
CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF MAY 16, 2023 
 

Item 2, Report No. 21, of the Committee of the Whole (Public Meeting), which was 
adopted, as amended, by the Council of the City of Vaughan on May 16, 2023, as follows:  
 
By receiving the following Communications: 
 
C1. Maksim and Polina, dated May 1, 2023; 
C2. Gustavo Cruz, Casabel Drive, Maple, dated May 1, 2023; 
C3. Josie Ge, Casabel Drive, Maple, dated May 1, 2023; 
C4. Sotir Kllapi, dated May 1, 2023; 
C5. Jeannete & Victor De Oliveira, National Pine Drive, Vaughan, dated May 1, 

2023; 
C6. Sadaf, dated May 2, 2023; 
C8. Peter and Betty Flynn, Carrillo Street, Vaughan, dated May 2, 2023; and 
C9. Sarah Rabinovitch, Deepsprings Crescent, Maple, dated May 8, 2023. 
 
 
 

2. 3300 RUTHERFORD DEVELOPMENTS INC. OFFICIAL PLAN 
AMENDMENT FILE OP.23.001 ZONING BY-LAW AMENDMENT FILE 
Z.23.002 - 3300 RUTHERFORD ROAD - VICINITY OF RUTHERFORD 
ROAD AND HIGHWAY 400 

The Committee of the Whole recommends:  

1. That the recommendations contained in the following report of 
the Deputy City Manager, Planning and Growth Management, 
dated May 2, 2023, be approved; 

2. That the applicant hold a community meeting with the Mayor, 
Local and Regional Councillors and staff, if required, to 
discuss the proposal; 

3. That the comments of Melanie Hare and Mark Reid, Urban 
Strategies Inc., Spadina Avenue, Toronto, on behalf of the 
applicant, and Communication C33, presentation material, 
dated May 2, 2023, be received; 

4. That the comments and Communications of the following 
speakers be received; and 

1. Yoav Hadany, Casabel Drive, Vaughan, and 
Communications C4 dated April 20, 2023, C22 dated 
April 20, 2023 and C34 dated May 2, 2023; 

2. Saul Aginsky, Pikake Court, Maple; 
3. Keith Huang, Deepsprings Court, Maple, and 

Communication C31, dated April 29, 2023; 
4. Chingiz Huseynov and Nadiya Malyshkevych, National 

Pines Drive, Maple; 
5. Antonio di Roma, Love Run Road, Maple; 
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6. Yuchong Li, Jarrett Court, Maple; 
7. Joe De Leo, Jarrett Court, Maple; 
8. Cynthia Altobelli, Jarrett Court, Maple; 
9. Sotir Kllapi, Deepsprings Court, Maple;  
10. Josefina Moruz, National Pine Drive, Vaughan, and 

Communication C6, dated April 19, 2023; 
11. Angelique Barrett, Deepsprings Crescent, Maple; 
12. Sasha Elliott, Jarrett Court, Vaughan; 
13. Kevin Qiu, Julliard Drive, Vaughan; 
14. Chris Qiu, Julliard Drive, Vaughan; 
15. Jenna Periti, Piper Court, Maple; 
16. Adam McFarlan, Cherokee Drive, Maple; 
17. Mokles Hossain, Carrillo Street, Vaughan; 
18. Maria Andriano, Deepsprings Crescent, Maple; 
19. Dan Paun, National Pines Drive, Vaughan, and 

Communication C24, dated April 28, 2023; 
20. Dalit Eliraz, Casabel Drive, Maple; 
21. Bianca Savage, National Pines Drive, Maple; 
22. Audrey and Shawn Reynolds, Pikake Court, Maple; 
23. Adrian Nanu, Love Run Road, Maple; 
24. Gustavo Cruz, Casabel Drive, Maple; 

5. That the following Communications be received; 

C1. Stephanie Pasceri, Resident, dated April 12, 2023; 
C2. Natalya Amelina and Victor Kuzov, Camino Drive, Maple, 

dated April 17, 2023; 
C3. Kevin Dushi, Deepsprings Crescent, Vaughan, dated 

March 23, 2023; 
C5. Peter Switzer, Director, Maintenance & Construction, 

Canada’s Wonderland, Canada’s Wonderland Drive, 
Vaughan, dated April 18, 2023; 

C7. Van Tram, National Pine Drive, Maple, dated April 20, 
2023; 

C8. Garo Ekserci, Jarrett Court, Maple, dated April 20, 2023; 
C9. Tara Corridore, Resident, dated April 23, 2023; 
C10. Enzo Corridore, Resident, dated April 23, 2023; 
C11. Naser and Joanne Malgharani, National Pine Drive, 

Vaughan, dated April 22, 2023; 
C12. Josheline Atalaya, Resident, dated April 24, 2023; 
C13. Yakov Kandyba, Resident, dated April 23, 2023; 
C14. Hamideh Habibi, Casabel Drive, Vaughan, dated April 21, 

2023; 
C15. Zlata Rozanova, Resident, dated April 24, 2023; 
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C16. Garo Ekserci, Jarrett Court, Maple, dated April 24, 2023; 
C17. Nataliya and Sergiy Moroz, Love Run Road, Vaughan, 

dated April 23, 2023; 
C18. Natalia Revzin, Resident, dated April 24, 2023; 
C19. Anatoli Gues, Resident, dated April 25, 2023; 
C20. Ellis Di Nola, Love Run Road, Maple, dated April 26, 

2023; 
C21. Steven Ferreira, Resident, dated April 26, 2023; 
C23. Flavius Anton, Deepsprings Crescent, Vaughan, dated 

April 27, 2023; 
C26. Shiri Kaplan, Pikake Court, Maple, dated April 28, 2023; 
C27. Qi Qiu, Julliard Drive, Vaughan, dated April 29, 2023; 
C28. Thy Dinh, National Pine Drive, Maple, dated April 30, 

2023; 
C30. Julia Kreynin, Resident, dated April 30, 2023; 
C35. Chunlai Wang, National Pines Drive, Vaughan; and 
C36. Melissa, National Pines Drive, Vaughan. 

Recommendations 

1. THAT the Public Meeting report for Official Plan and Zoning By-law 
Amendment Files OP.23.001 and Z.23.001 (3300 Rutherford 
Developments Inc.) BE RECEIVED, and that any issues identified 
be addressed by the Development Planning Department in a 
comprehensive report to the Committee of the Whole. 
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Committee of the Whole (Public Meeting) Report

  

DATE: Tuesday, May 2, 2023       WARD(S):   1       
 

TITLE: 3300 RUTHERFORD DEVELOPMENTS INC. 
OFFICIAL PLAN AMENDMENT FILE OP.23.001  
ZONING BY-LAW AMENDMENT FILE Z.23.002 
3300 RUTHERFORD ROAD 
VICINITY OF RUTHERFORD ROAD AND HIGHWAY 400 

FROM:  
Haiqing Xu, Deputy City Manager, Planning and Growth Management  

 

ACTION: FOR INFORMATION  

 

Purpose  
To receive comments from the public and the Committee of the Whole on applications 
to redesignate and rezone the subject lands to permit a mixed-use development of with 
7 towers ranging in height from 6 to 35 storeys with approximately 3,047 residential 
units and 8,546m2 of non-residential uses having a floor space index of 5.67 times the 
area of the lot, as shown on Attachments 3 to 5.   
 

 
 

Recommendations 
1. THAT the Public Meeting report for Official Plan and Zoning By-law Amendment 

Files OP.23.001 and Z.23.001 (3300 Rutherford Developments Inc.) BE 
RECEIVED, and that any issues identified be addressed by the Development 
Planning Department in a comprehensive report to the Committee of the Whole. 

 

Report Highlights 
 The Owner proposes to permit a mixed-use development with 3,047 residential 

units, 8,546 m2 of non-residential area with buildings ranging in height from 6-

35 storeys with an FSI of 5.67. 

 This report identifies preliminary issues to be considered in a technical report to 

be prepared by the Development Planning Department at a future Committee of 

the Whole meeting. 
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Background 

Location: 3300 Rutherford Road (the ‘Subject Lands’). The Subject Lands and the 
surrounding land uses are shown on Attachments 1 and 2. The Subject Lands are 
currently occupied by commercial plaza including an eating establishment (The Keg), 
retail stores (strip plaza, Dollarama and Decathlon).  
 
Date of Pre-Application Consultation Meeting: September 16, 2022 
 
Applications to amend the Official Plan and Zoning By-law have been submitted 
for the Subject Lands 
3300 Rutherford Developments Inc. (the ‘Owner’) submitted the following applications 
(the ‘Applications’) to amend Vaughan Official Plan 2010 (‘VOP 2010’) and rezone 
the Subject Lands to permit a mixed-use development with 7 towers ranging in height 
from 6-35 storeys with appropriately 3,047 residential units, 8,546 m2 of non-
residential area, a maximum FSI of 5.67 times the area of the lot, 2 levels of 
underground parking (the ‘Development’) as shown on Attachments 3 to 5: 
 

1. Official Plan Amendment File OP.23.001 to redesignate the Subject Lands from 
“Mid-Rise Mixed-Use” with a maximum height of 8 and a density of 2.5 times the 
area of the lot to “High-Rise Mixed-Use” with a maximum height of 35-storeys 
and a maximum FSI of 5.67 times the area of the lot including site-specific 
policies that address built form, parkland/open spaces, phasing, streets and 
parking.  

 
Additional minor amendments to the VOP 2010 may be identified through the review of 
the first submission. 
 
2. Zoning By-law Amendment File Z.23.002 to rezone the Subject Lands as 

follows: 
 
a) to amend Zoning By-law 1-88 to rezone the Subject Lands from “C5 

Community Commercial Zone” subject to site-specific Exception 9(1031A), 
as shown on Attachment 2, to “RA3 Residential Apartment Zone” subject to 
site-specific exception in the manner shown on Attachment 3, together with 
site-specific zoning exceptions identified in Attachment 6 of this report. 
 

b) to amend Zoning By-law 001-2021 to rezone the Subject Lands from “GMU 
General Mixed-Use Zone” subject to site-specific exception in the manner 
shown on Attachment 2, to “HMU High-Rise Mixed-Use Zone” together with 
site-specific exceptions identified in Attachment 7 of this report.  

 
Public Notice was provided in accordance with the Planning Act and Council’s 
Notification Protocol 
a)  Date the Notice of Public Meeting was circulated: April 6, 2023. 

 
The Notice of Public Meeting was also posted on the City’s website at 
www.vaughan.ca and a Notice Sign was installed along Rutherford Road, 
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Sweetriver Boulevard and Komura Drive in accordance with the City’s Notice 
Signs Procedures and Protocols. 
 

b)  Circulation Area: To all property owners within 150 m of the Subject Lands, an 
extending polling area as shown on Attachment 1 and to anyone on file with the 
Office of the City Clerk having requested notice.  

 
c)  The following is a summary of written comments received as of April 11, 2023. 

The comments are organized by theme as follows: 
 

Privacy, Shadow and View 
• the building height will cause shadow and privacy impacts  
 
Access, Traffic and Parking 
• the Development will increase traffic congestion in the area and impact 

vehicle and pedestrian safety 
 
Lack of Infrastructure and Amenities 
• the Development will put on a strain on roads, schools, hospitals and 

parkland  
 
Environmental Impacts 
• the Development will cause increase in population density and will a strain 

on the local environment, including air and water quality and an increase in 
noise pollution 

 
Any additional written comments received will be forwarded to the Office of the City 
Clerk to be distributed to the Committee of the Whole as a Communication and be 
reviewed and addressed by the Development Planning Department in a future technical 
report to the Committee of the Whole. 

 

Previous Reports/Authority 

None. 
 
Analysis and Options 

An amendment to Vaughan Official Plan 2010 is required to permit the 
Development 
Official Plan Designation: 
 “Community Area” abutting a “Primary Intensification Corridor” being Rutherford 

Road on Schedule 1 – Urban Structure by Vaughan Official Plan 2010 (‘VOP 2010’) 
 “Mid-Rise Mixed-Use” with a maximum height of 8-storeys and a Floor Space Index 

(‘FSI’) of 2.5 on Schedule 13 – Land Use by VOP 2010  
 This designation permits community facilities, cultural uses, retail uses, office uses, 

hotel, public and private institutional buildings, residential units in mid-rise buildings 
at a maximum building height of 8-storeys 
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 An amendment to VOP 2010 is required to redesignate the lands to “High-Rise 

Mixed-Use”, increase the permitted building height to 35-storeys, the permitted 

FSI to 5.67 times the area of the lot, including site-specific policies that address 

built form, parkland/ open spaces, phasing, streets and parking.  

 
Council enacted Zoning By-law 001-2021 as the new Vaughan Comprehensive 
Zoning By-law  
Applications to amend both Zoning By-law 1-88 and Zoning By-law 001-2021 are 
required because Zoning By-law 001-2021 is not in force due to it being under appeal. 
 
Amendments to Zoning By-law 1-88 and Zoning By-law 001-2021 are required to 
permit the Development 
Zoning By-law 1-88 

 “C5 Community Commercial Zone”, subject to site-specific Exception 9(1031A),  

 This Zone does not permit the Development 

 The Owner proposes to rezone the Subject Lands to “RA3 Residential Apartment 
Zone”, together with site-specific zoning exceptions identified in Attachment 6 

 
Zoning 001-2021 

 “GMU General Mixed-Use Zone”, subject to site-specific Exception 700 

 This Zone does not permit the Development 

 The Owner proposes to rezone the Subject Lands to “HMU High-Rise Mixed-Use 
Zone”, together with site-specific exceptions identified in Attachment 7 

 
Following a preliminary review of the applications, the Development Planning 
Department has identified the following matters to be reviewed in greater detail 
 

 MATTERS TO BE 
REVIEWED 

COMMENT(S) 

a. Conformity and 
Consistency with 

Provincial 
Policies, York 

Region and City 
Official Plan 

Policies 
   

 The Applications will be reviewed for consistency and 
conformity with the Provincial Policy Statement, 2020 (the 
‘PPS’), A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe, 2019, as amended (the ‘Growth Plan’) and the 
policies of the York Region Official Plan, 2022 (‘YROP’) and 
VOP 2010  
 

 The appropriateness of the amendments to VOP 2010 will be 
reviewed in consideration of the proposed land use 
designation outside of the primary centre being the Vaughan 
Mills Centre Secondary Plan (‘VMCSP’), building height and 
density, retail uses at grade, analysis including but not limited 
to the amount of parkland and affordable housing 
requirements 



Item 2 
Page 5 of 8 

 MATTERS TO BE 
REVIEWED 

COMMENT(S) 

b. Appropriateness 
of Amendments to 

Zoning By-laws  
1-88 and  
001-2021  

 The appropriateness of the rezoning and site-specific 
exceptions will be reviewed in consideration of the existing 
and planned surrounding land uses 
 

c. The proposed 
Development 
demonstrates 

building heights 
and density 

exceeding the 
VMCSP 

 According to the Intensification Area policies of VOP 2010 
(Policy 2.2.5), the hierarchy of mixed-use centre and 
corridors shall be as follows: 
 Vaughan Metropolitan Centre is intended to contain the 

tallest buildings and greatest densities in the City 
 Regional Intensification Corridors (e.g., Highway 7 and 

Yonge Street) will link Regional centres both in Vaughan 
and beyond, accommodating mixed-use intensification  

 Primary Centres (e.g., VMCSP) accommodating a wide 
range of uses and having tall buildings and lower ones to 
facilitate appropriate transition to neighbouring areas 

 Primary Intensification Corridors (e.g., Rutherford Road) 
link various centres and are linear places of activity, 
accommodating mixed-use or employment intensification 

 Local Centres focus for communities, are lower in scale 
and offer a limited range of uses 
 

 The Subject Lands abut a Primary Intensification Corridor 
which is lower in the intensification hierarchy than the 
VMCSP on the south side of Rutherford Road. The VMCSP 
identifies the lands directly across the street from the Subject 
Lands as “Community Commercial Mixed-Use” with a 
maximum building height of 6-storeys and an FSI of 6 and 
“High-Rise Mixed-Use” closer to Sweetriver Boulevard with a 
maximum height of 16-storeys and an FSI of 2 

 

d. Studies and 
Reports 

 The Owner submitted studies and reports in support of the 
Applications available on the city’s website at 
https://maps.vaughan.ca/planit/ (PLANit Viewer) and must be 
approved to the satisfaction of the City or respective approval 
authority. Additional studies and/or reports may be required as 
part of the application review process 

 

e. Allocation and 
Servicing 

 The availability of water and sanitary servicing capacity for 
the Development must be identified and allocated by 
Vaughan Council, if the applications are approved. If 
servicing allocation is unavailable, the lands will be zoned 
with a Holding Symbol “(H)”, which will be removed once 

https://maps.vaughan.ca/planit/
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 MATTERS TO BE 
REVIEWED 

COMMENT(S) 

servicing capacity is identified and allocated to the lands by 
Vaughan Council 
 

f. Urban Design 
Guidelines 

 The Development will be reviewed in consideration of the City 
of Vaughan City-wide Urban Design Guidelines 
 

g. Design Review 
Panel (‘DRP’) 

 

 The Development will be reviewed in consideration of the 
comments provided by the DRP on February 23, 2023 

h. Public 
Agency/Municipal 

Review 

 The Applications must be reviewed by MTO, York Region and 
the Toronto and Region Conservation Authority, external 
public agencies and utilities, municipalities and the Public, 
Separate, and French School Boards 
 

i. Parkland 
Dedication  

 The Applications will be reviewed in consideration of the 
requirements of the Planning Act and the City of Vaughan’s 
Parkland Dedication Policy 

j. Affordable 
Housing 

 

 The Applications will be reviewed in consideration of 
Provincial, Regional and City polices to ensure that the 
development provides an appropriate level, range and mix of 
unit sizes and types to meet the City’s affordable housing 
goals 
 

k. The CBC By-law 
will be applicable 

 The Development meetings the criteria for Community 
Benefits Charges (‘CBC’) being 5 or more storeys and 10 or 
more units 

l. Required 
Applications 

 

 The Owner has indicated that the Draft Plan of Subdivision will 
be submitted shortly. Due to the recent Planning Act changes, 
the future Draft Plan of Subdivision will not require a future 
Public Meeting 

 
 Should the Applications be approved, the required conditions 

will be included to address site access, road alignments and 
connections, servicing and grading, environmental, noise, and 
other municipal, regional and public agency and utility 
requirements 

 
 The Owner is required to submit Site Development Draft Plan 

of Condominium (Standard) Applications for the Development, 
should the Applications be approved 
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 MATTERS TO BE 
REVIEWED 

COMMENT(S) 

m. School Board  The Subject Lands are adjacent to the VMCSP area and 
proposes 3,000 units that was not included in the population/ 
unit build-out target for the VMCSP which the school board 
based their student accommodation needs analysis on. 
School representation and community services may have a 
potential deficiency for the area 
 

n. Road Widening 
and Access  

 The traffic impacts and access points proposed will need to be 
reviewed to the satisfaction of York Region, MTO and proper 
agreements will need to be registered on title between the 
Owner, Canada’s Wonderland and the City  
 

 The design and layout of the proposed public roads will be 

reviewed to the satisfaction of the Ministry of Transportation 

(‘MTO’), York Region and Development Engineering 

Department particularly access from the Canada’s 

Wonderland private driveway 

 

 

Financial Impact 

There are no financial requirements for new funding associated with this report.  
 

Broader Regional Impacts/Considerations 

The Applications have been circulated to the York Region Community Planning and 
Development Services Department for review and comment. Any issues will be 
addressed when the technical report is considered.  

 

Conclusion 

The preliminary issues identified in this report and any other issues identified through 
the processing of the Applications will be considered in the technical review of the 
Applications. Comments from the public and Vaughan Council expressed at the Public 
Meeting or in writing will be addressed in a comprehensive report to a future Committee 
of the Whole meeting.  
 
For more information, please contact Margaret Holyday, Senior Planner, Development 

Planning Department, ext. 8216. 

 

Attachments 

1. Context and Polling Area Map 
2. Location Map 
3. Site Plan and Proposed Zoning 
4. Landscape Plan 
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5. Rendering 
6. Zoning By-law 1-88 Table 
7. Zoning By-law 001-2021 Table 

 
Prepared by 

Margaret Holyday, Senior Planner, ext. 8216 
Mary Caputo, Senior Manager of Development Planning, ext. 8635 
Nancy Tuckett, Director of Development Planning, ext. 8529 
 
 
 
 

Approved by 

 
Haiqing Xu, Deputy City Manager,  

Planning and Growth Management 

 

 

Reviewed by 

 
Nick Spensieri, City Manager 
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Attachment 6 – Zoning By-law 1-88 Table 

 

 
 
 

Zoning By-law 
1-88 Standard 

RA3 Residential Apartment 
Zone Requirement 

Proposed Exceptions to the RA3 
Residential Apartment Zone 

a. “Lot” Definition Means a parcel of land 
fronting on a street separate 
from any abutting land to the 
extent a contemplated by 
Section 50 of the Planning 
Act 

The Subject Lands shall be deemed 
to be one lot, regardless of the 
number of buildings or structures 
constructed thereon, the creation of 
separate units and/or lots by way of 
plan of condominium, conveyance, 
consent, or other permissions, and 
any easements or registrations that 
may be granted, shall be deemed to 
comply with the provisions of this By-
law 

b. Permitted Uses RA3 Zone permits: 
• Apartment Dwelling 
• Day Nursery 

In addition to the uses permitted in all 
residential zone and in the RA3 
Zone, the following commercial uses 
are proposed: 
• All uses permitted in the C4 

Neighbourhood Commercial Zone 
• Bank or Financial Institution 
• Business or Professional Office 
• Club or Health Centre 
• Eating Establishment including  

Convenience, Take-out, 
Restaurant and Take-out 

• LCBO Outlet 
• Long Term Care Facility 
• Office 
• Personal Service Shop 
• Pet Grooming Establishment 
• Pharamacy 
• Photography Studio 
• Place of Entertainment 
• Place of Worship 
• Public, Technical or Private 

School 
• Public Library 
• Recreational 
• Retail and Retail, Convenience 
• Service or Repair Shop 
• Supermarket 



 
 
 

Zoning By-law 
1-88 Standard 

RA3 Residential Apartment 
Zone Requirement 

Proposed Exceptions to the RA3 
Residential Apartment Zone 

• Underground Parking Structure 
• Veterinary Clinic 
• Video Store 

 
c. Minimum Lot 

Area 
67 m2 x 3,047 units = 

204,149 m2 
15.5 m2 x 3,047 units = 

47,359 m2 
d. Minimum Lot 

Frontage 
7.5 m 3.5 m (Building 1) 

4.9 m (Building 2) 
e. Minimum Rear 

Yard Setback 
(Komura Road) 

7.5 m 4.5 m (Building 3A) 
4.6 m (Building 2A) 
4.2 m (Building 2B) 

f. Minimum 
Exterior Yard 

Setback 
(Sweetriver 
Boulevard) 

7.5 m 5.4 m (Building 2B) 
 

g. Minimum Interior 
Yard Setback 

(Canada’s 
Wonderland) 

4.5 m 4.3 m (Building 4) 
1.8 m (Building 3B) 

 
h. Minimum 

Building Height 
44 m Building 1, Tower A - 92.3 m  

(26-storeys) 
Building 1, Tower B - 119.6 m  

(35-storeys) 
Building 2B, Tower A - 72.7 m  

(21-storeys,) 
Building 3A, Tower A - 59.8 m  

(17-storeys) 
Building 3B, Tower B - 72.1 m  

(21-storeys) 
Building 4 Tower A - 114.1 m  

(34-storeys) 
Building 4 Tower B - 101.8 m  

(30-storeys) 
i. Minimum 

Landscape Strip 
Abutting a Street 

Line 

6 m 4.2 m (Komura Road) 
0 m (Sweetriver Blvd. site triangle) 

4.2 m (Rutherford Road) 
 

j. Minimum 
Setback to 

Below Grade 
Parking 

Structure 

1.8 m 1.2 m 
 
 



 
 
 

Zoning By-law 
1-88 Standard 

RA3 Residential Apartment 
Zone Requirement 

Proposed Exceptions to the RA3 
Residential Apartment Zone 

k. Minimum 
Amenity Area 

20 m2 (1 bedroom) x 1828 
units = 36,560 m2 

55 m2 (2 bedroom) x 1066 
units = 58,630 m2 

90 m2 (3 bedroom) x 90 units 
= 1,377 m2 

 
Total = 96,567 m2 

4 m2 per unit 
 

Minimum amenity area of 15,000 m2 
Combined between indoor and 

outdoor amenity areas 
 

 



Attachment 7 – Zoning By-law 001-2021 Table 

 

 Zoning By-law  
001-2021 
Standard 

HMU High-Rise Mixed-Use 
Zone Requirement 

Proposed HMU High-Rise 
Mixed-Use Zone Exceptions 

a. “Lot” Definition Means a parcel of land which 
can be conveyed as a 
separate parcel pursuant to 
the provisions of the Planning 
Act 

The Subject Lands shall be 
deemed to be one lot, regardless 
of the number of buildings or 
structures constructed thereon, 
the creation of separate units 
and/or lots by way of plan of 
condominium, conveyance, 
consent, or other permissions, 
and any easements or 
registrations that may be 
granted, shall be deemed to 
comply with the provisions of this 
By-law 

b. Permitted Uses HMU Zone Uses includes a 
variety of commercial and 
apartment residential 

Permitted Uses:  
• Permitted uses in HMU Zones 
• A maximum of 3060 residential 

unit 
c. Minimum Front 

Yard Setback 
(Rutherford Road) 

7.5 m 3.5 m (Building 1) 
4.9 m (Building 2) 

d. Minimum Rear 
Yard Setback 

(Komura Road) 
7.5 m 4.6 m (Building 2A) 

4.2 m (Building 2B) 
4.5 m (Building 3A) 

e. Minimum Exterior 
Yard Setback 

(Sweetriver 
Boulevard) 

5 m 0 m (sight triangle Building 2B) 
 

f. Minimum  
Build-to-Zone 

5 - 10 m applied to a minimum 
of 50% of the street frontage 

3.56 m – 10 m 
(Rutherford Road) 

 
4.23 m – 4.78 m 
(Komura Road) 
% not provided 

g. Building Height Minimum 24 m to a Maximum 
of 88 m  

Building Heights range from 
minimum 18.9 m (Buildings 2A, 
2B, 3A and 3B) to a maximum 
height of 119.6 m (Building 1) 

h. Minimum Ground 
Floor Height 

4.5 m 3 m 



 Zoning By-law  
001-2021 
Standard 

HMU High-Rise Mixed-Use 
Zone Requirement 

Proposed HMU High-Rise 
Mixed-Use Zone Exceptions 

i. Angular Plane 45-degree angular plane Not meeting the 45-degree 
angular plane 

j. Maximum Podium 
Height 

20 m 27.1 m (Building 1) 
24.6 m (Building 4) 

k. Minimum Tower 
Stepback 

3 m 0 m 
l. Maximum Tower 

Floor Plate 
850 m2 870 m2  

(Tower B – Building 3B) 
m. Minimum Tower 

Separation 
30 m 28.2 m  

(Building 1 to 2B)  
n. Minimum 

Landscape Strip 
Abutting a Street 

5 m 4.2 m (Komura Road) 
0 m (Sweetriver Blvd. sight 

triangle) 
4.2 m (Rutherford Road) 

o. Minimum Amenity 
Areas 

5,004 m2 (Building 1) 
2,569 m2 (Building 2) 
3,179 m2 (Building 3) 
4,579 m2 (Building 4) 

4,948 m2 (Building 1) 
2,481 m2 (Building 2) 
3,091 m2 (Building 3) 
4,523 m2 (Building 4) 

p. Amenity Area 
Locations 

55 m2 contiguous outdoor area 
 

Maximum of 20% of the 
required outdoor amenity area 
may be located on a rooftop or 

terrace 

0 m2 
 

100% rooftop 

q. Maximum Height of 
the Rooftop 
Mechanical 
Penthouse 

5 m 7 m 

r. Minimum Below 
Grade Parking 

Structure Setback 
1.8 m 1.2 m 

s. Minimum Required 
Parking 

1173 spaces (Building 1) 
515 spaces (Building 2) 
632 spaces (Building 3) 
912 spaces (Building 4) 

816 spaces 
422 spaces 
521 spaces 
747 spaces 

t. Minimum Required 
Loading Spaces 

1 Type C & D (Building 2) 
1 Type C & D (Building 3) 

1 Type D (Building 2) 
1 Type D (Building 3) 

u. Loading Space 
Location 

Not permitted between a 
building and a street 

Building 3A 
 


