








mainline planning services inc. 
P.O. BOX 319, Kleinburg, Ontario, Canada   L0J 1C0      

June 25, 2024 

FRANKFRANCO ARCHITECTS 
10320 Pine Valley Dr 
Vaughan, ON    L3L 0B3 

Attention: Theo Bulzan

Re:  Planning Opinion - Proposed Consent and Minor Variances – Secondary Suite Proposal. 50 Pine 
Ridge Avenue. 

The Proposal
Pursuant to your email dated May 1, 2024, we are informed that in addition to a consent creating 2 new lots and 
2 new single-family homes, ‘your client wishes to ADD 2 rental secondary suites (‘accessory suites’) on the 
second floor of each home’.  In this scenario there would be a total of 3 dwelling units per home – one principal 
dwelling on the main floor and two secondary suites on the second floor. [see Attachment 1 – Architectural 
Drawing Set] 

Executive Summary: 
Planning Opinion: 
The Consent Application 
It is my considered and professional planning opinion that the consent proposal (creating 2 new lots from the 
subject property) is justified as good planning and in in accordance with provincial and municipal policy as 
discussed in our opinion letter dated April 25, 2023.  [see Attachment 2]  It is important to note that the proposed 
new lots conform in size and shape to the in-force By-law’s minimum lot standard. 

Secondary Units 
It is my considered and professional planning opinion that Provincial Bill 23 amended the City’s Official Plan and 
Zoning By-law to allow up to 2 secondary dwelling units in single family homes with no minimum area and one 
parking space per dwelling unit. 

The New Homes 
It is my considered and professional planning opinion that the proposed variances are minor for the use of land 
and homes and satisfy the four tests required by Section 45(1) of the Planning Act.   

The Proposed Variances
The following variances (‘proposal’) are required to allow the construction of homes as proposed in the attached 
Architectural Drawing Set.  [see Attachment 1] 

✓ A variance is needed to permit a 1.0m side-yard setback whereas a minimum 1.2m setback is required.
✓ A variance is needed to permit a secondary suite that is 60% of the area of the primary dwelling unit’s

GFA; whereas the maximum is 45%.

The Four Tests 
1. The Proposal Maintains the General Intent and Purpose of the Official Plan

✓ Pursuant to OP policy 7.5.1.5.b.ii, only one secondary suite unit is allowed in each eligible house.

✓ This policy is amended by Bill 23 to permit 2 secondary suites per home.

Bill 23
Subsection 16 (3) of the Act is repealed and the following substituted: 

✓ (3) “No official plan may contain any policy that has the effect of prohibiting the use of …
three residential units in a detached house, …if no building or structure ancillary to the detached
house… contains any residential units”
➢ (.1) “No official plan may contain any policy that has the effect of requiring more than one

parking space to be provided and maintained in connection with a residential unit referred to in
subsection (3).”
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➢ (.2) “No official plan may contain any policy that provides for a minimum floor area of a 
residential unit referred to in subsection (3).” 

➢ (.3) “A policy in an official plan is of no effect to the extent that it contravenes a restriction 
described in subsection (3), (3.1), or (3.2).” 

✓ Section 23 (2) states: “The Minister’s order has the same effect as an amendment to the plan 
adopted by the council and approved by the appropriate approval authority”.  

✓ As such, It is my considered and professional planning opinion that the proposal is compliant 
with the Official Plan. 
 

2. The Proposal Maintains the General Intent and Purpose of the Zoning By-law 
By-law 001-2021 regulates the number and location of secondary suites in section 5.21 as follows. 

✓ Policy 5.21.1 states… “A maximum of one secondary suite per lot shall be permitted”. 
[Amended by Bill 23] 

✓ Policy 5.21.3 requires… “Parking shall be provided in accordance with the requirements of this 
By‐law. For clarity, the minimum parking requirements of this By‐law shall apply to both 
the principal dwelling and the secondary suite”.   [Amended by Bill 23] 

✓ Policy 5.21.4 informs… “A secondary suite shall only be permitted within a principal dwelling on 
a lot”. [Amended by Bill 23] 

✓ Policy 5.21.7 regulates the maximum floor area of a secondary suite… “The maximum gross 
floor area of a secondary suite shall not exceed 45% of the total gross floor area of the 
principal dwelling.  

✓ Policy 5.21.8 regulates the minimum floor area of a secondary suite… “The minimum gross 
floor area of a secondary suite shall be 35.0 m2.  [Amended by Bill 23] 

 
Bill 23 has the affect of amending the zoning bylaw to permit the proposal as follows.  
✓ “Subsections 35.1 (1) and (2) of the Act is repealed and the following substituted:  

➢ Restrictions for residential units  
(1) The authority to pass a by-law under section 34 does not include the authority to pass a 
by-law that prohibits the use of … (b) three residential units in a detached house, … if no 
building or structure ancillary to the detached house, semi-detached house or rowhouse 
contains any residential units…  
Same, parking  
(1.1) The authority to pass a by-law under section 34 does not include the authority to pass 
a by-law requiring more than one parking space to be provided and maintained in 
connection with a residential unit referred to in subsection (1) of this section.  
Same, minimum area  
(1.2) The authority to pass a by-law under section 34 does not include the authority to 
pass a by-law that regulates the minimum floor area of a residential unit referred to in 
subsection (1) of this section.  
Provisions of no effect  
(1.3) A provision of a by-law passed under section 34 or an order made under subsection 
34.1 (9) or clause 47 (1) (a) is of no effect to the extent that it contravenes a restriction 
described in subsection (1), (1.1) or (1.2) of this section.” 

✓ As such, It is my considered and professional planning opinion that the proposal maintains the 
intent and purpose of the zoning By-law. 

 
3. The Proposal is Desirable for the Appropriate Development of the Land, Building and Structure. 

✓ It is my considered and professional planning opinion that the proposal is desirable as it will result 
in the construction of affordable housing through lot intensification within an existing residential 
community. 

 
4. The Variances are Minor in Nature. 

It is my considered and professional planning opinion that the proposed variances are minor in 
nature.  The reduced side yard is minimal, and the larger secondary suite is located on the second 
storey.  As such, there can be no increase in adverse impact on adjacent properties that is not already 
considered by the By-law. 

Conclusion 
It is my considered and professional opinion that: 

2



mainline planning services inc. 
P.O. BOX 319, Kleinburg, Ontario, Canada   L0J 1C0      

April 25, 2023 

FRANKFRANCO ARCHITECTS 
10320 Pine Valley Dr 
Vaughan, ON    L3L 0B3 

Attention: Sara Ruffolo 

Re:  Planning Opinion - Proposed Consent (Lot Creation) and Variance Applications. 50 Pine 
Ridge Avenue. 

Executive Summary: 

A consent application is proposed to create 2 new single-family dwelling lots at the above referenced 
property.  [see Figure 1: Site Plan] 

A minor variance application is needed to allow the construction of homes within 1.0m in the interior side-
yard setback of each new lot whereas the By-law requires a 1.2m setback.  

It is our considered and professional planning opinion that the consent and minor variance applications 
(‘the proposal’) represent good planning for the following reasons.  

Consent to Create 2 New Lots: 

✓ In this case, the subject lot is oversized and once subdivided will provide two new lots that conform
in size and area to the minimum requirement of the By-law.

✓ The subject property is located in an urbanized residential area and has frontage on a fully serviced
municipal road.

✓ A plan of subdivision is not necessary for the proper and orderly development of the municipality and
therefore, in accordance with section 51(3) of the Planning Act, the approval authority may grant the
proposed consent.

✓ The consent will create two new residential lots from one oversized lot.  Intensification in existing
urban residential areas is a form of development that is promoted and consistent with the Provincial
Policy Statement.

✓ The consent will create two new residential lots from one oversized lot.  Urban intensification is
encouraged the province and does not conflict with the Provincial Growth Plan.

✓ The consent will result in development that conforms with the Official Plan and the Zoning By-law.

Minor Variance to Interior Side-yard Setback: 

✓ Meets the 4 tests pursuant to Section 45(1) of the Planning Act.
➢ Tests 1, 2 - Conforms with the general intent and purpose of both the Official Plan and

Zoning By-law.
➢ Test 3 - Is desirable and appropriate for the development of land and structures.
➢ Test 4 - Is minor as the reduction in side-yard setback by 0.2m will not create an adverse

impact on adjacent homes or property that is not otherwise contemplated in the bylaw.

The Planning Merits: 

In considering this matter, we undertook an analysis of the existing site condition and determined that the 
following issues are relevant for the Committee to support a consent and variance application. 
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✓ In considering the consent, is a plan of subdivision necessary for the orderly development of the
city?

✓ Will the Consent decision result in development that is consistent with the Provincial Policy
Statement?

✓ Will the Consent decision result in development that conforms with Provincial Plans?

✓ Will the Consent decision result in development that conforms with the Township Official Plan?

✓ Is a 0.2m reduction in the interior side-yard setback minor to support the development of a single-
family home?

Figure 1: Site Plan 

Background 

Location: 
The subject property is a developed single-family residential lot that is 2,329 sm in area at municipal 
address 50 Pine Ridge Ave.  The lot is more precisely located on the west side of Pine Ridge Avenue, 
midway between Woodview Road and Birch Hill Road within the Pine Valley Neighborhood.  The property 
is legally described as Lot 14, Registered Plan M-1114, City of Vaughan, Regional Municipality of York.  

Existing /Proposed Development: 
The Pine Valley Neighborhood is in transition.  Urban intensification and urban renewal by way of infilling 
is common in this neighbourhood with several examples in vicinity of the subject property. The subject 
property is a double wide lot that contains an existing single-family detached dwelling. The proposal will 
create two new lots by Consent and the existing home would be demolished in favor of two new homes.  
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Existing Urban Services: 
Municipal services (including sewers and a watermain) as well as public utilities (including but not 
necessarily limited to telephone, gas, and hydro) are available on surrounding streets with sufficient 
capacity to service an additional home /lot. 
 
Surrounding Area: 
The subject property is within an established low density residential area and is within a single-detached 
dwelling neighbourhood. 
 
The Proposal: 
The proposed consent application will result in a lot severance creating two (2) new single-family 
residential lots that are sized in accordance with the By-law for homes that subject to a building permit will 
be in character within this established community. [see Figure 2 – Reference Plan] 
 

Figure 2: Reference Plan 

 
 
Legislation and Policy Review 
 
The Planning Act: 
Our professional opinion concerning the subject severance application includes a review of Section 53(1) 
of the Planning Act and is supported by the following policies. 

 
• According to Section 53(1) of the Planning Act, the approval authority may… “give a consent if 

satisfied that a plan of subdivision of the land is not necessary for the proper and orderly 
development of the municipality.” [see Exhibit 1] 

• In accordance with Section 53(2) of the Planning Act, the applicant provided the prescribed 
information and material with his application together with the necessary application fee. [see 
Exhibit 1] 

 
It is our considered and professional planning opinion that a plan of subdivision is not needed for the 
proper and orderly development of the municipality as the necessary service infrastructure exists at the 
property frontage with sufficient capacity to service the development, and the proposal is provided with 
the prescribed information and material required for the Committee to allow the Consent.  
 
Provincial Policy Statement, 2020 (“PPS”): 
Issued under the authority of Section 3 of the Planning Act, the updated Provincial Policy Statement 
(‘PPS’) provides policy direction on matters of provincial interest related to land use planning and 
development.   
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The following policies are helpful in forming our planning opinion. 
 

• The PPS defines intensification to include the creation of ‘infill lots’. [see Exhibit 2]  

• Pursuant to Section 3(5)(a) of the Planning Act, the decision by an approval authority respecting 
a planning matter, including a consent, “shall be consistent with the provincial policy statements 
…that are in effect on the date of the decision”.  [see Exhibit 3] 

• The PPS states that “Planning authorities are encouraged to permit … residential intensification, 
to respond to current and future needs. Efficient development patterns optimize the use of land, 
resources and public investments in infrastructure and public service facilities.” [see Exhibit 14] 

• Consistent with PPS policy 1.1.1a) and 1.1.1e), the consent will create two new lots and homes 
where there is currently one home promoting a more efficient land use pattern that minimizes 
land consumption and is sustained by existing service infrastructure so there is no additional cost 
to the municipality or the province.  [see Exhibit 4] 

• Consistent with PPS policies 1.1.3.1, 1.1.3.2, 1.1.3.3, and 1.1.3.4, the consent affects a lot that is 
located in an urbanized neighbourhood in Vaughan where intensification is intended by the 
Province to occur. The policies state that “Settlement areas shall be the focus of growth and 
development” and “Land use patterns within settlement areas shall…a) efficiently use land and 
resources; b) are appropriate for, and efficiently use, the infrastructure and public service facilities 
which are planned or available, and avoid the need for their unjustified and/or uneconomical 
expansion.” Further, they encourage “intensification, redevelopment and compact form.”  [see 
Exhibit 4] 

• PPS policy 1.4.3b), e) and f) is a Provincial initiative that support intensification in settlement 
areas including infill lot creation by consent to facilitate compact and sustainable communities.  
[see Exhibit 5] 

 
In conclusion, it is our considered and professional planning opinion that the proposal is appropriate 
development and is consistent with the PPS.   
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019 (Amended August 2020) 
(“Growth Plan”): 
Prepared under the Places to Grow Act, 2005, the Growth Plan for the Greater Golden Horseshoe, 2019, 
as amended (‘Growth Plan’), is a policy document that implements the Government of Ontario’s vision for 
controlled growth of existing urban areas.   
 
The following policies are helpful in forming our planning opinion. 
 

• The Growth Plan is in effect. Pursuant to Section 3(5)(b) of the Planning Act, the decision by an 
approval authority respecting a planning matter, including a consent, “shall conform with the 
provincial plans that are in effect on that date, or shall not conflict with them as the case may 
be”.   [see Exhibit 3] 

• The creation of infill lots within subdivisions is supported by provincial policy and the Growth 
Plan… “Better use of land and infrastructure can be made by directing growth to settlement areas 
and prioritizing intensification.”  [see Exhibit 6 – page 2] 

• The Growth Plan defines intensification to include the creation of infill lots. [see Exhibit 7] 
 
Based on our review, it is our considered and professional planning opinion that the proposal conforms 
with Growth Plan objectives.  
 
York Region Official Plan (“Regional OP”): 
The subject property is designated ‘Community Area’ within the ‘Urban Area’ in the Regional OP. [see 
Exhibit 8 - Map 1A]  With respect to our planning opinion concerning the proposal’s conformity with the 
Regional OP, we offer that the following policies are helpful.  
 

• Policy 4.4.10(d) provides that municipal intensification strategies apply to Community Areas “…in 
accommodating additional residential units through gentle density … in local infill.” [see Exhibit 9] 

• Policy 4.4.16 is a direction for the Region… “To work with local municipalities to encourage 
integration of gentle density and a mix and range of housing options within the built boundary, 
where locally appropriate, through redevelopment of existing neighbourhoods.” [see Exhibit 9 – 
page 2] 
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adverse impact on adjacent residential property that is not otherwise contemplated by the By-law 
if a home were 0.2m further away from the side lot line.  

✓ The proposal is desirable for the appropriate development of these additional homes to provide
functional garages.  The dwelling itself is setback in excess of the interior side-yard requirement.

✓ The proposed variance will result in the construction of single-family homes that are in character
with the existing neighbourhood and therefore maintains the general intent and purpose of the
Zoning By-law?

✓ The proposed variance will result in two new infill lots and homes from one oversized lot within an
urbanized community.  The variance maintains the general intent and purpose of the Official Plan
as the Plan contains policies that encourage intensification through infill development.

Conclusion 

It is our considered and professional planning opinion that the proposed Consent and supporting Minor 
Variance Application(s) is good planning for the following reasons.  
✓ The proposal is consistent with the Provincial Policy Statement.

✓ The proposal conforms with the Provincial Growth Plan.
✓ The proposal conforms with the York Region Official Plan.

✓ The proposal conforms with the Vaughan Official Plan.
✓ The proposal meets the general intent and purpose of Zoning By-law 001-2021 and Zoning By-

law 1-88.

✓ The proposal will result in the creation of two new lots and homes in an urbanized community
without cost to the City associated with the provision of service infrastructure or for any other
known reason.

✓ There is sufficient land to create the lots and the variance needed to support the proposed homes
is minor in nature and satisfies the 4 tests in Section 45(1) of the Planning Act.

✓ For the reasons discussed in this report, the proposal is justified as good planning.

We trust that our comments are well received.  Should you require anything further, please do not 
hesitate to contact the undersigned at   

Sincerely, 
mainline planning services inc. 

Joseph P. Plutino, MCIP, RPP 

cc. Client
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2 Where and How to Grow 
2.1 Context 

The GGH is a dynamic and diverse area, and one of the fastest growing regions in 

North America. By 2051, this area is forecast to grow to  

million people and 7.  million jobs. The magnitude and pace of this growth 

necessitates a plan for building healthy and balanced communities and 

maintaining and improving our quality of life while adapting to the demographic 

shift underway. 

This Plan is about accommodating forecasted growth in complete communities. 

These are communities that are well designed to meet people’s needs for daily 

living throughout an entire lifetime by providing convenient access to an 

appropriate mix of jobs, local services, public service facilities, and a full range of 

housing to accommodate a range of incomes and household sizes. Complete 

communities support quality of life and human health by encouraging the use of 

active transportation and providing high quality public open space, adequate 

parkland, opportunities for recreation, and access to local and healthy food. 

They provide for a balance of jobs and housing in communities across the GGH to 

reduce the need for long distance commuting. They also support climate change 

mitigation by increasing the modal share for transit and active transportation 

and by minimizing land consumption through compact built form. 

To support the achievement of complete communities, this Plan establishes 

minimum intensification and density targets that recognize the diversity of 

communities across the GGH. Some larger urban centres, such as Toronto, have 

already met some of the minimum targets established in this Plan, while other 

communities are growing and intensifying at a different pace that reflects their 

local context. 

Building compact and complete communities, and protecting agricultural lands, 

water resources and natural areas will help reduce greenhouse gas emissions 

and ensure communities are more resilient to the impacts of a changing climate. 

Ontario has recently affirmed its commitment to reduce greenhouse gas 

emissions by 30 per cent below 2005 levels by 2030 in Preserving and Protecting 

our Environment for Future Generations: A Made-in-Ontario Environment Plan. 

This target aligns Ontario with Canada’s 2030 target under the Paris Agreement. 

A Place to Grow | 10 

To etter co-ordinate planning for growth across the region, this Plan 

providespopulation and employment forecasts for all upper- and single-tier 

municipalities in the GGH. These growth forecasts are a foundational component 

of this Plan. They are to be reviewed in consultation with municipalities at least 

every five years. 
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Where and How to Grow 

areas. Healthy rural communities are important to the vitality and well-being of 

the larger region. 

2.2 Policies for Where and How to Grow 

2.2.1 Managing Growth 
1. Population and employment forecasts contained in Schedule 3 or such

higher forecasts as established by the applicable upper- or single-tier

municipality through its municipal comprehensive review will be used for

planning and managing growth in the GGH to the horizon of this Plan in

accordance with the policies in subsection 5.2.4.

2. Forecasted growth to the horizon of this Plan will be allocated based on

the following:

a) the vast majority of growth will be directed to settlement areas that:

i. have a delineated built boundary;

ii. have existing or planned municipal water and wastewater

systems; and

iii. can support the achievement of complete communities;

b) growth will be limited in settlement areas that:

i. are rural settlements;

ii. are not serviced by existing or planned municipal water and

wastewater systems; or

iii. are in the Greenbelt Area;

c) within settlement areas, growth will be focused in:

i. delineated built-up areas;

ii. strategic growth areas;

iii. locations with existing or planned transit, with a priority on

higher order transit where it exists or is planned; and

iv. areas with existing or planned public service facilities;

d) development will be directed to settlement areas, except where the

policies of this Plan permit otherwise;

e) development will be generally directed away from hazardous lands;

and

f) the establishment of new settlement areas is prohibited.

3. Upper- and single-tier municipalities will undertake integrated planning

to manage forecasted growth to the horizon of this Plan, which will:

A Place to Grow | 13 
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and libraries. They will function as complete communities and encourage walking, cycling and 

transit use. 

2.2.3.2. That Community Areas are considered Stable Areas and therefore Community Areas with 

existing development are not intended to experience significant physical change that would alter 

the general character of established neighbourhoods. New development that respects and 

reinforces the existing scale, height, massing, lot pattern, building type, orientation, character, 

form and planned function of the immediate local area is permitted, as set out in the policies in 

Chapter 9 of this Plan.  (OPA #15) 

2.2.3.3. That limited intensification may be permitted in Community Areas as per the land use 

designations on Schedule 13 and in accordance with the policies of Chapter 9 of this Plan. The 

proposed development must be sensitive to and compatible with the character, form and 

planned function of the surrounding context. 

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.  

2.2.3.5. That the provision of local transit service to and through Community Areas is a priority where 

such service does not yet exist, and the enhancement and improvement of local transit is a 

priority where it does exist consistent with York Region’s transit service planning process and 

with approved YRT service standards and guidelines.  

2.2.3.6. That new communities are subject to a Secondary Plan process as set out in policy 9.2.2.14 and 

consistent with the requirements for new communities within the York Region Official Plan. 

2.2.3.7. That greenfield lands within Community Areas should be developed to help achieve the 

average minimum density of 50 residents and jobs per hectare combined as required in policy 

2.1.3.2.d. Where appropriate, zoning permissions and plans of subdivision should be 

reexamined to determine if this target can be met and new development should be consistent 

with the requirements for new communities in the York Region Official Plan. 

2.2.4  Employment Areas 

Employment Areas are intended for the use of economic activities that require separation from 

other uses in order to achieve their maximum potential. While Vaughan is anticipated to see 

significant job growth in Employment Areas, they are considered Stable Areas and their 

planned function for economic activity related to industrial, manufacturing, warehousing and 

some offices uses is to be maintained. In order to continue Vaughan’s success at attracting the 

kind of economic activity that requires a location in Employment Areas, the City’s Employment 

Areas must be protected from encroaching non-employment uses that would serve to 

EXHIBIT 1145
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a. in Community Areas, new development will be designed to respect and reinforce 

the physical character of the established neighbourhood within which it is located 

as set out in policies 9.1.2.2 - 9.1.2.4 or, where no established neighbourhood is 

located, it shall help establish an appropriate physical character that is compatible 

with its surroundings, as set out in policy 9.1.2.5. An Established Community Area 

is a portion of the Community Area identified on Schedule 1 (Urban Structure) 

generally bounded by Major or Minor Arterial streets or other significant features 

such as the Natural Heritage System, which is entirely or almost entirely 

developed and occupied, such that its physical character is well defined; 

b. in Intensification Areas, new development will be located and organized, as set 

out in policies 9.1.2.7 and 9.1.2.9, to frame and support the surrounding public 

realm and massed to fit harmoniously into its surrounding environment, including 

appropriate transition to areas of lower intensity development;  

c. in Employment Areas, new development will be located and organized, as set 

out in policy 9.1.2.10, to provide functional buildings that meet the needs of 

employees that walk, cycle or take transit, and to limit any impacts on nearby 

Community Areas; and 

d. in Countryside areas, new development, where permitted, shall be rural in 

character and protect, preserve and strengthen the rural and agricultural context 

within which it is situated, as set out in policy 9.1.2.11 of this Plan.   

(OPA #15) 

9.1.2.2. That in Established Community Areas, new development as reflected in any zoning, variance, 

subdivision, consent or part lot control exemption application, will be designed to respect and 

reinforce the existing physical character and uses of the surrounding area, specifically respecting 

and reinforcing the following elements: 

a. the local pattern of lots, streets and blocks;  

b. the size and configuration of lots;  

c. the building type of nearby residential properties;  

d. the orientation of buildings; 

e. the heights and scale of adjacent and immediately surrounding residential 

properties;  

f. the setback of buildings from the street;  

g. the pattern of rear and side-yard setbacks; 

h. the presence of mature trees and general landscape character of the streetscape; 

EXHIBIT 1246
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i. the existing topography and drainage pattern on the lot and in the adjacent and 

immediately surrounding properties 

j. conservation and enhancement of heritage buildings, heritage districts and 

cultural heritage landscapes.  

k. the above elements are not meant to discourage the incorporation of features that 

can increase energy efficiency (e.g. solar configuration, solar panels) or 

environmental sustainability (e.g. natural lands, rainbarrels). 

(OPA #15) 

9.1.2.3. Within the Established Community Areas there are a number of established residential 

neighbourhoods that are characterized exclusively or predominantly by detached houses located on 

generally large lots with frontages exceeding 20 metres and/or by their historical, architectural or 

landscape value. These neighbourhoods are generally identified on Schedule 1B “Areas Subject to 

Policy 9.1.2.3 – Vaughan’s Established Large Lot Neighbourhoods. Some of these established 

neighbourhoods, including estate lot neighbourhoods, are also characterized by their substantial 

rear, front and side yards, and by lot coverages that contribute to expansive amenity areas, which 

provide opportunities for attractive landscape development and streetscapes. These include 

neighbourhoods at or near the core of the founding communities of Thornhill, Concord, Kleinburg, 

Maple and Woodbridge, and may also be part of the respective Heritage Conservation Districts. For 

clarity, the policy text prevails over the mapping shown on Schedule 1B. In addition to those areas 

identified on Schedule 1B, this policy shall also apply to other areas where the subdivision and 

redevelopment of a large lot or multiple large lots would not respect and reinforce the elements 

identified in Policy 9.1.2.2. In order to maintain the character of established, large-lot 

neighbourhoods the following policies shall apply to all developments within these areas (e.g., land 

severances, zoning by-law amendments and minor variances), based on the current zoning, and 

guide the preparation of any future City-initiated area specific or comprehensive zoning by-laws 

affecting these areas.  

a. Lot frontage: In the case of lot creation, new lots should be equal to or exceed the 

frontages of the adjoining lots or the average of the frontage of the adjoining lots 

where they differ; 

b. Lot area: The area of new lots should be consistent with the size of adjoining lots;  

c. Lot configuration: New lots should respect the existing lotting fabric in the 

immediately surrounding area; 

d. Front yards and exterior side yards:  Buildings should maintain the established 

pattern of setbacks for the neighbourhood to retain a consistent streetscape; 

e. Rear yards:  Buildings should maintain the established pattern of setbacks for the 

neighbourhood to minimize visual intrusion on the adjacent residential lots; 
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10.1.2.33. That an owner(s) seeking to subdivide land may be required to enter into one or more agreements to 

secure the matters associated with the subdivision of land as is deemed necessary by the City. 

Consents (Severances) 

10.1.2.34. That a consent(s) to sever land may be considered, pursuant to Section 53 of the Planning Act, 

provided that a Plan of Subdivision is not deemed necessary in accordance with policy 10.1.2.28. 

10.1.2.35. That a consent(s) to sever land for the creation of new lots applies whether the transaction takes the 

form of a conveyance, a lease for twenty-one years or more, or a mortgage. 

10.1.2.36. That a consent(s) may be permitted for the following purposes: 

a. the creation of new lots; 

b. boundary adjustments to existing lots;  

c. the creation of easements over existing lots; and/or 

d. to convey additional lands to an adjacent lot, provided a lot smaller than that 

otherwise permitted by the Zoning By-law is not created. 

10.1.2.37. That authority to grant a consent(s) to sever land is delegated to the Committee of Adjustment. 

10.1.2.38. That a lot(s) may be created only if there is enough net developable area on both the severed lot 

and the remainder lot to accommodate proposed uses, buildings and structures and accessory uses 

without encroachment on the Natural Heritage Network.  

10.1.2.39. As a condition of approval, the City shall enter into an agreement with the applicant establishing 

conditions requiring that natural self-sustaining vegetation be maintained or restored in order to 

ensure the long-term protection of any Natural Heritage Network components and hydrologically 

sensitive features on the lot. 

10.1.2.40. That a lot shall not be created if it would extend or promote strip development. 

10.1.2.41. That a consent(s) shall not be granted for uses that are inconsistent with this Plan. 

10.1.2.42. That a consent(s) to sever land in the Urban Area, including the lands designated as Oak Ridges 

Moraine Settlement Area on Schedule 4, will be considered for the purposes of infilling in an 

existing Urban Area, but shall not extend the existing Urban Area. Such consent(s) in the Urban 

Area will be subject to the following:  

a. infilling which economizes the use of urban land without disturbing the existing 

pattern of development or perpetuating an undesirable pattern of development or 

prejudicing the layout of future development shall be considered acceptable;  
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b. where a parcel of land is located within an existing settlement or designated by 

the Official Plan for development, and the size of the parcel is large and it is 

apparent that an application for a severance could be a forerunner of other similar 

applications on the original parcel, such individual severances from that parcel 

shall not be permitted but may be considered through an application for a Plan of 

Subdivision; and  

c. where existing developed lots have the potential for redevelopment on a more 

comprehensive scale, a proposed severance(s) which might block potential points 

of access or further fragment ownership of these lands, shall not be approved 

unless such severance is determined to be appropriate following a Council 

approved comprehensive study of the area such as through a Secondary Plan or 

Block Plan process. 

10.1.2.43. That a consent(s) to sever land designated on Schedule 13 as Natural Area and Agricultural, may 

be permitted in the following instances: 

a. acquisition of land by a public body for infrastructure projects; 

b. conveyances to public bodies or non-profit agencies for natural heritage or 

conservation purposes, provided no separate lot is created; 

c. Minor lot adjustments or boundary additions, provided that they do not create a 

separate lot for a residential dwelling in specialty crop or prime agricultural areas; 

and there is no increased fragmentation of a key natural heritage feature or key 

hydrological feature;  

d. agricultural uses where both the subject and retained lands are a minimum size of 

40 hectares (100 acres) outside the Urban Boundary shown on Schedule 1;  

e. existing or new agriculture-related uses, such as farm-related commercial and 

farm-related industrial uses that are small in scale and directly related to the farm 

operation and required to be located in close proximity to the farm operation. In 

these cases, the new lot will be limited to the minimum size required for the use 

and appropriate individual private on-site water and wastewater systems will be 

required; or  

f. severance of an existing residence that is surplus to a farming operation as a 

result of a farm consolidation, provided no additional residence can be 

constructed on the retained farmland. 

10.1.2.44. That a consent(s) to sever land designated on Schedule 13 Oak Ridges Moraine Natural Core, 

Oak Ridges Moraine Natural Linkage, or Oak Ridges Moraine Countryside, may be permitted in 

the following instances:  
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Part IV: Vision for Ontario’s Land Use Planning System 

The long-term prosperity and social well-being of Ontario depends upon planning for strong, 
sustainable and resilient communities for people of all ages, a clean and healthy environment, 
and a strong and competitive economy. 

Ontario is a vast province with diverse urban, rural and northern communities which may face 
different challenges related to diversity in population, economic activity, pace of growth and 
physical and natural conditions. Some areas face challenges related to maintaining population 
and diversifying their economy, while other areas face challenges related to accommodating 
and managing the development and population growth which is occurring, while protecting 
important resources and the quality of the natural environment. 

The Province’s rich cultural diversity is one of its distinctive and defining features. Indigenous 
communities have a unique relationship with the land and its resources, which continues to 
shape the history and economy of the Province today. Ontario recognizes the unique role 
Indigenous communities have in land use planning and development, and the contribution of 
Indigenous communities’ perspectives and traditional knowledge to land use planning 
decisions. The Province recognizes the importance of consulting with Aboriginal communities 
on planning matters that may affect their section 35 Aboriginal or treaty rights. Planning 
authorities are encouraged to build constructive, cooperative relationships through meaningful 
engagement with Indigenous communities to facilitate knowledge-sharing in land use planning 
processes and inform decision-making. 

The Provincial Policy Statement focuses growth and development within urban and rural 
settlement areas while supporting the viability of rural areas. It recognizes that the wise 
management of land use change may involve directing, promoting or sustaining development. 
Land use must be carefully managed to accommodate appropriate development to meet the 
full range of current and future needs, while achieving efficient development patterns and 
avoiding significant or sensitive resources and areas which may pose a risk to public health and 
safety. Planning authorities are encouraged to permit and facilitate a range of housing options, 
including new development as well as residential intensification, to respond to current and 
future needs. 

Efficient development patterns optimize the use of land, resources and public investment in 
infrastructure and public service facilities. These land use patterns promote a mix of housing, 
including affordable housing, employment, recreation, parks and open spaces, and 
transportation choices that increase the use of active transportation and transit before other 
modes of travel. They support the financial well-being of the Province and municipalities over 
the long term, and minimize the undesirable effects of development, including impacts on air, 
water and other resources. They also permit better adaptation and response to the impacts of a 
changing climate, which will vary from region to region.  

Strong, liveable and healthy communities promote and enhance human health and social well-
being, are economically and environmentally sound, and are resilient to climate change. 
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