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910 Rutherford, Vaughan
Zoning By-law Amendment

Public Meeting May 3rd, 2022

Presented By:

Stephen Bedford, MCIP, RPP, PLE
Principal Planner

LANDx Developments Ltd. 

Introduction
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Aerial Image – Subject Property

Study Area

1



Official Plan Map – Land Use 2

Study Area

Legend:
Low-rise Residential



Zoning By-law Map 3



Landscape Plan 4



Site Rendering 5



Questions?
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From: Pound&Stewart Planning <pstewart@cityplan.com>  
Sent: Thursday, April 28, 2022 2:54 PM 
To: coles.todd@vaughan.ca; Clerks@vaughan.ca 
Cc: Judy Jeffers <Judy.Jeffers@vaughan.ca> 
Subject: [External] RE: Submission on Behalf of NAPCO ‐ Royal per 20 Royal Gate Blvd. ‐ Z.21.051 ‐ City of Vaughan 
 
Good afternoon Todd: 
 
Please refer to the attached submission filed on behalf of my client NAPCO – Royal, which operates its manufacturing 
business in close proximity to the location of the above captioned Zoning By‐law Amendment. 
 
I understand this will be circulated to the Committee of the Whole as part of the May 3, 2022 Public Meeting process.  
 
I’m available to address Committee and please confirm by next Monday if you feel this necessary. 
 
Regards, 
 
Phil Stewart, MCIP, RPP 
Principal 
pstewart@cityplan.com 
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FIGURE 1 - CONTEXT & LOCATION MAP

NAPCO - ROYAL

131 REGALCREST COURT

155 REGALCREST COURT

101 REGALCREST COURT









C O M M U N I T Y 
C O N S U L T A T I O N 

M E E T I N G
 

175 & 185 EILEEN AVENUE

November 24th 2021

7:00 pm to 8:30 pm

Application for Zoning By-law Amendment

City File No. 21 151073 WET 05 OZ

P U B L I C

P L A N N I N G

M E E T I N G

Co-Mart Holdings Ltd.

 

20 Roysun Road

City of Vaughan

May 3, 2022
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2MAY 3, 202220 ROYSUN ROAD, CITY OF VAUGHANPUBLIC PLANNING MEETING

20 ROYSUN ROAD

Rendering of the proposed development, prepared by SRN Architects
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PROPERTY CONTEXT

•	 Location of Property – 20 Roysun Rd

•	 Size of Property – 1.976 ac/0.8 ha

•	 Current Use – Vacant

•	 North – Commercial Uses

•	 East – Institutional Uses/Open Space

•	 South – Commercial/Industrial Uses

•	 West – Industrial uses

Air Photo of the Subject Property
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PROPOSED OFFICIAL PLAN AND ZONING BY-LAW AMENDMENT

City of Vaughan Official Plan - Land Use Schedule Zoning By-law 1-88 Map
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•	 Designated Community Area as 

a result of the Employment Land 

Conversion in the MCR Process.

•	 Community Areas are where 

residential, population related 

employment and community services 

are directed to accommodate 

concentrations of existing and future 

population and employment growth 

(Chapter 2.1.3 a.)

POLICY CONTEXT - DRAFT REGION OF YORK OFFICIAL PLAN

Draft Region of York Official Plan - Map 1A Land Use Designations
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PROPOSED USE

•	 Mixed-use building contemplating 12 storeys and 330 units

•	 Ground floor commercial area totalling 2,465m2

•	 Total FSI of 3.8 

•	 Total lot coverage of 31%

•	 520 parking spaces
•	 349 residential spaces

•	 66 visitor spaces

•	 105 commercial spaces

•	 379 bicycle parking spaces and 332 lockers

•	 Total amenity space of 6,317m2

•	 Common amenity - 1,507m2

•	 Outdoor - 975m2

•	 Indoor - 532m2

•	 Private amenity space (balconies) - 4,810m2

•	 Vehicular access from Sovereign Ct. and pedestrian access 

from Martin Grove Rd., Roysun Rd. and Sovereign Ct.

Site Plan, prepared by SRN Architects



7MAY 3, 202220 ROYSUN ROAD, CITY OF VAUGHANPUBLIC PLANNING MEETING

LAND USE COMPATIBILITY

•	 Class I Facilities abut the subject property, presenting a similar condition to that of the approved 12 and 24 Woodstream 

Boulevard development and the recently approved 77 and 87 Woodstream Boulevard development.

Class 1 facilities near 12 and 24 Woodstream Boulevard and 77 and 87 Woodstream BoulevardClass 1 facilities near the Subject Property



Thank You

Questions and Answers

Kevin Bechard, BES, M.Sc, RPP

Weston Consulting

905-738-8080 (ext. 236)

kbechard@westonconsulting.com



From: Clerks@vaughan.ca
To: Assunta Ferrante
Subject: FW: [External] Official Plan File OP.21.026/ Zoning File Z.21.055
Date: Monday, May 2, 2022 9:15:30 AM

 
 

From: Mary SORBARA  
Sent: Friday, April 29, 2022 4:33 PM
To: Clerks@vaughan.ca
Subject: [External] Official Plan File OP.21.026/ Zoning File Z.21.055
 
We are writing to express our opposition to OP.21.026 /Z.21.055, the proposed rezoning at 177
Whitmore Road (south-east corner of Highway 7 and Whitmore Road).
 
We are asking the City to not allow for the rezoning and  not approve the development of three high
rise towers.
 
The City has already approved and rezoned  the area of Jane Street through to Weston Road in
which the land and location is ideal to erect high rise buildings as their is sufficient land for high
density residential use consistent with its surrounding mixed uses community, its proximity to public
transit, Highway 400 and its planned infastructure development. The developer should plan their 
development efforts in those areas already designated and zoned that can support high rise
buildings and not intrude in those areas with low density residential neighbourhoods.
 
A rezone will change the character of the neighborhood;
- Leading to more people, traffic, safety issues, and noise

- Towers dominating the streetscape and skyline
- Psychologic impact due to congestion
- Scale and size of towers not condusive to a mature area with single, low rise homes
 
High Rise towers don’t make neighbourhoods and therefore the applications submitted by
 Kingsmoor Developments Inc. Should be rejected.
 
 

 
 

Virus-free. www.avg.com
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PRESENTATION FOR
ZONING BY-LAW AMENDMENT

(Z.21.051)

20 ROYAL GATE 
CITY OF VAUGHAN, ONTARIO

COMMITTEE OF THE WHOLE PUBLIC MEETING
MAY 3RD, 2022
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LAND USE - CITY OF VAUGHAN OFFICIAL PLAN (2010)

The west half of the property is situated within the
“Prestige Employment” designation and the east half is
designated “General Employment” under the City of
Vaughan Official Plan (2010).

As per Policy 10.2.1.6 – Interpretation of the VOP 2010
states that the land use designation abutting an arterial
street (Highway 27 in this case) shall be interpreted to
extend “one lot depth in from the arterial street”, which
means the “Prestige Employment” designation applies to
the Subject Lands.

The “Prestige Employment” designation permits the type
of employment building with accessory office use that is
being proposed, as such the proposed development
conforms to the VOP 2010 and an amendment to the
Official Plan is not required.

SUBJECT 
PROPERTY
SUBJECT 
PROPERTY



CITY OF VAUGHAN ZONING BY-LAW 1-88

The Subject Property is zoned “C8

Office Commercial Zone”, and is

subject to site-specific Exception

9(654F) under the City’s Zoning

By-law 1-88.
SUBJECT 

PROPERTY
C8

C7

C7

EM1

EM2

EM1



NEW CITY OF VAUGHAN ZONING BY-LAW 01-2021

The Subject Property is zoned “EM2-

396 General Employment Zone” under

the City’s New Comprehensive Zoning

By-law 01-2021.

SUBJECT PROPERTY



PROPOSED ZONING BY-LAW AMENDMENT

• The Draft Zoning By-law Amendment
seeks to rezone the Subject Lands to
EM1 Prestige Employment Zone.

• Proposed Zoning includes:

• Rezoning the Subject Property from “C8 Office Commercial Zone”, and
site-specific Exception 9(654F) under the City’s Zoning By-law 1-88 to
“EM1 Prestige Employment Area Zone”.

• Rezoning the Subject Property from “EM2-396 General Employment
Zone” under the City’s New Comprehensive Zoning By-law 01-2021
and to “EM1 Prestige Employment Area Zone”.

• The proposed rezoning would bring the Zoning By-laws in conformity
with the Official Plan designation that would allow for a Prestige
Employment Use, and reflect the current character of the area at
Regalcrest Court and Royal Gate Boulevard.

TO BE REZONED TO “EM1 –
PRESTIGE EMPLOYMENT” ZONE 



• One-storey warehousing building with a 2-storey accessory mezzanine office space.

• The proposed development consists of an area of 5,786.00 sq. metres (1.4 acres).

• The Site has a lot frontage of 69.84 metres (229.13 feet) along Royal Gate Boulevard and
a depth of 68.18 metres (223.6 feet).

• The Site Plan proposes a warehouse building with a total gross floor area (GFA) of 2,122
m2 (22,842 ft2) and an accessory office portion with a total GFA of 510 m2 (5,504 ft2).
The proposed building will have a total combined GFA of 2,632 m2 (28,346 ft2).

• The proposed building would have frontage onto both Royal Gate Boulevard and
Regalcrest Court and will be accessed via a driveway from Regalcrest Court as well as a
shared access driveway with the adjacent property to the west via Royal Gate Boulevard.

• The proposed development includes a total of 37 parking spaces, 8 bicycle parking
spaces, and 3 loading spaces.

• The proposed development will be provided with full municipal services existing on
Regalcrest Court including water supply, sanitary sewage and storm sewers.

PROPOSED DEVELOPMENT







SURROUNDING CONTEXT





• It is our professional opinion that the proposed development is
appropriate for the site context and represents good planning.

• The proposal will create a high-quality employment type of building
that will align with the surrounding employment uses and enhance a
corner site at Regalcrest Court and Royal Gate Boulevard.

• We look forward to continuing to the next stages of the planning
approval process.

CONCLUDING REMARKS



8311 WESTON ROAD
VAUGHAN | COMMITTEE OF THE WHOLE
May 3, 2022

Tonlu Holdings Limited
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Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Existing 
Building

View northeasterly towards 8311 Weston Road (Subject Lands) from Weston Road View southeasterly towards 8311 Weston Road (Subject Lands) from Weston Road

View westerly towards 8311 Weston Road (Subject Lands) from Jevlan Drive View southerly towards 8311 Weston Road (Subject Lands)

Source: Rivian Automotive



Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Rivian
Automotive

• Sustainable method of transportation combining
electrification and self-driving capabilities.

• Rivian electrifies the most-polluting vehicles on the
road.

• For families on new adventures or helping fleets
electrify.

• Direct-to-consumer sales model.

Source: Rivian Automotive



Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Purpose of 
Application

Source: Rivian Automotive

• The Subject Lands are catered to the limited uses
on site.

• Rezoning is required to permit the development of
a Motor Vehicle Sales Establishment.

• Proposed use conforms to the Vaughan Official
Plan.

• Application will provide additional employment on
lands designated for such purposes.

Source: Rivian Automotive



Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Rendered 
Site Plan

Source: Rivian Automotive



Perspective From Weston Road Looking East Towards Subject 
Lands

Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Source: Rivian Automotive



Perspective From 8333 Weston Road Looking South Towards 
Subject Lands

Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

Source: Rivian Automotive



Conclusions

Committee of the Whole Meeting (May 3, 2022)– 8311 Weston Road 

• The proposed amendment is consistent with the Provincial 
policies and conforms with Regional and Municipal policies.

• The proposal introduces a new employer to the City and 
contributes to the City’s employment growth forecast and 
competitiveness.

• The proposed development represents an efficient use of land. 

• The proposed development is transit supportive and provides a 
sustainable mode of transportation to the residents of the City of 
Vaughan. 

Source: Rivian Automotive



THANK YOU



 
 

 
 
 
 

 
 

  Sent by email to clerks@vaughan.ca 
 
City of Vaughan 
Office of the City Clerk 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
L6A 1T1 
 

 

May 2, 2022 
File 11009 
 

 

Re:  Proposed Site Specific Official Plan & Zoning By-Law Amendment Applications 
 Kingsmoor Developments Inc. (“Kingsmoor”) 
 Files: OP.21.026 and Z.21.055 

177 Whitmore Road, Part of Lot 5, Concession 6, City of Vaughan 
 
Weston Consulting Planning and Urban design has been retained by Gallu Construction Inc. 
(“Gallu”) to act as planning consultant for their lands municipally known as 3899, 3901 Highway 7, 
and 40 & 60 Winges Road (the “Properties”) in the City of Vaughan.  
 
Our client is currently working towards refining a planning application which they intend to submit 
in short order to have their properties redesignated for mixed use high density residential uses in 
accordance with the stated policy direction of the Province’s Growth Plan, the Region of York 
Official Plan, and the emerging City of Vaughan Weston & Hwy 7 Secondary Plan. 
 
This written submission represents Gallu’s formal position with respect to the public process for 
the Kingsmoor Developments Inc. (“Kingsmoor”) site specific planning applications referenced as 
files OP.21.026 and Z.21.055 (the “Applications”). 
 
Gallu generally supports the heights, densities, and the general layout of the building footprints 
proposed in the Kingsmoor Applications.  We agree with the suggestion that the Whitmore & Hwy 
7 intersection be identified as a secondary gateway in the Weston & Hwy 7 Secondary Plan and 
that the proposed densities and heights identified by the Kingsmoor Applications should be 
applicable to the balance of the quadrant facilitating a non-uniform building skyline with tall 
buildings developed throughout the secondary plan rather than a “circus tent” building skyline as 
illustrated in the City’s demonstration plan, which, in our opinion, if maintained, would penalize or 
impede the assignment of future heights and densities for the Properties and others within the 
quadrant. 
 
Despite the foregoing comments there are elements of the Applications, which are of specific issue 
to Gallu as presented by way of an illustration in the conceptual site plan contained in the 
Applications.  It is noted that as certain comments pertain to and are in direct response to elements 

ferranta
Public Mtg



 

 

2

of the City’s demonstration plan, we will be providing these comments to the City in a separate 
submission as part of the secondary plan process. 
 
 

1. The Internal Road Network 
We suggest that the east/west mid-block road shown on the Kingsmoor site plan and for 
the balance of the precinct should be identified clearly as a private road or a laneway with 
a maximum 6-8 metre width.  The same approach should be applied to the mid-block 
north/south road shown in the Weston & Hwy 7 Secondary Plan bisecting the Gallu 
Properties. In our opinion, a public road connection through the Gallu property is not 
necessary and a connection can be provided by other means. 
 
Presently there is a right in and right-out access to the Properties at this location, and in 
the demonstration plan the extension of this access in not identified as a continuation of 
this proposed road on the north side of Hwy 7.  In the event that this road is anything but 
a 6-8 metre width, Gallu’s northeast corner will be impacted and the development envelope 
will be unnecessarily reduced.    
 
Lastly on this point, there is a signalized intersection at Nova Star Drive, 350m to the east 
of Whitmore Rd, and 330m to the west of Weston Road which, in our view is more than 
adequate to serve as a mid-block road for the south west quadrant of the Weston & Hwy 
7 Secondary Plan.  In our opinion, a private access road to the Properties facilitated by its 
existing access on to Hwy 7 is more than adequate to serve this area of the development.  

 
2. The Public Park Block 

It is our opinion that the share of the public park block on the Kingsmoor lands is 
underrepresented.  Gallu’s position is that a more equal share of the park block between 
the Kingsmoor and the Gallu Properties should be implemented and that consideration for 
an overall reduced park size for the shared Gallu and Kingsmoor park should be advanced.   
 
Generally speaking, the size of the park block given in light of the Applications having their 
own on-site recreational amenities should alleviate some of the parkland requirements.  
Additionally, it is our position that greenfield development service standards should not be 
used to calculate parkland within an intensification area, in favour of a more compact urban 
form park from a size and programing perspective.  
 
Consideration should be given and accommodation provided for the substitution of the 
public park block on the Kingsmoor and Gallu properties with a smaller urban square that 
is a private open space amenity open to the public and credited towards CIL of parkland. 
Furthermore, we support the concept of strata parks, and we recommend this be pursued 
through the City’s Secondary Plan.  
 
Furthermore, the pedestrian walkway that the Applications illustrate on the Gallu 
Properties site should be shared equally by the Kingsmoor site and appropriate minimum 
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setbacks for both Kingsmoor and Gallu should be provided in a manner that is equitable 
and achieves the connectivity objectives. 

 
We wish to advise City Staff that we have discussed the above matters with Kingsmoor and look 
forward to continued discussions with them as the applications progress. 
 
We also look forward to actively participating in the Weston & Hwy 7 Secondary Plan and will 
continue to monitor the Kingsmoor applications.   
 
Accordingly, we request notice of any items, reports, meetings, and decisions regarding the 
Kingsmoor applications and the Weston & Hwy 7 Secondary Plan.  We welcome the opportunity 
to discuss the Kingsmoor applications and the Weston & Hwy 7 Secondary Plan with City staff and 
the applicant. 
 
If you have any questions regarding the above comments, please contact the undersigned at 
extension 290 or Ryan Guetter at extension 241. 
 
Yours truly, 
Weston Consulting 
Per: 
 

 
 
David Waters MCIP, RPP, PLE 
Associate 
 
c. Client 
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