2(3) under the sub-heading “Building a
Strong, Vibrant Identity and Character” with the following text:
3. The following urban design policies shall apply to automotive
vehicle sales, repair and service establishments:
a. For establishments with visible frontage on an arterial street:
i. Front yard outdoor display areas should be avoided so
that views of the building and internally displayed vehicles
feature prominently in the view plane.
ii. The view of surface parking and outdoor vehicle displays,
where permitted, should be minimized from the street.

-6b. For establishments with visible frontage on a 400-series
highway:
i. Applicants are encouraged to incorporate multi-storey
building designs featuring highly visible showrooms on
each level.
ii. Given the visibility of the location, the building and site
should be landmarks incorporating design excellence.
iii. Buildings should incorporate significant fenestration and
be located close to adjacent streets.
iv. Internally displayed vehicles should feature prominently
within the frontage of the site.
c. All building elements in public view (including garage and
service areas) should contribute to the design theme of the
building as a whole.
d. Low-impact development features shall be incorporated into
the site layout and landscape plan.
e. Landscape buffer strips (and privacy fences, as appropriate)
will be required to screen outdoor vehicle storage areas and
parking from the view of the street and neighbouring
residential properties.
2.2.5 That Section 9.6.3.4 – Office of Chapter 9: North Leslie Secondary Plan
be amended as follows:
i. By adding a new policy 9.6.3.4(e) with the following text:
e. In addition to the permitted uses in b) and c) above, automotive
vehicle sales, repair and service establishments may be permitted,
subject to the following provisions:
i. The lands have frontage on an arterial street or a 400-series
highway.
ii. The retail component is in addition to an automotive repair and
service use.
iii. Outdoor display and/or storage of product inventory is
discouraged and may only be permitted where it can be
suitably screened from public view. Low impact development
standards, such as permeable ground cover shall be utilized in
areas of outdoor display and/or storage of product inventory.

-7iv. Automotive vehicle sales, repair and service establishments
are subject to urban design policies under 9.8.7(l).
ii

Existing policies 9.6.3.4 (e) through (j) to be renumbered to 9.6.3.4 (f)
through (k).

2.2.6 That Section 9.8.7 – Urban Design of Chapter 9: North Leslie Secondary
Plan be amended as follows:
i. By adding a new policy 9.8.7(l) with the following text:
l. In addition, the following urban design policies apply to automotive
vehicle sales, repair and service establishments:
i. Buildings should incorporate showrooms that are highly visible
from and located close to adjacent streets.
ii. Front yard outdoor display areas should be avoided so that
views of the building and internally displayed vehicles feature
prominently in the view plane.
iii. All building elements in public view (including garage and
service areas) should contribute to the design theme of the
building as a whole.
iv. The view of surface parking and outdoor vehicle displays,
where permitted, should be minimized from the street.
v. Low-impact development features shall be incorporated into
the site layout and landscape plan.
vi. Wood privacy fencing and landscape buffer strips, as
appropriate, will be required to screen outdoor vehicle storage
and parking areas from view of the street and neighbouring
residential properties.
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ii

The Corporation of The City of Richmond Hill
By-Law XX-20
A By-law to Adopt Amendment 18.2
to the Richmond Hill Official Plan

The Council of the Corporation of the City of Richmond Hill, in accordance with the
provisions of the Planning Act, R.S.O. 1990, hereby enacts as follows:
1.

That Amendment No. 18.2 to the Richmond Hill Official Plan, consisting of the
text and maps provided in the attached Part Two, Section 2.2 of this document, is
hereby adopted and consolidated with the Richmond Hill Official Plan.

2.

That the Clerk is hereby authorized and directed to make application to the
Regional Municipality of York for approval of the aforementioned Amendment No.
18.2 to the Richmond Hill Official Plan.

3.

This By-law shall come into force and take effect on the day of the final passing
thereof.

Passed this ___th day of ______, 2020

Dave Barrow
Mayor

Stephen M.A. Huycke
City Clerk

1

Richmond Hill Official Plan
Part One – The Preamble
1.1

Purpose
The purpose of this Amendment to the Richmond Hill Official Plan is to
redesignate the lands shown on Schedule 1 attached to Amendment 18.2 to The
Richmond Hill Official Plan, from “Employment Area” to “Leslie Street Institutional
Area”, and to establish area-specific policies related to permitted uses and
design policies related to the development of the lands for a mix of institutional,
office, and small-scale retail and commercial uses.

1.2

Location
The lands affected by this Amendment are located on the east side of Leslie
Street, south of Major Mackenzie Drive East, and are described as: Concession
3, PT Lot 19, RP65R4761 Part 1, Concession 3, PT Lot 20, Concession 3 PT Lot
20, RP65R25179 Part 1, Concession 3 PT Lot 20, RP65R7096, PT Part 1,
Concession 3 PT Lot 20, Markham Concession 3, PT Lot 20 RP65R27165 Parts
1 and 3 RP65R33834 Parts 2 and 4, Concession 3 PT Lot 20., municipally
known as 9843, 9853, 9861, 9875, 9893, 9901, and 9947 Leslie Street
respectively. The parts of the lands subject to this amendment have a total land
area of approximately 3.0 hectares (7.41acres) and are shown on Schedule 1
attached hereto.

1.3

Basis
The proposed amendment is considered by Council to be appropriate for the
following reasons:
•

the amendment is consistent with the Provincial Policy Statement (2020),
which requires that municipalities plan for and accommodate intensification
and redevelopment within existing settlement areas to create more
sustainable communities and to use land and infrastructure more efficiently;

•

the amendment conforms to A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019), which supports the achievement of complete
communities that feature a diverse mix of land uses and convenient access to
local stores, services and public service facilities;

•

the amendment conforms to the York Region Official Plan (2010), which
designates the subject lands “Urban Area” and encourages intensification and
redevelopment within the Urban Area boundary. In addition, the lands are
proposed to be excluded from being identified as part of the Region’s
employment lands through the Region’s municipal comprehensive review
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process so as to facilitate a conversion of the amendment area from
employment to non-employment uses; and,
•

the amendment provides direction to intensify the continued use of the area
for a mix and range of institutional and business land uses that are not
presently permitted, and provide policy direction for compatible land uses to
the south and west of the area.
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Part Two - The Amendment
2.1

Introduction
All of this part of the document entitled Part Two – The Amendment, consisting
of the following text in section 2.2 and the attached Schedule “1”, constitute
Amendment 18.2 to the Richmond Hill Official Plan.

2.2

Details of the Amendment
The Richmond Hill Official Plan is amended as follows:
2.2.1 That Schedule “A1” (Urban Structure) be amended by removing the
area shown on Schedule 1 attached to Amendment 18.2 from the
“Employment Lands” shown on Schedule A1 and replacing it with a “Leslie
Street Institutional Area (LIA)” notation.
2.2.2 That Schedule “A2” (Land Use) be amended by adding the “Leslie
Street Institutional Area (LIA)” designation and redesignating the lands
from “Employment Area” to “Leslie Street Institutional Area”, for the area
shown on Schedule 1 attached to Amendment 18.2;
2.2.3 That the second paragraph in the Preamble under Section 3.1.3 – Urban
Structure of the Richmond Hill Official Plan be replaced with the following
text:
“The urban structure framework identified in this Plan was
developed to help depict the physical make-up of the City over the
long-term planning horizon. It provides a visual synthesis of
Provincial and Regional policy direction for growth management
combined with feedback from the public on where Richmond Hill’s
distinct features, systems, economies and places should be
enhanced. Based on the Official Plan guiding principles, the urban
structure framework includes the centres and corridors, the
neighborhoods, employment lands, the Leslie Street Institutional
Area, and the Greenway System (see Figure 2).”
2.2.4 That Figure 2 under Section 3.1.3 – Urban Structure of the Richmond Hill
Official Plan be amended as follows:
i.

By adding a new number 10 to Figure 2 with the following text:
“Leslie Street Institutional Area (IDA) – The Leslie Street
Institutional Area is focused along the east side of Leslie Street,
north of the Headford Business Park Employment Lands and south
of Major Mackenzie Drive East. This area is generally characterized
as an area for a mix and range of institutional and business land
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uses in a context that respects the heritage values of the area,
provides a hub for institutional uses, and provides compatible land
uses to the south and west of the area.”
2.2.5 That Policy 3.1.3(2) of the Richmond Hill Official Plan be replaced with the
following text:
“Over the time horizon of this Plan, the centres and corridors of the
urban structure shown on Schedule A1 (Urban Structure) and
defined on Schedule A2 (Land Use) to this Plan shall
accommodate the majority of the City’s projected population
growth. Projected employment growth will be accommodated within
the City’s employment lands, the Leslie Street Institutional Area,
and in the centres and corridors. The addition of new or expansion
of existing centres and corridors is not anticipated and shall only be
initiated by the City through a municipal comprehensive review.”
2.2.6 That Section 3.1.3 – Urban Structure of the Richmond Hill Official Plan be
amended as follows:
i.

By adding a new policy numbered (17) with the following text:
“(17) The Leslie Street Institutional Area designation will
accommodate intensification through office, institutional, smallscale retail and small-scale commercial uses. The Leslie Street
Institutional Area is envisioned as a cohesive corridor for
institutional, office, small-scale retail and small-scale commercial
uses that provide a valuable function to the immediate area and the
City as a whole.”

2.2.7 That Section 3.1.4 – Integrating Land Uses of the Richmond Hill Official
Plan be amended as follows:
i.

By adding a new policy numbered (7) with the following text:
“(7) Where an existing or planned public rapid transit corridor
intersects the Leslie Street Institutional Area designation, the mix
and range of permitted uses shall be in accordance with the
policies of Section 4.12 of this Plan.”

2.2.8 That Policy 3.1.6(2) of the Richmond Hill Official Plan be replaced with the
following text:
"The City continues to diversify its economic base by developing its
centres and corridors and the Leslie Street Institutional Area
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designation for a range of economic uses, such as office, retail and
commercial activity.”
2.2.9 That Policy 3.1.7(4) of the Richmond Hill Official Plan be replaced with the
following text:
“Community uses within the centres and corridors and the Leslie
Street Institutional Area designation shall be accommodated in a
more compact, urban form which may include the location of the
use on small sites or the co-location of uses on a site or within a
building, including multi-storey buildings.”
2.2.10 That Policy 3.1.9.7(3) of the Richmond Hill Official Plan be amended by
adding the words “or institutional” after the word “residential” so that it
appears as follows:
“Where residential or institutional development is proposed in
proximity to a Provincial highway, an airport, a railway, an arterial
street, or an industrial use, proponents of development shall be
required to submit a Noise and Vibration analysis and implement
required mitigation measures to the satisfaction of the City.”
2.2.11 That Policy 3.3.2(6) of the Richmond Hill Official Plan be amended as
follows:
i.

By deleting the word “and” in Policy 3.3.2(6)(d), so that it appears
as follows:
“A protected and enhanced natural environment;”

ii.

By adding the word “and” in Policy 3.3.2(6)(e) so that it appears as
follows:
“Employment lands that are well designed and include
compatible business support services; and”

iii.

By adding a new policy numbered (f) with the following text:
“(f) A diverse range of institutional, office and small-scale retail and
small-scale commercial uses within the Leslie Street Institutional
Area designation, in accordance with the policies of Section 4.12 of
this Plan.”

2.2.12 That Policy 4.1.1(1) of the Richmond Hill Official Plan be replaced with the
following text:
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“A range of community uses shall generally be permitted within the
settlement area, with the broadest range of community uses
directed to the centres and corridors. A more limited range of
community uses may be permitted in the Neighborhood, Leslie
Street Institutional Area, Employment Area and Employment
Corridor designations as set out in the policies of this section.”
2.2.13 That Section 4.1.1 – Community Uses of the Richmond Hill Official Plan
be amended as follows:
i.

By adding a new policy numbered (9) with the following text:
“(9) Within the Leslie Street Institutional Area designation, the
following community uses shall be permitted:
a. Government facilities such as government offices, fire and
emergency services and other public service facilities
b. Public secondary schools, in accordance with policy 4.1.1.6 of
the Official Plan
c. Public elementary schools, in accordance with policy 4.1.1.5 of
the Official Plan
d. Private secondary and elementary schools in accordance with
policy 4.1.1.4 of the Official Plan
e. Post-secondary schools, in accordance with policy 4.1.1.4 of
the Official Plan
f. Places of Worship, in accordance with policy 4.1.1.7 of the
Official Plan
g. Day Nurseries
h. Long-term care facilities
i.

Arts and cultural facilities

j. Social Services
2.2.14 That Chapter 4 – Land Use of the Richmond Hill Official Plan be amended
as follows:
i.

By adding a new Section 4.12 entitled “Leslie Street Institutional
Area” and include the following text:
“4.12

Leslie Street Institutional Area

Preamble
The Leslie Street Institutional Area is focused along the east side of
Leslie Street, adjacent to the Headford Business Park Employment
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Lands and south of Major Mackenzie Drive East as shown on
Schedule A2 (Land Use) to the Richmond Hill Official Plan. This area
was once part of the Headford Hamlet area and contains a few of its
original buildings that are part of the City’s cultural heritage inventory.
The purpose of the Leslie Street Institutional Area is to intensify the
continued use of this area for a mix and range of institutional and
business land uses in a context that respects the cultural heritage
resources of this area, provide a hub for institutional uses and provide
compatible land uses to the south and west of the area.
4.12.1 LAND USE
It is the policy of Council that:
1. The predominant use of land within the Leslie Street Institutional
Area designation shown on Schedule A2 (Land Use) to the Official
Plan shall be for a mix of institutional, and office development
complimented by retail and commercial development that is
compatible with the surrounding area.
2. The following land uses shall be permitted within the Leslie Street
Institutional Area designation:
a. Community uses in accordance with policy 4.1.1(9) of the
Official Plan;
b. Office;
c. Small-scale commercial;
d. Small-scale retail;
e. Parks and urban open spaces in accordance with Section
3.4.4 of the Official Plan;
f. Uses accessory to long-term care facilities and private
schools listed in policy 4.1.1(9) of the Official Plan;
3. For the purposes of Policies 4.12.2(c) and 4.12.2(d) of this Plan,
small-scale retail and commercial uses shall provide opportunities
for small businesses and shall be complimentary to office or
community uses. These uses shall not be permitted to predominate
the development on the site. For greater certainty, standalone large
format retail and commercial development shall not be permitted.
4. Development shall have a maximum building height of 10 storeys.
5. Residential uses are not permitted in the Leslie Street Institutional
Area designation, with the exception of residential uses that are
accessory to long-term care facilities.
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6. Sensitive land uses shall not be permitted to locate near significant
known air emissions sources. Development of sensitive land uses,
where permitted, shall demonstrate compliance with the Ministry of
Environment’s land use compatibility guidelines for sensitive land
uses and shall not inhibit the development of Employment Lands
for the purposes permitted by the Official Plan and that are adjacent
to the Leslie Street Institutional Development Area.
8. Notwithstanding Policy 4.1.1(4) of this Plan, existing private
secondary schools and elementary schools in the Leslie Street
Institutional Area designation which legally existed on the date of
adoption of this Plan, but which do not meet the criteria set out in
Policy 4.1.1(4)(a) and/or (b) of the Official Plan, shall be permitted
and may expand subject to the provisions set out in the applicable
Zoning By-law.
9. Development shall be sensitive to the cultural heritage resource
values of this area, in accordance with Section 3.4.2 of this Plan.

4.12.2 DESIGN
The lands within the Leslie Street Institutional Area designation
encompass 4 of the 10 remaining buildings associated with the historic
settlement of Headford. This small community was once a thriving spot
due to the development of several Rouge tributary mills, tradesmen’s
shops, a general store, a Methodist Church and a post office. Section
3.4.2 of this Plan promotes the retention, rehabilitation and adaptive
reuse of cultural heritage resources identified on the City’s Register as
an integral part of the development in order to maintain and enhance
the identity and character of the City.
It is the policy of Council that:
Building a Strong Vibrant Identity and Character
1. Applications for development in the Leslie Street Institutional Area
designation should incorporate the urban design guidelines of the
City-wide Richmond Hill Urban Design Guidelines.
2. Development shall promote the character and function of the area
by:
a. Framing Leslie Street with pedestrian supportive building
designs and landscape/streetscape treatments that are
compatible with the scale and character of the existing
context;
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b. Providing a series of focal points with coordinated streetscape
elements that contribute to a unified theme;
c. Incorporating heritage buildings into the design of new
development wherever possible;
d. Providing building façade treatments that coordinate with the
qualities of the heritage buildings in the area;
e. Incorporating creative building design features, architectural
and landscape elements to optimize physical connections,
views and vistas to the Greenway System;
f. Providing walkways, fencing and/or landscaping to clearly
delineate and protect the Greenway System;
g. Using appropriately sized native species, limit impervious
surfaces and incorporate low impact development
approaches; and
h. Campusing or co-locating community uses wherever possible
3. Applications for development may be required to submit a concept
plan, in accordance with Section 5.2 of the Official Plan, which
demonstrates how the proposed development meets the land use
and design policies of this Plan, and how it fits with the existing
context of the site and surrounding area.

2.3

Implementation and Interpretation
The implementation of this Amendment shall be in accordance with the
provisions of the Planning Act, R.S.O. 1990, and the respective policies of the
City of Richmond Hill Official Plan.
Schedule 1 identifies the lands that are the subject of OPA 18.2. Attachments 1
and 2 attached herein are provided to illustrate how OPA 18.2 amends
Schedules A1 and A2 of the City of Richmond Hill Official Plan.

Attachment 1 – Illustration of Schedule A1 (Urban Structure), as amended by OPA 18.2

Attachment 2 – Illustraion of Schedule A2 (Land Use), as amended by OPA 18.2

Appendix C to SRPRS.20.097
Minutes – Regional Council – February 27, 2020
L.2

Climate Wise Mayors’ Challenge and Electric Bus Demonstration
Regional Chair Emmerson announced the Climate Wise Mayors’ Challenge was
launched this morning. This friendly competition, championed by Mayor Taylor
and the Windfall Ecology Centre, is a unique opportunity for everyone to do their
part to address climate change.
Following the Mayors’ Challenge, Members of Council had the opportunity to tour
one of the Region’s new electric buses. Exploring the use of electric vehicles is
one of the ways the Region is working to reduce its carbon footprint and achieve
our goal of zero greenhouse gas emissions by 2051.

L.3

Intelligent Community Forum
The Regional Chair announced that the Intelligent Community Forum has ranked
York Region as 12th in the world for its sustainability efforts.
Sustainability remains a key pillar in many of the Region’s guiding documents
including Vision 2051, the Regional Official Plan and Corporate Strategic Plan.
Guided by these strategic documents, the Region is reducing greenhouse gas
emissions, increasing waste diversion, protecting our natural resources and
improving the quality of life for residents.

L.4

9893 Leslie Street, Richmond Hill
Moved by Regional Councillor DiPaola
Seconded by Mayor Scarpitti
That Council permit consideration of a motion regarding 9893 Leslie Street,
Richmond Hill.
Carried by 2/3 majority vote
Moved by Mayor Barrow
Seconded by Mayor Scarpitti
Whereas:
1. Carefirst Seniors & Community Services Association (Carefirst) has owned
9893 Leslie Street since 2005, which is located within an Employment Area of
the City of Richmond Hill and currently operates an Adult Day Centre,
providing health-related services out of the existing building on site, with a
complement of 20 staff, which includes, nurses, social workers, dietitians,
physio and recreation therapist, and personal support workers, etc.
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2. Carefirst is funded by the Ministry of Health & Long-Term Care (MOHLTC)
and the Local Health Integration Network (LHIN) to provide various services
to its clients. The Long Term Care (LTC) home is an institutional care facility
that will be 100% funded by the Ministry of Long Term Care as a publicly
funded operation.
3. The Regional Municipality of York, on April 19, 2018, adopted the following
recommendations contained in the report dated March 23, 2018, from the
Commissioner of Community and Health Services:
1. The Regional Chair write to the Ministers of Health and Long-Term
Care and Seniors Affairs to:
a) Advocate and support the need for more Long-Term Care beds
across York Region
b) Request that the methodology for projecting demand for Long-Term
Care beds be revised to include factors such as the increasing
prevalence of complex medical conditions that require long-term
care, shifting demographics and waitlists
c) State its position that municipalities should not be responsible for
health care costs
d) By 2026, the greatest need for Long-Term Care beds will be in the
Richmond Hill and Markham areas
4. As of February 9, 2018, the Central Local Health Integration Network (CLHIN)
advised that the Long-Term Care homes in its western (Richmond Hill and
area) and eastern (Markham and area) sub-region planning areas had the
greatest number of people on their waitlists. The CLHIN projects that by
2026, Richmond Hill will need another 1,004 beds, while Markham will need
an additional 818 beds.
5. Carefirst is intent on submitting an application to the Ministry of Long Term
Care in early March 2020, to create 100 Long-Term Care beds at 9893 Leslie
Street. The deadline is end of March. The MOLTC expectation is to have the
beds available by end of 2023.
6. The proposed Long-Term Care facility will employ approximately 117.5 fulltime equivalent persons of various clinical and non-clinical backgrounds in 3
shifts around the clock (24hrs/7days), not including the staff establishment of
the medical centre (Family Heath Team). The number and ratios of positions
and staff complement are mandated by the Long Term Care Home Act.
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7. The proposal will result in the total employment levels on site to increase from
20 to approximately 150 employees due to the new development as well as
introducing the needed Long-Term Care beds on site.
8. 9893 Leslie Street is located on a section of the road where the current land
uses are predominantly “institutional” in nature.
Be it resolved that:
1. York Region supports the conversion of 9893 Leslie Street, Richmond Hill,
from Employment to Employment / Institutional uses, to permit the proposed
community hub office space and Long Term Care facility.
2. York Region supports the position to exempt the site at 9893 Leslie Street
from further Regional Municipal Comprehensive Review (MCR) process.
3. York Region advise the City of Richmond Hill that Carefirst can initiate all
required planning applications needed at the local level, to facilitate the
planning application review process.
4. Staff be directed to work in concert with local Richmond Hill staff to ensure
the planning process is coordinated, but that the Richmond Hill planning
review process is not delayed by the Regional MCR process.
5. The Regional Clerk forward this resolution to the Premier of Ontario, the
Provincial Minister of Health, Minister of Long Term Care, and York Region
MPPs.
Carried
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Corporate Services

March 3, 2020

Kelvin Kwan, MCIP RPP Commissioner
of Planning City
of Richmond Hill 225 East
Beaver Creek Road Richmond
Hill, Ontario L4B 3P4

Dear Mr. Kwan:
Re: 9893 Leslie Street  Carefirst Seniors & Community Services Association site
As per the resolution of Regional Council on February 27, 2020, Council has supported the request for conversion of this
site from Employment to Employment/Institutional uses and exempted this site from any further process as part of
the Regional Municipal Comprehensive Review (MCR). This means that any required planning applications can be
initiated at the City of Richmond Hill at this time to facilitate a long term care facility and any decision is not required
to await the completion of the Regional MCR. The Region is committed to providing timely responses to planning
applications to advance this project as quickly as possible.

I you have any questions, please contact me at karen.whitney(@york.ca or call me at extension 71505.

Sincerely,

Karen Whitney, MCIP RPP Director of Community Planning and
Development Services

Attachment
Copy to:

Mayor Barrow Patrick Lee, Director, Policy Planning Gus Galanis,
Director, Development Planning
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