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DC Complaint – 434 Steeles Ave W 
pursuant to Section 20 of the DC Act, 1997

October 11, 2023
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Background
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• 480 Steeles Ave W - existing car dealership with its own underground area (“Existing Building”)

• 434 Steeles Ave W –
• Site plan application to develop a new 2-storey car dealership with one level of underground 

parking (“Added Building”)
• Added Building straddles the property line…underground connected to the Existing Building

• 434 and 480 Steeles were merged on title, consolidating the two lots into one under one ownership 
(“Merged Lot”)

• Prior to permit issuance 
• staff evaluated parking zoning compliance (for the merged lot)
• sufficient parking is available…new underground parking is not required to meet zoning

• Building permit which was issued on May 25, 2023



Development Charge (DC) By-law -
Definitions
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• “(25) “gross floor area” means, in the case of a non-residential building or structure, or the non-
residential portion of a mixed-use building or structure, the aggregate of the areas of each floor,
whether above or below grade, measured between the exterior faces of the exterior walls of the
building or structure, or from the centre line of a common wall separating a non-residential and a
residential use, and:

• (d) includes any part of a building or structure above or below grade used as a commercial
parking garage.” [emphasis added]

• “(15) “commercial parking garage” means a building or structure, or any part thereof, whose
principal use is for the parking of motor vehicles for remuneration, or in the case where parking is
provided as an accessory to a principal use on the lands, where such parking is provided in a building
or structure, or part thereof, whether or not there is remuneration paid by the owner or user for the
motor vehicle, the portion of parking as required by the Zoning By-law shall not attract development
charges for the purpose of this By-law.” [emphasis added]



Development Charge (DC) By-law 
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• The area of buildings used to provide parking required to 
comply with the zoning by-law is exempt from DC’s 

• The area of buildings which provides parking in excess of 
what is required by the zoning by-law is not exempt
from DC’s



Development Charge (DC) Act
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• Allows for a complaint to Council, based on:
i. the amount of a development charge was incorrectly determined;
ii. whether a credit is available to be used against the development charge; or
iii. there was an error in the application of the development charge by-law.

• If a complaint is made…..
• Council is required to hold a hearing and give the Complainant an opportunity to make

representations
• At the hearing, Council may dismiss the Complaint or rectify an incorrect determination

• The Complainant may appeal the decision of Council to the OLT



Staff’s Position
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• Zoning compliance had to be determined based on the Merged Lot
• Underground parking of the Added Building is in excess of what is required under the

zoning by-law….not DC exempt

• DC’s for the Added Building were calculated based on:
• Total GFA of the proposed new car dealership (including the underground level)
• Less:

• the GFA of the previous demolished car dealership and
• exempting the rooftop parking area

• Net GFA of 4,553.06 m2

• Breakdown of the DC’s payable (without interest):
• City DC’s 4,553.06 x $163.04 = $   742k
• Regional DC’s 4,553.06 x $629.67 = $2,867k
• Educational DC’s 4,553.06 x $14.10 = $     64k

TOTAL (without interest) $3,673k 
TOTAL (with interest) $4,016k



Complainant’s Position
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• The Complainant asserts
• the area of the underground parking (2,662.32 m2) is required and

should be exempt from DC’s
• seeking a refund of City DCs of approximately $475,000
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City of Vaughan and CHATS
Snow Clearing Project

November 15, 2022 – April 15th, 2023
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Statistics 2019-2020 2020-2021 2021-
2022 2022-23

Inquiries 438 275 313 512

Request for 
quote 127 138 209 175

Confirmed 
Active Service 19 47 77 97

CHATS received requests for service from:
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Breakdown of Active Clients by Area
All 55 +years of age (2022-23)
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REGION BREAKDOWN OF 97 CLIENTS

Woodbridge Maple Thornhill Concord Kleinburg
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In 2022–2023 snow clearing season, 20K in subsidy 
support was provided to clients in need.
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Subsidy % Breakdown 
for 77 Active Clients 

(2021-22)
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Vaughan resident
100% Subsidy Stories

• #67477
• Widowed April 2022, Cataracts, osteoporosis and arthritis.
• Client went into debt paying for spouse's funeral; cannot afford to purchase his headstone
• Income under $10,000  annually.

• #61948
• Full time caregiver.
• Spouse has ALS. He quit work to support her full time.
• PSW care daily.
• Income under $5000 after housing costs.

• #59622
• Survivor of gunshot wounds + PTSD, in/out of hospital regularly, osteoporosis, fibromyalgia.
• Cannot stand for long periods of time.
• Income below $3,000 after medical expenses.
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100% Subsidies
Vaughan Resident Stories

• #59105
• Survivor of severe car accident.
• Lasting mobility challenges with legs, chronic vertigo.
• Client’s only income is ODSP and lives in constant fear of ending up homeless due to rising costs.

• #41441
• Referred to CHATS by York Region Housing Social Worker.
• Client suffers from incontinence and dental issues as well as extremely low income.
• Client income assessed at $3,000 rent and medical supply payments.

• #64963
• Client lives alone and broke her foot in 2022 reducing mobility.
• Has blood clots, sciatica and significant dental bills.
• Client income under $11,000. Client reported that her health insurance was a priority for her and already 

paid until the end of the year.
• Client was balancing bills between insurance, food and snow clearing and could not afford all three.
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Reasons Why Individuals Declined Service
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PANDEMIC/FAMILY SUPPORT

NOT LOCATED IN VAUGHAN/ NOT WITHIN SCOPE

COST

0 50 100 150 200 250

Reasons for Declining Snow Clearing Service

Pandemic/Family support Not located in Vaughan/ Not within Scope Cost
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Cost Breakdown: Full HAMP Process Supported
• Staffing support dedicated to this program for 7 months to support pre and post 

season.
• Financial assessments conducted to determine subsidy eligibility.
• In home safety assessment conducted if requested.
• Management of all client inquiries about the COV snow program.
• Vendor Management – Recruitment, Retention, Training, Solutioning and QC 

checks.
• Dedicated snow line and email for program.
• Tracking, reporting and supporting all client and service provider questions and 

concerns.
• Advertising in local papers, websites and social media.
• Salt (2 20 kg bags of salt) and salt buckets provided for clients use.
• Decals for bucket and reflectors for driveways.
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Funding Dollar Breakdown (97 Clients served)
Budget COV CHATS
Total Funds 55K 25K

Vendor 
Management
Dedicated Staff 10K

5K
15K

Subsidy 25K 2K
Administration 15 K 3K
Advertisement 2K -
Supplies 3K -
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Funding Projections needed to service up to 150 Clients
Budget COV 2023-2024
Total Funds 75K
Vendor 
Management 5K

Dedicated Staff 15K
Subsidy 40K
Administration 7K
Advertisement 5K
Supplies 3K
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What residents on service are saying:
• “They came out more times than I thought they would... knowing that gives one peace of 

mind and made me feel safe when I had to get out of the house!”

• “We knew who to reach out to if we had any concerns. Having a point of contact is 
essential for ensuring security and providing reassurance.”

• “I am a 71 yr. woman who lives alone...who felt the snow was never-ending this year...the 
peace of mind knowing I could go down the stairs safely from the veranda to walk to the 
community mailbox was gift in itself...”

• “The support allowed us to stay safe this winter. Made winter less stressful.”

• “I knew if I called about something that someone would get back to me. The service was 
great.”
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For more information, 
905-713-6596

1-877-452-4287
Hamp@chats.on.ca
Snow@chats.on.ca
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Partnership Matters 

Thank you, City of Vaughan
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