
CITY OF VAUGHAN  
EXTRACT FROM COUNCIL MEETING MINUTES OF JUNE 22, 2021 

 

Item 12, Report No. 32, of the Committee of the Whole, which was adopted without 
amendment by the Council of the City of Vaughan on June 22, 2021. 

 

12. COVENANT CHAPEL (THE REDEEMED CHRISTIAN CHURCH OF 
GOD CANADA): ZONING BY-LAW AMENDMENT FILE Z.18.008 - SITE 
DEVELOPMENT FILE DA.18.014 - 275 DRUMLIN CIRCLE - VICINITY 
OF KEELE STREET AND STEELES AVENUE 

The Committee of the Whole recommends approval of the 
recommendations contained in the following report of the Deputy 
City Manager, Planning and Growth Management, dated June 8, 
2021: 

Recommendations 

1. THAT Zoning By-law Amendment File Z.18.008 (Covenant Chapel 
(The Redeemed Christian Church of God Canada)) BE 
APPROVED, to amend Zoning By-law 1-88, to permit a Place of 
Worship within an existing employment building with 25 parking 
spaces on lands zoned “EM1 - Prestige Employment Area Zone” 
and a portion of the required parking (259 parking spaces) to be 
located on abutting lands zoned “PB1S Parkway Belt Linear 
Facilities Zone”, as shown on Attachment 3; 

2. THAT the Owner be permitted to apply for Minor Variance 
Application(s) to the Committee of Adjustment, if required, before 
the second anniversary of the day the implementing Zoning By-law 
for the Subject Lands comes into effect, to permit minor 
adjustments to the implementing Zoning By-law; and 

3. THAT Site Development File DA.18.014 (Covenant Chapel (The 
Redeemed Christian Church of God Canada)) as redlined BE 
DRAFT APPROVED, SUBJECT TO THE CONDITIONS OF 
APPROVAL set out in Attachment 1, for the Place of Worship in the 
existing building and the required parking, as shown on 
Attachments 3 to 5. 
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Committee of the Whole (2) Report

  

DATE: Tuesday, June 8, 2021       WARD: 4    
 

TITLE: COVENANT CHAPEL (THE REDEEMED CHRISTIAN CHURCH 

OF GOD CANADA)  

ZONING BY-LAW AMENDMENT FILE Z.18.008  

SITE DEVELOPMENT FILE DA.18.014  

275 DRUMLIN CIRCLE  

VICINITY OF KEELE STREET AND STEELES AVENUE 

 

FROM: 
Haiqing Xu, Deputy City Manager, Planning and Growth Management 

 

ACTION: DECISION  

 

Purpose 
To obtain approval from the Committee of the Whole for Zoning By-law Amendment and 

Site Development Files Z.18.008 and DA.18.014 for the subject lands shown on 

Attachment 2.  The Owner proposes to permit a Place of Worship within an existing 

employment building with 25 parking spaces on lands zoned “EM1 - Prestige 

Employment Area Zone” and a portion of the required parking (259 parking spaces) to 

be located on abutting lands zoned “PB1S Parkway Belt Linear Facilities Zone”, as 

shown on Attachments 3 to 5. 

 

 

 

Report Highlights 
 The Owner proposes to permit a Place of Worship within an existing 

employment building. 

 The Owner has received approval from the Ministry of Municipal Affairs and 

Housing and Hydro One to permit parking on lands within the Parkway Belt 

West Plan area. 
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Recommendations 
1. THAT Zoning By-law Amendment File Z.18.008 (Covenant Chapel (The 

Redeemed Christian Church of God Canada)) BE APPROVED, to amend Zoning 

By-law 1-88, to permit a Place of Worship within an existing employment building 

with 25 parking spaces on lands zoned “EM1 - Prestige Employment Area Zone” 

and a portion of the required parking (259 parking spaces) to be located on 

abutting lands zoned “PB1S Parkway Belt Linear Facilities Zone”, as shown on 

Attachment 3; 

 

2. THAT the Owner be permitted to apply for Minor Variance Application(s) to the 

Committee of Adjustment, if required, before the second anniversary of the day 

the implementing Zoning By-law for the Subject Lands comes into effect, to 

permit minor adjustments to the implementing Zoning By-law; and 

 

3. THAT Site Development File DA.18.014 (Covenant Chapel (The Redeemed 

Christian Church of God Canada)) as redlined BE DRAFT APPROVED, 

SUBJECT TO THE CONDITIONS OF APPROVAL set out in Attachment 1, for 

the Place of Worship in the existing building and the required parking, as shown 

on Attachments 3 to 5. 

 

Background 

The subject lands (‘Subject Lands’) are municipally known as 274 Drumlin Circle. 

Currently the Subject Lands contain a vacant employment building (previously occupied 

by De Boer’s) and include lands located within an existing hydro corridor that are within 

the Parkway Belt West Plan, as shown on Attachment 3.  The Subject Lands and 

surrounding land uses are shown on Attachment 2. 

 

Public Notice was provided in accordance with the Planning Act and Council’s 

Notification Protocol 

The City on February 8, 2019, mailed a Public Meeting for Zoning By-law Amendment 

File Z.18.008 to all property owners within 150 m of the Subject Lands and anyone on 

file with the Office of the City Clerk.  A copy of the Notice was also posted on the City’s 

Report Highlights cont’d 
 The Development Planning Department supports the approval of the Zoning 

By-law Amendment and Site Development Application as the proposed place 

of worship is consistent with the Provincial Policy Statement 2020, conforms 

with the Growth Plan 2019, as amended, York Region Official Plan and 

Vaughan Official Plan 2010, and is compatible with the existing and planned 

uses in the surrounding area. 
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website at www.vaughan.ca and a notice sign was installed along Drumlin Circle on the 

Subject Lands in accordance with the City’s Notice Signs Procedures and Protocols. 

 

Vaughan Council on March 19, 2019, ratified the recommendation of the Committee of 

the Whole to receive the Public Meeting report of March 5, 2019 and to forward a 

comprehensive technical report to a future Committee of the Whole meeting.  The 

following deputations were received at the Public Meeting: 

 

Deputations: 

1. Kurt Franklin, Weston Consulting, representing the Owner 
2. Pastor Tayo Robert-Ojajuni, representing the Place of Worship 

 

No additional written submissions have been received by the Development Planning 

Department. 

 

Previous Reports/Authority 

A previous report related to the Subject Lands can be found at the following link: 

Committee of the Whole (Public Hearing), March 5, 2019  

 

Analysis and Options 

Zoning By-law Amendment and Site Development Applications have been 

submitted to permit the proposal 

Covenant Chapel (The Redeemed Christian Church of God Canada) (the ‘Owner’) has 

submitted the following applications (the ‘Applications’) to permit a Place of Worship 

within an existing employment building zoned “EM1 - Prestige Employment Area Zone” 

and a portion of the required parking (259 parking spaces) is proposed to be located on 

abutting lands zoned “PB1S Parkway Belt Linear Facilities Zone” (the ‘Proposal’), as 

shown on Attachments 3 to 5: 

 

1. Zoning By-law Amendment File Z.18.008 to permit a Place of Worship and the 

required parking, together with the site-specific zoning exceptions identified in 

Tables 1 and 2 of this report. 

 

2. Site Development File DA.18.014 for the existing building and the required 

parking (259 parking spaces) for the Place of Worship to be located on the 

adjacent lands zoned “PB1S Parkway Belt Linear Facilities Zone”. 

 
The Proposal is consistent with the Provincial Policy Statement, 2020 

Section 3 of the Planning Act requires that all land use decisions in Ontario “shall be 

consistent with” the Provincial Policy Statement, 2020 (the ‘PPS’). The PPS provides 

http://www.vaughan.ca/
https://pub-vaughan.escribemeetings.com/filestream.ashx?DocumentId=13739
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policy direction on matters of provincial interest related to land use planning and 

development. 

 

The Proposal is consistent with the PPS, specifically Section 1.3.1 which encourages 

planning authorities to promote economic development and competitiveness by: 

providing the appropriate mix and range of employment and institutional uses to meet 

long term needs; providing opportunities for a diversified economic base; and ensuring 

necessary infrastructure is provided to support current and projected needs.  The 

Subject Lands are located within a “Settlement Area”, as defined by the PPS, and 

are serviced by existing municipal water and wastewater systems. 

 

The Subject Lands are located within walking distance (approximately 400 m) to the 

intersection of Steeles Avenue and Keele Street.  Both of these roads are serviced by 

several bus transit routes including York Region Bus Routes 3, 96 and 107 and TTC 

Bus Route 107 and Rapid Network 960.  The York University GO Station and the York 

University Subway Station are also located less than 2 kms away from the Subject 

Lands. 

 

The Proposal for an institutional use is compatible with the surrounding Employment 

Area required by Section 2.2.1.1 b) of OPA 450, the in-effect Official Plan regarding 

Places of Worship for the Subject Lands. The proposed Place of Worship operates 

primarily during non-peak times when the surrounding employment land uses are 

typically less active or closed. 

 

The Proposal provides a land use within a settlement area that contributes to 

accommodating a range of land uses in the vicinity, efficiently uses existing resources 

and infrastructure, is transit-supportive and contributes to liveable and resilient 

communities. The Proposal is consistent with the PPS. 

 

The Proposal conforms to A Place to Grow: Growth Plan for the Greater Golden 

Horseshoe 2019 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe 2019, as amended, 

(‘Growth Plan’) guides decision making on a wide range of issues, including economic 

development, land-use planning, urban form, and housing. Council’s planning decisions 

are required by the Planning Act to conform, or not conflict with, the Growth Plan. 

 

The Subject Lands are located within a Settlement Area identified as a built-up area, 

located close to transit, optimize existing infrastructure, and have no impact on the 

surrounding uses.  The Proposal conforms to the Growth Plan as an employment use 

within a Settlement Area where municipal water and wastewater services are available. 
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The Ministry of Municipal Affairs and Housing (‘MMAH’) has provided approval of 

the Parkway Belt West Plan Amendment 

The “Parkway Belt West Lands” and “Infrastructure and Utilities” designation of VOP 

2010 states that lands identified as Parkway Belt West are subject to the Parkway Belt 

West Plan (‘PBWP’), as amended.  Lands in the PBWP are to be used for linear 

facilities such as transportation, communications, and utility infrastructure, as well as a 

linked system of public and private open spaces. 

 

The MMAH on April 21, 2021, approved Amendment Number 229 to the PBWP in order 

to permit a private parking area, subject to the following requirements: 

 

 no permanent buildings or structures are permitted 

 the private parking area shall be appropriately zoned and meet all requirements 

by Hydro One Networks Inc. and the City of Vaughan 

 

The portion of the Subject Lands designated “Parkway Belt West Lands” and 

“Infrastructure and Utilities” will not contain any buildings or structures and will only be 

used for the parking associated with the Place of Worship. 

 

The Proposal conforms to the York Region Official Plan 2010 

The York Region Official Plan 2010 (‘YROP 2010’) guides economic, environmental and 

community building decisions across York Region.  The Subject Lands are designated 

“Urban Area” on Map 1 - Regional Structure and are not located in Figure 2 York 

Region Strategic Employment Lands.  The “Urban Area” designation permits a range of 

residential, industrial, commercial, and institutional uses. 

 

Steeles Avenue and Keele Street are identified as a “Regional Rapid Transit Corridor” 

on Map 11 “Transit Network” of the YROP. Section 7.2.33 of the YROP manages the 

movement of traffic to improve the safety and efficiency of all movements including 

pedestrians, cyclists, and transit vehicles. 

 

The Proposal is transit supportive given the Subject Lands proximity to existing transit 

services provided by York Region Transit and the Toronto Transit Commission.  The 

Proposal conforms to the Urban Area policies of the YROP. 

 

The Proposal conforms to Vaughan Official Plan 2010 and OPA #450, the in-effect 

Official Plan for Places of Worship for the Subject Lands 

The Subject Lands have a dual Official Plan designation, as shown on Attachment 3. 

The portion of the Subject Lands with the existing building are designated “General 

Employment” by Vaughan Official Plan 2010 (‘VOP 2010’). The portion of the Subject 
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Lands proposed to be used for parking are designated “Parkway Belt West Lands” and 

“Infrastructure and Utilities” by VOP 2010. 

 

The “General Employment” designation permits manufacturing, warehousing, 

processing, transportation, distribution, any of which may or may not include outdoor 

storage and accessory office and/or retail uses. A Place of Worship is not specifically 

permitted in VOP 2010 however, Policy 9.2.1.10 of VOP 2010 identifies that policies 

existing prior to the adoption of the Plan remain in effect as they apply to Places of 

Worship until such time as any new policies are approved. Accordingly, the Employment 

Area Management and Growth Plan (Official Plan Amendment 450 - ‘OPA 450’) 

provides direction of the applicable official plan policies for the Subject Lands. 

 

A Place of Worship would be considered a permitted use if it satisfies the criteria 

outlined in Policy 2.2.1b of OPA 450, as follows: 

 

 the use must be functionally compatible with those uses in the same or 

neighbouring designation 

 the use must be physically compatible with adjacent uses and the resulting built 

form and land use will not conflict with the urban design or streetscape character 

of the area 

 the operation of the use must not result in a nuisance or adverse effect on 

neighbouring uses by virtue of the emission or discharge or noise, dust, odour or 

other contaminants 

 the use must be appropriate to an employment area setting and the specific 

structural designation. Any use which is more appropriately located in the 

commercial hierarchy of a residential community or in another structural 

designation of the Employment Area should not be permitted 

 

The proposed Place of Worship use is functionally compatible with the surrounding 

uses. The proposed repurposing of the current employment building includes interior 

modifications only and does not propose any exterior alterations or any site works to 

accommodate the Place of Worship. 

 

The Place of Worship will not contain any activities that conflict with or disrupt the 

operations of the existing surrounding uses. The peak operating hours of the Place of 

Worship would be in the evenings and on weekends when most businesses would be at 

limited operational capacity or closed. 

 

The size of the Subject Lands and the existing building form is similar to the adjacent 

properties and buildings. The proposed parking on the Subject Lands will be located at 

the rear of the property and screened from the street by the existing building. In 
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consideration of nature of the Place of Worship use, it is unlikely to have an adverse 

effect on neighbouring uses.  The potential for emission, noise, odour or other 

contaminant effects from a Place or Worship is minimal in comparison to an 

industrial/employment use. 

 

Based on the above, the Proposal conforms to the Place of Worship policies of OPA 

450. 

 

Amendments to Zoning By-law 1-88 are required to permit the Proposal  

The Subject Lands are zoned “EM1 - Prestige Employment Area Zone”.  The abutting 

lands are zoned “PB1S Parkway Belt Linear Facilities Zone” by Zoning By-law 1-88, as 

shown on Attachment 2.  The Owner is proposing site-specific exceptions identified in 

Table 1 and 2 to Zoning By-law 1-88 to permit the Place of Worship and associated 

parking. 

 

Table 1: 

 

  
Zoning By-law 1-
88 Standards 
 

 
EM1 - Prestige 
Employment Area Zone 
Requirements 
 

 
Proposed Exceptions to 
the EM1 - Prestige 
Employment Area Zone 
Requirements  

 

a. 

 

 

Permitted Uses and 

Definition of a 

“Church” 

 

 

Church - Means a building 

used for religious worship 

and includes a church or 

synagogue hall; a church or 

synagogue auditorium; a 

religious worship school; a 

convent and/or a monastery 

 

Permit a Place of Worship on 

the Subject Lands defined as 

follows - Means a building or 

part of a building used for 

religious worship and may 

include accessory facilities 

such as an assembly hall, 

auditorium, multi-purpose 

gymnasium, offices, religious 

worship school, and a shrine 
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Zoning By-law 1-
88 Standards 
 

 
EM1 - Prestige 
Employment Area Zone 
Requirements 
 

 
Proposed Exceptions to 
the EM1 - Prestige 
Employment Area Zone 
Requirements  

 

b. 

 

Minimum Parking 

Requirements 

 

 

Parking spaces and areas 

shall be provided and 

maintained on the lot on 

which the building is erected 

or used 

 

 

Parking spaces and areas 

(including but not limited to 

parking ramps and aisles) for 

a Place of Worship may be 

provided and maintained on 

the adjacent lot zoned “PS1S 

Parkway Belt Linear 

Facilities Zone” 

 

 

 

 

 

 

Church - 5,585 m2 

(including 1,048m2 2nd floor) 

@ 11 parking spaces per 

100 m2 of Gross Floor Area 

(‘GFA’) = 615 parking 

spaces 

 

 

Place of Worship -  5,585m2 

@ 5.08 spaces per 100 m2 

GFA = 284 parking spaces 

(including 25 existing spaces 

located on EM1 - Prestige 

Employment Area Zone 

lands) 

 

c. 

 

 

Minimum Width of 

Parking Aisle 

 

6 m 

 

5.9 m (existing east side) 

 

d. 

 

 

Minimum Interior 

Side Yard Setback 

for an Institutional 

Use 

 

15 m 

 

 5.9 m (existing north 

setback) 

 11.8 m (existing west 

setback) 

 

e. 

 

Minimum Front 

Yard Setback for an 

Institutional Use  

 

15 m 

 

8.6 m (existing building) 

 

f. 

 

Maximum Lot 

Coverage  

 

20% 

 

 

22% (existing) 

 

g. 

 

Minimum Parking 

Space Size 

 

2.7 m by 6 m 

 

8 spaces at 2.7 x 5.86 m 

11 spaces at 2.7x 5.76 m (as 
shown on Attachment 3) 
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Table 2: 

 

 

 

 

 

Zoning By-law 1-88 

Standards 

 

 

PB1S Parkway Belt Linear 

Facilities Zone 

Requirements 

 

Proposed Exceptions to 

the PB1S Parkway Belt 

Linear Facilities Zone 

Requirements 

 

 

a. 

 

 

Parking 

Requirements 

 

Parking spaces and areas 

are not a permitted use in 

the PB1S Parkway Belt 

Linear Facilities Zone. 

 

 

Parking spaces and areas 

(including but not limited to 

parking ramps and aisles) 

for the Place of Worship 

located in the existing 

building zoned “EM1 -

Prestige Employment Zone” 

may be provided and 

maintained on the “PS1S 

Parkway Belt Linear 

Facilities Zone” lands 

 

The Development Planning Department supports the proposed site-specific zoning 

exceptions identified in Tables 1 and 2, as the proposed Place of Worship and 

development standards are consistent with the criteria established in OPA 450.  The 

use will primarily operate during non-peak times (i.e. evenings and weekends), is 

consistent with the PPS, conforms to the Growth Plan, the YROP and VOP 2010, and 

the proposed rezoning of the Subject Lands would facilitate a land use that is 

compatible with the surrounding area. 

 

The Planning Act permits Vaughan Council to pass a resolution to permit a 

landowner to apply for a future Minor Variance application(s), if required, within 2 

years of a Zoning By-law coming into full force and effect 

Section 29(2) of the Planning Act restricts a landowner from applying for a Minor 

Variance Application to the Committee of Adjustment within two years of the day on 

which a Zoning By-law comes into effect. The Planning Act also permits Council to pass 

a resolution to allow an applicant to apply for a minor variance(s) within 2 years of the 

passing of a bylaw. 

 

Should Council approve Zoning By-law Amendment File Z.18.008, a Recommendation 

has been included to permit the Owner to apply for a Minor Variance application(s), if 

required, prior to the two-year moratorium in order to address minor zoning deficiencies 
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that may arise through the finalization and construction of the Proposal. 

 

The Development Planning Department supports the Proposal, subject to 

conditions 

The existing building will be repurposed and includes a 250m2 interior addition to the 

upper floor mezzanine.  There are no exterior modifications proposed. 

 

There are 25 existing vehicular parking spaces located south of the existing building on 

the Subject Lands.  The Proposal consists of expanding the parking lot within the hydro 

corridor to accommodate an additional 259 parking spaces, including 8 accessible 

parking spaces as shown on Attachment 3. 

 

The landscape plan includes a mix of deciduous trees and shrubs with coniferous 

shrubs along with perennials and grasses located at the front and the rear of the 

existing building. 

 

The final site plan, landscape plan, landscape cost estimate and lighting plan must be 

approved to the satisfaction of the Development Planning Department.  A condition to 

this effect is included in Attachment 1. 

 

The Development Engineering Department has no objection to the Applications, 

subject to conditions 

The Development Engineering (‘DE’) Department has no objections to the Applications 

and has provided the following comments: 

 

Sanitary Servicing 

There are existing services for the Subject Lands.  The existing connection will be 

upsized to accommodate additional flows for the Proposal. 

 

Water Distribution 

Water servicing exists for the Subject Lands from an existing watermain located within 

the right-of-way of Drumlin Circle.  The Owner is required to decommission the existing 

water service to the Subject Lands and replace it with a City Standard water service 

connection. 

 

Storm Drainage 

Stormwater servicing is proposed for the Proposal via internal sewers and structures 

complete with orifice control, super-pipe for on-site storage, catch basins, maintenance 

holes and internal storm sewers required to facilitate the required parking lot expansion.  

The proposed parking lot expansion is proposed to outlet to a storm sewer along the 

west side of the existing building, complete with a proposed filtration system for quality 
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control connecting to the existing storm control maintenance hole at the front of the 

building. 

 

Existing storm control maintenance hold and service connection will require upsizing to 

accommodate additional stormwater flows from the proposed parking lot expansion. 

 

Erosion and Sediment Control 

Erosion and sediment control mitigation measures are to be implemented during 

construction to minimize silt laden runoff discharge from the Subject Lands in 

accordance with the “Erosion and Sediment Control Guidelines for Urban Construction 

Guideline” dated December 2006. 

 

Noise and Vibration Study 

The Owner shall implement the recommendations provided through the Detailed Noise 

Control Study and the Vibration Study prepared by SS Wilson Associates Consulting to 

the satisfaction of Canadian National Railway and the City. 

 

Transportation 

Development Transportation Engineering support the findings of the submitted Parking 

Study and Travel Demand Management Plan which shows the parking demand will be 

accommodated by the proposed parking supply of 284 spaces. 

 

Prior to the execution of the Site Plan Agreement, the final site grading plan, site 

servicing plan, erosion and sediment control plan and noise study shall be approved to 

the satisfaction of the DE Department. A condition to this effect has been included in 

Attachment 1. 

 

The Parks Infrastructure Planning and Development have no objection to the 

Proposal 

The Parks Infrastructure Planning and Development Department have no objections to 

the Proposal and there is no parkland dedication requirement. 

 

Canadian National Railway (‘CN’) has no objection to the Proposal, subject to 

conditions 

The Subject Lands abut the CN rail line and as such, CN is requesting the Owner to 

install and maintain a 1.83 m chain link fence at the mutual property line in order to 

restrict the movement of people from the parking lot onto the CN right-of-way, and to 

prevent snow clearing operations from pushing snow onto the CN right-of-way.  The 

Owner agrees with CNs comments and will install the fence.  The site plan has been 

redlined to show the 1.83 m high chain link fence. 

 



Item 12 
Page 12 of 13 

In addition, CN has requested the standard CN noise warning clause, as indicated in 
the noise report be included in the Site Plan Agreement as this is a sensitive public use, 
but not a residential use.  Conditions to this effect are included in Attachment 1. 
  

Hydro One Networks Inc. has no objection to the parking lot expansion within the 

Hydro Corridor subject to condition of approval 

Hydro One Networks Inc. (‘Hydro One’) has no objections to the Proposal and the 

parking lot located within the Hydro Corridor provided the Owner can adhere to Hydro 

One’s terms and conditions that are to be included in the final Site Plan Agreement.  A 

condition to this effect is included in Attachment 1. 

 

The Ministry of Transportation (‘MTO’) has no objection to the Proposal 

The MTO has no concerns as the Subject Lands are located outside of the MTO Permit 

Control Area, and therefore an MTO Permit is not required. 

 

The various utilities have no objections to the Proposal 

Alectra Utilities, Canada Post and Enbridge Gas have no objections to the Proposal, 

subject to the Owner coordinating servicing, connections, easements and locates prior 

to the commencement of any site works. 

 

Financial Impact 

Not applicable. 

 

Broader Regional Impacts/Considerations 

York Region Community Planning and Development Services Department has no 
objection to the Applications.  Regional Community Planning staff considers this a local 
matter and do not have any comments to provide. 

 

Conclusion 

The Development Planning Department has reviewed Zoning By-law Amendment and 

Site Development Files Z.18.008 and DA.18.014 in consideration of the applicable 

Provincial Policies, York Region and City Official Plan policies, the comments received 

from City Departments, external public agencies, and the surrounding area context.  

The Development Planning Department is of the opinion that the Applications are 

consistent with the PPS, conforms to the Growth Plan, the YROP and VOP 2010, and 

the proposed rezoning of the Subject Lands will facilitate a land use that is compatible 

with the surrounding area. 

 

On this basis, the Development Planning Department can support the approval of the 

Applications, subject to the Recommendations in this report and the Conditions of 

Approval included in Attachment 1. 
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For more information, please contact Margaret Holyday, Senior Planner, Development 

Planning Department, ext. 8216. 

 

Attachments 

1. Conditions of Site Plan Approval 
2. Context and Location Map 
3. Red-Lined Site Plan 
4. Landscape Plan 
5. Existing Building Elevations 

 

Prepared by 

Margaret Holyday, Senior Planner, ext. 8216 

Nancy Tuckett, Senior Manager of Development Planning, ext. 8529 

Bill Kiru, Acting Director of Development Planning, ext. 8633  

 

 

 

 

 

Approved by 

 
 

Haiqing Xu, Deputy City Manager, 

Planning and Growth Management  

 

 

 

Reviewed by 

 
Jim Harnum, City Manager 



ATTACHMENT 1  
CONDITIONS OF SITE PLAN APPROVAL 

SITE DEVELOPMENT FILE DA.18.014 
COVENANT CHAPEL (THE REDEEMED CHRISTIAN CHURCH OF GOD CANADA) 

 
Conditions of Site Plan Approval: 

1. THAT prior to the execution of the Site Plan Agreement: 
 
a) the Development Planning Department shall approve the final red-lined 

site plan, landscape plan, landscape cost estimate and lighting plan; and 
 
b) the Development Engineering Department shall approve the final site 

drainage and grading plan, site servicing plan, functional servicing report, 
stormwater management report and erosion and sediment control plan.  

 
2. The following clauses shall be included in the Site Plan Agreement: 

 
a) “In order to achieve a suitable indoor noise environment, windows may 

have to remain closed; therefore, the building has been equipped with a 
central air conditioning system.” 
 

b) “Purchasers/tenants are advised that despite the inclusion of noise control 
features within this development area, sound levels from increasing rail 
traffic may continue to be of concern, occasionally interfering with some 
activities of the occupants as the sound level exceeds the Municipality’s 
and the Ministry of Environment, Conservation and Parks noise criteria.” 

c) “CN Railway and its assigns and successors in interest has or have right-

of-way within 300 m from the Subject Lands.  There may be alternations to 

or expansions of the rail facilities on such right-of-way in the future, 

including the possibility that they or any railway company entering into an 

agreement with this railway company to use the right-of-way or their 

assigns or successors as aforesaid may expand their operations. The 

expansion may affect the living environment of the residents in the vicinity 

notwithstanding the inclusion of any noise and vibration attenuating 

measures in the design of the development and individual dwelling(s). CN 

Railway will not be responsible for any complaints or claims arising from 

the use of such facilities and/or operations on, over or under the aforesaid 

right-of-way.” 

3. The following Hydro One’s terms and conditions are to be included in the Site 

Plan Agreement: 

 



1. “Specific Condition: 
 

a) Light standards must be limited to a maximum height of 20.5 ft; 
 
b) The transmission lines within the corridor operate at 230 kV 

(230,000 volts) and 500 kV (500,000 volts).  The southeast 

centerline operates at 230 kV while the middle and northwest 

centerlines (bundled conductors) each operate at 500 kV; 

c) 100 mm crush stone must be placed within the 15 m work zone.  

Exception: not required on asphalt paved area; 

d) The proposed parking lots must contain all drainage within the lot 

and no drainage shall be directed towards Hydro One’s 

transmission structures; 

e) Hydro One’s 6 m wide access should be along the corridor and not 

through the Owner’s property back to the road.  Showing parking 

spaces across Hydro One’s access is acceptable; and   

f) The 6.0 m wide Hydro One access must allow vehicles to enter the 

parking lot from the corridor without crossing private property. A 6.0 

m wide section of mountable curb should be installed on the 

construction west side of the parking lot to allow vehicles from the 

corridor into the parking lot. 

2. Parking Restrictions: 
 

a) The 230 kV section of the parking lot must have 7 ft high swing-
away height barriers installed at the entrance to the parking lot to 
restrict access to large vehicles.  Furthermore, the Owner must 
provide a locking system on the swing-away height barriers for dual 
locks to allow Hydro One to install its own lock and have access 
during emergency situations.  Signs must be installed and be 
clearly visible stating that only passenger vehicles are permitted 
within the parking lot; 

 

b) The 500 kV section of the parking lot must be visibly separate from 
the 230 kV section (by means of flush curbs etc.) and the Owner 
must install a non-metallic gate + U bolt (to accommodate two 
locks) at the entrance of the 500 kV section for parking under the 
following limited conditions: 

 

i) Parking to be used for OVERFLOW PARKING - 2 hours only 
every Sunday and during 10 special religious days of the 



year to facilitate high attendance during church services.  
During all other times, the 500 kV parking area must remain 
closed and locked; and 

 

ii) Overnight parking under the 500 kV section is strictly 

prohibited; 

 

c) In the event of emergency work while church services are in 

progress, Hydro One will notify the Owner to immediately move any 

vehicles parked within the 15 m radius of any tower in order to carry 

out emergency repairs to the towers.  It is critical that the Owner 

provide written agreement to adhere to this condition; 

 

d) The Owner must provide a physical barrier (e.g. bollards, guard 

rails etc.) installed at 3 m from the tower faces around the entire 

structure to protect the towers from vehicles; 

 

e) The construction area must be defined by the installation of 
temporary fencing.  As well, all towers within the defined limits of 
construction and/or temporary working easement must be protected 
by installing temporary fencing.  Temporary fencing must be: 

 
i) A minimum 4-ft high orange nylon snow fence 

 
ii) Maintained in an upright position for the duration of 

construction 
 

iii) Installed a minimum of three (3) meters away from all Hydro 
One structures and equipment. 

 
f) All temporary fencing must be removed when construction has 

been completed. 
 

g) During construction, vehicles over a maximum height of 4.27 m (14 
ft.) are prohibited from the transmission corridor. 

 
3. Grounding Mitigation 

 
a) The Owner must provide asphalt paving under the base of all 

structures in the parking lot.  Furthermore, the Owner must 
coordinate its construction schedule with Hydro One to ensure 
paving near/under the towers shall be monitored by a Hydro One 
staff to ensure structures are not damaged during construction. 

 



b) The Owner must ensure the asphalt pavement near/under the 
towers is always  in good condition and the Owner must ensure the 
paving remain in good condition by carrying out on-going 
maintenance. 

 
c) In the event Hydro One needs to cut the pavement to access tower 

footings, the Owner will be responsible for repairs to the paving. 
Hydro One will not repair the pavement nor reimburse the Owner 
for repairs. 

 

4. Additional Requirements 
 

a) The Proposal includes paving over a sanitary sewer easement held 
by the Regional Municipality of York.  As such, it is the Owners 
responsibility to circulate its proposal to York Region for their 
review and comments. 

 

b) The people using the building are advised that people may 

experience annoying spark discharges when touching grounded 

objects or holding umbrellas in the areas under the 500 kV 

transmission lines.  Also, some people may have perception or 

annoying sensation when touching their vehicles.  The Owner 

should be aware that such complaints might occur as the parking 

lot is located under extra high voltage lines. If the Owner deems 

that such complaints are not acceptable, then the parking lot should 

be removed.  Hydro One is providing a factsheet which describes 

micro shocks (see attached fact sheet).  Please discuss micro-

shocks with the congregation. 

 

c) Hydro One is required to provide notification from the Owner when 

construction of its facilities are complete to allow Hydro One’s staff 

to carry out a site visit and ‘As Constructed’ field measurements to 

update electrical clearance database. 

 

5. Scope of Approval 
 
a) This approval applies only to the plans, drawings and documents 

submitted by the Owner to date.  Any revisions to the Proposal 
must be reviewed and approved by Hydro One prior to 
construction. 

 



b) Any future proposal on the Subject Land, including but not limited 

to, modified use of the present proposal, must be submitted to 

Hydro One for review and approval. 

 

6. Horizontal Clearance Around Hydro One Structures  
 
a) Hydro One requires 15 m of clearance on all sides around its 

transmission structures as measured from the tower legs in order to 
carry out maintenance operations.  This clearance must be 
maintained at all times, and no storage or staging activities should 
occur within this area during construction. 

 
7. Vertical Clearance 

 
a) Construction equipment and personnel working underneath Hydro 

One’s conductors must satisfy the Occupational Health and Safety 
Act (OHSA) clearance requirements. 
 

b) All works proposed within the limits of the transmission corridor are 
subject to adequate overhead transmission line clearance from the 
high voltage conductors to the proposed ground elevations. 

 
c) Any changes in grade greater than  0.3 m (1 ft.) must be submitted 

to Hydro One for review and approval. 
 

d) All work must comply with the safety and clearance regulations as 
stated in the Occupational Health and Safety Act (‘OHSA’). 

 
8. Corridor Condition & Hydro One’s Access 

 
a) No grading/excavation work shall be carried out using heavy 

machinery within 10 m of tower footings.  Hydro One may permit 
grading/excavation work within 10 m of the tower footings provided 
this work is carried out by hand or by using a Vacuum Truck (VAC) 
system. 
 

b) Hydro One requires a minimum 6 m wide access route through the 
corridor.  Hydro One crews require 24/7 uninterrupted linear access 
to transmission line structures at all times.  The access route 
should not have a slope greater than 10%.  If the Owner fails to 
maintain the required access route, the Owner will be liable for any 
costs incurred by Hydro One to regain access to perform 
maintenance or repairs. 

 
c) Hydro One maintenance and repair equipment includes large heavy 

rubber-tired road vehicles and large heavy-tracked equipment.  A 



safe work zone of 15.24 m (50 ft) radius outward from the outside 
of any steel tower legs must be maintained at the base of any 
structure at all times.  No activity that restricts Hydro One’s access 
to its structures will be permitted within the limits of the 
transmission corridor. 

 

d) Any topsoil/fill material removed from site must be properly 

disposed of at an appropriate landfill, not redistributed within the 

transmission corridor boundary. 

 

e) All proposed ground level and underground works must be 

designed and constructed to withstand Hydro One’s construction 

vehicles and heavy equipment to pass over.  Loading that may 

occur: 

 

i) Moving heavy equipment - CS-300 loading according to CSA 

S6 

ii) Moving mobile cranes set up for work with counterweights in 

place - 267 KN per tandem axle, dual wheel, 1.53 m axle 

spacing, 360 mm tires 

f) Hydro One will not be responsible for any damage to the Owner’s 
ground level and underground works caused by Hydro One’s 
construction vehicles or heavy equipment while traversing through 
the transmission corridor to carry out maintenance/emergency 
work. 

 
9. Stormwater Management 

 
a) The Proposal shall not interfere with the natural drainage patterns 

or result in standing water anywhere on the affected stretch of 
transmission corridor. 

 
b) The Owner will be held liable for any damage to Hydro One’s 

facilities, as a result of flooding or standing water caused by the 
Proposal. 

 
c) Any catch basins proposed within the limits of the transmission 

corridor must be located within a paved roadway.  
 
10. Safety & Security 

 
a) It is the Owners responsibility to ensure that safe working 

clearances, as specified in the OHSA for workers and equipment 
from the lowest overhead conductors under 230 kV and 500 kV 



transmission lines, are maintained at ALL times during construction 
activities. 

 
b) The Owner is responsible for maintaining security of the Subject 

Lands and for the safety of the people working within the 
transmission corridor. 

 
c) It should be noted that due to factors such as changing loads and 

ambient temperatures, the conductors can lower/rise significantly 
over short periods. It is the Owners responsibility to 
monitor/manage these changes and adjust work methods 
accordingly in order to adhere to the OHSA. 

 
d) During construction, the Owner must erect signage within the limits 

of Hydro One corridor clearly pointing to the overhead dangers that 
exist.  Signs must be visible, installed upright and maintained in an 
upright position at all times.  The raising of loaders dump boxes etc. 
are permitted as long as appropriate clearances are maintained at 
all times.  Reference to OHSA section 186 should be noted on 
signage. 

 
e) Workers and equipment operating in the vicinity of energized 

overhead conductors may require the use of a competent 
designated signaler as per OHSA regulations if: 
 
i)  Any part of the equipment could rotate or extend closer to 

the conductor than the safe working clearance requires; or 
 
ii) An inadvertent movement by the worker, including the length 

of any hand-held tools or equipment could be closer to the 
conductor than the safe working clearance requires. 

 
f) The Ministry of Labour (MOL) monitors construction site activity to 

ensure that safe working clearances are maintained at all times.  
Failure to maintain safe working clearances may result in action 
taken by the MOL. 

 
11. Responsibilities & Liabilities 

 
a) The Owner will assume all liability associated with this secondary 

land use proposal. 
 

b) The Owner is fully responsible for adherence to all municipal and 
provincial laws.  In the case of Hydro One’s emergency work, the 
Owner may be required to suspend their operations without notice 
until Hydro One crews have completed the emergency work. 



 

c) The Owner is responsible for arranging underground locates prior 
to digging or auguring any holes, or performing any excavation 
works within the limits of the transmission corridor. 

 
d) Any relocation, modification, or repair of Hydro One’s facilities as a 

result of the proposal will be carried out by Hydro One at the 
Owners expense. 

 
e) Hydro One is not responsible for any damages or injuries resulting 

from the effect of adverse weather conditions. This would include 
any damages or injuries from ice falling from structures or 
conductors as a result of an ice storm. 

 
f) Hydro One may, at its sole discretion, interrupt the Owners 

occupation of the transmission corridor at any time during 
construction or post construction, to perform maintenance or 
emergency repairs.  Hydro One will not be liable for any damages 
suffered by the Owner due to this interruption. 

 
12. Prohibited Activities 
 

a) Buildings are not permitted within the limits of transmission 
corridors.  This prohibition includes, but is not limited to, temporary 
structures such as tents, portable toilets, and construction trailers. 

 
b) There shall be no storage of any material within the limits of the 

transmission corridor without permission from Hydro One.  Any 
debris left on the transmission corridor shall be removed on an 
ongoing basis. 

 
c) There shall be no storage or tipping of garbage dumpsters within 

the limits of the transmission corridor. 
 

d) There shall be no storage or dispensing of gasoline, or any other 
combustible substance, on the transmission corridor. 

 
e) The burning of brush or other agricultural, or construction debris is 

strictly prohibited within the limits of the transmission corridor. 
 

f) Tower bases must be kept clear of plantings, material storage or 
debris of any kind at all times. 

 
g) The stockpiling of snow within the limits of the transmission corridor 

is strictly prohibited.” 
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