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Malone Given Parsons (“MGP”) is the planning consultant for Amville Developments Inc. 
(“Amville”), the owner of 9222 Keele Street (the “Subject Site”), located at the southwest 
corner of Rutherford Road and Keele Street in the City of Vaughan. We have been monitoring 
the Vaughan Official Plan 2025 (“VOP 2025”) Review process, including attending meetings, 
reviewing supporting studies and draft policies, and providing written comments at each step 
in the process. MGP previously provided letters to York Regional Council in September 2020 
and a letter to MMAH in September 2022, as part of the York Region Official Plan Review 
process, which resulted in the Ministry including the Subject Site within the Rutherford GO 
PMTSA boundary (please see Attachment 1 for the Minister’s Decision). 

As part of the City’s Official Plan Review process, Vaughan City Council removed the Subject 
Site from the Rutherford GO PMTSA boundary in the adopted VOP 2025 solely in response to 
concerns of residents adjacent to the Subject Site and without undertaking a proper analysis 
to justify the Subject Site’s removal. This decision was made despite a letter to Vaughan City 
Council in October 2025 which maintained that the boundary of the proposed Rutherford GO 
Protected Major Transit Station Area (“PMTSA”) should continue to include the Subject Site 
in order to support the minimum density target and the planned service levels of the 
Rutherford GO station (please see Attachment 2 for the letter to Vaughan City Council dated 
October 24, 2025).  

This letter serves to request the Subject Site’s reinstatement within the Rutherford GO PMTSA 
No.2 as shown on Schedule 1.B.1 of the Draft VOP released in September 2025, and also to 
request a higher minimum density target in accordance with provincial policy and the density 
analysis MGP conducted in October 2025. 
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For a more detailed justification in support of the inclusion of the Subject Site, see Attachment 
2 for the letter provided to Vaughan City Council on October 24, 2025. A summary of the 
contents of the letter is as follows: 

1. The Rutherford GO PMTSA has an approved minimum density target of 100 people
and jobs per hectare (ppj/ha). It is our opinion that this minimum density should be
increased to 150 ppj/ha, in accordance with the Provincial Planning Statement
(“PPS”) Policy 2.4.2.1.c.

2. The Subject Site plays a key role in providing the population needed to support
Rutherford GO Stations ridership base.

3. The density analysis findings demonstrate that the provincially approved PMTSA
achieves a density of 102.3 ppj/ha. When adjusted to exclude the Subject Site, the
resulting density within the PMTSA falls significantly below the City’s minimum
requirement of 100 ppj/ha, achieving only 57.9 ppj/ha.

The reinstatement of this site allows the PMTSA to meet the minimum density target 
established in the PPS, optimize the area’s size and potential ridership, and maintain flexibility 
for development within walking distance of the Rutherford GO Station. As such, we believe it 
is appropriate to include the Subject Site within Rutherford GO PMTSA No.2. 

Should you have any questions or wish to discuss this matter further, please do not hesitate 
to contact the undersigned. 

Yours very truly, 
Malone Given Parsons Ltd. 

Jack Wong, MCIP, RPP 
Principal  

cc. M. Meighoo, Municipal Services Office - Central Ontario
 G. DiMartino/J. Baldassarra, Amville Developments Inc. (Trinity Point Developments) 

Attachments:  Attachment 1: Minister’s Decision approving York Region OP, with modifications 
         Attachment 2: Letter to Vaughan City Council, October 24, 2025 
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Malone Given Parsons (“MGP”) is the planning consultant for Amville Developments Inc. 

(“Amville”), the owner of 9222 Keele Street (the “Subject Site”), located at the southwest 

corner of Rutherford Road and Keele Street in the City of Vaughan. This letter serves as a 

follow-up to the deputation made by our client, Mr. Gabriel DiMartino of Trinity Point 

Developments, at the September 30, 2025 Committee of the Whole meeting with respect to 

the matter herein, in the context of consideration of the Draft VOP 2025 by the Committee of 

the Whole, and to provide information in support of the Subject Site’s continued inclusion 

within the Rutherford GO Protected Major Transit Station Area (“PMTSA”) No.2, and also to 

request a higher minimum density target. 

As it currently stands, the Rutherford GO PMTSA has an approved minimum density target of 

100 people and jobs per hectare (ppj/ha), and the Subject Lands are included within its 

boundary. It is our opinion that this minimum density should be increased to 150 ppj/ha, in 

accordance with the Provincial Planning Statement (“PPS”), which states: 

‘Within major transit station areas on higher order transit corridors, planning 

authorities shall plan for a minimum density target of 150 residents and jobs 

combined per hectare for those that are served by commuter or regional rail.’ 

(Policy 2.4.2.1.c) 

This density target was originally contemplated to align with provincial policy and remains 

appropriate for the area given its access to higher-order transit. 

An important factor to consider is the continued investment in the Rutherford GO Station, 

which has seen substantial upgrades as recently as last year. These improvements included 

the installation of a second track and an east platform, increasing capacity on the Barrie GO 

Jack Wong 
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jwong@mgp.ca 
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City of Vaughan 

2141 Major Mackenzie Dr. 

Vaughan, ON  L6A 1T1 

via email:   clerks@vaughan.ca  

Attention: Mayor Steven Del Duca and Members of Council 

Dear Mr. Mayor and Members of Council: 

RE: VOP 2025 

October 28, 2025 Council Meeting 

9222 Keele Street, City of Vaughan 

Amville Developments Inc. 
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Amville Developments Inc. 
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Line and enabling future rail service expansion along the corridor. The Subject Site plays a key 

role in providing the population needed to support the station’s ridership base.  

To support our request, we have prepared a density analysis for the provincially approved 

PMTSA. The analysis accounts for all the approved development applications within the 

boundary and includes detailed unit, job, and population assumptions for each property 

located within the approved PMTSA boundary. The findings demonstrate that the provincially 

approved PMTSA achieves a density of 102.3 ppj/ha, as shown in Attachment 2. 

When adjusted to exclude the Subject Site, the resulting density within the PMTSA falls 

significantly below the City’s minimum requirement of 100 ppj/ha, achieving only 57.9 ppj/ha. 

This is also well below the 150 ppj/ha minimum target set out in the PPS. The density analysis 

includes preliminary assumptions based on a development concept for the Subject Site. The 

continued inclusion of this site allows the PMTSA to meet the minimum density target 

established in the PPS, optimize the area’s size and potential ridership, and maintain flexibility 

for development within walking distance of the Rutherford GO Station.  

As such, we believe it is appropriate to continue to include the Subject Site within the 

Rutherford GO PMTSA No.2 as indicated on Schedule 1.B.1 of VOP 2025 and request the 

minimum density target be increased to 150 ppj/ha in conformity with Policy 2.4.2.1.c) of the 

Provincial Planning Statement.  

Should you have any questions or wish to discuss this matter further, please do not hesitate 

to contact the undersigned.  

Yours very truly, 

Malone Given Parsons Ltd. 

Jack Wong, MCIP, RPP 

Principal  

cc. G. DiMartino/J. Baldassarra, Amville Developments Inc. (Trinity Point Developments)

Attachments:  Attachment 1: Rutherford GO Protected Major Transit Station Area No. 2 

    Attachment 2: Rutherford GO PMTSA Density Calculations 
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Table 1 - Rutherford GO Station - Adopted MTSA - Existing Density
Building 

Footprints 
Size

# of 
Commercial/
Office Floors

Total Floor 
Space Total Jobs

Singles Semis Towns Singles Semis Towns Total sq.m sq.m
1 Employment Land - Petra Hygienic Systems 0.9 3,416 2 6,832 78 78

a Retail - Gas Station/7-11 741 1 741 5 5
b Commercial - Childcare Centre - BrightPath Rutherford 639 2 1,279 32 32

c Commercial - Premier Place Banquet Hall/Mackenzie 
Fireplaces 1,476 2 2,952 74 74

a Commercial - Aquastream Swim and Retail - 
Westburne Electric Supply Store 1,412 2 2,825 71 71

b Employment Land - Wajax Industrial 
Components/Wonder Home Stone Ltd. 1,619 2 3,237 37 37

4 GO Transit Station 4.1 x x x x x x x x x x x x
5 Employment Land - Forte Fixtures & Millwork 1.4 5,994 2 11,989 136 136
6 Residential - Existing 0.7 1 18 6 3 61 17 86 6 92
7 Residential - Existing 0.7 6 0 20 0 21 1 23
8 Residential - Existing 0.2 6 21 0 20 60 84 6 90
9 Employment Land 0.4 1522 2 3,044 35 35

10 Future Park +
Approved Draft Plan of Subdivision (19T-20V008) 12.9 17 243 58 0 693 788 55 843

11 Office 0.5 1,818 3 5,455 237 237
12 Commercial - Burger King/Mary Brown's 0.6 570 1 570 14 14
13 Office 0.4 825 3 2,476 108 108
14 Commercial - Pizza Hut, Dulux Paints, Wendy's etc. 2.3 3,377 1 3,377 84 84

Total 27.0 18 30 270 61 102 770 979 44,777 979 1,958
Gross Area 33.8 57.9

PPU 3.39 3.39 2.85
Notes: Undercount 1.0504
1. PPU Source: Adjusted York Region Proposed 2051 Forecast and Land Needs Assessment, March 2021
2. Worked at Home jobs were calculated at a rate of 7% of the populaton (Based on 2016 Census)
3. Assumed 5.04% net undercount rate, Statistics Canada, 2021 Census rates for Toronto CMA.
4. Gross Area excludes rail corridor and NHS
5. Assumed 88sq.m per employee for Employment Uses as per Vaughan Development Charges Background Study, June 2022
6. Assumed 40sq.m. per employee for Commercial Uses as per Vaughan Development Chareges Background Study, June 2022
7. Assumed 5 employees for Gas Station/7-11

Density 
(p+j/ha)Units Population

2 1.0

3 0.9

Map ID Existing Use Hectares

Population Jobs
Total 

Poulation & 
Jobs
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Table 2 - Rutherford GO Station - Provincially Approved MTSA Boundary  - Existing Density

Building 
Footprints Size

# of 
Commercial/
Office Floors

Total Floor 
Space

Total 
Jobs

Singles Semis Towns Apts Singles Semis Towns Apts
Total (with 

undercount) sq.m sq.m
1 Employment Land - Petra Hygienic Systems 0.9 3,416 2 6,832 78 78

a Retail - Gas Station/7-11 741 1 741 5 5

b Commercial - Childcare Centre - BrightPath 
Rutherford 639 2 1,279 32 32

c Commercial - Premier Place Banquet Hall/Mackenzie 
Fireplaces 1,476 2 2,952 74 74

a Commercial - Aquastream Swim and Retail - 
Westburne Electric Supply Store 1,412 2 2,825 71 71

b Employment Land - Wajax Industrial 
Components/Wonder Home Stone Ltd. 1,619 2 3,237 37 37

4 GO Transit Station 3.8 x x x x x x x x x x x x x x
5 Employment Land - Forte Fixtures & Millwork 1.4 5,994 2 11,989 136 136
6 Residential - Existing 0.7 1 18 6 3 61 17 86 6 92
7 Residential - Existing 0.7 6 0 20 0 21 1 23
8 Residential - Existing 0.2 6 21 0 20 60 84 6 90
9 Employment Land 0.4 1522 2 3,044 35 35

10 Future Park +
Approved Draft Plan of Subdivision (19T-20V008) 12.9 16 257 54 0 732 826 58 884

11 Office 0.5 1,818 3 5,455 237 237
12 Commercial - Burger King/Mary Brown's 0.6 570 1 570 14 14
13 Office 0.4 825 3 2,476 108 108
14 Commercial - Pizza Hut, Dulux Paints, Wendy's etc. 2.3 3,377 1 3,377 84 84

15 SUBJECT LANDS - Commercial - Starbucks, Subway, 
Grande Cheese etc. 1.6 4,102 1 4,102 103 103

Total 26.8 17 30 284 0 58 102 809 0 1,018 48,879 1,084 2,101
Gross Area 36.3 57.9

PPU 3.39 3.39 2.85 2.10
Notes: Undercount 1.0504
1. PPU Source: Adjusted York Region Proposed 2051 Forecast and Land Needs Assessment, March 2021
2. Worked at Home jobs were calculated at a rate of 7% of the populaton (Based on 2016 Census)
3. Assumed 5.04% net undercount rate, Statistics Canada, 2021 Census rates for Toronto CMA.
4. Assumed Gross Area as per Draft Vaughan Official Plan - Schedule 1.B.1, September 2025
5. Assumed 88sq.m per employee for Employment Uses as per Vaughan Development Charges Background Study, June 2022
6. Assumed 40sq.m. per employee for Commercial Uses as per Vaughan Development Chareges Background Study, June 2022
7. Assumed 5 employees for Gas Station/7-11
8. Assumed no further development on GO Station site since recent redevelopment.

2 1.0

3 0.9

Total 
Poulation & 

Jobs

Density 
(p+j/ha)

Units Population

Hectares GFA per 
floor (sq.ft)

Total GFA 
(sq.ft)

Population Jobs# of 
Residential 

Floors
Map ID Existing Use



Table 3 - Rutherford GO Station - Provincially Approved MTSA Boundary - Density including Redevelopment of Subject Lands
Building 

Footprints Size

# of 
Commercial/
Office Floors

Total Floor 
Space

Total 
Jobs

Singles Semis Towns Apts Singles Semis Towns Apts
Total (with 

Undercount sq.m sq.m
1 Employment Land - Petra Hygienic Systems 0.9 3,416 2 6,832 78 78

a Retail - Gas Station/7-11 741 1 741 5 5

b Commercial - Childcare Centre - BrightPath 
Rutherford 639 2 1,279 32 32

c Commercial - Premier Place Banquet Hall/Mackenzie 
Fireplaces 1,476 2 2,952 74 74

a Commercial - Aquastream Swim and Retail - 
Westburne Electric Supply Store 1,412 2 2,825 71 71

b Employment Land - Wajax Industrial 
Components/Wonder Home Stone Ltd. 1,619 2 3,237 37 37

4 GO Transit Station 3.8 x x x x x x x x x x x x x x
5 Employment Land - Forte Fixtures & Millwork 1.4 5,994 2 11,989 136 136
6 Residential - Existing 0.7 1 18 6 3 61 17 86 6 92
7 Residential - Existing 0.7 6 0 20 21 1 23
8 Residential - Existing 0.2 6 21 0 20 60 84 6 90
9 Employment Land 0.4 1522 2 3,044 35 35

10 Future Park +
Approved Draft Plan of Subdivision (19T-20V008) 12.9 16 257 54 0 732 826 58 884

11 Office 0.5 1,818 3 5,455 237 237
12 Commercial - Burger King/Mary Brown's 0.6 570 1 570 14 14
13 Office 0.4 825 3 2,476 108 108
14 Commercial - Pizza Hut, Dulux Paints, Wendy's etc. 2.3 3,377 1 3,377 84 84

15 SUBJECT LANDS - Based on Preliminary Concept Plan -
Feb 2022 1.6 526,031 12 701 1474 1548 0 1,737 152 1700 3.07

Total 28.4 17 30 701 58 102 809 1,474 2,565 46,514 1,133 3,699
Gross Area 36.2 102.3

PPU 3.39 3.39 2.85 2.10 100
Notes: Undercount 1.0504
1. PPU Source: Adjusted York Region Proposed 2051 Forecast and Land Needs Assessment, March 2021
2. Worked at Home jobs were calculated at a rate of 7% of the populaton (Based on 2016 Census)
3. Assumed 5.04% net undercount rate, Statistics Canada, 2021 Census rates for Toronto CMA.
4. Assumed Gross Area as per Draft Vaughan Official Plan - Schedule 1.B.1, September 2025
5. Assumed 88sq.m per employee for Employment Uses as per Vaughan Development Charges Background Study, June 2022
6. Assumed 40sq.m. per employee for Commercial Uses as per Vaughan Development Chareges Background Study, June 2022
7. Assumed 5 employees for Gas Station/7-11
8. Assumed no further development on GO Station site since recent redevelopment.

2 1.0

3 0.9

Map ID Existing Use Hectares GFA per 
floor (sq.ft)

Total GFA 
(sq.ft)

# of 
Residential 

Floors

Population Jobs

Total 
Poulation & 

Jobs

Density
(FSI or

 p+j/ha)

Units Population
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