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DECISION DELIVERED BY C. HARDY AND S. BRAUN AND ORDER OF THE 
TRIBUNAL  
 

Link to Order 

 

INTRODUCTION 
 
[1] The Tribunal held a second Case Management Conference (“CMC”) for the 

purpose of organizing appeals against the adoption of By-law No. 93-25 (“CZBL”) by the 

City of Richmond Hill (“City”). The CZBL establishes zoning regulations to implement 

policies of the City’s Official Plan and, among other things, regulates the use of land, the 

bulk, height, location, erection and use of buildings and structures, the provision of 

parking spaces, bicycle parking spaces, loading spaces and other associated matters.  

The history and background to these appeals is summarized in the Tribunal’s previous 

decision, issued on April 30, 2026.   

 

[2] On May 27, 2026, the City filed a Motion returnable at today’s CMC, seeking an 

order for partial approval of the unappealed portions of the CZBL, pursuant to s. 34 (31) 

of the Planning Act (“Act”), which reads:  

 
(31)      Despite subsection (30), before all of the appeals have been 
finally disposed of, the Tribunal may make an order providing that any 
part of the by-law not in issue in the appeal shall be deemed to have 
come into force on the day the by-law was passed. 
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STATUS OF THE APPEALS 
 
[3] The City provided an update on the scope of the 22 active appeals to the CZBL, 

noting it received confirmation from the Appellants that all appeals are either site- or 

area-specific, except for portions of the CZBL that remain under appeal City-wide by the 

following Appellants: Baif Developments Limited; North Elgin Centre Inc.; J-G Cordone 

Investments Limited (“Cordone”); and Robert Salna.  

 

[4] The Tribunal was advised that some of the appeals relate to City-wide Electric 

Vehicle (“EV”) parking requirements in the CZBL and, in light of recent legislative 

amendments (discussed in further detail below), some of the issues under appeal would 

be resolved through necessary modifications to the CZBL addressing those 

amendments.     

 

BILL 98 AND EV REQUIREMENTS IN THE CZBL 
 
[5] On June 2, 2026, Bill 98 the Building Homes and Improving Transportation 

Infrastructure Act, 2026 (“Bill 98”), received Royal Assent, resulting in various legislative 

amendments. Among other things, Schedule 7, s. 7(2) of Bill 98 adds the following to s. 

34 of the Act: 

 
(1.1.1)  Despite paragraph 6 of subsection (1), a zoning by-law may not 
require an owner or occupant of a building or structure to provide and 
maintain electric vehicle supply equipment in connection with parking 
facilities. 
 

 
[6] The CZBL, as approved by the City, contains several provisions requiring a 

minimum amount of EV parking spaces in certain zones. Given that the above noted 

amendment immediately came into force on June 2, 2026, such provisions are no 

longer permitted. Considering the foregoing, the City advised that, as part of the Motion 

for partial approval, it would be seeking additional relief from the Tribunal in the form of 
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modifications to the CZBL removing those portions thereof which speak to EV 

requirements.  

 

CITY’S MOTION  
 
[7] At the outset of the Motion, the City advised that the specific relief sought in the 

Motion Record submitted on May 27, 2026, had changed as a result of:    

 

a) last-minute discussions with certain Appellants resulting in resolution of/further 

scoping of some of the appeals; and  

 

b) the aforementioned legislative amendment leading to the City’s request for 

approval of specific modifications to the CZBL intended to address that 

amendment.   

 

[8] The revised relief requested by the City, on the consent of all Parties, is as 

follows:  

i. The CZBL is amended by deleting the EV Provisions as identified in 
Attachment A.  

ii. The CZBL is further amended to identify the lands at 12030 Yonge Street, 
being the lands owned by Cordone (appeal no.12), as being exempted 
from the CZBL, as follows: 

a) Schedule A1 to the CZBL is modified as shown in the comparison 
document in Attachment B1 and accordingly updates Schedule A1 of 
the Amended CZBL as reflected in Attachment B2.  

b) Schedule A to the CZBL is modified as shown in the comparison 
document in Attachment C1 and accordingly updates Schedule A of 
the Amended CZBL as reflected in Attachment C2. 
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c) Schedule B to the CZBL is modified as shown in the comparison 
document in Attachment D1 and accordingly updates Schedule B of 
the Amended CZBL as reflected in Attachment D2. 

d) Schedule C to the CZBL is modified as shown in the comparison 
document in Attachment E1 and accordingly updates Schedule C of 
the Amended CZBL as reflected in Attachment E2. 

iii. With the modifications to the CZBL identified in paragraph ii above, 
Cordone’s appeal of the CZBL (appeal no. 12) is fully disposed of. 

[9] The following materials were before the Tribunal:  

 

• City’s Motion Record, including the Affidavit of Salvatore Aeillo, MCIP, 

RPP; 

• Affidavit of Service  

• Email from Mr. Streisfield, counsel to Salna, June 2, 2026; and  

• Email from Mr. Streisfield, counsel to Cordone, June 2, 2026  

 

[10] Mr. Aeillo, whom the Tribunal recognized as qualified to provide opinion evidence 

in land use planning, confirmed in his Affidavit that the CZBL was passed on September 

24, 2025. His evidence addressed only those portions of the CZBL which are the 

subject of the present motion for partial approval, noting that they bring zoning 

regulations for the City into conformity with the City’s Official Plan. In Mr. Aeillo’s 

opinion, they support the creation of complete communities, promote mixed-use, 

compact and transit-oriented development, direct growth and intensification within 

nodes and corridors serviced by higher-order transit and preserve/protect the natural 

environment.  

 

[11] Overall, Mr. Aeillo’s evidence was that the unappealed portions of the CZBL 

represent good planning in the public interest as they are consistent with the Provincial 
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Planning Statement, 2024 (“PPS”), conform with the Oak Ridges Moraine Conservation 

Plan, the Greenbelt Plan, the York Region Official Plan (“YROP”) and the City of 

Richmond Hill Official Plan (“COP”).  

 

[12] The Tribunal accepts the uncontested Affidavit evidence of Mr. Aeillo and the 

submissions of the City and finds that the unappealed portions of the CZBL which are 

the subject of the present Motion meet all necessary legislative tests and are 

representative of good planning in the public interest. Accordingly, the Tribunal grants 

the motion and confirms that the unappealed portions of the CZBL are in full force and 

effect as of September 24, 2025, being the day the by-law was passed.  

 

NEXT STEPS 
 
[13] Discussion ensued with respect to the scheduling of a further appearance for the 

purposes of case management, with the City advising that it is currently in the process 

of adopting an amendment to its Official Plan through Official Plan Amendment 18.9 

(“OPA 18.9”) as well as further amendments to the CZBL to achieve conformity with 

OPA 18.9. It is anticipated that City Council will consider these amendments at an 

upcoming meeting early this fall. The City further advised that those amendments could 

potentially address and/or resolve some of the present appeals. To the extent that the 

City’s decision on the proposed OPA 18.9 and additional CZBL amendments results in 

further appeals from the Appellants in this proceeding, there may be a need to consider 

requests to consolidate certain proceedings in accordance with Rule 16 of the Tribunal’s 

Rules of Practice and Procedure.  

 

[14] Some Appellants expressed concern at the prospect of having to appeal further 

amendments to the CZBL and the requirement to pay filing fees associated with such 

appeals. In response, the City advised that it would be taking such concerns into 

account and would make efforts to determine an efficient path forward in the hopes of 

avoiding duplicative processes and potential fee implications for existing Appellants of 



 7 OLT-25-000843 

 
the CZBL.   

 

[15] Given the uncertainty with respect to the timing of a decision on OPA 18.9 and 

related CZBL amendments, the upcoming municipal election, and the ongoing 

discussions between the Parties aimed at resolving or narrowing issues, the Tribunal 

directed counsel for the City to request a further CMC when appropriate.  

 

[16] The purpose of the next hearing event once it is scheduled will include:  

 

• the Tribunal receiving updates on the separate municipal process 

underway to further amend the CZBL in accordance with OPA 18.9; 

 

• discussion related to consolidation of appeals of those further 

amendments with the current proceeding, if applicable;  

 

• scheduling hearing dates for any appeals currently before the Tribunal 

which are ready for adjudication (Parties are reminded that should hearing 

dates be sought for any of the appeals, the involved Parties shall submit a 

draft Procedural Order and detailed Issues List no later than one week in 

advance of the CMC at which the request will be made); and  

 

• any other matters of case management identified by the Parties as 

required to advance these appeals.  

 

[17] The City is directed to provide a suggested agenda and an updated appeals 

matrix no later than one week prior to the next scheduled hearing event. Should the City 

not seek to schedule another hearing event prior to Friday, October 30, 2026, the City 

is directed to submit a written update and revised appeals matrix to the assigned case 

coordinator by that date.   
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[18] The Parties are reminded that any settlement proposals which come forward for 

the Tribunal’s consideration on consent will be heard in writing, and all required 

documents in support of such settlement proposals must be submitted no later than 10 

days in advance of the written hearing date. Should multiple settlement proposals be 

scheduled to be heard on the same date, the Parties are reminded to submit one motion 

record addressing all matters. Finally, the Parties are once again reminded of the 

availability of Tribunal-assisted mediation.  

 

ORDER  

1. The case management directives above are so ordered;  

2. The City’s motion is granted, and  

i. City of Richmond Hill Comprehensive Zoning By-law 93-25 (“CZBL”) is 

amended by deleting the EV Provisions as identified in Attachment A;  

ii. The CZBL is further amended to identify the lands at 12030 Yonge Street, 

being the lands owned by Appellant J-G Cordone Investments Limited 

(appeal no.12), as being exempted from the CZBL, as follows: 

a) Schedule A1 to the CZBL is modified as shown in the comparison 

document in Attachment B1 and accordingly updates Schedule A1 of 

the Amended CZBL as reflected in Attachment B2.  

b) Schedule A to the CZBL is modified as shown in the comparison 

document in Attachment C1 and accordingly updates Schedule A of the 

Amended CZBL as reflected in Attachment C2. 

c) Schedule B to the CZBL is modified as shown in the comparison 

document in Attachment D1 and accordingly updates Schedule B of the 
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Amended CZBL as reflected in Attachment D2. 

d) Schedule C to the CZBL is modified as shown in the comparison 

document in Attachment E1 and accordingly updates Schedule C of the 

Amended CZBL as reflected in Attachment E2. 

iii. With the modifications to the CZBL identified in paragraph ii above, J.G 

Cordone Investments Limited’s appeal of the CZBL (appeal no. 12) is fully 

disposed of. 

iv. the CZBL, as amended by paragraphs i) and ii) above (“Amended CZBL”) 

is deemed to have come into force on September 24, 2025 (the day the 

by-law was passed) on a City-wide basis, save and except as it applies to 

the lands identified on Attachment F as “Lands subject to appeals before 

the Ontario Land Tribunal”, for which the entirety of the Amended CZBL 

remains under appeal on a site and/or area specific basis. 

v. The approval of the Amended CZBL, as outlined in paragraphs i) – iv) 

above, is without prejudice to the disposition of any other appeal of the 

Amended CZBL and any unapproved portions thereof, such that if those 

appeals proceed to a subsequent Hearing or Motion, either on their own or 

as may be consolidated with other proceedings, the City of Richmond Hill 

will not take the position that the Tribunal ought not to approve the 

amendments to the Amended CZBL on the basis that such amendments 

deviate from, or are inconsistent with, the amendments as brought into 

force by these Orders. This does not affect the City of Richmond Hill’s 

right to assert that the Amended CZBL, to the extent brought into force by 

these Orders, should be applied City-wide, to specific sites or areas 

without amendments on the basis that doing so is consistent with the 

Planning Act and provincial policies, conforms to provincial and official 
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plans, and/or constitutes good planning.  

vi. Notwithstanding these Orders, the Tribunal maintains jurisdiction to 

consider and approve amendments to the Amended CZBL, as may be 

appropriate to dispose of any remaining outstanding appeals before the 

Tribunal. 

3. The Tribunal may be spoken to in the event any matters arise in connection with 

the implementation of the Order,       

 

“C. Hardy” 
 
 
 

C. HARDY 
VICE-CHAIR 

 
 
 

“S. Braun” 
 
 
 

S. BRAUN 
VICE-CHAIR 

 

 
 
 

Ontario Land Tribunal 

Website: www.olt.gov.on.ca   Telephone: 416-212-6349   Toll Free: 1-866-448-2248 

The Conservation Review Board, the Environmental Review Tribunal, the Local Planning 
Appeal Tribunal and the Mining and Lands Tribunal are amalgamated and continued as 
the Ontario Land Tribunal (“Tribunal”). Any reference to the preceding tribunals or the 
former Ontario Municipal Board is deemed to be a reference to the Tribunal. 

http://www.olt.gov.on.ca/
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SCHEDULE 1 

Counsel/Representative* 
 

Party 

R. Kehar 
N. Gunawardana 
C. Thorne 

City of Richmond Hill  

  
J. Park  1. Whitehorn Investments Ltd., Stephen Mitchell Realty Ltd., 

891566 Ontario Limited and Ledbrow Investments Ltd. 
 
2. First Baymac Developments Limited and Canadian 
Property Holdings (Ontario) Inc. (c/o Smart Centres) 
 
3. Lakeview Modern Residences Inc. and 2753502 Ontario 
Inc.  

  
J. Park (agent for I. Kagan, in 
absentia)  

1. Leslie Elgin Developments Inc.  
 
2. Golden Ambra Highrise Inc.  
 
3. Campo Ridge Home Corp.  
 
4. Parioli Peak Estates Inc.  

  
J. Park (agent for P. DeMelo in 
absentia)  

1. Worthington Ridge Developments Inc.   
 
2. Sabella Ridges Estates Inc.  
 
3. Streamgrove Developments Inc.  

  
J. Park (agent for M. DiVona, in 
absentia)  

Yonge and Bloomington Ltd. 

  
J. Streisfield 1. North Elgin Centre Inc.  

  
2. J-G Cordone Investments Limited  
 
3. Robert Salna 

  
L. Kofoed* (agent for N. Pileggi*, in 
absentia) 

One Cynthia Inc.  

R. Barron (agent for C. Tanzola, in 
absentia)  

2593000 Ontario Ltd.  
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R. Barron (agent for J. Reyes, in 
absentia) 

9712 Yonge Street General Partner Inc. and 9712 Yonge 
Street Limited Partnership  

  
R. Barron  Laurier Homes (Richmond Hill) Inc.  
  
M. Barrett 
S. Tomasella  

Norfolk Development Inc.  

  
M. Barrett (agent for E. Costello, in 
absentia) 

2705785 Ontario Limited (c/o Dilawri Group of Companies) 

  
I. Andres Baif Developments Limited  
  
I Andres (agent for D. Bronskill, in 
absentia) 

White Owl Properties Ltd.  
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ATTACHMENT C2 
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