
March 3, 2015 

I 

The Regional Municipality of York 
Planning and Economic Development 
Corporate Services Department 
17250 Yonge Street 
Newmarket, Ontario L3Y 6Zl 

Attentfon: Sandra MalcTc, Manager Policy and Environment 

RE: YORK REGION OFFICIAL PLAN UPDATE 

In light of the upcoming review of the Regional Official Plan I would like to provide my comments on the 
Region's employment policies in general, and more specifically as they apply to a site specific application 
we have in Markham. 

Supply of Employment Land 

I understand the Region's need to prepare a land budget that protects an adequate supply of both 
residential and employment lands in order to meet future needs. However the reality is that each area 
municipality has also identified/designated lands for employment needs in order to bring the residential 
lands on-stream that are needed to satisfy residential growth. As a result we now have, in my opinion, 
and over supply of employment lands that far outweighs the real demand for that space. 

This is particularly problematic for the identified "Regional Growth Centres". The oversupply of 
employment lands has resulted in an unfair competitive advantage for the Growth Centers. To give an 
example, a major office use which should be directed to the highest priority growth areas now has a 
number of choices in the deliberation of its site selection process. It is not necessarily a negative to have 
a competitive environment when it comes to land choices, however this competitive environment only 
works if all other factors are equal. Despite all the positives of being located in a highly intensifying area 
with all the amenities found in mixed use centres, price remains as a main determining factor. In a 
growth center the costs of providing office space is considerably higher. Given the need for below grade 
or structured parking as opposed to surface parking it is difficult to maintain a competitive lease 
structure. Both land costs and cash in-lieu rates are higher in the growth centres. As more employment 
lands are entering the supply this situation is getting further acerbated. It is clear that the demand for 
employment lands is not where it was forecasted, this is evidenced by the recent shortfall in the 
Regional Development Charge revenues that were brought to the attention of the development 
industry. 
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In considering the future employment land needs a complete study of the supply of lands available 
needs to be undertaken. This exercise should, as one of its major component parts, evaluate the 
relative impacts on the designated Regional Growth Centres. 

Categories of Employment Land 

In addition to the oversupply of employment lands a second issue has emerged that deals with the 
categories of employment land and their location relative to the built areas of the area municipalities. 
These comments have to do more with the location and relative land cost of providing employment uses 
(other than office) within the built urban areas. 

Over the past number of years we have seen a dramatic shift in the type of employment users. It has 
been our experience that the light and heavy manufacturing uses are not locating within built urban 
areas due to a number of considerations. These considerations include relative price of land, ease of 
access for deliveries and potential land use conflicts with sensitive land uses that result from noise, dust, 
vibration and heavy truck movements. 

Lands that are further from urban areas with direct access to the 400 series highways or major rail 
corridors seem to be much more attractive to these types of uses. Land costs are lower in the ex-urban 
areas, access for truck traffic is easier and potential conflicts with established residential 
neighbourhoods is more manageable if not eliminated. In the ex-urban areas, due to the relative low 
cost of land, greater buffers and setbacks from residential uses can be achieved. 

In its deliberations, Regional staff should consider these factors and determine suitable lands for these 
uses or minimally develop a list of criteria that ensure new manufacturing uses are directed to areas 
where potential land use conflicts can be eliminated. 

Site Specific Official Plan Amendment 

As you are aware we have submitted applications to amend the Official Plan for a parcel of land located 
within the City of Markham (see attached location map). The intent of the application is to re-designate 
a portion of the site from "General Employment" to residential. The application has been fully vetted at 
the local level and has undergone an exhaustive community and Council review process. At the 
conclusion of the process it was determined, by Markham Council, that the change in land use was 
desirable given the site specific nature of the application (see attached Council Minutes from June 24th, 
2014). 

I am attaching a copy of the reports/submissions in support of the application for your review and 
consideration. The basic thrust of our request lies in the fact that planning is not a static process and 
each application requires an evaluation on its own merits. In this case planning by "the numbers" is not 
appropriate and other planning considerations need to be factored into the equation. One of the main 
drivers of good community planning is the consideration of land use compatibility. It is imperative that 
planners recognize potential land use conflict issues and, if the opportunity presents itself, eliminate 
those potential conflicts. 

I have attached a copy of a letter dated April gth, 2014 that provides a detailed planning rational which 
supports the appropriateness of the re-designation. To summarize the main points: 
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a) Compatibility with Adjacent Land use 

The subject lands were designated for "General Employment" uses that would permit a wide 
range of uses including manufacturing, processing & warehousing; which by their nature require 
truck movements, loading activities and controlled outside storage. Due to the proximity of the 
existing residential to the south and west of the subject lands and the new community 
centre/library/neighbourhood (currently under construction) at the southeast corner of 
Middlefield and 14th Avenue, employment activities would create land use and public safety 
conflicts that result from truck traffic, noise, odour, dust and contaminant discharges. 

MOE Guidelines 

In addition to the information provided in the attached reports/letter I would also point out the 
Ministry of Environment D-6 Guidelines "Compatibility Between Industrial Facilities and 
Sensitive Land Uses". Based on this regulation a sensitive land use would be classified as a 
School, Community Centre or a public park. This guideline is intended to be used as a tool by 
municipal planners in making land use decisions in order to minimize land use conflicts. 

The guideline gives examples ofthe types of activities that would be classified as Class 1, 2 or 3 
Industrial uses. Based on the General Employment designation it would be safe to assume that 
Class 2 industrial uses could (if the market ever existed) be developed on the site. The 
guidelines also provide minimum separation distances (70.0 m) and a potential zone of influence 
(300.0 m) (see attached excerpts from the D-6 Guidelines). The Ministry recommends that the 
designation of lands within the zone of influence be done so with an aim to eliminate 
compatibility issues. For reference purposes I have enclosed a map that includes both the 
minimum 70.0 m and the 300.0 m area of influence superimposed on the subject lands. 

Based on the MOE Guidelines and the surrounding land uses the question remains, if an 
application for a General Employment designation was submitted on the subject lands today, 
given the surrounding land uses, could it be supported? I will hazard a guess that no the 
application would never be supported by either planning staff or by the local Council. 

b) Employment Forecasts 

In the advent that the planning decision is to be based on the generation of jobs, we retained a 
consultant to evaluate the number of jobs that could be generated on the subject lands under 
the "General Employment" designation and the number of jobs that would be generated by 
providing a more intense form of employment uses along the 14th Avenue corridor (see attached 
presentation to Markham Council). Based on this analysis the number of jobs that would likely 
occur on the subject lands (assuming that there would ever be a market for employment uses 
on this site with the potential land use conflicts) was between 1,036-1,244. Based on an 
analysis of the number of jobs that would be created by providing a more intense form of 
employment along 14th Avenue (based on 244,000 sq.ft of higher order office space and using 
an area of 185 sq.ft. per employee) a total of 1320 jobs would be provided for. 

As a result the proposed land use (as approved by Markham Council) does not result in a net 
loss of employment activity but rather results in a slight increase. It should be noted that given 
the MOE Guidelines the development of light manufacturing or processing is not likely to occur 
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but rather warehousing uses might be the most one would expect and would result in 
significantly lower employment numbers. 

In addition to the compatibility issues and the positive job creation numbers other factors should be 
included in the evaluation of there-designation request. The housing form contemplated for this site 
would consist of small lot singles and townhomes. These housing types are by their nature more 
affordable and contribute to the goal of achieving a wide range of housing choices within a community. 
The second factor to consider is one of sustainability. We have agreed with Markham that we would 
develop this site to a LEED standard (a detailed list of the initiatives to be implemented is included in the 
attached letter). Included within this program would be the design and construction of a "green road" 
demonstration project. This site offers the municipality the opportunity to test various green building 
and development techniques that will inform the development of future green field areas. 

I would request that this submission be given full consideration and be included in any reports that 
would be submitted to Regional Council for consideration. I am available to meet to discuss the issues 
raised in this submission should the need arise. 

Sincerely, 

Copy to: Val Shuttleworth, c 
' 

Attachments 

1. April 8th Letter 
2. Markham Council Minutes approving the Official Plan Amendment 
3. Letter from Bratty and Partners agreeing to a deferral of a decision until the Spring of 2015 
4. MOE D-6 Guidelines 
5. Presentation made to Markham Council in support of re-designation request 
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