
 
 

 
COMMITTEE OF THE WHOLE (PUBLIC MEETING) – SEPTEMBER 13, 2022 

 
COMMUNICATIONS 

 
 

   

Disclaimer Respecting External Communications 
Communications are posted on the City’s website pursuant to Procedure By-law Number 7-2011.  The 
City of Vaughan is not responsible for the validity or accuracy of any facts and/or opinions contained in 
external Communications listed on printed agendas and/or agendas posted on the City’s website. 

   

 

 
Please note there may be further Communications.  

 

Page 1 of 2 
 

Distributed September 9, 2022 Item(s) 

C1. Ms. Rosemarie L. Humphries, President, Humphries Planning Group 
Inc., Pippin Road, Vaughan, dated August 26, 2022. 

1 

C2. Ms. Daniele Messina, Maple, dated August 29, 2022. 5 

C3. Pasquale and Caterina Bilotta, Giotto Crescent, Maple, dated 
September 5, 2022. 

5 

C4. Harsh Dara, Giotto Crescent, Maple, dated September 7, 2022. 5 

C5. Marco Guglielmi, dated September 7, 2022. 5 

C6. Herb Frieberg, Keele Street / Highway 7, Vaughan, dated September 
7, 2022. 

1 

C7. Rocco DiDio, Maple, dated September 7, 2022. 5 

C8. Tanina Bellino, dated September 7, 2022. 5 

C9. Angela D’Alessandro, resident of Jane Street and Teston Road, dated 
September 8, 2022. 

5 

C10. Rosalba Gullo, Giotto Crescent, Maple, dated September 8, 2022. 5 

C11. Cathy Ferlisi, President, Concord West Ratepayers Association, dated 
September 13, 2022. 

1 

C12. Tina Guglielmi, dated September 8, 2022 5 

C13. Tony Gullo, Giotto Crescent, Maple, dated September 8, 2022 5 

C14. Memorandum from the Deputy City Manager, Planning and Growth 
Management, dated September 9, 2022. 
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Distributed September 12, 2022 Item(s) 

C15. Presentation material 5 

C16. Patrick Piacentini, dated September 9, 2022 5 

C17. Presentation material 2 

C18. Ada Ruzza, Jane Street, Maple, dated September 10 and 11, 2022. 5 

C19. Ada Ruzza, Jane Street, Maple, dated September 9, 2022, and 
Petition. 

5 

C20. Julieta Gardner, Maple, dated September 11, 2022. 5 

C21. Jody McCutcheon, Giotto Crescent, Maple, dated September 11, 2022. 5 

C22. Praveena Sivananthan, Giotto Crescent, Maple, dated September 11, 
2022. 

5 

C23. Jonathan S. Cheng, Stikeman Elliott LLP, 5300 Commerce Court 
West, Bay Street, Toronto, dated September 12, 2022. 

1 

C24. Presentation material. 5 

Distributed September 13, 2022  

C25. Doreen Smith, dated August 31, 2022 2 

C26. Presentation material, Susan Bisaillon, Safehaven CEO, dated 
September 13, 2022 

5 

Submitted at the meeting  

C27. Presentation material, Joan MacIntyre, Principal, Malone Given 
Parsons, Renfrew Drive, Markham. 

4 

 



August 26, 2022 
HPGI File LI17M 

City of Vaughan 
Clerks Department and 
Development Planning  
Planning and Growth Management 
2141 Major Mackenzie Dr. 
Vaughan, ON  
L6A 1T1 

Via email: christina.ciccone@vaughan.ca 
 Clerks@vaughan.ca 

Attention:  Christina Ciccone, RPP, MCIP 
   Senior Planner 

    Vaughan Clerks Department 

RE:  Avenue 7 Developments Ltd. 
Part of Lots 5 & 6, Concession 4 
2267 Highway 7 & 7700 Keele Street 
File Number: OP.22.008, Z.22.015, & 19T-22V002 
Notice of Complete Application and Public Meeting 

Humphries Planning Group Inc. represents Doney Hill holdings Inc. and Doney 
80 Corp.  the registered owner of 80, 82, 84, 220 and 230 Doney Crescent 
located to the immediate west of the above noted applications.  

We are in receipt of the Notices respecting Complete Application and Public 
Meeting scheduled for September 13, 2022. 

Upon a brief review of the materials provided in the notices it is recognized 
that the applications as currently proposed represents a significant 
development.  Further, we note that the recently adopted Region of York 
Official Plan identifies the subject land and surrounding area as being part of 
PMTSA 60 (Keele BRT Station) as shown in Attachment 1.  It is our opinion
that the development of the subject land will have profound impacts 
on the 

FOUNDED IN 2003 

190 Pippin Road 
Suite A 
Vaughan ON 
L4K 4X9 

~ Do Something Good Everyday! ~ STAY SAFE ~ 
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Attn: Christina Ciccone and Clerks Department  
Re: Avenue 7 Developments Ltd. 
August 26 2022 
Page 2 of 2 

surrounding area and should be planned in a comprehensive manner and not 
in isolation.   

We formally request that the City of Vaughan council resolve to  undertake 
a more detailed study which addresses matters including but not limited to  
stormwater management, water and sanitary servicing, traffic and 
distribution of land uses for the entirety of the south-west quadrant 
of Keele and Highway 7 including the PMTSA lands as outlined in
Attachment  1 prior to any development approvals being considered
for Avenue 7 Developments Ltd  to ensure that this quadrant 
including the MTSA is properly planned for in the long term. 

We look forward to working with the Applicant and the City of Vaughan 
through the planning process for File Numbers OP.22.008, Z.22.015, & 19T-
22V002. We welcome further discussion regarding our request to plan the 
southwest quadrant of Keele Street and Highway 7 in a comprehensive 
manner to provide for future mixed use urban development. Please do not 
hesitate to contact the undersigned to discuss our request in greater detail. 

In addition to the above, we formally request further notice of all matters 
including staff reports, meeting minutes and notice of any decision for these 
applications. 

Yours truly, 
HUMPHRIES PLANNING GROUP INC. 

Rosemarie L. Humphries BA, MCIP, RPP 
President 

Encl.  Attachment 1 
Notice of Complete Application 
Notice of Public Meeting  

CC: Haiqing Xu, Deputy City Manager, Planning and Growth Management 
Mayor and Members of Council 
Doney Hill holdings Inc. 
Doney 80 Corp.   
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Attachment 1: PMTSA 60 – Keele BRT Station, Extract from York Region Draft Official Plan 

(July 2022) & Proposed Study Area 

LEGEND 

Subject Site: 220, 230, 84, 82 & 80 Doney Crescent 

PMTSA Boundary, YR Draft OP (July 2022) 

Bus Rapid Transit 

Adjacent Major Transit Station Area 

Proposed Study Area 
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From: danielegmessina  
Sent: Monday, August 29, 2022 1:37 PM
To: Clerks@vaughan.ca; Council@vaughan.ca; Kemi Apanisile <Kemi.Apanisile@vaughan.ca> 
Subject: [External] Notice of Public meeting response re CACOELI TERRA VAUGHAN LTD file no
OP.22.006 and Z.22.009

Good afternoon,
I’d like to write in response to a Notice I received Regarding
Applicant: CACOELI TERRA VAUGHAN LTD.
File # OP.22.006 and Z.22.009

I am a resident of Maple and I would also like my response submitted into the meeting.

In regards to this application by CACOELI TERRA VAUGHAN LTD. Re: 10811 & 10819 Jane St, I feel 
that land developers should abide by the current land use and its guidelines.  In this particular area, 
this was part of Maple’s original founding areas.  There are a number of reasons not to allow a mid-
high rise building development in this area.  If every developer was allowed to buy property on the 
greenbelt and other protected lands, wait for 5-10 years to pass and then build condo’s, homes and 
other buildings, we would be destroying our environment land parcel by land parcel.  Within this 
designated land, there are many trees and plants that help our environment and wildlife stay 
healthy.  If all these lands within the “Hamlet of Teston” are turned into Condos, we will be 
destroying a part of Maple’s Heritage and it’s green environment.  Furthermore, now that the lands 
South West of Teston Rd/Jane are currently being developed commercially the pollution, vehicle 
traffic and safety of the community will be at high risk.  Myself, I bought in Maple at the corner of 
Jane/Teston Rd almost 15 years ago with the knowledge of the Master planned community. I am 
frustrated that there are so many applications within a small community requesting developments 
that are way beyond the lands permitted use.  I feel that this application in particular should be only 
be allowed to build as per its designated use. The supportive care facility is a great idea. However, if 
the intentions are for a care facility, then stick to the 2 Storey building and make it a fully operational 
care facility.  This isn’t the first developer to use this “care facility” as a way to get their application 
approved and it will most likely not be the last.  I am hoping that this council looks at this application 
very carefully and considers the negative affect this application of land development will have on the 
community of Maple and its residents moving forward.  I’d like to make it clear that I do not support 
this application and I would only support an application that suits the current land designation.

Respectfully,
Daniele Messina

Communication : C 2
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5









September 7, 2022 

Development Planning Department 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, Ontario L6A 1T1 

Attn: Committee of the Whole 

RE: Committee of the Whole (Public Meeting) Tuesday, September 13, 2022 
Avenue 7 Developments Ltd. Official Plan Amendment OP.22.008, Zoning By-Law Amendment 
Z.22.015, Draft Plan of Subdivision 19T-22V002 at 2267 Highway 7 and 7700 Keele Street
(southwest corner of Highway 7 and Keele Street)

My brother’s family and I are the owners of the 6-acre lands at  Keele St, and  HWY. 7, kitty 
corner to the lands subject to the above noted application. Based on our preliminary review of the Official 
Plan and Zoning Applications for Avenue 7 Developments Ltd.’s land, we object to the proposed 
development as the heights and density could prejudice our site from obtaining greater heights and 
density.  

The applicants are applying for approximately 7.5 times coverage and 60 story buildings. On April 1, 2021 
we became aware by scrolling the internet that an MZO was passed on our property and the adjoining 10 
acre parcel to the east of our property on March 5, 2021. We were not aware, nor were we consulted 
regarding this MZO. We then got a copy of the MZO and found that our property was limited to 30 stories 
and 4 times coverage, and a third of our coverage had to be commercial, while the property to the east 
of us received zoning of 40 stories and 7.2 times coverage, and no commercial requirement. The 
imbalance of the density on the two corners and on the 10-acre parcel to our east is poor planning and 
makes no sense. We believe this imbalance should be remedied and wish to protect future increased 
density on our site. 

We submit these comments for consideration by the Committee and respectfully reserve the right to 
provide additional comments throughout this application process. Please ensure that we are notified of 
any hearings related to this application. Should you have any questions, please contact the undersigned.  

Thanks, 

Herb Frieberg 
 

562445 Ontario Limited and 562444 Ontario Limited 

Communication : C 6
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 1



From: Rocco DiDio  
Sent: Wednesday, September 07, 2022 8:13 PM
To: Council@vaughan.ca; Clerks@vaughan.ca
Cc: Home 
Subject: [External] Land Development Application Jane and Teston CACOELI TERRA VAUGHAN LTD.
FILE# OP.22.006 and Z.22.009

 To whom it may concern,

I am against the proposed 12-story development as noted above - I am in favour and will
support a 2 level building should it be built on this land. 
I strongly insist that it should be kept to a 2- Level Development as per what the land
designation allows in the 2010 official plan.
This land is part of the original founding area of Maple called the Hamlet of Teston and that
the land should be preserved to its original beauty and heritage.
To allow a building of this height would be precedent setting and would trample the history
of this area and surrounding areas that are protected in a similar manner. 
Thank you for your attention to this matter.

Rocco Di Dio
Proud resident since 1972
Woodbridge/Maple

Communication : C 7
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5





From: Angela D  
Sent: Thursday, September 08, 2022 12:03 PM
To: Clerks@vaughan.ca; Council@vaughan.ca
Subject: [External] New Land Development Application Jane and Teston CACOELI TERRA VAUGHAN 
LTD. FILE# OP.22.006 and Z.22.009

SUBJECT: CACOELI TERRA VAUGHAN LTD. FILE# OP.22.006 and Z.22.009

I am a resident that lives in the area of Jane St. and Teston Rd.  and wanted to express that me and 
my family are against this development.  We understood that any developments in the area should 
be kept to a 2- Level Development as per what the land designation allows.

Respectfully,

Angela D'Alessandro

Communication : C 9
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5



From: Rosalba Gullo  
Sent: Thursday, September 08, 2022 1:07 PM
To: Clerks@vaughan.ca; Council@vaughan.ca
Subject: [External] CACOELI TERRA VAUGHAN LTD. FILE# OP.22.006 AND Z.22.009
Importance: High

Good Day,

I’m against the development for the plans to build a 12 Story Building on the North/East side of
Jane/Teston Rd.  This should be kept to a 2-Level Development as per what the land designation
allows.  The development cannot exceed 2 stories.  It’s not keeping with the official plan of 2010.

This land is also part of the original founding area of Maple, the Hamlet of Teston and that the land
should be preserved to its original beauty and heritage. 

Regards,
Rosalba Gullo

 Giotto Cres.

Communication : C 10
Committee of the Whole (Public Meeting)
September 13, 2022
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Concord West Ratepayers Association 

September 13, 2022 

City of Vaughan 
Office of the City Clerk 
2141 Major Mackenzie Drive 
Vaughan, Ontario 
L6A 1T1 

RE:  OP.22.008; Z.22.015 AND 19T-22V002 

To Members of the Committee of the Whole 

The Concord West Ratepayers Association is in receipt of the Notice of 
Public Meeting regarding the above noted properties and wishes to submit 
written comments. 

While we understand that the development of these properties is inevitable, 
we do have some concerns and questions we wish to address: 

• We are concerned with the overall quantity of units. Adding 3,000
residential units and only 1,810 parking spaces could result in visitors
and/or patrons parking along the residential streets in the Concord
West community. Is there an opportunity to either reduce the number
of units or to increase the parking spaces?

• We are concerned about the overall impact this large development
may have on our community, specifically our water, sewage, flooding
issues and traffic. We would appreciate specific clarification on each.

• We are concerned about the overall height of each of the buildings,
specifically those that will be built along Keele Street and at the
corner of Keele and Hwy 7.  Our concerns are for the potential
shadowing and lack of privacy to the residents of Concord West.

• We wonder if there is an opportunity for the residents of this
development to access the intersection at Keele and Doney so as to
allow safe passage and lessen the traffic congestion along Keele
Street.

Communication : C 11
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 1



• We wonder if the developer would be open to allowing Concord West
residential community members use of the development’s community
spaces.

• We understand that all developments are subject to development
charges and that these funds are used to fund community
improvements throughout the City of Vaughan.

We are asking that the City of Vaughan allot a specific portion of the
development charges of this project and other future projects in the
Concord West area be set aside specifically for the betterment and
beautification of the Concord West community.

We also ask that the City of Vaughan establish the Concord West
Improvement Committee for the purpose of determining areas of
improvement, timelines, etc.  We ask that at least 3 members of the
Board of Directors of the Concord West Ratepayers Association be
appointed as members of this committee.

While the Committee of the Whole may not be the appropriate platform for 
discussing all the points noted above, we wish to go on record that the 
concerns, issues and suggestions need to be addressed by the developer, 
City Staff, City Council and our Local Councillor in a timely fashion. 

Respectfully submitted, 

Cathy Ferlisi 
CWRA President 





From: Tony Gullo  
Sent: Thursday, September 08, 2022 10:23 PM
To: Clerks@vaughan.ca; Council@vaughan.ca
Subject: [External] CACOELI TERRA VAUGHAN LTD. FILE # OP. 22.006 AND Z.22.009

Good Evening,

I’m against the development for the plans to build a 12 Story Building on the North/East side of
Jane/Teston Rd.  This should be kept to a 2-Level Development as per what the land designation
allows.  The development cannot exceed 2 stories.  It’s not keeping with the official plan of 2010.

This land is also part of the original founding area of Maple, the Hamlet of Teston and that the land
should be preserved to its original beauty and heritage. 

Regards, 
Tony Gullo

 Giotto Cres. 

Communication : C 13
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DATE: SEPTEMBER 9, 2022 

TO: MAYOR AND MEMBERS OF COUNCIL 

FROM: HAIQING XU, DEPUTY CITY MANAGER, PLANNING AND GROWTH 
MANAGEMENT 

RE: ITEM 5 - COMMITTEE OF THE WHOLE (PUBLIC MEETING), 
September 13, 2022 

CACOELI TERRA VAUGHAN LTD. 
OFFICIAL PLAN AMENDMENT FILE OP.22.006 
ZONING BY-LAW AMENDMENT FILE Z.22.009 
WARD 1 – 10811 AND 10819 JANE STREET 
VICINITY OF JANE STREET AND TESTON ROAD 

Background 

CACOELI TERRA VAUGHAN LTD. Files OP.22.006 and Z.22.009 proposes to facilitate 
the development of a 12-storey mixed-use residential building with a Floor Space Index 
of 4.0 times the lot area. Staff have identified additional existing policy framework 
governing the Subject Lands.  

The Subject Lands are located within the ‘Hamlet of Teston’ as identified in the Block 27 
Secondary Plan (OPA 33).  The Applications will therefore be reviewed for consistency 
and conformity to the policies prescribed for the ‘Hamlet of Teston’ including height and 
density. 

The Hamlet of Teston is located in the southwest quadrant of Block 27, north of Teston 
Road and east of Jane Street.  The Subject Lands are designated “Low-Rise Mixed-
Use” with a maximum permitted height of 2-storeys and maximum permitted density of 
1.5.  The Hamlet of Teston is a heritage area which will be developed in accordance 
with the policies of Section 3.14 of the Block 27 Secondary Plan (OPA 33).  

Staff will continue processing the Applications following the scheduled Public Meeting. 

Respectfully submitted,  

Haiqing Xu 
Deputy City Manager, Planning and Growth Management 

Communication : C 14
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Affordable Housing Needs 
in the City of Vaughan

September 2022

Communication : C 15
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5
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• The supply of purpose built rental 
housing units in Vaughan is minimal –
232 units, compared to 1,736 in 
Richmond Hill and 1,633 in Markham.

• The proposed project would double 
the supply for the City.

Housing Supply: Tenure

Purpose Built Rental Units: Vaughan, Richmond Hill and Markham; 
2001 - 2021

2
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• House prices and rents have increased 
rapidly in recent years, which is 
intensifying the need for affordable 
housing

• The average rent for a one bedroom 
unit has risen at twice the rate of 
inflation in the past 5 years

Housing Supply: House Prices

Trends in Average House Prices and Rents: Vaughan; 2016 - 2021

2016 2021
% change 

2016 - 2021
average house price $962,448 $1,379,820 43.4%
average rent for a 
one-bedroom $1,620 $2,011 24.1%

CPI (all items)
12.1%

3
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Housing Affordability

• Almost a third of households are facing 
housing affordability issues and the 
number is increasing.

Growth of Households Facing Housing Affordability Issues: 
Vaughan; 2005 – 2015 

Proportion of Households Facing Housing Affordability Issues: 
Vaughan; 2015 

4
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Housing Affordability: Tenure

• A greater share of renter households are 

facing housing affordability issues

5

Growth of Households Facing Housing Affordability Issues by 
Tenure: Vaughan; 2005 – 2015 

Proportion of Households Facing Housing Affordability Issues by 
Tenure: Vaughan; 2015 
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Housing Affordability: Core Housing 
Need
• A greater share of renter households are 

in core housing need in Vaughan

6

Proportion of Households in Core Housing Need: Vaughan and 
York Region; 2015 

Proportion of Households in Core Housing Need by Tenure: 
Vaughan; 2015 
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• Persons living alone and lone-

parent households are much more 

likely to be in core housing need.

7

Proportion of Households in Core Housing Need by 
Household Type: Vaughan; 2015 

Housing Affordability: Core Housing 
Need
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8

What Vaughan households can 
afford in 2021

• Maximum affordable house price = 
$479,000

• Household income required = 
$130,200

• Maximum affordable rent = $1,442
• Renter household income required = 

$57,680

Source: MMAH PPS Tables

House Prices in Vaughan 
(December 2021)

• Average house price = $1,379,820
• Detached = $1,944,689 
• Townhouse = $1,270,883
• Condo Apt = $698,433

• Average rent 
• One-bedroom = $2,011
• Three-bedroom = $2,995

Source: Toronto Regional Real Estate Board

What is Affordable Housing in Vaughan

C 15 : Page 8 of 10



9

Housing Need: Individuals with 
Developmental Disabilities

Approximately 1.1% of Canadians aged 15+ 
live with a developmental disability. 
Although there have been advances to the 
range of living options available, including 
options such as group homes, supported 
independent living, and individual 
residential models, many individuals 
continue to face tremendous barriers in 
accessing desirable, affordable, and 
inclusive housing that meet their needs.

Canadians with 
developmental 
disabilities are 

2.7×
more likely to live in 
inadequate housing 

than the general 
population 

Source: CMHC. 2021. Literature Reviews On Housing Needs: Developmental Disabilities, 2019. 

Nearly 25,000 
Canadians with 

significant 
developmental 

disabilities are in 
core housing need

C 15 : Page 9 of 10
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Housing Need: Individuals with 
Developmental Disabilities

• Increased levels of poverty: People with 
developmental disabilities in Canada earn 
on average $32,952 less than the general 
population. 

• Barriers to employment: People with 
developmental disabilities are 2.4 times 
less likely to be employed; some of the 
commonly reported barriers to 
employment include a fear of losing 
disability supports and lack of education 
and training. 

• Housing and supports: There is a lack of 
available supportive housing and many adults 
with disabilities face limited housing options 
due to a lack of resources or supports. This 
also has significant impact on youth who have 
aged out of services.

• Increased levels of social exclusion: People 
with disabilities often experience higher levels 
of social isolation where they live. 

Some of the overarching issues that impact housing for people with developmental disabilities 
include:

C 15 : Page 10 of 10



From: ppiacentini ppiacentini 

Sent: Friday, September 09, 2022 3:46 PM 

To: Clerks@vaughan.ca; Council@vaughan.ca 

Communication : C 16 

Committee of the Whole (Public Meeting) 

September 13, 2022 

Agenda Item # 5 

Subject: [External] Land Development Application Jane and Teston CACOELI TERRA VAUGHAN LTD. 

FILE# OP.22.006 and Z.22.009 

To whom it may concern, 

I am against the proposed 12-story development as noted above - I am in favour and will support a 2 

level building should it be built on this land. 

I strongly insist that it should be kept to a 2- Level Development as per what the land designation 

allows in the 2010 official plan. 

This land is part of the original founding area of Maple called the Hamlet of Teston and that the land 

should be preserved to its original beauty and heritage. 

To allow a building of this height would be precedent setting and would trample the history of this 

area and surrounding areas that are protected in a similar manner. 

Thank you for your attention to this matter. 

Regards, 

Patrick Piacentini 



S TAT U T O R Y  P U B L I C 
M E E T I N G

OFFICIAL PLAN AMENDMENT (OP.17.006), ZONING BY-
LAW AMENDMENT (Z.17.015) AND DRAFT PLAN OF SUB-

DIVISION (19T-22V003) APPLICATIONS

158 & 166 WALLACE STREET, CITY OF VAUGHAN

King Home Construction Inc.

Committee of the Whole (Public Meeting)

September 13, 2022

Communication : C 17
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• Location: West side of Wallace 
Street; north of Highway 7; west 
of Islington Avenue

• Area: 0.28 hectares (0.69 acres)

• Frontage: 60.1 metres along 
Wallace; 32.3 metres along 
Highway 7

• Current use: One two storey, 
single detached house (158 
Wallace); Vacant Lot (166 
Wallace)

2September 13, 2022158 & 166 Wallace Street, City of Vaughan

SUBJECT PROPERTY



3September 13, 2022158 & 166 Wallace Street, City of Vaughan

SITE CONTEXT



Site Plan prepared by Ian Robertson Design Elevation prepared by Ian Robertson Design

4September 13, 2022158 & 166 Wallace Street, City of Vaughan

PREVIOUS PROPOSED DEVELOPMENT 
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5September 13, 2022158 & 166 Wallace Street, City of Vaughan

PROPOSED DEVELOPMENT

• Two townhouse blocks with eight units
• 3.5 storeys
• 3-bedroom units
• 3 parking spaces per townhouse unit

• One common element block 



• Designation: Urban Area + Regional 
Greenlands System

• Section 2.1.52.1.5 That in the Urban Area 
and Towns and Villages, the Regional 
Greenlands System shall be identified 
more specifically in local official plans 
and secondary plans, and integrated into 
community design.

• Section 5.2.5: That a balance of 
residential and employment uses shall 
be provided throughout the Region to 
improve the possibilities for working and 
living in close proximity

6September 13, 2022158 & 166 Wallace Street, City of Vaughan

PLANNING FRAMEWORK – YORK REGION OFFICIAL PLAN, 
2010



• Schedule 1: Regional Intensification Corridor 

• Schedule 2: Built-Up Valley Lands

• Policy 2.2.3.4: That development immediately adjacent 

to Community Areas shall ensure appropriate transition 

in scale, intensity and use, and shall mitigate adverse 

noise and traffic impacts, while fulfilling the intensification 

objectives for Intensification Areas, where applicable

• 3.2.3.17. That new development and/or site alterations 

on Built-Up Valley Lands are prohibited, except in 

accordance with an approved Secondary Plan, within and 

in accordance with an approved Special Policy Area, and/

or an approved permit under the Conservation Authorities 

Act.

7September 13, 2022158 & 166 Wallace Street, City of Vaughan

PLANNING FRAMEWORK – CITY OF VAUGHAN OFFICIAL 
PLAN



8September 13, 2022158 & 166 Wallace Street, City of Vaughan

PLANNING FRAMEWORK – WOODBRIDGE CENTRE 
SECONDARY PLAN

• Designation: Low-Rise 
Residential (1)

• Townhouses are permitted
• Maximum height of 3 storeys 

or 11 metres 
• Maximum density of 0.5 fsi 
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CITY OF VAUGHAN 
ZONING BY-LAW 1-88

CITY OF VAUGHAN 
ZONING BY-LAW 001-2021



10September 13, 2022158 & 166 Wallace Street, City of Vaughan

PROPOSED OFFICIAL PLAN AMENDMENT (OPA)

• OPA required to establish new 
Special Policy to:
• Increase building height; and, 
• Increase maximum density.



11September 13, 2022158 & 166 Wallace Street, City of Vaughan

PROPOSED ZONING BY-
LAW AMENDMENT 1-88 
(ZBA)

Provision Required (RM1) Proposed (RM1)
Minimum Lot Frontage (m) 6m 5.6m 

Minimum Lot Area (m²) 180 m² per unit 175 m² per unit 

Minimum Front Yard (m) 4.5m 3.6m

Minimum Rear Yard (m) 7.5m 3.4m for Lot 1
6.1m for Lots 2-8

Minimum Interior Side Yard (m) 1.5m (for end units) 0.0m 

Minimum Exterior Side Yard 4.5m 2.1m

Maximum Lot Coverage 50% 73%

Maximum Building Height 11m 16m

PROPOSED ZONING 
BY-LAW AMENDMENT 
001-2021 (ZBA)

Provision Required (RM1) Proposed (RM1)
Minimum Lot Frontage (m) 6m 5.6m

Minimum Front Yard (m) 4.5m 3.6m

Minimum Rear Yard (m) 7.5m 3.4m for Lot 1
6.1m for Lots 2-8

Minimum Interior Side Yard (m) 1.2m 0.0m

Minimum Exterior Side Yard 2.4m 2.1m
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PROPOSED DEVELOPMENT



13September 13, 2022158 & 166 Wallace Street, City of Vaughan

PROPOSED DEVELOPMENT



128 Wallace Street – Single detached dwelling 24 – 36 Wallace Street – 2.5-storey townhouses 

207-219 Woodbridge Avenue – 3-storey townhouses 1-6 Hartman Avenue – 4-storey townhouses

14September 13, 2022158 & 166 Wallace Street, City of Vaughan

COMPARABLE DEVELOPMENTS 
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SUPPORTING TECHNICAL MATERIALS

• URBAN DESIGN BRIEF
• COMMUNITY FACILITIES REPORT
• LANDSCAPE PLAN
• NOISE AND VIBRATION STUDY
• ARBORIST REPORT
• PHASE 1 ENVIRONMENTAL SITE ASSESSMENT
• GEOTECHNICAL INVESTIGATION
• FUNCTIONAL SERVICING REPORT
• STORMWATER MANAGEMENT REPORT
• SLOPE STABILITY INVESTIGATION
• CULTURAL HERITAGE IMPACT ASSESSMENT AND HERITAGE 

CONSERVATION DISTRICT CONFORMITY REPORT



16September 13, 2022158 & 166 Wallace Street, City of Vaughan

NEXT STEPS

• Obtain feedback from residents, City staff, Mayor and Councillors

• Receive technical comments from all appropriate City departments and agencies

• Revise materials (Site Plan, technical reports, etc.) based on comments from the 
public, Council, agencies, and City departments



Thank You
Comments & Questions?

Kayly Robbins
Weston Consulting

905-738-8080 (ext. 315)
krobbins@westonconsulting.com





Stella Martinella
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one year, rent free and only pay realty taxes and utilities, and take everything in the house that I
wanted, except for structural.  We told him to put something in writing and we would review it.
When he presented the offer, the purchase amount was fine, but the deposit with the offer was
minimal, with further small deposits on intervals and the closing would be in 2023, wanted
immediate access to my property to do soil test, drilling, checking for water levels, etc., therefore, he
wasn’t giving me free rent because I still owned the property and it included 18 pages of conditions,
he would not disclose what the project was, except that it was to house ill children that had no-
where else to go.  One of the conditions was to support his application when it went in front of
Council.
We removed almost all of the conditions, with a closer closing date, better deposit with the offer
and balance of purchase price on closing.  My sign-back was not accepted and he made a counter
offer of $1.5M.  He said in one of our meetings, in which my nephews were present, that if I didn’t
agree to sell he would place a garbage dumpster next to my house, at the property line, and subject
me to the smell of dirty diapers and urine. Subsequently, as per attached copies of emails between
us, on October 28, 2021 negotiations ended.
 
Please present this and attached emails to members of Council and note that these are only a couple
of email exchanges, there are others, and I didn’t want to burden Council to take up all their time
reading them, but they get the jest of the type of individual we’re dealing with, lies and false
statements; totally unprofessional.
 
Thanks you
Ada Ruzza
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From: Julieta Gardner  
Sent: Sunday, September 11, 2022 11:02 AM
To: Clerks@vaughan.ca; Council@vaughan.ca
Subject: [External] CACOELI TERRA VAUGHAN LTD. FILE# OP.22.006 and Z.22.009

Good day, 

I am writing in response to the above noted development in my neighbourhood. 

I am against this development on this site. 

The development should be kept to 2-levels, as per what the land designation allows. 

This area of Maple is called the Hamlet of Teston and should be preserved to its original beauty and
heritage. We need to honouring historical areas and stop erasing all of the history around us. 

Thanks, 

Julieta 

Communication : C 20
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5
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Jonathan S. Cheng 
Direct: (416) 869-6807 
jcheng@stikeman.com 

September 12, 2022 
File No.: 109037.1043 

By E-mail 
clerks@vaughan.ca 

City of Vaughan 
Office of the City Clerk 
2141 Major Mackenzie Drive 
Vaughan, ON  L6A 1T1 

To the Members of the Committee of the Whole, 

Re:  Agenda Item No. 4.1 
2267 Highway 7 & 7700 Keele Street 
Official Plan Amendment (OP.22.008), Zoning By-law Amendment (Z.22.015) 
and Draft Plan of Subdivision (19T-22V002) Applications by Avenue 7 
Developments Ltd. 
Report for Information 

We are counsel to Kohl & Frisch Limited and 2225928 Ontario Limited (“Kohl & Frisch”), the operator 
and owner of the pharmaceutical warehousing and distribution facility at 7622 Keele Street, Vaughan (the 
“Property”). The Property is located immediately south of the development site for the above-captioned 
planning applications, being the property municipally known as 2267 Highway 7 & 7700 Keele Street, 
Vaughan (the “Development Site”). 

Kohl & Frisch is a leading pharmaceutical distributor to pharmacies, hospitals, manufacturers, long-term 
care facilities, and other health care providers across Canada. Since 1992, the Property has functioned 
not only as our client’s head office, but also as a critical component of the nation-wide supply chain 
network for pharmaceutical products. 

We are writing in respect of the applications to redevelop the Development Site with 8 mixed-use 
residential buildings of up to 60 storeys, consisting of 3,000 residential units, approximately 10,500 m2 of 
retail space, and approximately 10,500 m2 of office space (the “Proposal”). The Proposal will introduce 
an unprecedented degree of height and development intensity to this employment area, which will 
fundamentally alter the character of the southwest quadrant of Highway 7 and Keele Street.  

In view of the significant change that will be introduced through the Proposal, it is critical that the City 
carefully considers the potential impacts that the Proposal may have on neighbouring lands, and in 
particular, on our client’s operations at the Property (e.g., access, transportation impacts, etc.). Moreover, 
in view of the anticipated evolution of this area toward mixed-use intensification, it is crucial that the 
southwest quadrant of Highway 7 and Keele Street be considered comprehensively, particularly with 
regard to the potential redevelopment of the Property for transit-supportive, mixed-use purposes. 

We welcome the opportunity to discuss these and other concerns with the applicant and with City staff. If 
you have any questions or require additional information, please contact the undersigned. 

Communication : C 23
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 1
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Please provide us with notice of all upcoming meetings of Council and Committees of Council at which 
this matter will be considered, and we ask to be provided with notice of the Committee’s and Council’s 
decision with respect to this and any related item. 

Thank you for your attention to this matter. 

Yours truly, 

 

Jonathan S. Cheng 

JSC/ 
cc. Peter Smith & Ivy Qi, Bousfields Inc. 

Client 
 



Statutory Public Meeting
10811-10819 Jane Street, Vaughan
Application: OP.22.006 & Z.22.009 
September 13, 2022

Communication : C24
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 5
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Partnership of TerraBona Developments Ltd. & Safehaven

• Private development firm with a focus on purpose-built 
rental and affordable housing

• Safehaven Project for Community Living “has been providing 
exceptional care to children with developmental disabilities 
and complex care needs” for over 25 years. 

• Provide a mix of affordable residential and respite care 
across GTA

• Served over 200 disabled individuals and their families 
(2020) 
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Architecture: Planning: Civil Engineering: 
Lithos Group Inc.

Landscape Architect:
Ferris & Associates Inc.

Transportation: Heritage:

Archaeology:
Archeoworks Inc.

Wind, Environmental, 
Land Use 
Compatibility:

Surveying: 
Mandarin Surveyors 
Inc.

Geotechnical: Hydrogeological, 
Environmental Site 
Assessment:

Project Team
C 24 : Page 3 of 22



Site Context

Aerial Photo Oblique Air Photo (Looking SW)
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Development Context

Located within Block 27 Nearby Development Activity
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Provincial Policies

Greenbelt Plan Growth Plan
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York Region Official Plan (December 1, 2021)

Designated Urban Area Located northwest of Maple GO and southwest of 
planned Kirby GO
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City of Vaughan Official Plan
Schedule 1: Urban Structure  
Located within Natural Areas & Countryside

Schedule 13: Land Use                                        
Located within Block 27 Secondary Plan
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City of Vaughan Official Plan
Schedule 9: Future Transportation Network
Jane St is a Major Arterial (Regional) Road

Schedule 10: Major Transit Network                                        
Proximal to Highway Bus Service on Hwy. 400 and 
GO Train at Maple Station (Barrie Line)
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Block 27 Secondary Plan
Schedule A: Urban Structure  
Located within Secondary Plan Boundary

Schedule B: Land Use                                        
Designated Low-Rise Mixed-Use                                     
Max. permitted height of 2 storeys & density of 1.5 FSI
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Block 27 Secondary Plan
Schedule C: Built Heritage & Cultural Heritage 
Located within Hamlet of Teston

Schedule D: Multi-Modal Transportation Network                                        
Planned multi-use trail along Don River W. Branch
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City of Vaughan Zoning By-law 1-88 & 1-2021

Subject site is zoned A – Agricultural under 
Zoning By-law 1-88 (pictured). 

Zoned GD- Future Development under 
Zoning By-law 1-2021. 
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Ground Level Plan (Safehaven Programming Space)
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Second Level Plan (Safehaven Residential & Amenity Space)
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Safehaven Programming Space

• Childcare facility will enable children with disabilities to integrate with children 
without disabilities

• Multi-purpose activity room for programming & kitchenette 

• Outdoor spaces for active and passive programming opportunities for childcare and 
Safehaven residents 
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Fifth Level Plan (Residential & Amenity Space)
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Underground Garage Plan (P1)
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Project Statistics

Site Area 4,772 m2

Ground Floor Area 2,333 m2

Lot Coverage 48.8%

Gross Floor Area 18,900 m2

Safehaven Adult Care & Childcare Programming GFA 
(Ground Level)

1,667 m2

Safehaven Supportive Residential GFA 
(Level 2-3)

5,025 m2

Amenity Indoor - 406 m2 (2.0 m2 per unit)
Outdoor – 406 m2 (2.0 m2 per unit)

Market Residential GFA (Level 4-12) 11,802 m2

Density 3.96 FSI

Height 12 storeys (41.50 m, excluding mechanical penthouse)

Dwelling Units 203 (44 affordable supportive units & 159 market dwelling units)

Parking Spaces 214 (1.05 spaces per unit)

Bicycle Parking Spaces 118

C 24 : Page 18 of 22



Unit Composition

Unit Size Rental Dwelling Units Safehaven Supportive 
Dwelling Units

Total

One-Bedroom 92 (45%) - 92 (45%)

Two-Bedroom 48 (24%) 36 (18%) 84 (42%)

Three-Bedroom 19 (9%) - 19 (9%)

Four-Bedroom - 8 (4%) 8 (4%)

Total 159 (78%) 44 (22%) 203
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Rendering (Looking southwest at Jane Street)
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Rendering (Looking northwest at Jane Street & Teston Road)
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10811-10819 Jane Street

THANK YOU
WND Associates Ltd.
90 Eglinton Avenue East, Suite 970
Toronto, ON M4P 2Y3

Contacts:

Andrew Ferancik, Principal Mike Bennett, Planner

aferancik@wndplan.com mbennett@wndplan.com

C 24 : Page 22 of 22
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Subject: FW: [External] File number 19T-22V003 - 158 and 166 Wallace Street

Importance: High

From: doreen smith 
Sent: Wednesday, August 31, 2022 2:06 PM 
To: Casandra Bagin <Casandra.Bagin@vaughan.ca> 
Subject: Re: [External] File number 19T‐22V003 ‐ 158 and 166 Wallace Street 

Thank you Casandra for answering all my questions.  

My only remaining concern is the parking. There is a relatively new stacked townhouse development on Pine Grove 
Road which is an example of how inadequate parking (or lazy residents), can destroy what was a quiet street. It is now 
difficult/dangerous to navigate because there are always cars parked on this narrow street. I am hoping this will not 
happen on Wallace Street. It would make much better sense if the planning department did everything in their power to 
ensure current residents (on any street) are not adversely effected by new developments with inadequate parking. The 
Planning Department should not create a situation whereby the current residents have to be inconvenienced, with cars 
parking where it is not safe. I would strongly suggest that “NO PARKING” should be established on the turn circle and in 
front of residents’ entrance ways. It is easier to prevent problems than to try and solve them at a later date. 

Perhaps it would be time well spent for someone from Planning to visit the streets where new developments are 
proposed. “One size fits all” does not apply (as by‐laws would seem to suggest). 

Thank you Casandra for taking the time to both answer my questions and to read my concern.  

Best regards, 
Doreen Smith 

Sent from my iPad 

Communication : C25
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Presentation to City of 
Vaughan
Susan Bisaillon, Safehaven CEO 
BScN, RN, MScN, CHE

September 13, 2022

Communication : C26
Committee of the Whole
(Public Meeting)
September 13, 2022
Agenda Item # 5



Safehaven is a registered charity with six locations in across the GTA 
providing support to medically fragile pediatric and adult clients

2



3

Safehaven’s 2022-2027 Strategic 
Plan has an updated vision, 
mission and five strategic 
priorities to support our growth 
strategy over the next five years.





Safehaven currently has three capital projects at various stages of 
planning, two of which are in the Vaughan area

Reena’s Lou Fruitman
Residence in Thornhill

Inclusive Housing Project 
in Vaughan

• 14 Adult Clients to be 
transferred in September 2022

• Affordable housing units for 
individuals with disabilities 



Vaughan Partnership Project 
for Affordable Housing -
2025

• Inclusive Community Design

• Integrated Daycare

• Adult Programming

• Respite and Residential –
Children and Adults

• Affordable housing – 2 floors 
pedestal – 90 Clients





Block 108, Plan 65M4421

Statutory Public Meeting

September 13, 2022

Nashville Developments Inc.

Application for Zoning By-law 
Amendment and Site Plan 
File Nos. Z.22.014 and DA.22.025

Communication : C 27
Committee of the Whole (Public Meeting)
September 13, 2022
Agenda Item # 4



2

0.90 ha site at northeast corner of Barons 
Street and East’s Corners Blvd within an 
approved and built subdivision

51 Residential Units (3-Storeys) 

• 2 Units with Ground Floor Commercial

Applications



Vaughan Official Plan
Designated Mid-Rise Mixed-Use A in the 
Nashville Heights Secondary Plan

Permitted Density: 25 to 150 uph

Maximum Height: 10 storeys

Mid-Rise Mixed Use A permits:
• Townhouses;
• Stacked Townhouses;
• Low-Rise buildings;
• Mid-Rise buildings;
• Public & Private Institutional 

Buildings

Proposed development conforms to the 
Vaughan Official Plan 3



History of the Subject Lands

Block 61 – Nashville Heights

Site is Medium Density Mixed Use and Public 
Square in Block Plan

A Public Square will be provided through a 
Privately Owned Publicly Accessible Space 
(POPS)

4



Zoning
Current:
• RVM2(H) and OS2 in ZBL 1-88 ex.  9(1376)
• RM1(H)-1006 and OS1-950 in ZBL 001-

2021

Townhouses and mixed uses are permitted in 
both by-laws

Amendment to rezone Open Space to 
Residential and provide site-specific 
exceptions:

• Reduced minimum lot area, setback, and 
landscaped area requirements

• Permit a maximum height of 13m
• Define the mixed-use townhouses
• Removal of (H) Provision

5



Overall Concept
Development Statistics

Lot Area 0.90 ha

Residential 
Units

51 units

• Dual Frontage TH: 21
• BTB TH: 26
• Mixed Use TH: 4

Commercial 
Units

2 units

Density (uph) 56.7 uph

Density 
(residents and 
jobs per 
hectare)

172 r+j/ha

6



Block 108, Plan 65M4421

Statutory Public Meeting

September 13, 2022

Nashville Developments Inc.

Application for Zoning By-law 
Amendment and Site Plan 
File Nos. Z.22.014 and DA.22.025
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