
PUBLIC RELEASE 
September 19, 2014 
 

 
 

TOWN OF AURORA 
SPECIAL COUNCIL – PUBLIC PLANNING 

MEETING AGENDA 
 

Wednesday, September 24, 2014 
7 p.m. 

Council Chambers 
 
 
1. DECLARATION OF PECUNIARY INTEREST AND GENERAL NATURE THEREOF 
 
 
2. APPROVAL OF THE AGENDA 
 

RECOMMENDED: 
 

THAT the agenda as circulated by Legal and Legislative Services be approved. 
 
 
3. PLANNING APPLICATIONS 
 
 
4. READING OF BY-LAW 
  

RECOMMENDED: 
 

THAT the following confirming by-law be given first, second, and third readings 
and enacted: 

 
5670-14 BEING A BY-LAW to Confirm Actions by Council pg. 24 

Resulting from Special Council – Public Planning 
Meeting on September 24, 2014 

 
 
5. ADJOURNMENT 



Special Council – Public Planning Meeting Agenda 
Wednesday, September 24, 2014 Page 2 of 2 
 
 

AGENDA ITEMS 
 
 
1. PL14-063 – Zoning By-law Amendment, File: D14-06-14 pg. 1 

Chafam Permiere Inc./Sterne Motors Ltd.  
300 Earl Stewart Drive 
Lots 5-7, 65M-2873 

 
RECOMMENDED: 
 

THAT report PL14-063 be received; and 
 
THAT comments presented at the Public Planning Meeting be addressed by 
Planning & Development Services in a comprehensive report outlining 
recommendations and options at a future General Committee Meeting. 

 
 
2. PL14-058 – Official Plan Amendment and Zoning By-law Amendment pg. 9 

Applications 
RCG Aurora North Limited Partnership 
800 St. John’s Sideroad  
Files: D09-02-12 and D14-09-12 

 
RECOMMENDED: 

   
THAT report PL14-058 be received; and 
 
THAT comments presented at the Public Planning Meeting be addressed by 
Planning & Development Services in a comprehensive report outlining 
recommendations and options at a future General Committee Meeting. 
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 TOWN OF AURORA 
 PUBLIC PLANNING MEETING REPORT  No. PL14-063  
 
SUBJECT: Zoning By-law Amendment, File: D14-06-14 
 Chafam Permiere Inc./Sterne Motors Ltd.  
 300 Earl Stewart Drive 
 Lots 5-7, 65M-2873 
   
FROM: Marco Ramunno, Director of Planning & Development Services   
 
DATE: September 24, 2014 
 
 
RECOMMENDATIONS 
 
THAT report No. PL14-063 be received; and 
 
THAT comments presented at the Public Planning Meeting be addressed by 
Planning & Development Services in a comprehensive report outlining 
recommendations and options at a future General Committee Meeting.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide Council with background information related to 
the proposed Zoning By-law amendment application proposing a Motor Vehicle and 
Sales Establishment as a permitted use on the subject lands. 
 
BACKGROUND  
 
The subject lands are currently zoned Industrial Commercial (C5-6) Exception Zone. In 
2000, a zoning amendment and site plan applications were approved by Council to 
construct a six (6) storey office building. Construction on the site never continued 
beyond building foundations and the lands have remained undeveloped since that time. 
The applicant has applied to amend the existing zoning to permit a motor vehicle sales 
establishment on the subject lands. A site plan application will be required at a future 
date. 
 
Public Notification 
 
On September 4, 2014 notice of a Public Meeting respecting the subject zoning by-law 
amendment application was given by mail to all addressed property owners within 120 
metres (393 feet) of the subject property. An expanded circulation area was provided to 
residents beyond 120 metres of the subject lands as shown in Figure 1.  Public Meeting 
notification has been provided in accordance with Section 34(12) of the Planning Act.  
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To date no comments have been received by Planning and Development Services.  Any 
comments received will be addressed in the technical review and included in a 
comprehensive report at a future General Committee Meeting.  
 
Location/ Land Use 
 
The subject lands are located at the south west corner of St. John’s Sideroad and Earl 
Stewart Drive and municipally described as 300 Earl Stewart Drive (see Figure 1). The 
subject lands have the following characteristics: 
 


• Total site area of 2.8 ha (6.94 acres); 
o Phase 1 (proposed Motor Vehicle Sales Establishment) 12,230 m2 (3.02 


acres) 
o Phase 2 (future development) 15,884 m2 (3.92 acres) 


• Frontage on Earl Stewart Drive of 166m (544 ft) and 144m (472 ft) on St. John’s 
Sideroad; and 


 
The surrounding land uses are as follows: 
 
North:  St. John’s Sideroad East, and beyond parkland and existing residential; 
South:  Existing Industrial and Office Commercial Uses; 
East:  Existing Campus Commercial Uses;  
West: Existing Hydro Corridor, Stormwater Management Pond and beyond 


existing residential  
 
Policy Context 
 
Town of Aurora Official Plan 
 
As illustrated on Figure 2, the subject lands are designated as “Existing Employment- 
Light Industrial/ Service” by the Town of Aurora Official Plan. The designation 
encourages a broad range of employment opportunities, service commercial uses and 
retail uses of a quasi-industrial nature within existing employment areas. Automotive 
and recreational vehicle related uses including service and rental, parts sales, gas bars 
car washes, service stations, auto body repair and service commercial uses are 
permitted within the Existing Employment- Light Industrial/ Service designation.  New 
development within the designation shall conform with the General Employment area 
policies of the Official Plan.   
 
Zoning By-law 2213-78 
 
The subject lands are currently zoned “Industrial Commercial (C5-6) Exception Zone” by 
the Town of Aurora Zoning By-law 2213-78, as amended.  The site specific Industrial 
Commercial Zone permits offices, computer software manufacturing and distribution 
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facilities, data processing centres, day care centres and video conferencing centres.   
 
An amendment to the Zoning By-law is required to allow the proposed motor vehicle 
sales establishment use and accessory uses normally and incidentally related to the 
primary use. The existing zoning of the lands and the surrounding area are detailed on 
Figure 3, attached.  Site specific by-law exceptions have not been requested by the 
applicant.   
 
Proposed Site Development 
 
Sterne Motors Ltd. proposes to construct a motor vehicle sales establishment on the 
subject lands. As indicated on the conceptual site plan (Figure 4), the building is 
proposed on the existing foundations from the previous development.  
 


• Lot 5 proposes one (1) building for a motor vehicle sales establishment; 
• Lots 6 and 7 will remain vacant for a future related use; 
• Vehicular access onto Earl Stewart Drive, potential access onto St. John’s 


Sideroad to be evaluated at the site plan, and; 
• Approximately 200 parking spaces within Phase 1, and a vehicle compound area 


located on the west side of the lands. 
 
COMMENTS  
 
A preliminary review of the proposed zoning by-law amendment application has been 
undertaken by internal departments and external agencies. Staff has identified the 
following matters to be addressed in greater detail prior to staff preparing a final report 
for Council’s consideration:  
 


• The proposed zoning change to include the automotive use will be evaluated 
relative to the surrounding land uses to assess the appropriateness of the 
proposed use. 
 


• A Traffic Impact Study was prepared by LMM Engineering Inc. dated August 28, 
2014 for the subject lands. The traffic impact of the proposed use will be 
evaluated by staff. 
 


• A high quality of buffering and landscaping will be required. Streetscaping should 
be consistent with the Town of Aurora development standards.  
 


• The parking layout, grading and lighting aspects of the lands will be addressed 
as part of the site plan application.  
 


• York Region approval related to source water protection will be addressed as 
part of the site plan application.  
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Map created by the Town of Aurora Planning & Development Services Department, August 26, 2014. Base data provided by York Region & the Town of Aurora.
Air Photos taken Spring 2012, © First Base Solutions Inc., 2013 Orthophotography.


APPLICANT: CHAFAM PREMIERE INC. & STERNE MOTORS LTD.
FILE: D14-06-14
FIGURE 1
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APPLICANT: CHAFAM PREMIERE INC. & STERNE MOTORS LTD.
FILE: D14-06-14
FIGURE 2
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APPLICANT: CHAFAM PREMIERE INC. & STERNE MOTORS LTD.
FILE: D14-06-14
FIGURE 3
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Map created by the Town of Aurora Planning & Development Services Department, August 26, 2014. Drawing provided by Carson Woods Architects Limited.
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  TOWN OF AURORA 
 PUBLIC PLANNING MEETING REPORT  No. PL14-058  
 
SUBJECT: Official Plan Amendment and  
 Zoning By-law Amendment Applications 
 RCG Aurora North Limited Partnership 
 800 St. John’s Sideroad  
 Files: D09-02-12 and D14-09-12 
    
FROM: Marco Ramunno, Director of Planning & Development Services  
 
DATE: September 24, 2014 
 
 


RECOMMENDATIONS 
 
THAT report No. PL14-058 be received; and 
 
THAT comments presented at the Public Planning Meeting be addressed by 
Planning & Development Services in a comprehensive report outlining 
recommendations and options at a future General Committee Meeting.  
 
PURPOSE OF THE REPORT  
 
The purpose of this report is to provide Council with background information related to 
the Official Plan and Zoning Amendment Applications submitted by RCG Aurora North 
Limited Partnership. The applicant proposes to re-designate the subject property from 
“Convenience Commercial” to “Community Commercial”. The applicant is also 
proposing to rezone the subject property from Rural “RU” Zone to Shopping Centre 
Commercial “C4” Exception Zone. The purpose of the Official Plan Amendment and 
Zoning By-law Amendment is to permit a commercial development with a range of 
commercial uses including; grocery store, restaurant, drug stores, bank and other retail 
commercial stores in accordance with the Community Commercial policies of the 2B 
Secondary Plan (OPA 30). 
 
BACKGROUND  
 
History 
 
Application to amend the Official Plan and Zoning By-law (D09-02-12 and D14-09-12) 
were heard at the Public Planning Meeting of Council held on September 24, 2012.    
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At that meeting Council passed the following resolution:  
 


“THAT report PL12-038 be received; and 
 
THAT comments presented at the Public Planning meeting be addressed by the 
Planning and Development Services department in a comprehensive report 
outlining recommendations and options at a future General Committee meeting.” 


 
Following the September 24, 2012 Public Planning Meeting, the Owner made revisions 
to the proposed applications before providing Staff with the current submission. Overall, 
the Owner has revised the site layout, building sitting and the permitted uses. Given that 
an extensive period of time and changes were made to the original applications, Staff 
determined that the revised Official Plan and Zoning Amendment Applications should be 
presented to another Public Planning Meeting.  
 
On June 2014, the Town received a revised Official Plan and Zoning Amendment 
applications from the Owner (RCG Aurora North Limited Partnership). Compared to the 
original application, the applicant has reconfigured the locations of the proposed uses 
and buildings within the subject lands. In addition, the Owner proposes new permitted 
uses such as grocery store and pharmacy within one of the multi-tenant commercial 
buildings along the northerly portion of the property, whereas the original Official Plan 
and Zoning Amendment proposed a standalone fitness centre on this portion of the 
property.  
 
Public Notification 
 
On September 4, 2014, Notice of a Public Meeting respecting the subject Official Plan 
and Zoning By-law Amendment applications was given by mail to all addressed property 
owners within 120 metres (393 feet) of the subject property (see Figure 1); by 
notification in the Auroran and the Aurora Era Banner; and an information sign posted 
on the subject property. Public Meeting notification has been provided in accordance 
with Section 34(12) of the Planning Act. In addition, Staff have circulated all persons 
who have requested to be notified on the interested parties list. 
 
To date of this report, no comments have been received by the Planning and 
Development Services department. Any comments received will be addressed in a 
comprehensive report at a future General Committee meeting.  
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Location/ Land Use 
 
As illustrated on Figure 1, the subject lands are located on the northeast corner of 
Bayview Avenue and St. John’s Sideroad. The subject property has an area of 2.5 
hectares (6.1 acres) and is currently vacant. The surrounding land uses are as follows: 
 
 
North: watercourse (Mattamy subdivision – Environmental protection area)  
West:  (across Bayview Ave) existing residential  
East:   watercourse (Mattamy subdivision – Environmental protection area) 
South: (across St. John’s Sideroad) residential and commercial development  
 
Policy Context 
 
Town of Aurora Official Plan 
 
The subject lands are currently designated as “Convenience Commercial” by the 
Bayview Northeast Area 2B Secondary (OPA 30). The “Convenience Commercial” 
designation is intended to accommodate uses which cater to day-to-day shopping 
needs such as convenience stores; personal service establishments and drug stores. 
The applicant is proposing service commercial uses which generally serves a wider 
residential community such as a grocery store. Therefore, an amendment to the Official 
Plan is required to amend the existing “Convenience Commercial” designation to 
“Community Commercial”. 
 
Zoning By-law 2213-78 
 
The subject property is zoned “Rural General (RU) Zone” by the Town of Aurora Zoning 
By-law 2213-78, as amended. The “Rural” Zone does not permit commercial 
developments. As illustrated on Figure 3, the applicant is proposing to rezone the 
property to Shopping Centre Commercial “C4” Exception Zone to permit the following 
uses:  
 


• banks or financial institutions, including drive-through; 
• bowling alleys; 
• business and professional offices; 
• clinics; 
• commercial schools provided that the combined commercial floor area 


devoted to the use over the entire site does not exceed 250 square metres; 
• day care centre, including outdoor play area; 
• dry cleaner’s distribution station or depot; 
• dry cleaning outlet; 
• drug stores; 
• health centre; 
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• libraries, post offices and government administrative offices; 
• laundries; 
• medical and dental laboratories; 
• private and commercial clubs; 
• places of entertainment, provided the use complies with the requirements of 


all applicable regulatory and/or licensing by-laws of the Town; 
• personal service shops; 
• restaurants; 
• restaurants, take-out; 
• restaurants, drive-through; 
• retail stores; 
• supermarkets.  


 
Note: The By-law will prohibit the following uses: Automobile Service Centre, Dry 
Cleaning Establishment and Gasoline Bars and Automobile Washing Establishments. 
 
Exceptions to the By-law will include: 


 
a) To allow the minimum Front Yard (3.0m); whereas the by-law requires (12.0m);  
b) To allow the minimum Exterior Side Yard (3.0m); whereas the by-law requires 


(12.0m);  
c) To permit a parking ratio of 4.3 spaces / 100 sq. metres; whereas the by-law 


requires a parking ratio of 4.5/ 100 sq. metres; 
d) For the purposes of determining the front lot line, the applicant has proposed 


St. John’s Sideroad to be considered as the front lot line.  
 
Site Design 
 
The pertinent site statistics are as follows: 
Site Statistics  
Building A1 (Pharmacy) 929.0 sq. m 
Building A2 (Retail) 650.3 sq. m 
Building A3 (Grocery Store) 2,972.9 sq. m.  
Building B1 (Convenience) 116.1 sq. m. 
Building B2 (Convenience) 116.1 sq. m. 
Building B3 (Retail) 696.7 sq. m. 
Building C (Bank) 510.9 sq. m. 
Building D (Restaurant)  520.2 sq. m. 
Total Building Area 6,513 sq. m. 
Entire Site Area 2.5 hectares 
Parking Provided 280 parking spaces (4.3 / 100 sq. m) 
Accessible parking  8 cars 
Buildings Coverage 26% 
Loading Spaces provided 8 spaces 
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Conceptual Site Plan  
 
As illustrated on Figure 4, the proposed site plan shows three entrance points to the 
site, with one full access entrance onto Bayview Avenue with proposed signalization, 
and a right in – right out access onto Bayview Avenue and one onto St. John’s 
Sideroad. The grocery store is proposed to be the largest commercial unit at the north 
end of the site. Smaller scale retail commercial along the intersection of Bayview 
Avenue and St. John’s Sideroad. A parking lot with 280 parking spaces is proposed to 
be in the centre of the commercial development. There is one proposed drive-thru 
restaurant at the easterly portion of the site, parallel to St. John’s Sideroad. The Owner 
has not submitted a formal site plan application along with the subject Official Plan and 
Zoning Amendment applications. Conceptual elevation drawings are attached for 
reference only (Figure 5 – 8).  
 
Urban Design  
 
Under the provision of Official Plan Amendment No. 30, the proposed development is 
subject to the Wellington Street East Corridor (Area 2B) Urban Design Guidelines. The 
Urban Design Guidelines identify the subject property as a secondary gateway into the 
Town. As such, the proposed development is subject to an urban design and 
architectural peer review to the satisfaction of the Town. The Planning Partnership has 
been retained as the peer reviewer and all cost of which will be borne by the landowner.  
 
COMMENTS  
 
A preliminary review of the proposed zoning by-law amendment application has been 
undertaken by internal departments and external agencies. Staff has identified the 
following matters to be addressed in greater detail prior to staff preparing a final report 
for Council’s consideration:  
 


• The consideration of the subject application relative to existing and future 
surrounding land uses to assess the compatibility and appropriateness of the 
proposed Official Plan and Zoning By-law amendment.  


 
• Conservation Authority’s approval related to stormwater management, floodplain 


and grading. 
 


• A high quality of landscaping will be required with emphasis on pedestrian 
movement and accessibility. Streetscaping should be consistent with the Town ‘s 
development standards. Buffers along both Bayview Ave. and St Johns Sideroad 
will be required. Enhanced gateway landscaping will be required.  


 
• Region’s approval related to the access location and design. Other comments 


related to technical drawings will be addressed as part of the site plan 
application.  
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• The urban design and site layout of the proposed commercial development will 
be reviewed in greater detail at the site plan approval stage.  


 
• The proposed parking reduction will be evaluated by Town Staff.  


 
SERVICING ALLOCATION  
 
Not Applicable. 
 
ALTERNATIVE(S) TO THE RECOMMENDATIONS   
 
1. Direct staff to report back to another Public Planning Meeting addressing any issues 


that may be raised at the Public Planning Meeting.  
 
2. Refusal of the application with an explanation for the refusal.  
  
FINANCIAL IMPLICATIONS  
 
This will be addressed when a technical review of the proposal is completed.  
 
CONCLUSION  
 
Staff will undertake a technical review of the subject application including, but not limited 
to, the above outlined matters, as well as the comments received from the public and 
Council at the Public Planning Meeting. A comprehensive report with recommendations 
and options will be presented to Council for consideration and direction at a future 
General Committee meeting.  
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APPLICANT: RCG AURORA NORTH LIMITED PARTNERSHIP
FILE: D09-02-12 & D14-09-12
FIGURE 1
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