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February 5, 2024                                                                                      Sent via E-Mail: clerks@vaughan.ca

Todd Coles
Office of the Clerk, Vaughan City Hall
2141 Major Mackenzie Dr.
Vaughan, ON L6A 1T1
Canada

RE:  REQUEST TO PRESENT TO CITY OF VAUGHAN COUNCIL REGARDING CALEDON-
VAUGHAN GATEWAY

Dear Mr. Coles, 

I am writing to advise that at the Town Council meeting held on January 30, 2024, Council adopted 
a resolution to support Councillor Rosa presenting to the City of Vaughan Council. 

The resolution reads as follows:

That Councillor T. Rosa be supported in presenting on behalf of the Town of Caledon 
regarding the condition of the Caledon-Vaughan Gateway located in Bolton, at the City of 
Vaughan at their February 13, 2024 City Council meeting. 

For more information regarding this matter, please contact me by email 
kevin.klingenberg@caledon.ca or by phone at 905.584.2272 ext. 4069.  

Thank you for your attention to this matter.

Sincerely, 

Kevin Klingenberg, Municipal Clerk

c: Tony Rosa, Councillor, Ward 5; tony.rosa@caledon.ca  
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3100 STEELES AVE WEST,  CONCORD, ON, L4K-3R1   
www.ticketjustice.ca

FEBRUARY 11th 2024

TO: CITY OF VAUGHAN 
2141 MAJOR MACKENZIE DR W. 
VAUGHAN, ON L6A 1P7

FROM: VICTOR LACARIA
3100 STEELES AVE W. #206
CONCORD, ONTARIO
L4K 3R1

RE: Urgent Action Required: Persistent Violations of By-Law 001-2021 at 10 Doughton Rd, Vaughan

Dear Mayor Del Duca, Members of Council, City Staff,

On behalf of my client, Peter Zeppieri, I am writing to bring to your attention the prolonged and 
unresolved violations of section 5.13, pertaining to outside storage under By-Law 001-2021, at 10 
Doughton Rd, Vaughan, ON L4K 1R2. My client raised these concerns, Mr. Peter Zeppieri, who has 
witnessed the continuous disregard for this by-law by the business owners at the aforementioned property 
for over two decades, with a noticeable escalation in the last two years.

It is particularly troubling that despite previous charges and convictions against the business owners for 
these offences, which have resulted in fines, there has been no meaningful effort to remain in compliance 
with the by-law. This pattern of behaviour demonstrates a blatant disregard for the regulations set forth by 
the City of Vaughan, as well as a lack of respect for the well-being of the surrounding community.

In light of this history of non-compliance, I strongly urge the City of Vaughan to take decisive action to 
address these violations. If necessary, I recommend pursuing further legal avenues, such as issuing Part 3 
summonses for continuous violators of the by-law and rectifying the ongoing issues at 10 Doughton Rd. 
Companies operating within our community must understand that continued disregard for regulations will 
not be tolerated and will be met with appropriate consequences.

My client has endured these violations for too long, and the City must take swift and effective measures
to remedy the situation. I trust that the City of Vaughan will prioritize the well-being and satisfaction of 
its residents and business owners by enforcing compliance with the by-law and holding accountable those 
who choose to operate outside its bounds. Thank you for your attention to this urgent matter.

Yours sincerely,

Victor Lacaria
Partner, Licensed Paralegal

Communication 
CW( ) –  
  

C5.

February 13, 2024
Pres. 2











































































10 DOUGHTON RD
VAUGHAN ZONING BY-LAW VIOLATIONS

BY: VICTOR LACARIA ON BEHALF OF PETER ZEPPIERI
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Agenda

■ Overview of Zoning By-law Violations

■ Specific By-law Sections (S. 5.13.2(1) and S. 5.13.2(4))

■ Request for Continued Enforcement

■ Conclusion and Next Steps



Introduction
■ Today’s presentation’s purpose is to inform they Mayor, members of 

council, and staff of the continuing infractions that have occurred 

after the first violations occurred and were brought to the City’s 

attention for these properties and for action to be taken by Vaughan’s 

By-Law department. 

■ There are multiple businesses that operate from 10 Doughton Rd, 

There have been three which have been charged with violations of the 

City’s master zoning by-law 001-2021.

■ The next coming slides will show continuous violations of Zoning By-

law 001-21, Section 5.13 from November 2023 to February 2024. 



NOVEMBER 2023





DECEMBER 2023





JANUARY 2024





FEBRUARY 2024





Request of Council and Staff

■ Issuing Fines: The city could impose fines on the businesses found to be in violation 
of the zoning by-law. These fines could serve as a deterrent and encourage 
compliance.

■ Enforcement Measures: The city's by-law department could increase enforcement 
efforts, such as conducting regular inspections of the property to ensure compliance 
with zoning regulations.

■ Legal Action: If the violations persist despite warnings and fines, the city may pursue 

legal action against the businesses, which could involve seeking court orders to 
compel compliance or imposing more severe penalties.



Request of Council and Staff

■ Education and Outreach: The city could also provide educational resources and 
outreach efforts to help businesses understand and comply with zoning regulations. 
This could include workshops, informational materials, and guidance on obtaining 
necessary permits.

■ Negotiation and Mediation: In some cases, it may be possible to resolve zoning 
violations through negotiation or mediation with the business owners. This could 
involve discussing potential solutions and agreements to bring the property into 

compliance.

■ Community Engagement: The city could engage with the local community to gather 
input and support for addressing the zoning violations. This could include holding 
public meetings or consultations to discuss the issue and potential solutions.



Tuesday February 13, 2024 
Deputa�on to Council as a Whole re: Property of 8066 Dufferin St. 
 

• 8066 Dufferin St. is situated on the west side of Dufferin, south of Hwy 407, North of Centre Street, and 
directly in front of Racco Parkway 

• The property has been owned by the D’Angela and Morelli family since 1964.  
• In 2004, a Holding (H) Provision was placed on the property. 

o A recommenda�on was put forward by the Commissioner of Planning in a Commitee of the 
Whole mee�ng on February 3, 20031 

o In a Council Mee�ng on January 26, 2004, the Recommenda�on from the Commissioner of 
Planning’s 2003 report was adopted with an amendment and carried.2 

o In a council Mee�ng on March 8, 2004, By-law 75-2004 was read and enacted which stated: A 
By-law to amend City of Vaughan By-law 1-88. (City of Vaughan, Dufferin Street Study-West 
Side, Z.01.030, bounded by Dufferin Street, Centre Street and Highway 407, part of Lots 6, 7 and 
8, Concession 3) (Council, January 26, 2004, Item 16, Committee of the Whole, Report No. 5).3 

• This Zoning By-law Amendment placed a Holding Symbol (H) on “the lands in accordance with the 
Official Plan policies” and were “to be li�ed upon appropriate land assembly and approval of a 
comprehensive concept plan providing for efficient development of the parcels and co-ordinated access 
to Dufferin Street; interim uses permited while the Holding Zone is in place shall include Public Uses on 
the City-owned lands.”4 

• The specific requirements and process for li�ing the holding provisions is dependant upon the 
following: 

1. Comprehensive assembly of land or agreements with respect to land exchanges that create 
efficient parcels to accommodate the intended development; 

2. Master plans or block plans showing the manner in which ini�al development phases would be 
undertaken that also provides for full build out and for longer-term expansion and 
intensifica�on of priority land uses; 

3. Agreements to ensure the co-ordina�on of access points to Dufferin Street; 
4. Site plan approval and agreements to effec�vely implement such approval; and, 
5. Studies and approvals as necessary to demonstrate compliance with environmental guidelines, 

as well as, plans and agreements required to ensure compliance. 
• In 2005, the City of Vaughan tried to expropriate 8066 Dufferin, along with two other Dufferin 

proper�es. This is reflected in “BY-LAW NUMBER 236-2005 (Item 7, Committee of the Whole Report No. 
43) A By-law to provide the making of an application for approval to expropriate land in fee simple, 
being Part of Lot 8, Concession 3, in the City of Vaughan, in the Regional Municipality of York. (8066 
Dufferin Street)”5 

• In the report given by the Commissioner of Planning in 2003, there was aten�on to 8066 Dufferin as 
the property opposite to Racco Parkway, specifically, with the concern of access. The report states, 
“The only acceptable consolidated access loca�on for the northerly block is opposite Racco 
Parkway…This access…would require land within the northerly block for road purposes. A developer’s 

 
1COMMITTEE OF THE WHOLE FEBRUARY 3, 2003 ZONING BY-LAW AMENDMENT FILE Z.01.030 CITY OF VAUGHAN (DUFFERIN STREET 
ZONING STUDY – WEST SIDE) REPORT # P.2001.49  htps://mee�ngarchives.vaughan.ca/commitee_2003/pdf/CWA20030203_11.pdf  
2 Item-16 “Zoning By-law amendment file z.01.030 city of Vaughan (Dufferin street zoning study – west side) report #p.2001.49  
htps://mee�ngarchives.vaughan.ca/council_2004/pdf/0126m.pdf  
3 CITY OF VAUGHAN COUNCIL MINUTES MARCH 8, 2004 htps://mee�ngarchives.vaughan.ca/council_2004/pdf/0308m.pdf 
4 COMMITTEE OF THE WHOLE FEBRUARY 3, 2003 ZONING BY-LAW AMENDMENT FILE Z.01.030 CITY OF VAUGHAN (DUFFERIN STREET 
ZONING STUDY – WEST SIDE) REPORT # P.2001.49  htps://mee�ngarchives.vaughan.ca/commitee_2003/pdf/CWA20030203_11.pdf 
5 CITY OF VAUGHAN COUNCIL MINUTES JUNE 27, 2005 htps://mee�ngarchives.vaughan.ca/council_2005/pdf/0627m.pdf  

https://meetingarchives.vaughan.ca/committee_2003/pdf/CWA20030203_11.pdf
https://meetingarchives.vaughan.ca/council_2004/pdf/0126m.pdf
https://meetingarchives.vaughan.ca/council_2004/pdf/0308m.pdf
https://meetingarchives.vaughan.ca/committee_2003/pdf/CWA20030203_11.pdf
https://meetingarchives.vaughan.ca/council_2005/pdf/0627m.pdf
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group would assist in addressing the cost-sharing of the roads and services for each of the north and 
south blocks.”  

• In the past, we have asked the City of Vaughan why the Holding (H) Provision remained on our 
property. We received excuses such as: a bus sta�on had to be built, Racco Parkway had to be 
extended, a waste transfer sta�on had to be created. None of these maters occurred, yet the Holding 
(H) Provision remains on the property.  

• Majority of the land situated around 8066 Dufferin is City owned or government affiliated. These 
include: 

o Vaughan Water; Salt Dome; PowerStream; Parks Opera�ons; Alectra 
o Note: Parks Opera�ons - the property directly north of 8066 Dufferin (8090 Dufferin) - was 

leased by the City of Vaughan for the last twenty years. 
o The development of these proper�es does not meet the requirements of the Holding (H) 

Provision 
• The history that the City has with 8066 Dufferin suggests that any proposals we, the property owners, 

put forward would not be approved as it does not fit into the “Official Plan” discussed in the 
Commissioner of Planning’s 2003 report nor with the other developments made within the area. 

• On the website for the Development Planning Department the mission statement states, “Land use 
planning enables the City to establish goals and objec�ves for growth and development…Through this 
process, the interests and objec�ves of individual property owners are balanced with the greater 
interests and objec�ves of the City.” 6  

• We do not feel that there is a balance between the City and the property owners of 8066 Dufferin 
Street.  

• Plans have been made for the proper�es surrounding 8066 Dufferin, without our consulta�on. These 
decisions have not only brought down the value of our property and deterred poten�al buyers, but 
have also prevented us from doing what we want with our land. The Development Planning 
department and Council may have had good inten�ons in 2004 when the Holding (H) Provision was first 
placed.  However, these good Inten�ons have been lost over the last twenty years.    

• To conclude, we are asking that the Holding (H) Provision be removed from 8066 Dufferin since we feel 
that it is being misused on the property for the City of Vaughan’s personal objec�ves. Therefore, we are 
asking for an amendment to be made to By-law 75-2004, in accordance with Sec�on 36 of the Planning 
Act. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
6City of Vaughan - Development Planning Department. htps://www.vaughan.ca/about-city-vaughan/departments/development-
planning-department  

https://www.vaughan.ca/about-city-vaughan/departments/development-planning-department
https://www.vaughan.ca/about-city-vaughan/departments/development-planning-department


 
Map 1 - Descrip�on and loca�on of discussed proper�es:  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Map 2 - Area surrounding 8066 Dufferin, owned by City of Vaughan: 
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140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T: 905 513 0170 | F: 905 513 0177 | mgp.ca 

I am writing to you on behalf of the Block 60 East Landowners Group regarding the two 
potential Metrolinx station sites within Block 60 East referred to in the staff update 
report. Based on study work undertaken by the Landowner’s Group at the request of 
City staff we are asking the City to:  

 Reduce Major Mackenzie Station Site #1 size to 1.5 ha anticipating structured 
parking. 

 Review other potential station locations with arterial road access and eliminate the 
Rutherford Station Site #2 due to lack of access.  Determine if two station sites 
within one concession block for a low-ridership line are required. 

 Add MTO’s Highway 413 Transit Station locations to Draft City Official Plan Mapping 
(and Region’s OP if possible) 

Potential Metrolinx Station Site #1, adjacent to Major Mackenzie Drive within Block 60 
East, is the last undeveloped quadrant adjacent to the CP railway line and Major Mackenzie 
Drive.  Reliance on the high-level 2010 Metrolinx Bolton Study for a station location has 
resulted in development approvals of other sites that may have had better access than the 
site in Block 60 East.  With the realignment of Major Mackenzie and the CP overpass 
construction, which were not included in the potential station site analysis in the Bolton 
study, this station site no longer has arterial road access and will require commuter traffic to 
pass through low-density residential neighbourhoods.  

The Conseil scolaire catholique MonAvenir has also identified a site within Block 60 East 
that conflicts with the Metrolinx station site and does not want to relocate their site. Our 
transportation consultant has looked at the site and believes a smaller Metrolinx site with 
structured parking will fit in this location and leave sufficient land for the school and station 
sites.   

 Joan MacIntyre 
905 513 0170 x115 
JMacIntyre@mgp.ca 

February 12, 2023 MGP File: 16-2539 
 
Mayor and Members of Council 
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan, ON L6A 1T1 
 

 

 
via email:   clerks@vaughan.ca  
 
 
Dear Mr. Mayor and Members of Council: 
 
RE: Block 60 East Landowners Group  

Committee Agenda Item 9 - Metrolinx Initiatives Update – Q1 2024 
 

mailto:clerks@vaughan.ca
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RE:  Block 60 East  re COW Feb 13, 2024 Metrolinx Update  February 12, 2024 
 

  Page 2 of 3 

Although the Major Mackenzie station site is not ideal, as it will pull commuter traffic 
through residential roads, the Block 60 East Landowners Group understands the need to 
reserve a potential station site in this location using a holding zone over the lands. 
Ultimately, we believe with a new study underway by Metrolinx, they may agree with a 
smaller site for this station or its relocation which would also allow for the school site.  

 

 

Site #2 at Rutherford Road is very unlikely to have access to Rutherford Road once the 
road is lowered approximately 6m below the site to pass under the railway line.  Commuter 
access would likely have to be from Highway 27, where the Block Plan’s closest arterial 
access road is located.  Commuters would need to travel approximately 1.3 kilometres 
through the valley and mix with residential traffic to reach the station.  Furthermore, due to 
the required tenure of land within a larger portion of the Block, a second or emergency 
access for the station would rely on travel through a condominium development.  

It is in the public interest to do more work to determine an appropriate station site that will 
be accessible, cost-effective, and fit transit station location criteria, particularly since there 
are other potentially better-access, undeveloped sites adjacent to the railway, one of which 
was already identified in Metrolinx’s Bolton study with direct, signalized access from 
Rutherford Road.    

The need for two potential transit stations for a distant low-ridership line within one 
concession block places an unfair burden on private developers who have held designated 
Low-Density land within the block for many years.  The group has provided studies 
demonstrating that the southern station site is not appropriate and that the northern site 
could be reduced.  The group is asking the City, in consultation with the Region and 
Metrolinx, to review the work they have requested from our transportation consultant and 



RE:  Block 60 East  re COW Feb 13, 2024 Metrolinx Update  February 12, 2024 
 

  Page 3 of 3 

do the necessary analysis on the station sites to allow for transportation planning and 
development that is in the public interest.   

The Block 60E landowners are also eager to finalize the Block Plan approval.  It has been 
over 3 years since our block plan application was submitted, with the 4th submission in late 
2023 addressing the outstanding issue of the transit stations.  

With the shortage of housing in the GTA, we respectfully ask the City to undertake the 
station site study and support the approval of Block 60E with the one potential station site 
at Major Mackenzie with a plan and deadline to determine the need for that station.  This will 
allow subdivision applications to proceed. 

 

Yours very truly, 
Malone Given Parsons Ltd. 

 

  

Joan MacIntyre, MCIP, RPP 
Principal 

 

 

 

 

 

 

 

 

 

 

 

cc.  Fausto Filipetto, Senior Manager, Policy Planning & Sustainability, City of Vaughan 
 Paul Grove, Transportation Engineering, City of Vaughan 
 Pirooz Davoodnia, Transportation Engineering, City of Vaughan 
 Nick Poulos and Norman Chung, Poulos and Chung 
 Block 60 East Landowners Group 
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BLOCK 60 EAST
Metrolinx Station 
Sites

1



Block 60 East

• Applications:
• PAC Meeting 2017
• Block Plan Submission – April 2020
• 4th Submission – December 2023

• Approx. 60 ha and ~ 1,000 units

• 2 schools, 3 public parks

• ~ 24 ha of former quarry and fill

• No Access to Rutherford Road due to grades

• Access to Major Mackenzie already determined

• Two Potential Metrolinx station sites (6 ha+) 
identified in Metrolinx Bolton Study (2010)

• Landowners requesting removal of southern 
site and size reduction of northern station site.

Block 60 East – Block Plan Process and Info

Former 
Quarry Site

2



Possible Future GO Transit Station Constraints Within 
the Block 60 East Community

Block 60 East

• Metrolinx’s Bolton study was high-level and is now dated: 
 - Major Mackenzie overpass, realignment and widened to 6 lanes

 - Rutherford Road EA – planned widening to 6 lanes and railway underpass 

 - Block 60 E converted from employment to residential use. 

• Station sites will have no arterial road access and rely on neighbourhood roads

 - No other examples of this were found in the Region. 

• 3 quadrants at Major Mackenzie are already developed.  A smaller station site with 
structured parking should be considered.

3

Major Mackenzie – Bolton Study Major Mackenzie now.



Possible Future GO Transit Station(s) Within the 
Block 60 East Community

Block 60 East 4

• Southern Station site 6m above 
Rutherford when underpass is 
constructed. Arterial access limited, 
unlikely and expensive. 

• No direct bus access 

• Station access from Hwy 27 will be  
1.3 km through the residential 
subdivision, on a 580m cul de sac.

• Secondary/emergency access would 
rely on a private condo road.

• Without appropriate study, 
potentially better accessed, larger 
vacant sites west of the railway will 
be developed

• Alternative site was already identified 
in the Metrolinx study.



Bolton Metrolinx Line - Block 60 East

60E

Hwy 413 Station Site

Hwy 413 Transit Station

5



Requests:Block 60 East

1. Reduce Major Mackenzie Site 1 size 
to 1.5 ha with structured parking.

2. Review alternative station locations 
on CP line.

3. Review Rutherford Road Corridor  to 
determine feasible arterial access 
and assess better sites.  

4. Eliminate Block 60 E Site 2 at 
Rutherford due to lack of access and 
potentially better undeveloped site.

5. Add Highway 413 Transit Station to 
Draft City OP Mapping (and Region’s 
OP if possible).

6. Block Plan approval this year with 
one transit station.

Reduce site

Remove site

6
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