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ITEM: 6.1 
 REPORT SUMMARY   

MINOR VARIANCE APPLICATION  
FILE NUMBER A125/24 

 
Report Date: January 31, 2025 

 
THIS REPORT CONTAINS COMMENTS FROM THE FOLLOWING  

DEPARTMENTS & AGENCIES (SEE SCHEDULE B):  
 

Additional comments from departments and agencies received after the publication of the report will be made available on 
the City’s website.  
 

Internal Departments 
*Comments Received 

Conditions Required Nature of Comments 

Committee of Adjustment Yes ☐ No ☒ General Comments 
Building Standards (Zoning) Yes ☐ No ☒ General Comments 
Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 
Development Engineering Yes ☒ No ☐ General Comments w/Conditions 
Forestry Yes ☒ No ☐ General Comments w/Conditions 
Development Finance Yes ☐ No ☒ General Comments 

 
External Agencies 
*Comments Received 

Conditions Required Nature of Comments 
*See Schedule B for full comments 

Alectra Yes ☐ No ☒ General Comments 
Region of York Yes ☐ No ☒ General Comments 
TRCA Yes ☐ No ☒ General Comments 

 
PUBLIC & APPLICANT CORRESPONDENCE (SEE SCHEDULE C) 

 
All personal information collected because of this public meeting (including both written and oral submissions) is collected under the authority of 
the Municipal Act, the Municipal Freedom of Information and Protection of Privacy Act (MFIPPA), the Planning Act and all other relevant legislation, 
and will be used to assist in deciding on this matter.  All personal information (as defined by MFIPPA), including (but not limited to) names, 
addresses, opinions and comments collected will become property of the City of Vaughan, will be made available for public disclosure (including 
being posted on the internet) and will be used to assist the Committee of Adjustment and staff to process this application.  
  
Correspondence 

Type 
Name Address Date 

Received 
(mm/dd/yyyy) 

Summary 

Applicant 
 

 08/09/2024 Planning Justification Report 

 
BACKGROUND (SCHEDULE D, IF REQUIRED) 

* Background Information contains historical development approvals considered to be related to this file.  
This information should not be considered comprehensive.  

Application No. (City File)  Application Description 
 (i.e. Minor Variance Application; Approved by COA / OLT) 

N/A N/A 
 

ADJOURNMENT HISTORY   
* Previous hearing dates where this application was adjourned by the Committee and public notice issued.  

Hearing Date   Reason for Adjournment (to be obtained from NOD_ADJ) 
N/A N/A 

 
SCHEDULES 

Schedule A  Drawings & Plans Submitted with the Application  
Schedule B  Comments from Agencies, Building Standards & Development Planning 
Schedule C (if required)  Public & Applicant Correspondence  
Schedule D (if required)  Background 

  
 

 

 

 

 

 

  

https://www.vaughan.ca/council/committees-boards-and-task-forces/committee-adjustment
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MINOR VARIANCE APPLICATION  
FILE NUMBER A125/24  

 
CITY WARD #:   5 
  
APPLICANT:  Netivot Ha’Torah Day School 
  

 

AGENT:  P&P Consulting Inc 
  

 

PROPERTY:  18 Atkinson Avenue, Thornhill  
  
ZONING DESIGNATION:  See below.  
  
VAUGHAN OFFICIAL PLAN 
(2010) DESIGNATION: 

Vaughan Official Plan 2010 (‘VOP 2010’): “Low-Rise Residential" 

 
  
RELATED DEVELOPMENT 
APPLICATIONS: 

DA.23.022 
  

PURPOSE OF APPLICATION:  Relief from the Zoning By-law is being requested to permit two 
proposed additions to the existing two-storey school. Relief is also 
required to facilitate related Site Plan Application DA.23.022. 

Addition A is a proposed three-storey expansion to the back of the 
existing school building and will include a new gym and administrative 
offices and classroom spaces on the upper floor.  

Addition B involves minor renovations to the front entrance vestibule 
situated along Atkinson Avenue. 

 
The following variances have been requested from the City’s Zoning By-law: 

 
The subject lands are zoned I1 – General Institutional Zone and subject to the provisions of 
Exception 14.275 under Zoning By-law 001-2021, as amended. 

 

# Zoning By-law 001-2021 Variance requested 
1 A maximum building height of 11 metres is 

required. [Table 13-3] 
To permit a maximum building height of 15.5 metres 

   
HEARING INFORMATION 

DATE OF MEETING: Thursday, February 6, 2025 
TIME: 6:00 p.m.  
MEETING LOCATION: Vaughan City Hall, Woodbridge Room (2nd Floor), 2141 Major Mackenzie Drive  
LIVE STREAM LINK: Vaughan.ca/LiveCouncil 

PUBLIC PARTICIPATION 
 

If you would like to speak to the Committee of Adjustment at the meeting, either remotely or in person, 
please complete the Request to Speak Form and submit to cofa@vaughan.ca  
 
If you would like to submit written comments, please quote file number above and submit by mail or email 
to: 
 
Email: cofa@vaughan.ca  

 
Mail: City of Vaughan, Office of the City Clerk, Committee of Adjustment, 2141 Major Mackenzie Drive, 
Vaughan, ON, L6A 1T1 
 
To speak electronically, pre-registration is required by completing the Request to Speak Form on-line 
and submitting it to cofa@vaughan.ca no later than NOON on the last business day before the meeting. 
 
THE DEADLINE TO REGISTER TO SPEAK ELECTRONICALLY OR SUBMIT WRITTEN COMMENTS 
ON THE ABOVE NOTED FILE(S) IS NOON ON THE LAST BUSINESS DAY BEFORE THE MEETING. 

 

https://www.vaughan.ca/council/minutes_agendas/council_broadcast/Pages/default.aspx
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca
mailto:cofa@vaughan.ca
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca
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INTRODUCTION  
Staff and Agencies act as advisory bodies to the Committee of Adjustment. The comments contained 
in this report are presented as recommendations to the Committee.  
  
Section 45(1) of the Planning Act sets the criteria for authorizing minor variances to the City of 
Vaughan’s Zoning By-law. Accordingly, review of the application may consider the following:  
  

 That the general intent and purpose of the by-law will be maintained.  
 That the general intent and purpose of the official plan will be maintained.  
 That the requested variance(s) is/are acceptable for the appropriate development of the subject lands.  
 That the requested variance(s) is/are minor in nature.  

 
Public written and oral submissions relating to this application are taken into consideration by the 
Committee of Adjustment as part of its deliberations and final decision on this matter.  
 

COMMITTEE OF ADJUSTMENT  
Date Public Notice Mailed:  January 23, 2025 

Date Applicant Confirmed Posting of 
Sign:   

January 21, 2025 

Applicant Justification for Variances:   
*As provided in Original Application Form  

Proposed addition exceeds maximum building height by 
1.65m, and closure of driveway 

Was a Zoning Review Waiver (ZRW) Form 
submitted by Applicant:  
*ZRW Form may be used by applicant in instances where a 
revised submission is made, and zoning staff do not have an 
opportunity to review and confirm variances prior to the 
issuance of public notice.   

 Yes ☐ No ☒ 

COMMENTS: 

N/A 
Committee of Adjustment Recommended 
Conditions of Approval:  

N/A 

  
BUILDING STANDARDS (ZONING)  

**See Schedule B for Building Standards (Zoning) Comments 

Building Standards Recommended 
Conditions of Approval:   

N/A 

  
DEVELOPMENT PLANNING  

**See Schedule B for Development Planning Comments.    
Development Planning Recommended 
Conditions of Approval:   

If the Committee finds merit in the application, the 
following conditions of approval are recommended: That 
all comments on Site Development Application File 
DA.23.022 be addressed to the satisfaction of the 
Development and Parks Planning Department. 

  
DEVELOPMENT ENGINEERING  

 
       Link to Grading Permit     Link to Pool Permit    Link to Curb Curt Permit   Link Culvert Installation  
Development Engineering has no objections to the Minor Variance given the satisfaction of the 
attached condition.  
Development Engineering 
Recommended Conditions of 
Approval:   

The Owner/Applicant shall satisfy the Development 
Engineering Department requirements for the related Site 
Plan Development Application (DA.23.022) 

 
PARKS, FORESTRY & HORTICULTURE (PFH)  

Conditions of approval listed below:  

PFH Recommended Conditions of 
Approval:   

 A Private Property Tree Removal & Protection Permit 
(Construction/Infill) is required for the removal/injury to 
trees (over 20cm DBH) on the subject property or 
municipally owned trees of any size and trees located 
within 6 meters of the subject property, as per By-Law 
052-2018.  
 
MLA 107A or ULA 110A Heavy Duty Tree protection 
fencing (plywood) is to be installed prior to construction 

https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/curb_cuts_and_driveway_widening/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/culvert_installation/Pages/default.aspx


4 | P a g e  
 

PARKS, FORESTRY & HORTICULTURE (PFH)  
and is to remain until construction is completed, as per 
By-Law 052-2018. 
 
MLA 107B or ULA 110B Light Duty Tree protection 
fencing (Snow Fence) may be used where traffic sight 
lines will be affected within the road allowance, as per By-
Law 052-2018. 

  
DEVELOPMENT FINANCE  

No comment no concerns  
Development Finance Recommended 
Conditions of Approval:   

None 

 
BY-LAW AND COMPLIANCE, LICENSING AND PERMIT SERVICES  

No comments received to date. 

BCLPS Recommended Conditions of 
Approval:   

None 

  
BUILDING INSPECTION (SEPTIC)  

No comments received to date. 

Building Inspection Recommended 
Conditions of Approval:   

None 

  
FIRE DEPARTMENT  

No comments received to date. 

Fire Department Recommended 
Conditions of Approval:   

None 

  
RECOMMENDED CONDITIONS OF APPROVAL SUMMARY 

Should the Committee find it appropriate to approve this application in accordance with request and 
the sketch submitted with the application, as required by Ontario Regulation 200/96, the following 
conditions have been recommended: 
# DEPARTMENT / AGENCY  CONDITION 
1 Development Planning  

Alyssa.pangilinan@vaughan.ca  
If the Committee finds merit in the application, 
the following conditions of approval are 
recommended: That all comments on Site 
Development Application File DA.23.022 be 
addressed to the satisfaction of the 
Development and Parks Planning Department. 

2 Development Engineering  
jonal.hall@vaughan.ca  

The Owner/Applicant shall satisfy the 
Development Engineering Department 
requirements for the related Site Plan 
Development Application (DA.23.022)  

3 Parks, Forestry and Horticulture Operations  
kari.sthyrhansen@vaughan.ca 
  

A Private Property Tree Removal & Protection 
Permit (Construction/Infill) is required for the 
removal/injury to trees (over 20cm DBH) on 
the subject property or municipally owned 
trees of any size and trees located within 6 
meters of the subject property, as per By-Law 
052-2018.  
 
MLA 107A or ULA 110A Heavy Duty Tree 
protection fencing (plywood) is to be installed 
prior to construction and is to remain until 
construction is completed, as per By-Law 052-
2018. 
 
MLA 107B or ULA 110B Light Duty Tree 
protection fencing (Snow Fence) may be used 
where traffic sight lines will be affected within 
the road allowance, as per By-Law 052-2018.  

All conditions of approval, unless otherwise stated, are considered to be incorporated into the approval “if 
required”. If a condition is no longer required after an approval is final and binding, the condition may be waived 

mailto:Alyssa.pangilinan@vaughan.ca
mailto:Ian.reynolds@vaughan.ca
mailto:kari.sthyrhansen@vaughan.ca
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RECOMMENDED CONDITIONS OF APPROVAL SUMMARY 
Should the Committee find it appropriate to approve this application in accordance with request and 
the sketch submitted with the application, as required by Ontario Regulation 200/96, the following 
conditions have been recommended: 
by the respective department or agency requesting conditional approval. A condition cannot be waived without 
written consent from the respective department or agency. 
 
 
 
 
 
 

IMPORTANT INFORMATION  
CONDITIONS: It is the responsibility of the owner/applicant and/or authorized agent to obtain and 
provide a clearance letter from respective department and/or agency (see condition chart above for 
contact). This letter must be provided to the Secretary-Treasurer to be finalized. All conditions must be 
cleared prior to the issuance of a Building Permit.  
APPROVALS: Making any changes to your proposal after a decision has been made may impact the 
validity of the Committee’s decision.  
 
An approval obtained from the Committee of Adjustment, where applicable, is tied to the building 
envelope shown on the plans and drawings submitted with the application and subject to the variance 
approval.   
  
A building envelope is defined by the setbacks of the buildings and/or structures shown on the plans and 
drawings submitted with the application, as required by Ontario Regulation 200/96. Future development 
outside of an approved building envelope, where a minor variance was obtained, must comply with the 
provisions of the City’s Zoning By-law.   
  
Elevation drawings are provided to reflect the style of roof (i.e. flat, mansard, gable etc.) to which 
a building height variance has been applied. Where a height variance is approved, building height is 
applied to the style of roof (as defined in the City’s Zoning By-law) shown on the elevation plans 
submitted with the application.   
  
Architectural design features that are not regulated by the City’s Zoning By-law are not to be considered 
part of an approval unless specified in the Committee’s decision.   
DEVELOPMENT CHARGES: That the payment of the Regional Development Charge, if required, is 
payable to the City of Vaughan before issuance of a building permit in accordance with the Development 
Charges Act and the Regional Development Charges By-law in effect at the time of payment.  
  
That the payment of the City Development Charge, if required, is payable to the City of Vaughan before 
issuance of a building permit in accordance with the Development Charges Act and the City's 
Development Charges By-law in effect at the time of payment.  
  
That the payment of the Education Development Charge if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and the Boards of 
Education By-laws in effect at the time of payment  
  
That the payment of Special Area Development charge, if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and The City's 
Development Charge By-law in effect at the time of Building permit issuance to the satisfaction of the 
Reserves/Capital Department.  
NOTICE OF DECISION: If you wish to be notified of the decision in respect to this application or a 
related Ontario Land Tribunal (OLT) hearing you must complete a Request for Decision form and submit 
to the Secretary Treasurer (ask staff for details). In the absence of a written request to be notified of the 
Committee’s decision you will not receive notice.  
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SCHEDULE A: DRAWINGS & PLANS  
 

  



Minor Variance Application A125/24

Scale: 1: 3,675

July 12, 2024 1:35 PM
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SCHEDULE B:  
COMMENTS FROM AGENCIES, BUILDING STANDARDS & 

DEVELOPMENT PLANNING 
 

Internal Departments 
*Comments Received 

Conditions Required Nature of Comments 

Building Standards (Zoning) Yes ☐ No ☒ General Comments 
Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 

 
External Agencies 
*Comments Received 

Conditions Required Nature of Comments 
*See Schedule B for full comments 

Alectra Yes ☐ No ☒ General Comments 
Region of York Yes ☐ No ☒ General Comments 
TRCA Yes ☐ No ☒ General Comments 
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Date: August 22nd 2024 

Attention: Christine Vigneault 

RE:  

File No.: A125-24 

Related Files:  

Applicant  P+P CONSULTING 

Location 18 Atkinson Ave 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

2 
 

 
 

COMMENTS: 

 
 

Alectra Utilities (formerly PowerStream) has received and reviewed the proposed Variance Application. This 

review, however, does not imply any approval of the project or plan.   

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum 
clearances to the existing overhead or underground electrical distribution system as specified by the applicable 
standards, codes and acts referenced. 
 
In the event that construction commences, and the clearance between any component of the work/structure and the 
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and 
Safety Act, the customer will be responsible for 100% of the costs associated with Alectra making the work area safe. 
All construction work will be required to stop until the safe limits of approach can be established.  
 
In the event construction is completed, and the clearance between the constructed structure and the adjacent existing 
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes 
referenced, the customer will be responsible for 100% of Alectra’s cost for any relocation work.  
 

References:  
 

• Ontario Electrical Safety Code,  latest edition (Clearance of Conductors from Buildings) 

• Ontario Health and Safety Act,  latest edition (Construction Protection) 

• Ontario Building Code, latest edition (Clearance to Buildings)  

• PowerStream (Construction Standard 03-1, 03-4),  attached 

• Canadian Standards Association, latest edition (Basic Clearances) 
 

If more information is required, please contact either of the following: 

 
Mr. Stephen Cranley, C.E.T     Mitchell Penner 

Supervisor, Distribution Design, ICI & Layouts (North)   Supervisor, Distribution Design-Subdivisions  
Phone: 1-877-963-6900 ext. 31297         Phone: 416-302-6215        
   

E-mail: stephen.cranley@alectrautilities.com     Email: Mitchell.Penner@alectrautilities.com 

  

 

 

 

 

 

 

 

 

 

mailto:stephen.cranley@alectrautilities.com
mailto:Mitchell.Penner@alectrautilities.com
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2141 Major Mackenzie Drive 

Vaughan, Ontario 

Canada L6A 1T1 

(905) 832-2281 

 

Page 1 of 1 

 

 
 
To:   Committee of Adjustment 
 
From:   Lindsay Haviland, Building Standards Department 
 
Date:   January 08, 2025 
 
Applicant:  P+P CONSULTING 
 
Location:  18 Atkinson Avenue 
  PLAN 65M2099 Part of Block 154 
 
File No.(s):  A125/24 
 

 
Zoning Classification: 

 
The subject lands are zoned I1 – General Institutional Zone and subject to the provisions 
of Exception 14.275 under Zoning By-law 001-2021, as amended. 

 
# Zoning By-law 001-2021 Variance requested 

1 A maximum building height of 11 metres is required. 
[Table 13-3] 
 
 

To permit a maximum building 
height of 15.5 metres 

 
Staff Comments: 

 
 Stop Work Order(s) and Order(s) to Comply: 

 
 There are no outstanding Orders on file 

  
Building Permit(s) Issued: 

 
A Building Permit has not been issued.  The Ontario Building Code requires a building permit for 
structures that exceed 10m2 

 

 Other Comments: 

 

 
General Comments 

1 The applicant shall be advised that additional variances may be required upon review of detailed 
drawing for building permit/site plan approval. 
 

 
 
 

Conditions of Approval: 
 

If the committee finds merit in the application, the following conditions of approval are 
recommended. 
 

  
* Comments are based on the review of documentation supplied with this application. 

 



   memorandum 
 
 
 

 
Development and Parks Planning Department | City of Vaughan | 2141 Major Mackenzie Drive | Vaughan, 

ON L6A 1T1 
T:  905.832.8585 | F: 905.832.6080 | www.vaughan.ca | Page 1 

 

To:   Christine Vigneault, Committee of Adjustment Secretary Treasurer 
 
From:   Nancy Tuckett, Director of Development and Parks Planning 
 
Date:   January 28, 2025 
 
Name of Owner: Netivot Hatorah Day School 
 
Location: 18 Atkinson Avenue, Thornhill 
 
File No.(s):  A125/24 
 
 
Proposed Variance(s) (By-law 001-2021): 

1. To permit a maximum building height of 15.5 m.  
 
By-Law Requirement(s) (By-law 001-2021): 

1. A maximum building height of 11 m is required. 
 
Official Plan: 
 
City of Vaughan Official Plan 2010 (‘VOP 2010’): “Low-Rise Residential”  
 
Comments: 
 
The Owner is seeking relief to permit the construction of an addition to an existing 
school, with the above noted variances.  
 
The Development and Parks Planning Department has no objection to Variance 1 for an 
increased maximum building height of 15.5 m, whereas the Zoning By-law permits 11 m. 
The related Site Development application, File DA.23.022, is currently under review to 
permit the development of a three (3)-storey addition to the rear of the existing two (2)-
storey school. The 4.5 m height increase is proposed to accommodate the addition and 
a clearstory feature proposed as part of the third storey. The height of the proposed 
addition is 13.2m and the clearstory feature is an additional 1.8m. The proposed height 
increase is minimal in nature and is not anticipated to cause any adverse massing 
impacts on the surrounding properties, or the abutting parkland to the west.  
 
Accordingly, the Development and Parks Planning Department can support the 
requested variance and is of the opinion that the proposal is minor in nature, maintains 
the general intent and purpose of the Official Plan and Zoning By-law, and is desirable 
for the appropriate development of the land. 
 
Recommendation: 
 
The Development and Parks Planning Department recommends approval of the 
application, subject to the following conditions: 
 
Conditions of Approval: 
 
If the Committee finds merit in the application, the following conditions of approval are 
recommended: 
 
That all comments on Site Development Application File DA.23.022 be addressed to the 
satisfaction of the Development Planning Department. 
 
Comments Prepared by: 
 
Alyssa Pangilinan, Planner 1 
Janany Nagulan, Senior Planner  

http://www.vaughan.ca/


CAUTION! This is an external email. Verify the sender's email address and carefully
examine any links or attachments before clicking. If you believe this may be a phishing
email, please use the Phish Alert Button.

From: Cameron McDonald
To: Committee of Adjustment
Subject: [External] RE: A125/24 (18 Atkinson Avenue) – REQUEST FOR COMMENTS, CITY OF VAUGHAN
Date: Monday, August 26, 2024 9:44:52 AM
Attachments: image002.png

Good morning,

Based on a review of our screening mapping, I can confirm that the subject property
is not located within TRCA’s Regulated Area. As such, any site alteration or
development on the property would not require a permit from TRCA.

Based on the above, we have no comments/requirements.

Regards,

Cameron McDonald
Planner I
Development Planning and Permits | Development and Engineering Services

T: (437) 880-1925
E: cameron.mcdonald@trca.ca
A: 101 Exchange Avenue, Vaughan, ON, L4K 5R6 | trca.ca

mailto:Cameron.McDonald@trca.ca
mailto:CofA@vaughan.ca
tel:(437)%20880-1925
mailto:cameron.mcdonald@trca.ca
https://www.google.com/maps/search/?api=1&query=101%20Exchange%20Avenue,%20Vaughan,%20ON,%20L4K%205R6
https://trca.ca/
https://trca.ca/
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CAUTION! This is an external email. Verify the sender's email address and carefully
examine any links or attachments before clicking. If you believe this may be a phishing
email, please use the Phish Alert Button.

From: Development Services
To: Christine Vigneault
Cc: Committee of Adjustment
Subject: [External] RE: A125/24 (18 Atkinson Avenue) – REQUEST FOR COMMENTS, CITY OF VAUGHAN
Date: Friday, August 30, 2024 4:36:24 PM
Attachments: image001.png

image003.png

Hi Christine,

The Regional Municipality of York has completed its review of the minor variance application –
A125/24 (18 Atkinson Avenue) and has no comment.

Please provide us with a digital copy of the notice of decision for our records.

Many thanks,

Our working hours may be different. Please do not feel obligated to reply outside of your scheduled working hours.
Let’s work together to help foster healthy work-life boundaries.

Niranjan Rajevan, M.Pl.  | Associate Planner, Development Planning | Economic and Development
Services Branch | Corporate Services Department
------------------------------------------------------------------------------------------------------------------------
The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 6Z1 
1-877-464-9675 ext. 71521 | niranjan.rajevan@york.ca | www.york.ca

Our Values: Integrity, Commitment, Accountability, Respect, Excellence

Our Mission: Working together to serve our thriving communities – today and tomorrow

Please consider the environment before printing this email.

mailto:developmentservices@york.ca
mailto:Christine.Vigneault@vaughan.ca
mailto:CofA@vaughan.ca
mailto:niranjan.rajevan@york.ca
http://www.york.ca/
https://www.facebook.com/YorkRegionGovt
http://twitter.com/YorkRegionGovt
http://www.linkedin.com/company/YorkRegionGovt
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(t) 905-854-1757 (e) allan@ramsayplanning.com (w) www.ramsayplanning.com 

	

(Email Only) 

July 29, 2024  

Revised 
 
Christine Vigneault 
Secretary-Treasurer, Committee Adjustment  
City of Vaughan 
2141 Major Mackenzie Drive 
Vaughan ON, L6A 1T1 

 

Dear Ms. Vigneault: 

Re: Minor Variance Application - Netivot Ha’torah Day School, 18 Atkinson Avenue 
 Our File No. 2340 

Allan Ramsay Planning Associates Inc. has been retained by Netivot Ha’torah Day School  
(“Netivot Ha’torah”) regarding its redevelopment plans at 18 Atkinson Avenue (the “Subject 
Lands” or the “Site”).  

On behalf of the Netivot Ha’torah, we are pleased to provide this Planning Brief in support of a 
Minor Variance Application to facilitate the construction of an addition to the existing school. 

SUBJECT PROPERTY & SURROUNDING AREA 

The Subject Lands are located on the west side of Atkinson Avenue, approximately 1 block 
south of Centre Street. The existing 2-storey school has a gross floor area (GFA) of 5,474.79 m2 
with 35 classrooms and an enrolment of 600 students from Junior Kindergarten to Grade 8. 
Among these students, 468 students use the classrooms at 18 Atkinson and the remaining 
students use the classrooms at Kayla Children Centre, the abutting school at 36 Atkinson 
Avenue.  

Surrounding the Subject Lands are the following: 

- North: the Kayla Children Centre a 2-storey day care and school. 

- West: To the west is Bathhurst Estates Park, a neighbourhood park with sportsfields, 
tennis courts and a small playground area. Directly adjacent to the school property is a 
soccer field. A chain link separates the school and park. 

- South: Abutting the Subject Lands to the south are 2-storey detached dwellings located 
on Rodeo Drive. These lots are separated from the school by a solid privacy fence and a 
3 m landscape strip with mature trees. 
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- East: Opposite the Subject Lands on the east side of Atkinson Avenue, are the rear yards 
of residential properties fronting onto Franklin Avenue and Maimonides Court. These 
reverse frontage lots contain 2-storey detached dwellings and include solid, noise 
attenuation walls adjacent to Atkinson Avenue.  

OFFICIAL PLAN AND ZONING 

Under the Vaughan Official Plan (the “VOP 2010”) the Subject Lands are located within a 
Community Area on Schedule 1, Urban Structure and are designated ‘Low Rise Residential’ on 
Schedule 13, Land Use . Among the permitted uses in Low Rise Residential areas are “Public 
and Private Institutional Buildings” (s. 9.2.2.1 c) (iv)). The Netivot Ha’torah Day School is 
considered a private institutional building.  

According to s. 9.2.3.8 Public and Private Institutional Buildings such as schools may take on a 
variety of forms dependant on their use and scale. Schedule 13-T of the VOP 2010 does not 
specify a maximum height or density (floor space index) for a school on the Subject Lands. 
Furthermore, s. 9.2.1.7 indicates that in cases where “…no height or floor space index is 
indicated on Schedule 13, the maximum height and density shall be established through a 
Secondary Plan or Area Specific Policy as contained in Volume 2 of this Plan, where such a 
Secondary Plan or Area Specific Policy exists, or through the application of the various policies 
of this Plan”. The Subject Lands are not subject to a Secondary Plan or area specific policies. 

Under the Community Area policies s. 9.1.2.2 of the VOP 2010 indicates: 

“…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;  
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h.  the presence of mature trees and general landscape character of the streetscape;  
  
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).” [Emphasis Added] 

According to City of Vaughan Zoning By-law 2021-001, as amended, the Subject Lands are 
zoned as General Institutional Zone (I1) and are subject to site specific exception 275 (I1-275 
Zone.  A school is a permitted use within the I1-275 Zone. Exception 275 applies to several 
parcels in the area and addresses regulations for residential lots and the parking of 
commercial vehicles. 

PROPOSED DEVELOPMENT  

The proposed redevelopment consists of two additions (Additions A and B) to the school 
building combining for a total GFA of 8,045.41 m2. Addition A is a proposed 3-storey expansion 
to the back of the existing school building and will include a new gym and administrative offices 
and classroom spaces on the upper floor. It is noted that there will not be additional student 
enrolment as a result of the proposed expansion. The students that currently use 36 Atkinson 
Avenue will be housed in the new classrooms. Addition B involves minor renovations to the front 
entrance vestibule situated along Atkinson Avenue. 

The proposed site plan also shows that the existing access and internal driveway loop will be 
maintained with the addition of security gates that will be closed during school hours (9:00 AM to 
3:45 PM). The use of security gates will enable the area between the gates, including the 
driveway, to be utilized by students for outdoor play activities during school hours.  

The proposed building expansion will make provision for minimum 63 parking spaces required 
(1.5 spaces/classroom). The site plan includes 30 bicycle parking spaces within the school 
grounds, which promotes cycling and minimizes vehicular traffic during pick-up and drop-off 
hours. 

Copies of the proposed site plan, vehicular circulation plan and elevation plan are provided in 
Appendix A, B and C respectively. 
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REQUESTED RELIEF 

The proposed school addition has been designed to comply with the applicable zoning 
regulations where possible. The following variances are required: 

No. Zoning By-Law Regulation 2021-001 Variance Request 
1 [Section 13.3, Table 13.3]  

The maximum building height permitted is 11  
metres.  

To permit a maximum building height 
of 13.7 metres  

2 [Section 6.1.3 Exclusivity] 
A required parking space, barrier-free parking 
space, barrier-free access aisle, loading space, 
bicycle parking space, or any driveway or aisle 
providing access to those spaces, shall be 
provided in accordance with the following 
provisions: 
1.  Shall be used for the exclusive use of that 

purpose and shall be maintained as such. 
2.  Shall be unobstructed and free of any 

structure or encroachment, unless otherwise 
permitted by this By-law in accordance with 
Subsection 6.3.3. 

To permit the portion of the driveway 
located between the security gates to 
be closed to vehicular travel from 
9:00 AM to 3:45 PM on school days 
in order that it can be used be for 
outdoor play activities. 

MINOR VARIANCE TESTS 

Section 45(1) of the Planning Act, as amended, identifies the four tests which must be satisfied 
in order for the Committee to approve this application. Those tests are: 

1. The variance maintains the general intent and purpose of the Official Plan. 

2. The variance maintains the general intent and purpose of the Zoning By-law. 

3. The variance is desirable for the appropriate development or use of the land. 

4. The variance is minor in nature. 

In my opinion, the requested variances are supportable and meet the four tests under Section 45(1) 
of the Planning Act in the following ways: 

ANALYSIS OF VARIANCE 1 - BUILDING HEIGHT 

(i)  General Intent and Purpose of the Official Plan – As noted above, the VOP 2010 does not 
specify a maximum building height for a school on the Subject Lands. Instead, the Official 
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Plan indicates schools and other institutional buildings may take on a variety of forms 
dependant on their use and scale and must “respect and reinforce” the existing physical 
character and uses of the surrounding area. 
In my opinion the 3-storey building addition consisting of a gym and upper storey classroom 
section will respect and reinforce the physical character of the surrounding area. The 
addition will be is located at the rear of the site adjacent to the park, an existing school and 
three to four lots on Rodeo Drive containing 2-storey detached dwellings.  The increase in 
building height is modest and exceeds the maximum building height permitted on the 
adjacent properties by 2.7 m.  
The proposed increase in building height maintains the general intent and purpose of the 
City OP. 

(ii)  General Intent and Purpose of the Zoning By-law – The intent of zoning regulations for 
maximum building height is to ensure that the height of new development is in keeping with 
character of the existing area. 
The proposed increase building height will result in a building height that is in keeping with 
the character of the neighbourhood. The additional building height is compatible with the 
surrounding open space/park and school uses to the west and north respectively and is also 
compatible with the two-storey residential properties to the south. The proposed building 
addition is situated adjacent to three to four residential lots. Compatibility is achieved 
through the combination of a privacy fence, a 3 m landscaping strip, mature trees and a 
significant setback to the building addition from the adjacent residential properties. 
The proposed increase in building height maintains the general intent and purpose of the 
Zoning By-law. 

(iii)  Minor – The proposed variance is minor and will not result in any adverse impacts on the 
surrounding uses. The proposed addition (addition A) is situated away from any nearby 
uses. The addition is setback approximately 29.5 m from the nearest residential property 
line (south), approximately 21 m from the adjacent school property line (north) and 
approximately 11.3 m from the property line adjacent to the park (west). These separation 
distances far exceed the minimum 4.5 m side yard setback and 7.5 m rear yard setback 
requirements of the I1 Zone. The increased separation will mitigate any impacts of the 
proposed additional 2.7 m of building height. 

(iv)  Desirable and Appropriate Development – The variance for increased building height will 
permit a development that is desirable for the appropriate development of the site and area. 
The additional building height will allow the Netivot Ha’torah to offer improved facilities to its 
students in the form of a new gym and additional, modern classrooms and will consolidate 
its educational programs on one site avoiding the need to shuffle students to and from the 
adjacent school at various time during the day.  
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Overall, it is my opinion the variance for increase building height satisfies the requirements of 
Section 45(1) of the Planning Act. The proposed minor variance maintains the general intent and 
purpose of the relevant Official Plan policies and the Zoning By-law, is minor and is appropriate 
for the development of the Subject Lands and area. 
ANALYSIS OF VARIANCE 2 – DRIVEWAY USE 

(i)  General Intent and Purpose of the Official Plan – According to s. 4.3.2.7 of the VOP 2010 it 
is the policy of the City of Vaughan to: 

 “….require that parking lots and structures be developed as high-quality 
examples of good urban design and sustainability, with particular 
emphasis placed on permeability and safety for pedestrians and cyclists, 
landscaping and vegetation, stormwater management, high quality 
lighting, signage and materials and a range of parking space types, 
including parking for smaller fuel efficient vehicles and bicycles”.  

The general intent of the above policy is to ensure that parking lots, including driveways and 
aisles, are designed taking into account, amongst other things, the safety of pedestrians and 
cyclists. 
In my opinion the proposed variance will permit the portion of the driveway located between 
the security gates to be closed to vehicular travel from 9:00 AM to 3:45 PM on school days 
in order that it can be used for outdoor play activities during school hours supports the 
above policy. This portion of the driveway is only required for student drop-offs and pick-ups 
and is not otherwise needed during school hours. The closure of the driveway and its use 
for outdoor play activities during school hours represents a safe and efficient use of urban 
land.  
The proposed closure of the portion of the driveway between the security gates and its use 
for outdoor play activities at specified times of the school day maintain the general intent 
and purpose of the City OP. 

(ii)  General Intent and Purpose of the Zoning By-law – Section 6.1.3  of the Zoning by-law 
states: 

 “A required parking space, barrier-free parking space, barrier-free access 
aisle, loading space, bicycle parking space, or any driveway or aisle 
providing access to those spaces, shall be provided in accordance with 
the following provision: 
1.  Shall be used for the exclusive use of that purpose and shall be 

maintained as such. 
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2.  Shall be unobstructed and free of any structure or encroachment, 
unless otherwise permitted by this By-law in accordance with 
Subsection 6.3.3”. 

The general intent and purpose of the above regulation is to ensure required parking and 
accessible parking spaces, loading spaces and driveways and aisles leading to these 
spaces and facilities are available for their intended use and that these facilities provide for 
the safety of pedestrian, cyclists and other users. 
Subject to the implementation of the security measures below, the closure of the portion of 
the driveway located between the security gates to vehicular travel from 9:00 AM to 3:45 PM 
and the use of the driveway during these periods for outdoor play activities will maintain the 
required safety to pedestrians, cyclists and other users. 
As well, it is important to note the driveway is not required during school hours to access 
any required parking and accessible parking spaces, or aisles leading to these spaces and 
facilities. The only required facility located along this portion of the driveway is the waste 
enclosure. As discussed below arrangements will be made to ensure waste collection 
activities occur outside of school hours when the security gates are open. 
The proposed variance maintains general intent and purpose of the Zoning By-law. 

(iii)  Minor – The proposed variance is minor in nature and with the implementation of the  
measures outlined below will not result in any adverse safety risks or impacts: 

- Vehicular access around the perimeter of the School will be controlled during school 
hours by two centrally controlled automatic security gates.  The locations on the security 
gates are shown on the Proposed Circulation Plan, dated June 20, 2024. Along the 
northerly driveway the gate is situated near the school entrance that is part of the 
proposed building addition. The second gate is located along the southerly driveway in 
proximity to the existing building entrances.   

- The gates will be open except for the period 9:00 AM to 3:45 PM on school days. During 
the times when the security gates are closed vehicular traffic will be prohibited from 
passing through the gates. Under this arrangement the area between the gates will be 
available for safe, outdoor play activities by the students.  

- A buffer period of between 3-5 minutes will be utilized from when the northerly gate (the 
first gate) is closed and the southerly gate (the second gate) is closed in order to ensure 
all vehicles have ample time to exit the gated area. A security intercom is also proposed 
that provides direct communication to the school administrative staff in the event an 
issue. Staff supervisors will also be present when the security gates are opened and 
closed. 
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- The period when the gates are open includes those times when student drop offs and 
pick ups occur. Morning drop offs take place between 8:00 AM and 9:00 AM, while 
afternoon pick-ups take place from 3:45 PM to 5:00 PM. Student drop offs and pick ups 
outside of the above times will occur in the front driveway. 

- Contractual arrangements will be made with the School’s waste management and 
snowplowing contractors that prohibit contractors from accessing the gated area during 
the period 9:00 AM to 3:45 PM on school days. 

- Should snowplowing be required during the period when the gates are closed, a protocol 
will be followed that ensures the driveway is clear of all students during the extent of the 
snowplowing operations. 

(iv)  Desirable and Appropriate Development – The variance is desirable and appropriate for the 
development of the site. With the security measures proposed the closure of the driveway 
and its use for outdoor play activities during specified school hours provides for student 
safety. As well, the variance will facilitate an efficient use of the school grounds since the 
driveway is not required during school hours to access any required parking and accessible 
parking spaces, or aisles leading to these spaces and facilities. 
The periodic closure of school driveways and public streets in the vicinity of schools has 
been identified in the Region of York’s Designing For Active Transportation: York Region 
School Sites Design Guidelines (2017). According to the Design Guidelines, “…limiting 
access to street segments around schools on a permanent basis, with diverters or partial 
street closures or on a periodic basis – i.e., at school arrival and dismissal hours” is a 
means to reduce traffic volumes and promote active transportation.  

In my opinion the variance to permit the portion of the driveway located between the security 
gates to be closed to vehicular travel from 9:00 AM to 3:45 PM on school days in order that it 
can be used for outdoor play activities during school hours satisfies the requirements of Section 
45(1) of the Planning Act. The proposed minor variance maintains the general intent and 
purpose of the relevant Official Plan policies and the Zoning By-law, is minor and is appropriate 
for the development of the Subject Lands and area. 
 

CONCLUSION 

Overall, it is my opinion the variances individually and collectively do not satisfy the requirements 
of Section 45(1) of the Planning Ac and should be approved subject to the condition that the 
safety measures outlined above are implemented. 
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Respectfully Submitted, 

 

Allan Ramsay, MCIP, RPP 
Principal, 
Allan Ramsay Planning Associates Inc.
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Appendix 1 - Proposed Site Plan 
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EXISTING MAIN FLOOR 28,070 2,607.77 21.5%
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TOTAL EXISTING FLOOR AREA 58,930 5,474.79

PROPOSED ADDITION A
FIRST FLOOR 11,909 1,106.35 9.1%
SECOND FLOOR 3,568 331.52
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PROPOSED ADDITION B
FIRST FLOOR 284 26.40 0.2%

TOTAL ADDITION AREA 27,670 2,570.62
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MINIMUM LANDSCAPING 10% 48.7%
MAXIMUM BUILDING HEIGHT (PROPOSED) 11m 13.58m*

ADDITIONAL STATISTICS CURRENT PROPOSED
CLASSROOMS 35 42
STUDENT ENROLLMENT 468 600
STAFF 105 125
* DENOTES MINOR VARIANCE REQUIRED
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* DENOTES MINOR VARIANCE REQUIRED
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