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Distributed May 3, 2024 Item No. 

C1. Presentation material 1 

C2. Ornella Ricci, Woodbridge, dated April 25, 2024 1 

C3. Garo Ekserci, Jarrett Court, Maple, dated April 25, 2024 6 

C4. Nadia Bentolila, dated April 29, 2024 6 

C5. Gustavo Cruz, Casabel Drive, Maple, dated May 3, 2024 6 

C6. Resident, dated May 2, 2024 6 

C7. Van Tram, National Pine Drive, Maple, dated May 3, 2024 6 

C8. Ali Momeni, Vaughan, dated May 1, 2024 2 

Distributed May 6, 2024  

C9. Ali Momeni, Vaughan, dated May 3, 2024 2 

C10. Ali Momeni, Vaughan, dated May 4, 2024 2 

C11. Presentation material 2 

C12. Alfredo Garcia, Vaughan, dated May 5, 2024 6 

C13. Thy D., National Pine Drive, Vaugan, dated May 6, 2024 6 

C14. Tim Jason and Margie Casallas, Deepsprings Crescent, Vaughan, 
dated May 5, 2024 

6 

C15. Tim Jason and Margie Casallas, Deepsprings Crescent, Vaughan, 
dated May 5, 2024 

6 

C16. Marge Casallas Artunduaga, Deepsprings Crescent, Vaughan, dated 
May 6, 2024 

6 

C17. Irene Vuong, Camino Drive, Vaughan, dated May 6, 2024 6 

C18. Flavius Anton, Deepsprings Crescent, Vaughan, dated May 5, 2024 6 

C19. Residents on Komura Road, Vaughan, dated May 5, 2024 6 
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Distributed May 6, 2024 Item No. 

C20. Hamideh Habibi, Casabel Drive, Maple, dated May 6, 2024 6 

C21. Ira Kagan, Kagan Shastri DeMelo Winer Park LLP, Avenue Road, 
Toronto, dated May 6, 2024 

1 

C22. Irene Ford, dated May 6, 2024 1 

C23. Presentation material 6 

C24. Adrian Nanu, dated May 6, 2024 6 

C25. Leung Fai Lau, Pikake Court, Vaughan, dated May 6, 2024 6 

C26. John Skurdelis, Keele Street, Vaughan, dated May 6, 2024 2 

Distributed May 7, 2024  

C27. Patricia Rojas, Casabel Drive, Maple, dated May 7, 2024 6 

C28. Gustavo Cruz, Casabel Drive, Maple 6 

C29. Thy Dinh, National Pine Drive, Maple 6 

C30. Jason Frittaion, Pikake Court, Maple, dated May 7, 2024 6 
 



Woodbridge GO 
Station Land Use 
Study

Responding to What We Heard

Statutory Public Meeting
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Preferred station location:
Site 1 (Woodbridge Foam)
• Site is large enough to accommodate station access facilities

• No heritage buildings or proposed development on site

• Designated in the Secondary Plan for mid-rise residential

• Longer-term redevelopment timeline aligns with Metrolinx’s post-
2041 plans for the Caledon-Vaughan GO Line

The four potential station locations centred around the Kipling Avenue-railway crossing with the ICBL 
boundaries in red.

2

1

2

3

4

Woodbridge Ave



Timeline questions
When will Woodbridge GO Station be built?

Why isn’t Metrolinx involved right now?

How does this affect Woodbridge Foam Corporation?

• This study focuses on the 
very long term

• Metrolinx’s plans for the 
Caledon-Vaughan GO Line 
are beyond 2041

• Nothing will happen to 
Woodbridge Foam until 
they choose to redevelop

3



Design questions
Are the designs shown in the study final?

Can we recreate the historic Woodbridge Station?

What development densities are proposed?

• The designs shown in the 
study are conceptual
• They are meant as proofs of 

concept to show that a GO 
station is possible

• Detailed design will happen 
when the Line is approved

• No short- or medium-term 
changes to density

• If a station is to be built, then 
future studies are required to 
understand whether densities 
need to change

4



Neighbourhood effects 
questions
How will this affect Woodbridge and my home?

Will Woodbridge GO Station make traffic worse?

Will additional studies (and opportunities to provide 
feedback) be completed?

• Nothing will change until 
beyond 2041
• We’re protecting for the 

station now, but it won’t be 
built for a long time

• The ultimate design can 
minimize effects on traffic
• Less parking provided 

should mean less traffic

• Additional studies will be 
required when further 
station planning happens

5



4-190 Brickworks Ln
Toronto ON  M6N 5H7
seanhertel.ca

Thank you
for inviting us to help shape 
the future of Woodbridge
Learn more at vaughan.ca/WoodbridgeGO

http://www.seanhertel.ca/
https://www.vaughan.ca/about-city-vaughan/projects-and-initiatives/transportation-projects/woodbridge-go-station-land-use-study
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1.  A diagram showing the length of the GO Train so persons have a visual to assist in choosing which
area may be more suitable.
 
2.  If a few areas are chosen and need to connect the two areas for pedestrians to access the GO
Train, an accessible pedestrian overpass pathway would be beneficial as opposed to an underpass
because if there was to ever be extreme weather, there will be less chance of flooding if the access is
above as opposed to below.
 
3.  The West Woodbridge area has a large older adult population and as persons may no longer drive
in the future, it would be beneficial to have more access to transit options in this area by walking or
cycling to the site.
 
4.  It would be beneficial for access by way of a pedestrian/cycling pathway from the Market Lane
area where many people live, to the Woodbridge GO Train, by use of an easement, if required, for
easy access promoting higher use of the Woodbridge GO train.
 
5.  I filled out the online survey before participating in the Virtual Open House but chose to be
anonymous at that time.  I mentioned in the survey about having public art at the chosen site.  I
believe it will beautify the space as well as appropriate landscaping for beautification which may also
act as a sound barrier.
 
Thank you very much.
 
Sincerely,
 
Ornella Ricci
 
 
 
This e-mail, including any attachment(s), may be confidential and is intended solely for the attention
and information of the named addressee(s). If you are not the intended recipient or have received
this message in error, please notify me immediately by return e-mail and permanently delete the
original transmission from your computer, including any attachment(s). Any unauthorized
distribution, disclosure or copying of this message and attachment(s) by anyone other than the
recipient is strictly prohibited.
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City of Vaughan        
Office of the City Clerk 
 
RE: 
3300 Rutherford Developments Inc. 
Official Plan Amendment File OP.23.001 
Zoning By-law Amendment File Z.23.002 
 
I am unable to attend the Public Meeting on May 7, 2024 and wish that this letter with my 
concerns and comments be read at the meeting in my absence. 
 
I am a resident in the area of this proposed development and remain opposed to the scale of 
this proposed re-development project.  In reviewing the revised plan, I don’t feel that the 
communities primary concerns have been adequately addressed, and will negatively impact the 
residents of this community.  I sincerely hope that the elected members, and those with the 
responsibility for planning/approving such projects will adhere to the ‘City Plan’ which only 
permits mid-rise structures at this site.  It is simply not appropriate to allow this large of a 
project adjacent to an established community of 2-story homes, and roads not built to 
accommodate the increase in traffic. 
 
Below are my comments and continued concerns related to how this development will affect 
the quality of life for existing residents of this community. 
 
• Proposed height of the building and towers remain inappropriate for the existing 

community. 
• Of greatest concern is the height of structures proposed closest to Komura. 
• Home owners purchased in this community based on a ‘city plan’ that did not include 

high-rise buildings and towers.  It is simply unfair to change this plan and force residents to 
live adjacent to towers, that obstruct their views and invade their privacy.  

• As proposed, this development does not compliment or improve the existing community.  
• In the current economic climate it is out of reach for most to simply move out of the 

community, that they did not ask to be changed in such a manner. 
• Noise levels related to demolition, excavation, and construction will be an unfair burden 

on those living in the vicinity of this project, and based on the size of the project will likely 
be ongoing for years. 

• Parking is an issue in this neighbourhood, and increasing the population density is only 
going to worsen the situation.  

• There is currently an excessive amount of vehicles moving through this neighbourhood 
due to the proximity of Vaughan Mills, Canada’s Wonderland, and vehicles using 
SWEETRIVER Blvd. & JULLIARD Dr. to bypass JANE and RUTHERFORD. 

• During peak times it is extremely difficult to access RUTHERFORD from SWEETRIVER Blvd. 
or to access SWEETRIVER and JULLIARD from RUTHERFORD; people are unable to get in 
and out of their own streets. 



From: Clerks@vaughan.ca
To: Assunta Ferrante
Subject: FW: [External] Concerns Regarding the Proposed 3300 Rutherford Condo Development
Date: Tuesday, April 30, 2024 8:29:04 AM

 
From: Marilyn Iafrate <Marilyn.Iafrate@vaughan.ca> 
Sent: Monday, April 29, 2024 8:50 PM
To: Nadia Bentolila 
Cc: Gina Ciampa <Gina.Ciampa@vaughan.ca>; Marisa Provenzano
<Marisa.Provenzano@vaughan.ca>; Clerks@vaughan.ca
Subject: Re: [External] Concerns Regarding the Proposed 3300 Rutherford Condo Development
 
Thank you Nadia for your email.
Please let me know if you have sent a copy to all members of Council as I only see myself copied on
this one.
I will be forwarding this to the Clerks dept so that it will become an official document regarding this
proposal.
 
With thanks,
Marilyn Iafrate
Councillor, Ward 1
Maple & Kleinburg
 
My work day may look different than yours. Please do not feel obligated to respond out of your
normal working hours

On Apr 29, 2024, at 8:16 PM, Nadia Bentolila  wrote:

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.

Dear Vaughan City Council Members,

I am writing to express my concerns about the proposed condo development
at 3300 Rutherford. Regrettably, I will not be able to attend the
upcoming meeting on May 7th at Vaughan City Hall due to prior
commitments. However, I feel it is crucial to voice the significant
impacts this development would have on our community.

Our area is already facing challenges with increased traffic, primarily
due to the proximity to the local auto mall and the activities
associated with it, including frequent test driving. Additionally, the
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popularity of nearby attractions such as Canada's Wonderland and Vaughan
Mills further exacerbates the traffic congestion. The introduction of a
large condo development would only compound these issues, placing an
undue burden on our local infrastructure which is already under stress.

Moreover, our residential streets, designed to support a small community
atmosphere, are ill-equipped to handle the increased traffic flow that
this development would bring. In spring and summer, our local
playgrounds and soccer fields are bustling with activities from the
local soccer club and visiting families. The influx of more residents
and possibly non-local visitors drawn by new housing could overwhelm
these recreational spaces, detracting from their accessibility and
enjoyment by current residents.

It is also important to note the lack of essential services such as
grocery stores within walking distance, which is a significant
inconvenience for many residents, especially those who rely on proximity
to amenities.

Given these points, I urge the council to reconsider the approval of
this development. It is vital that any future developments prioritize
the well-being and quality of life of existing residents, ensuring that
our community's infrastructure can adequately support any new additions.

Thank you for considering my concerns. I look forward to your support in
preserving the character and livability of our neighborhood.

Sincerely,

Nadia Bentolila



ferranta
Public Meeting



Traffic in the Jane and 
Rutherford Area



May 6, 2023



May 21, 2023



Oct 2, 2023



From: Clerks@vaughan.ca
To: Assunta Ferrante
Subject: FW: OP.23.001 & Z.23.002 - 3300 rutherford
Date: Friday, May 3, 2024 9:20:31 AM

 
From: Margaret Holyday <Margaret.Holyday@vaughan.ca> 
Sent: Friday, May 3, 2024 9:16 AM
To: 
Cc: Clerks@vaughan.ca
Subject: OP.23.001 & Z.23.002 - 3300 rutherford
 
Hello,
 
Thank you for your email. I am the planner who has carriage of the files at 3300 Rutherford Road.
The applications have been scheduled for the May 7, 2024 public meeting starting at 7pm in the
Council Chamber or via electronic participation, the link provides the staff report and attachments
https://pub-vaughan.escribemeetings.com/Meeting.aspx?Id=d6082217-c62f-4a0b-a4dd-
f579ca6e3230&Agenda=Agenda&lang=English&Item=6&Tab=attachments . Should you wish to
make a deputation at the upcoming meeting, please contact Clerks copied on this email.
 
Thank you,
 
Margaret Holyday, MCIP RPP

Senior Planner
905-832-8585 ext. 8216 | margaret.holyday@vaughan.ca
 
City of Vaughan l Development Planning Department  
2141 Major Mackenzie Drive, Vaughan, ON L6A 1T1

 
-----Original Message-----
From: Mdg DiGiacs
Sent: Thursday, May 02, 2024 8:24 PM
To: DevelopmentPlanning@vaughan.ca
Subject: [External] 3300 rutherford
 
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.
 
 
I am writing this e mail to complain about the buildings proposed for rutherford and sweet river. I
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live in this community and  there is no way we can accommodate all these cars from these buildings
.there is only 1 exit from the subdivision and the traffic is already backed up.
with at least 20 building already approved in the area( on vacant land) idont see why this area has to
be re zoned we need places to go like doctors dentists groceries if you remove this plaza and add
200 new units it will be a nightmare fore the residents of this area
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children now already have to have their classes in portable classrooms due to shortage of spaces.
Student also have to schedule different lunch time in order to fit into the school lunch room. 
 
5. Will there be enough teachers to accommodate the new students?
 
6. Will the city provide more parks and green spaces for residents?
 
7. Will there be enough doctors, medical facilities? Or it will be much longer waiting time for sick and
elderly people?
 
8. There are many, many high rise condos are being built on Jane Street, north and south of
Rutherford. This already causing terrible slow traffic at the intersection. 
 
I truly appreciate that the committee reconsider this proposal to not over crowding this already busy
area. Please, please, please, DO NOT APPROVE. This plan will have so many severe negative impacts
on the area and it's residents.
 
Sincerely.
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Hi Ali,
 
Thank you for your emails. I can confirm that TRCA is involved in the review of the
development applications associated with Block 27, including technical reviews, site
visits, and providing review comments directly to the City of Vaughan. We have an
interest in the Block 27 Block Plan/MESP and have been providing comments related to
our natural hazard management role in accordance with the Conservation Authorities
Act, ensuring decisions under the Planning Act are consistent with natural hazard policies
of the Provincial Policy Statement (PPS), and in accordance with the applicable tests of
Ontario Regulation 41/24.  
 
If you have any concerns/comments regarding the proposed development as a neighbour
in the surrounding area, I recommend signing up for the Committee of the Whole
scheduled May 7, 2024, or providing written comments to the City. You can find the
relevant information via the pdf file you provided me.
 
Regards,
 
Joshua Lacaria, MES (Pl)
Planner 
Development Planning and Permits | Development and Engineering Services
Toronto and Region Conservation Authority (TRCA)

T: (437) 880 2347
E: joshua.lacaria@trca.ca 
A: 101 Exchange Avenue, Vaughan, ON, L4K 5R6 | trca.ca
 
 
 

From: Ali Momeni  
Sent: Monday, April 22, 2024 3:32 PM
To: Joshua Lacaria <Joshua.Lacaria@trca.ca>
Subject: Re: Block 27 - Keele Street and Kirby Road, Vaughan
 
EXTERNAL SENDER
 
On Mon, Apr 22, 2024, 3:30 p.m. Ali Momeni wrote:

 
On Mon, Apr 22, 2024, 3:10 p.m. Joshua Lacaria <Joshua.Lacaria@trca.ca> wrote:

Hi Ali,
 
Please forward me the information you have for my review.
 
Regards,
 
Joshua Lacaria, MES (Pl)
Planner 
Development Planning and Permits | Development and Engineering Services



Toronto and Region Conservation Authority (TRCA)

T: (437) 880 2347
E: joshua.lacaria@trca.ca 
A: 101 Exchange Avenue, Vaughan, ON, L4K 5R6 | trca.ca
 
 
 









ferranta
Public Meeting



       1- City staff in different places. 
And having meeting with Mr. Leo at the time.
        2- Contact and have meeting at location with regian provide them 2 different plan belong
to York region.
First  Plan. 1929.  And second one is plan number 8266. What is different between these 2
region survey or plan?
      Plan belong to 1929 beginning point is North. But plan number 8266 beginning point is
South.
      This  makes up to 97 feet Space..  or space between South and North. Plus another 3 feet
from plan number 65R -, 28797 total 100 feet.
      3- contact with registration office
 And having meeting with Mr. Ken. And his stuff. And talk about the plan registered  without
my knowledge and all issues because of this.
 
   4- Contact and having meeting and filing complain to Ontario Land survey association.

       5- Contact with transcanada gasline about  issues. Instrument 40264 plan #6061 Original
transcanada gasline plan. It is not in right location in plan. Number 65R - 28797.
        Sometime ago transcanada gasline did own homework and they know about issues. Or I
can say gasline is off in plan. For more information, you can call Mr.  Nelson  at
(2269268010)
      
      6- Contact with enbridge gasline and let them know about issues they have. And I will
Send different email. Information issue for enbridge gas line.

     My question is, where is Northeast corner lot 29 construction 4?  or I can't say where is
Northeast corner lot 30 construction 4? 
      My place always description for the place. Beginning point it is North at all the time. Not
South.
        I will send some plan or survey. Or description with this email.

        I can say my place shifted from West to East. Also from North to South. And also take
away some Land from My place.
       
        Also I am ready to pay whole cost for locating  2 Points (SIB)Northeast corner lot 29 and
30. Concession 4  block 27. Where is originally. And also it is possible to locate this 2. (SIB )
With city staff. I believe this is helping city to understand about issues, if they don't know
already about them.
      My question is what should be done. I hear different things. There are too many issues and
mistakes.They say there is not much we can do, better leave everything the same because it is
a big job. I believe this is not correct answer. Why I have to get punished for other people's
mistake.
My place is shown in city's plan and property tax as 1.28 acres. 
 
     I will send some plan survey picture.
 Attach with this email. And also I mention again. Description or deed for my place at all the
time. Beginning point It's North. And my place always locate  At Northeast corner lot 29 con
4.
And also I am wonder when plan 65R - 28797. In process to doing. Why they never look at
my deed  Or description. It say everything Clear. My deed and my title totally ignored.



If you have any question, please call me at any time. Thank you.

On Wed, May 1, 2024, 12:19 p.m. Assunta Ferrante <Assunta.Ferrante@vaughan.ca> wrote:

Good Afternoon,

I have been forwarded several emails, which seem to be supporting documentation to a
phone conversation with City Staff regarding Item 2 on the May 7th Public Meeting agenda:
FILE BL.27.2020 BLOCK 27 LANDOWNERS GROUP INC. BLOCK PLAN EAST OF
JANE STREET, WEST OF KEELE STREET, SOUTH OF KIRBY ROAD AND NORTH
OF TESTON ROAD.

Please advise if you would like the emails to be processed as a Communication to the
Committee as-is, or if you would like to formulate one email, outlining all concerns, so that
the Committee can better understand the issues that have been outlined.

Thank You,

Assunta Ferrante, M.Ed., TESL, Hon B.Sc.

Council/Committee Administrator

905-832-8585, ext. 8030 | assunta.ferrante@vaughan.ca

City of Vaughan l Office of the City Clerk

2141 Major Mackenzie Dr., Vaughan, ON L6A 1T1

vaughan.ca

This e-mail, including any attachment(s), may be confidential and is intended solely for the
attention and information of the named addressee(s). If you are not the intended recipient or
have received this message in error, please notify me immediately by return e-mail and
permanently delete the original transmission from your computer, including any
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Public
Meeting
Block 27

Committee of the Whole 
May 7, 2024, 7:00PM 
Item #4.2 - File BL.27.2020
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AJGUIREVITCH,

ALI MOMENI
0.4800 ha

17. PRESTIGE RENTALS INC.
17.0665 ha

24. JOHN SKURDELIS
0.1063 ha
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23. FRANLINE
INVESTMENTS INC.

0.4774 ha

18. ROSEHOLLOW ESTATES INC.
13.6690 ha

25. TRUSTEES OF THE
PRIMITIVE METHODIST

CHURCH IN CANADA
0.1956 ha

20. GUSGO
HOLDINGS LTD.

8.0974 ha

21. PALMIRA
BATTISTELLA

2.0294 ha

6. 2640131 ONTARIO INC.
4.0511 ha

8. GUSGO HOLDINGS LTD.
60.3043 ha

1. GOLD PARK (MAPLE) INC.
32.6686 ha

2. BW TESTON INC.
10.1028 ha

28.
PALMIRA

BATTISTELLA
0.9885 ha

26. FERRARA GLADE
INVESTMENT INC.

0.2983 ha

7. WEST JANE DEVELOPMENTS INC.
30.6278 ha

5. TESTON WOODS DEVELOPMENT CORP.
12.3167 ha

9. LORMEL DEVELOPMENTS LTD.
52.5324 ha

10. LINO NICOLETTI
39.4060 ha

4. FERRARA GLADE INVESTMENT INC.
46.9212 ha

3. ALDERLANE
ESTATES INC.

11.1334 ha

27. MINH TUAN
NGUYEN
0.9887 ha

29. TESTON
HAMLET

(MULTIPLE
OWNERS)
4.6730 ha

30. METROLINX
4.8948 ha

BLOCK 27 BOUNDARY
PROPERTY BOUNDARIES

LEGEND

NON-PARTICIPATING OWNERS

Block 27, City of Vaughan
OWNERSHIP MAP

(October 26, 2023)
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exposed in the meeting that is going to take place at the Vaughan City
Hall on Tuesday May 7, 2024 at 7:00pm.
 
We do need you to be there for us. To be part of this meeting will help you
to understand our position and give you even more tool to defend our
rights and to avoid this crazy idea. We as a community have already had
several meetings among us and we all know the different aspects to be
addressed there. But your support is fundamental and very decisive in this
fight. Now is your time and opportunity to fulfil your campaign promises. I
do hope you are there and support us on Tuesday and after that. We do
hope you will help us. 
 
You have in your hands a very unique and extraordinary opportunity to
establish yourself as the politician that the people need.
 
We have also written to CP24 requesting that they broadcast the meeting
to let everyone around the City find out the massive construction the
Developers are trying to get By-Laws amended to accomplish their greed. 
 
We can NOT let that happen!!!!!!
 
We count on you to win this and above all make Justice.
 
Thank you very much for your time and attention.
 
Very sincerely,
 
Alfredo Garcia.
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Connection to Rutherford Road

Original Problem: The site plan shows the plaza's planned road
connection with Rutherford Road to be Right-In and Right-Out; the
plaza's current connection is right-in only. It is my understanding that
due to the connection's proximity with Rutherford Road's highway
ramps that this project needs the approval of the MTO to change this
connection to allow for right-out. After being pressed at the May 2nd,
2023 meeting it was revealed that they had not received permission
despite their depiction in the site plan and were still discussing the
matter with the MTO.

 
Connection to Canada's Wonderland Drive

Original Problem: To quote Peter Switzer of Canada's Wonderland
from last year's Communication : C5 Committee of the Whole (PM) May 2, 2023
Item #2 , 

"3300 Rutherford Road shows a road connection to Canada’s
Wonderland Drive. Canada’s Wonderland Drive is a private road and
no agreement has been made for connection to this private road.
Canada’s Wonderland objects to the site plan, specifically related to
the connection to Canada’s Wonderland Drive."



May 2024 Proposal:

 
Connection to Rutherford Road

Amended Proposal: The right-out connection with Rutherford Road
has been removed.
Concern: With the amendment, the plaza has no direct exit onto
Rutherford Road. The closest exit onto Rutherford Road is Sweetriver
Boulevard. There is already heavy congestion of Sweetriver
Boulevard's right turn lane to access Rutherford Road. This was a
concern expressed by many community members and only
exacerbated by this amendment.

Connection to Canada's Wonderland Drive

Amended Proposal: The road connection to Canada's Wonderland
Drive has been removed.
Concern: With the amendment, the access into the plaza from
Rutherford Road remains the same as it is now, despite the increase
in thousands of people this project brings. It is already a traffic
congestion nightmare to try to enter the existing neighbourhood
during peak hours from Rutherford road. 

--



Warm Regards,
Thy D.
Resident of National Pine Drive
 



2023
Connection with Rutherford Road

Connection with Canada’s Wonderland Drive

2024
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We write to you in response to the mixed use development plan at 3300 Rutherford Road. We
respectfully oppose this development plan as it will negatively impact our livelihood. We live at 
Deepsprings Crescent.
 
This development will greatly affect our livelihoods in terms of noise and air (not to mention of
course people) pollution from the construction and overpopulation of our small parcel of a
neighbourhood. My wife currently commutes to the University of Toronto in Mississauga everyday
for work. It's not an easy commute and she often arrives home exhausted. There is limited access to
the highway from Sweet River Boulevard but hey it could be worse, right? Well, it's going to become
much worse with this development (ie. massive congestion!). We believe that the development will
make it near impossible for her to arrive on time let alone arrive at all. She may need to seek other
employment, which is very stressful. This mixed use development brings a massive influx of people
to the area. This neighbourhood simply cannot absorb this number of people. There will not be
enough space for people to engage in their daily activities (recreation, commuting, schooling etc).
The consequences could include daily motor vehicle accidents, incidents of road rage, and risks to
pedestrians including most notable children as there is a school in the neighbourhood. The traffic,
noise, and air pollution will greatly affect our physical and mental health, as well as ability to access
amenities, which I believe is a fundamental right.
 
I understand that these types of notes are probably not fun to read but as community members we
must express ourselves if we believe that our livelihood is being adversely impacted. Thank you for
taking the time to read this note. We appreciate it. If you would like to contact us to discuss this
matter our phone number is 
 
kind regards,
 
Tim Jason and Margie Casallas 

 Deepsprings Crescent  
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I understand that growth happens and can benefit a community, but the proposed development
is unsuitable, and contrary to urban planning ideals such as easing transportation throughout
the city, creating more community spaces, and improving citizens' quality of life. Thank you
kindly for your attention.
 
Sincerely,
 
Margie Casallas Artunduaga

 Deepsprings Crescent
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Drive” when we moved in.  To my parents, this was their dream – to own a home with a bedroom for
everyone, a backyard, a driveway, a garage, a place for family gatherings.  We have lived here ever
since our home was completed in Jan 2004 – 20 years.  It’s funny the things we remember when we
pause to think about it. 
 
Change/Developments
Over the years, our family and our community has seen a lot of change and growth to this area.  We
have seen more condos being built in familiar neighbourhoods along Hwy 7 from Jane Street to
Weston Road.  We have seen condos go up all around Jane and Rutherford and even adjacent to the
mall.   We saw Maple Auto Mall be built, we saw the relocation of Walmart from Hwy 7 to
Applewood Cresent to make room for the extension of the subway into Vaughan.  Simply put, we
have seen a lot of change and a lot of development in our City in the last 20 years. 
 
Volume of cars increased on the road, more time during peak hours in traffic, more pot holes on the
road, more road expansion, more repairs, etc. etc.  There was growing pains but seeing the city grow
is a great thing – the subway expansion is wonderful, the dedicated lanes for buses on Hwy 7 made
sense for the growth and placement of the condos.  My sister and brother-in-law decided to buy a
home on Jarret Court (within our neighbourhood) because it was close to family, it’s a great
community, the subway was near (they commuted downtown daily pre-COVID), and majority of
stores/needs were close by.    
 
As I said, there was growing pains for us and for many who lives and or worked where development
was occurring but I also see how these changes have benefited us and the growth to our city.
 
Our Small Neighbourhood
There are many neighbours who are the original owner(s) of their home just like my parents are. 
Many of us have known each other for 20+ years.  When I ask neighbours if they will come speak at
the public meeting or send an email, many respond with “What’s the point? They’ll do what they
want.”, “We considering moving.” “There’s condos everywhere now;  we are wasting our time to
fight it.”  Honestly, I felt the same way, too.  But I saw how hard my parents worked for this home,
how we have connected with this community, how we value where we live so that is why I have
written this email.  It’s for me, it’s for my family, it’s for my neighbours. 
 
Sweetriver Blvd/Julliard Drive
If you look at our neighbourhood on Google maps with the satellite view, you will see we live within
a “square”; the lines of the square consist of Canada’s Wonderland Drive, Rutherford Road and Jane
Street.  Before Maple Auto Mall was built, it was easy and safe to drive in and our of our area.  Of
course, with growth and a new road that connected to Jane Street, we have seen a lot more traffic
over the years as Sweetriver Blvd. became a “short cut” for many during peak travel times as it was
an alternative route to get to highway 400 and/or Jane Street (the volume of traffic making a left
turn from Rutherford Road onto Sweetriver is significantly busy during peak time).  
 
Sadly, many of these commuters treat Sweetriver as a race track and we have all seen increase of
speeding cars trying to make it to the 400 exits or trying to make it to Jane Street.  During peak
hours, I have seen multiple times the line up of cars that take up the entire length of Sweetriver Blvd



(I have been part of the line many times).  The volume of traffic makes it hard for all of us as
Sweetriver is the road that majority of us use as it leads us to Jane (via Auto-Vaughan) and to
Rutherford towards the highway.  Julliard does not have the same volume compared to Sweetriver.   
 
Sweetriver and Julliard are also two roads also connect direct to Vaughan Mills Mall.  Sweetriver
toward Vaughan Mills is especially busy as the current traffic light gives more time for people leaving
Vaughan Mills making a turn towards highway 400 exits.  There is only one sidewalk for pedestrians
to allow for more time for partons that are mall patrons. As Vaughan Mills is open later on weekends
and open during majority of holidays as a “tourist” destination, the residents only “catch a break”
with traffic if we travel outside of peak times.  It’s become the norm to add 5-10 minutes to the drive
during peak time just to leave our small area. 
 
3300 Rutherford Road Development
When our family (us on Camino and my sister on Jarret) received in the mail last year the proposed
development plans, all we could think was “Really? Condos in that small corner?” When we looked
at the proposed development, it was truly upsetting to see the number of condos and the height of
the condos being proposed. 
 
It was upsetting because as a resident, all the points I mentioned above all of a sudden became a
greater worry.  All of a sudden, how we were “managing” the volume of commuters on Sweetriver
appeared not to make sense.  The original proposal in May 2023 was to added 7 condos with 3,000+
units to our “square” and up to 35 stories (not including the commercial space).  The revised
proposal has 2,000+ units with a mix of taller condos and shorter condos (as no one was pleased
with the original proposal) – the development company is trying very hard to change the by-laws
regarding the high of buildings in our small area.  I am equally concerned for the high rises and the
revised “low rises” as all the additional units add to the density in our area but no additional roads
connecting to Rutherford or Jane are being proposed. 
 
Lost of trust with 3300 Rutherford Developments Inc.
When City Council “strongly suggested” the development company hold a community meeting for
input, they did follow through in June 2023.  However, it failed miserably.  They chose to hold the
meeting “Six Park Athletic Centre” – I would assume it’s because it was within the community so
points to them there.  But it’s an Athletic centre – the echoing of the venue made is difficult for us to
hear them present and there was other patrons of the venue using the space as we would hear
noise (as if someone was playing basketball) nearby.  When the two presenters tried to speak, their
mic was simply not clear or loud enough (the speaker for the mic was attached to their belt/pants so
if you were not right in front of them, you really could not hear).  The community was becoming
frustrated as it was hard to hear with their choice of mics/speakers and the noise from the venue;
there was comments from the crowd that we could not hear.  Unfortunately, a gentleman from the
development company (on the sidelines) next to me very abruptly got up and loudly yelled at us
“Shut the hell up!” (some may recall he swore, but this was my recollection).  To say it was “Game
Over” is an understatement.  I lost trust in them – I lost trust that they wanted to work on their
development plan with us as it became clear they wanted as many units as possible while our
community was trying to preserve what we had. 
 



Seeing their revised plan for May 2024 with their revisions does not actually address the concerns us
or City Council had from our last Town Hall meeting last year.  To me, it appears the “massaged” a
few things but the concerns are not addressed.
 
Look at our community – does the development make sense?
We are a small “square” - if you take a bird’s eye view of our neighbourhood you will see this
proposal does not make sense for the development at 3300 Rutherford Road. 
 
We are a community of townhomes and semi-detached homes. 
We are a community that can see a decision to add high-rises/condos would irrevocably change
everything about this neighbourhood. 
 
What the developers have shown in their plan is a “view looking southeast” (attachment 3).  It shows
an unsuspecting person that these proposed condos ought to “fit” in the plan because you can see
all the other condos facing “southeast” around Vaughan Mills.  They are showing you density makes
sense as it’s all around this plan.  Density in our neighbourhood does not make sense. 
 
I implore City Council to look at more than just what these Developers choose to show you.  If I was
the developer, I would do what they are doing, too because my goal would be to show you how this
can “benefit” you and the community.  I would gloss over any true concerns as they do not impact
me as I do not live there.  Ultimately, I would want you to approve changing by-laws so I can make as
much in profit as possible with multiple units and move on to my next project.  But I am not the
developer, I am a resident and I hope City Council can put yourself not only in my shoes but in our
community.    
 
What the developers do not show you/do not consider:

The “short term” impact of construction especially to those right by the site
The “short term” impact to the property values

If the condos get approved many will want to move – the value will drop and/or it will
be hard to sell when there is so much construction

The actual long term impact of adding 2,000+ units
The footprint of these condos in this small space
The overcast on the streets by Komura Road

It’s not a very wise street – this would be considerably too close to existing
residential
Drive by Vaughan Mills and see how close the new condos are to the mall – it’s
too close, it will be a negative impact to our community

The impact their plans has cause our community for the last year
Some sold their homes because they don’t think they will be able to change anything
Many like myself have been upset and anxious that our area will loose it’s identity due
to greed from developers
Many of us do not feel like we’ll be heard because we do not have the purse strings like
the developers do
It is depressing to feel bullied and defeated already (especially after the outburst from
the developer last June)



The fact that the Vaughan Mills bus hub is at opposite end of 3300 Rutherford Road
It is not a short walk
It is not a direct connection to the subway like it is for the condos in “Downtown
Vaughan” on Millway/Bent Tree Drive

The number of people, families, cars that come with 2,000+ units (if we simply assume 2
people per unit that is adding 4,000 residents)

Condos that have been developments in Vaughan have been near major streets or
existing commercial
Those developments are close to the subway or highway 7 buses
Those condos are not adjacent to existing homes like ours

The impact of maintaining and adding more commercial/mix-used space “short term” and
long term

The wear and tear to the roads
The pollution during construction and after construction with increase traffic
Some of the streets in our community that do not have sidewalks; we can walk on the
streets now but with increase people it will become very busy

The number of units that will be used as rentals/AirBnBs
It would be conveniently by Vaughan Mills and Wonderland
It could easily become rentals for tourists
The existing hotels are south of Vaughan Mills; these condos would be much closer to
both attractions (I can see the ad now “walking distance to the mall and Wonderland”)

The added volume of traffic to the main exist/entry points of Sweetriver, Julliard, and Auto
Vaughan Road

The volume will eventually impact smaller streets like Carrillo and Komura
If the new development does not have new roads to exit onto Jane or Rutherford or
Wonderland the line ups will be longer within the community
It will be worse than checking out at Costco in the middle of the afternoon

The lack of parking for the units and commercial space
There is not sufficient parking for 1 space per unit in their current plans but most
households have at least 1 if not 2 cars
How many of these condo residents will park on our streets?
Will children have to play in between more cars?
If condo residents park on our streets, how will this impact the winter with clearing the
snow if they park on existing streets?
Will they charge visitors of the condo residents visitor parking fees?

This occurs at the new condos on Millway Ave/Bent Tree
My friend lives there and only the first 15 minutes are free to me
If the charge visitors, those visitors will park on streets in the neighborhood to
save money

 
Please visit our community during peak hours, non-peak hours, different days of the week, and on
holidays too.
Please consider the influx of people from these condos/units being added to this small area with
already congested streets.
Please encourage development that makes sense to our existing community and foot print



(additional townhomes, semis, detached).
Please do not make our “square” feel like we are being boxed in from the top.
 
As I mentioned I can see how development of our city has benefit us over the last few years; but that
development has to make sense.  Please do not allow this level of density in this small community. 
The impacts would be far-reaching and some that we possibly cannot see now but will not be
beneficial regardless.  If the developers came back with “low-rise” condos only, I still implore City
Council to consider the volume of new residents when there are so many units per square feet. 
Develop the area so it makes sense with our community. 
 
I thank you for your time in reading my email. 
 
Warm regards,

Irene Vuong
 Camino Drive Resident
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2. Our community has a single access to the main street Rutherford Road through Sweet
River Blvd. Our community of around 2000 people will have to deal with a new community
of more then 4000 people to go through same access point to get out to work everyday.  
3. This new development has over 2000 apartments with a parking lot of 0.7. That means
more then 600 apartments will have NO parking lot. But this area has no access to public
transportation because it doesn't exist. What we have so far it is developed for a small
number of people not for thousands. This is not downtown Toronto wit buses and trams. 
4. When we bought our houses more then 20 years ago were told the plaza is meant for
busyness activities and nothing will change because close proximity to highway 400. How
come now you as a city hall even take into consideration such a request. You know very
well it is against the development plans you have made long ago. Please don't mention
density of population. Already you have high density in the neighborhood. We can see it
with our naked eyes.
5. The developer knows according to the plan he has only one access point through Sweet
River Blvd. He tells us will create a lot of business spaces without one parking lot. If you
approve this development you will be accountable for all the problems which will appear
because of fight over parking spots on the streets around. 
I hope the wisdom and not greed will prevail,
 
Flavius Anton 
 Deepsprings Crescent,
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construction projects where it will take forever with all the noise, dirt,
dust ,entering our houses and possibly blocking our only tiny road
connecting us to rutherford. This area is developed enough so leave it
alone. 
--The roads surrounding the proposed site are ABSOLUTELY not able
to handle the incoming traffic to the area--the roads and the highway are
already very congested with vaughan mills traffic and wonderland traffic-
-we cannot even exit from our community at rush hour and this is
without the new condos being fully occupied with some still under
construction; ttc in the area will NOT work because some of us work
outside of vaughan plus all work different places and the only way to get
to work in am /pm or on the weekends especially is by car only. Also,
the speed limit on Rutherford is only 50 km/hr meaning that this is a
residential area all around and not a major road like is being advertised
in proposed construction plans. Was the traffic assessment study re-
done to reflect the new realities of this neighbourhood?
---also what about the environment? the green space is disappearing
with all the condos, many of us in houses have gardens which are not
possible in condos; the towers are taking away our skyline , they bring
darkness/shadowing plus the extra sewage/waste will have a negative
impact, why not invest in green space instead?
--with so many condos that are already being build we are not seeing
any additional schools or grocery stores in the plan or the hospitals--the
new one is already overwhelmed
--This construction of condos will not solve the “housing crisis” because
the prices are so expensive that you need a high income to ever buy
one , and also the rent is very high, so for whom are you trying to build?
is it really for the people or for corporations? 
--Leave the plaza the way it is, we have our medical offices here,
pharmacy, dentist , restaurant, dollar store , it is our little island within
walking distance where we are able to walk to and stay within
community
 
Thank you very much for your time, as you can see we are very strongly
opposed to this proposed construction. 
 
Residents on Komura Rd
--



Item 4 - 6

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
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Hamideh Habibi and family 



 
IRA T. KAGAN  
General: 416.368.2100 Ext. 226 
Direct: 437.781.9549 
ikagan@ksllp.ca 
 

File No. 18066 
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P. 416.368.2100 | F. 416.368.8206 | ksllp.ca Toronto, ON., M5B 2L7 
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May 6, 2024 
 

By email 

Mayor and Members of Council sitting as the Committee of the Whole 
City of Vaughan 
Vaughan City Hall, Level 100 
2141 Major Mackenzie Dr. 
Vaughan, ON L6A 1T1 
 
Attn: Mr. Todd Coles, City Clerk 
 

 

Dear Mayor and Members of Council: 

 

Re:  Item 4(1), Committee of the Whole Report (Tuesday May 7, 2024) 

 Woodbridge Go Station Land Use Study 

City File No. BU-9571-20 

Vicinity – Kipling Avenue and Meeting House Road 

Our client: Canuck Properties Ltd.  
 

 

We are counsel to Canuck Properties Ltd (“Canuck”), the registered owner of the lands 

municipally known as 8214 Kipling Avenue. Canuck’s property is located on the west side of 

Kipling Avenue, north of Woodbridge Avenue.  Our client’s property contains Woodbridge 

Foam, its long-time tenant and large multinational manufacturing facility that employs a 

significant number of employees.  Despite being multinational, Woodbridge Foam as its name 

suggests, started right here. 

 

The Woodbridge Foam site is identified as site 1 on the image below (taken from the city’s 

study). 
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While Canuck appreciates the importance of expanded public transit in the GTA and for the city 

to plan for same, its property has been proposed as the preferred site for the GO Station and, 

accordingly, Canuck has concerns.  Its first concern is for the more immediate future and the 

impact that the city’s decision could have on the continued operation of this industrial site. Its 

second concern is for the longer term and the impact that the city’s decision could have on the 

redevelopment of the site, in accordance with provincial policy and municipal official plan 

policy.   

 

Canuck and its consulting team have met with city staff and its consulting team to discuss the 

staff report and the consultant’s report. We thank the city for these meetings and believe that 

they have been productive. We believe that city staff and your consultants understand and 

appreciate Canuck’s concerns and that we collectively are optimistic that a solution is possible 

which would meet the city’s public interest objectives while respecting Canuck’s reasonable 

concerns.  This solution will require modifications to the proposed Official Plan Amendment 

(“OPA”) and Canuck is committed to working with the city on this. 

 

 

NEAR TERM CONCERN – EXISTING INDUSTRIAL OPERATION 

Our client’s tenant, Woodbridge Foam, plays a very important role in the city’s economy.  The 

Woodbridge Foam facility represents a substantial investment in the city and its operation 

provides important employment for city residents.  As drafted the OPA could be interpreted as 

requiring Woodbridge Foam (or Canuck or any future industrial tenant) to demonstrate that an 

expansion of the existing industrial operation or even a new industrial operation would 

“accommodate or not impede” a future Go Station.  This is not a reasonable requirement for any 

industrial operation let alone a tenant looking to commit (or re-commit) to a long-term lease. 

Things would be different if the Canuck property was proposed to be redeveloped for 

residential or mixed-use, in accordance with the City’s Official Plan, and we deal with that 

scenario later in this letter.  We do not expect that it was staff or the consultant’s intent for the 

proposed OPA to have any application whatsoever in the case of industrial use of the property. 

While those with skill in reading official plan policy might be able to discern this for 

themselves, we should not require industrial tenants to possess this skill and thus it would be 

far better for the OPA to make this perfectly clear. Accordingly, Canuck recommends and 

requests that the OPA be modified to state clearly that it does not apply to industrial uses 

(either existing, expanded or new) and is only intended to apply in the case of 

redevelopment for non-industrial uses. Canuck would be pleased to work with city staff and 

the city’s consultant on such modification. 
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LONG TERM CONCERN – FUTURE REDEVELOPMENT 

While Canuck has no immediate plans to redevelop the property for residential or mixed-use 

purposes, those plans might change if Woodbridge Foam relocates and a replacement industrial 

tenant cannot be found.  The city’s Official Plan intends residential uses as the long-term land 

use for the property.  We do not believe that staff or its consultants intended for the OPA to be a 

barrier to such redevelopment but unfortunately, as drafted, it might well have that unintended 

consequence.  Only Metrolinx will decide if and when a GO Station will be built on the site.  

Our understanding is that Metrolinx has no current plans for such a GO Station and that a 

decision on this might be decades away.  The redevelopment of the Canuck site for residential 

or mixed-use should not have to await that long. Moreover, neither Canuck nor the city can or 

would design a future GO Station.  There are many possible design options and each has their 

own unique land needs both in terms of area and configuration.  This is very well illustrated in 

Figures 14 & 15 from the study (reproduced below). These design options represent only two of  

possible many and, as is readily apparent, they result in very different parcels that remain 

available for residential development. Canuck’s concern, therefore, is that the OPA as drafted 

would be very difficult if not impossible for Canuck to comply with since Canuck could not be 

expected to design a GO Station for the site.  Even if it were to do so, the city would presumably 

share that design with Metrolinx and seek its reaction. Metrolinx might not even respond since 

it might have no short-term plans for a GO Station on the site or it might prefer that the entire 

site be reserved for a GO Station (not just the portions proposed in the study options below).  

Regardless, either scenario has the potential to stifle redevelopment of the site.  Accordingly, 

Canuck requests that the OPA be modified to address these concerns. Canuck would be 

pleased to work with city staff and the city’s consultant on such modification. 
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Thank you for your kind consideration of Canuck’s concerns.  
 

 

KAGAN SHASTRI DeMELO WINER PARK LLP 

 
Ira T. Kagan 

cc:  Client 

             Humphries Planning Group 

              

Please reply to the: Yorkville Office 
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https://pub-vaughan.escribemeetings.com/filestream.ashx?DocumentId=168374
 
I have also included the Mayor of Caledon in the event she's using some of her strong mayor powers to
advance development prematurely. It is rumoured that the MZO in Caledon was intended only to preserve
land for the Go Station but came out of Minister Clark's office with a massive amount of non-shovel ready
sprawling residential development. 
 
Caledon’s mayor tried to fast-track a massive development. Then the province stepped in
 
Regards, 
Irene Ford



3300 Rutherford Road
Community Public Meeting #2

May 2024 
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A significantly sized site capable of accommodating a compact 
mixed-use, complete community, that is respectful of the context

Location: Intensification Corridor

Current/Permitted Use: Commercial

Context: Low-rise residential; high-rise 
mixed use residential; commercial & 
retail uses

Connectivity
• Highway 400
• Multiple YRT Bus Routes

Vaughan Mills 
Shopping Centre

Area of planned intensification 
(Primary Intensification Corridor 
& Intensification Centre)

Canada’s Wonderland



Vaughan is growing rapidly and urbanizing with several proposed & approved 
developments within the surrounding context, which 3300 Rutherford is consistent with 

Height Range: 4-29 Storeys



We have revised the 2023 submission to respond to what we 
heard from the community & City Staff

What We Heard

• Density is too high for the location

• Concerns over traffic and circulation

• Reduce tower heights 

• Expand the central public park  

• Improve the neighborhood interface

• Revisit locations for retail and community 
useRender of 2023 Proposal



Key Revision: Reduce vehicular connections to 
the neighbourhood to the north 

New 
Pedestrian 
Connection

Key Changes
• Removed vehicular connection to Komura Rd
• Addition of new pedestrian pathway along the western 

edge of the Site 

Public Art 
View 
Terminus

2023 Initial Proposal 2024 Revised Proposal



Key Revision: Reduce and refine tower heights and locations

Key Changes
• Height peak reduced from 35 storeys to 29 storeys
• Removal of three towers and introduction of midrise on northern half of the Site
• Greater porosity and pulled back mid-rise

-7 -6-1-13Storeys Removed:

12ST
12ST

10ST10ST
6ST

6ST

4ST

1ST
1ST

Mid-rise

High-rise

6ST
6ST

-9 -9

6ST 6ST
6ST

6ST
12ST

2023 Initial Proposal 2024 Revised Proposal



View from Sweet River Boulevard

Key Changes
• Reduction in tower & building heights
• Stepping down of midrise buildings from 12 storeys to 6 & 4 storeys
• Maintaining general compliance with angular plane

New 
public 
street

Block 1 Block 3 Komura 
Road

Komura 
Road

New 
public 
street

Rutherford 
Road

Rutherford 
Road

Block 1 Block 3

Key Revision: Providing increased built form transition

Existing 
Neighbourhood

Existing 
Neighbourhood

2023 Built Form

35ST

21ST

10ST
12ST

29ST

6ST

12ST

6ST

~125m from existing houses to 
high-rise buildings 

~33m

2023 Initial Proposal



Key Revision: Expand the central Public Park

Key Changes
• Replacement of 6 storey building along Komura Rd with Public Park
• Park interfaces directly with the Neighbourhood
• Public Park size increased by 742 sq.m

North
Open Space
253 sq.m

Public 
Park
4214sq.m

Street A
Open Space
373 sq.m

Sweet River
Open Space
390 sq.m

Public Park
3472sq.m

Community use

Community private 

open space

Building 2A

+742 sq.m

2023 Initial Proposal 2024 Revised Proposal



Key Changes
• Greater landscape depth along western property line
• Introduction of new pedestrian pathway with generous 

landscaping and public art

Reconfigured N-W Block manages access to the site from the neighbourhood to the northKey Revision: Improve the north-west built form and landscape configuration

2023 Initial Proposal 2024 Revised Proposal



Key Revision: Reconfigured community use & ground floor retail

Key Changes
• Relocated community use to improve proximity to 

Neighbourhood
• Loading and servicing entrances reconfigured to 

improve ground floor retail

Community

2023 Initial Proposal 2024 Revised Proposal



2024 Resubmission
The 2024 resubmission maintains the core principles of the original submission to transform an auto-oriented 
single-use district into a mixed-use complete community centered on a Central Public Park, while responding to 
key comments from City staff and reducing dwelling units within the proposal by 35%. 

2024 Submission Statistics

• Residential Units: 2,009 (Previously 3,047)

• Public Park: 4,214 sq.m / 0.42ha (Previously 0.35ha)

• Tallest Building: 29 Storeys (Previously 35 Storeys)

• Total GFA: 172,000 sq.m (Previously 218,000 sq.m)

• Residential GFA: 164,000 sq.m
• Retail GFA: 7,150 sq.m
• Community Space GFA: 800sq.m

Render of 2024 Proposal
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May 6, 2024 

Office of the City Clerk 
Vaughan, ON 

Dear City Clerk: 

Re: Applicant’s (Block 27 Landowners Group Inc.) Proposed Block Plan  
Committee of the Whole (Public Meeting) – May 7th, 2024 at 7:00 pm 

My name is John Skurdelis and I am one of the non-participating owners and own a lot within 
the boundaries of the proposed Block Plan of the Block 27 Landowners Group Inc.  My property 
is municipally known as  Keele Street, Part of Lot 29, Concession #4 which is located in 
the south west corner of the intersection of Keele Street and Collector Street #2.  I have the 
following concerns, in brief: 

1. My corner lot has the zoning of mid-rise mixed use residential with the highest
density/height zoning in the  Secondary Plan (“SP”) and has been incorrectly shown in the
Block Plan (“BP”) as mid-rise residential with lower density/height zoning.  The BP has
also incorrectly labeled the corner lot on the northwest corner of the intersection of Keele
St. and Collector Street #2.  This reduces the overall amount of mixed-use space in the BP.

2. The Collector Street #2 has been relocated as it approaches Keele Street from the interior
of Block 27.  This is problematic for many reasons.

(a) The relocation of Collector Street #2 has not been justified.  The Environmental
Report which may justify the relocation has not been completed nor has it been
made available for public review.   Accepting the relocation of Collector Street#2
is premature without supporting studies.

(b) Notwithstanding no. 2 (a) above,  the relocated Collector Street#2 does not appear
to approach Keele Street at 90 degrees, it removes frontage from my corner lot and
makes it into an interior lot without justification or planning rationale,  it provides
an undevelopable wedge of land frontage on Collector Street#2.

As already noted by the City of Vaughan in their list of concerns, the Applicant has not provided 
enough information and details to date regarding the proposed roadways.  This new relocation of 
Collector Street#2 and it's negative effects on my corner lot just seems to exacerbate the current 
incompleteness of the proposed Block Plan with regard to the roadways.  Collector Street #2 is 
significant in that it is the only east to west through street  from Keele Street to Jane Street in the 
entire BP and given its proximity to the Kirby GO Station Hub.   

Respectfully, 

John Skurdelis 

1411-6417-2556 
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S  E  C  T  I  O  N     1

Background Information

THIS IS OUR 
COMMUNITY



S  E  C  T  I  O  N     1

Background Information

THIS IS THE PROPOSED 
SITE LOCATION



S  E  C  T  I  O  N     1

Background Information

WE ARE SURROUNDED BY HIGH 
VOLUME AREAS THAT ALREADY 

IMPACT TRAFFIC



S  E  C  T  I  O  N     1

Background InformationVAUGHAN MILLS
& PLAZAS

HWY
400

CANADA’S
WONDERLAND

AUTO
MALL



S  E  C  T  I  O  N     1

Background Information

ROADS OF TRAFFIC WITH
HEAVY CONGESTION



S  E  C  T  I  O  N     1

Background Information

Sweet River Blvd. Jane St.

Highway 400

Rutherford Rd.

Julliard Dr.

Fishermans Rd.



S  E  C  T  I  O  N     1

ByLaws & Policies



● Mix Commercial
● Offices
● Institution  Uses

     * EXISTING COMMERCIAL AREA*

9

Mixing with Residential
–  NOT ALLOWED  –

GMU 
GENERAL MIXED-USED ZONE

HMU 
HIGH-RISE  MIXED-USED ZONE

1 1

WHAT WE ARE CURRENTLY UNDER WHAT THEY WANT TO CHANGE TO



Per VOP (Vaughan Official Plan)
● Mid-rised mixed-use

○ 8 Storeys
● FSI (Floor Space Index)

2.5 Times. Also known as
FAR ( Floor Area)

10

12 Storeys
 –  NOT ALLOWED  –

GMU 
GENERAL MIXED-USED ZONE

2

HMU 
HIGH-RISE  MIXED-USED ZONE

2



GMU 

Per (Vaughan Metropolitan Centre Secondary Plan)
● Policy 2.2.5 – Intensification Area. Mix centre + 

corridors
○ Vaughan Metropolitan Center must have 

tallest buildings and greatest densities 
in the city @ Subject Lands

HOWEVER: Rutherford Road
● Primary Intensification Corridor
● Is the subject land Boundary
● South of Rutherford – Subject Land
● North of Rutherford
● Community Commercial Mix-Use
● Maximum 6 Storeys high
● FSI 1.5 Times 11

GENERAL MIXED-USED ZONE

Developers are at the wrong side of 
the Subject Land Boundary
● Lowest Building

12 Storeys
● FSI – 4.56 Times

   –  NOT ALLOWED  –

HMU 
HIGH-RISE  MIXED-USED ZONE

3 3



GMU 

Per VOP 4.2.1.14
● Due to noise, environmental and 

truck concerns, areas directly next 
to Provincial highways should be 
protected for Non-Residential 
Purposes

12

GENERAL MIXED-USED ZONE

Residential: 2,009 Units

   –  NOT ALLOWED  –

HMU 
HIGH-RISE  MIXED-USED ZONE

4 4



S  E  C  T  I  O  N     2

Health Impacts



● As per Tim Jason (PhD in Population Health Specializing in Health Geography)
○ Drastic Life changes can impact oneʼs health
○ Development Massive changes in our neighbourhood will and already is affecting our 

lives
● Studies show traffic congestion lead to greater emotional health effects:

○ Stress: 80.4%
○ Nervousness: 74.2%
○ Aggressiveness: 52.2%

● Long driving hours  – Sitting in traffic for long periods daily will lead to:
○ Back pain: 66.8%
○ Pain in legs: 56.7%
○ Headaches: 43.4%
○ Dizziness: 28.8%

14

Health Impacts



● Mental Health will deteriorate in the neighbourhood
● Population in the neighbourhood has a high concentration of Seniors, Children 

and Retirees. A population that planned to live in a QUIET, PEACEFUL and SAFE 
neighbourhood environment

● Increase risk during any future:
○ Contagions
○ Infections
○ Pandemics

● PRESENTLY: We are already dealing with STRESS and ANXIETY in our families 
due to the Developers plan to make such a MASSIVE development in our 
neighbourhood.

15

Health Impacts (Continued)



S  E  C  T  I  O  N     3

Parking



Parking Concerns

17

● Developers have 2,009 residential Units and Parking Spots. In total 2,506

○ Assuming 1 car per residential unit (NOT REALISTIC)

○ 2,506 also includes parking for the commercial units? If so, parking is short counted

● Most of the neighbourhood residents own multiple vehicle, parked in their driveways

● We have a by-law that does not allow us to park on the streets

● Most of the neighbourhood have NO SIDEWALKS

● Safety is already an issue, pedestrians have to walk on roads

● Allowing parking on the streets will be UNSAFE for Pedestrians

● Due to HIGH VOLUME of traffic in the neighbourhood – PARKING ON THE STREETS will cause a problem for 
traffic to flow

● If the By-Laws to park on the street are changed, the neighbourhood will also move into the streets



S  E  C  T  I  O  N     4

Traffic



TRAFFIC

Per VOP (Vaughan Official Plan) 4.2.1

● Concentrates on street types
● Streets have specific profiles 

and characteristics
● Traffic Volume Range
● Right-of-way width
● Capacity for Transit

19



MAIN STREETS TO MAKE SURE VOP 4.2.1 is followed are:

● Komura Rd.
○ No sidewalks
○ Narrow street
○ Not fit for big volume of traffic

● Sweet River Blvd.
○ Narrow street
○ Presently used as a main road to avoid Jane traffic
○ Traffic is already VERY CONGESTED
○ Daily  3PM - 5PM – Traffic is bumper to bumper between the Auto Mall on Sweet River 

Blvd going towards Rutherford
○ Due to stress drivers become aggressive and donʼt make full stops at the Stop sign

20

TRAFFIC IMPACTS



● Sweet River Blvd. (Continued)
○ In a good day it takes 15-20 minutes for traffic to clear per vehicle
○ Pedestrians are always in danger crossing the street to get to their homes

● Rutherford Rd.
○ Very congested
○ Cars are bumper to bumper from 7AM - 9AM and 3PM - 6PM 
○ Due to stress, drivers get aggressive and they speed through red lights
○ There has been multiple accidents in the intersection where pedestrian have 

been hit as well

21

TRAFFIC IMPACTS (Continued)
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PHOTOS

May 3rd, 
2024
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PHOTOS

May 3rd, 
2024
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PHOTOS

May 6th, 
2023
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PHOTOS

Oct 2nd, 
2023



S  E  C  T  I  O  N     4

Parking
S  E  C  T  I  O  N     1

Background Information

CLOSING REMARKS



S  E  C  T  I  O  N     4

Parking
S  E  C  T  I  O  N     1

Background Information

● NO AMENDMENTS to our existing By-Laws and City plans
○ Zoning By-Law 001-2021
○ VOP – Vaughan Official Plan
○ VMCSP – Vaughan Metropolitan Centre Secondary Plan

● LACK OF AMENITIES, the development will put a HUGE strain in:
○ Schools
○ Roads
○ Hospitals
○ Environment & Park Lands
○ Parking
○ Traffic



S  E  C  T  I  O  N     4

Parking
S  E  C  T  I  O  N     1

Background Information

● Crime: Crime will increase – Proof of evidence (Buildings at Hwy 7 & Jane)

FINALLY: Developments are supposed to Benefit the 
neighbourhood/community

● We get 0 benefits
● 100% gain on HEALTH DETERIORATION
● 100% of MENTAL HEALTH ISSUES
● 100% STRESS AND ANXIETY

● Developers/Owners GAIN MILLIONS OF DOLLARS



THANK YOU

3300 RUTHERFORD DEVELOPMENT
O U R   C O M M U N I T Y   S A Y S   N O   T O



Traffic in the Jane and 
Rutherford Area
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May 6, 2023



May 21, 2023



Oct 2, 2023



Current homes to vehicle ratio



2023 2024
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2024 Current



• Auto Vaughan Dr

• Sweet River Blvd
• Julliard Dr



2023 2024



2023

COMMITTEE OF THE WHOLE (PUBLIC MEETING) – MAY 2, 2023 
COMMUNICATIONS
Item No. 2
C5. Peter Switzer, Director, Maintenance & Construction, 
Canada’s Wonderland, Canada’s Wonderland Drive, Vaughan, 
dated April 18, 2023



2024



2000+ units 
1700+ parking spots

Current



Bridging the gap 
on transportation
Jason Frittaion
May 7, 2024
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One of the most sincere 
forms of respect is 
actually listening to what 
another has to say.
Bryant McGill

2 Presentation title 20XX



The Study
Prepared for the use of 
3300 Rutherford Developments Inc.
by LEA Consulting Ltd

3



Agenda

1 2 3 4 5

Existing 
Context

Traffic
Data

Future Site 
Mobility

Rapid Transit
& TDM

In Closing
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Existing Context
According to
the study

According to 
real life experience

• Maple is filled with families – running errands by walking is an option that is just 
not possible for many families
• This is particularly true for those who live on roads without a sidewalk as it poses 
an unnecessary safety risk
• There is no major grocery chain in a 15-minute walk radius

5 Presentation title 20XX



Just 
walk?
This diagram shows a rough 10-15 
minute walk radius from  3300 
Rutherford.



Their 
view
Figure 3-4 from the Transportation 
Impact Study which shows a plethora 
of non-descript options for errands.



Traffic Data
According to
the study

According to
real life experience

• Previous in the report, it states York Region requested the change to counts based 
on 2019 TMC data – why? Construction? Construction will be happening forever.
• We should not be using 2019 data, which is prior to so many current developments
• I don’t know of a single neighbour who would agree with this assessment from our 
real life experience – often waits can be 2-3 full lights

8 Presentation title 20XX



Future Site Mobility
According to
the study

According to
real life experience

9 Presentation title 20XX

• Making the assumption that 45% of the entire neighbourhood will not use cars 
because they will be willing to take a new bus they set up is absurd
• Have they taken a poll of the community to see who would take this option? How 
do we know that 40-45% of new residents would be fine with this?
• According to StatsCan, roughly 74% of Toronto CMA workers commute by car 1 

1 GTA: Getting there by automobile
Government of Canada
https://www.statcan.gc.ca/o1/en/plus/2697-gta-getting-there-automobile 



Rapid Transit & TDM
According to
the study

According to
real life experience

• The study acknowledges that this will all be built on the long-term premise of a 
transit-oriented community that hasn’t even been fully planned yet
• The TDM (Transportation Demand Strategy) of some shuttle buses, $156 one-time 
Presto card, bike parking/repair, and limited parking for new units is not enough
• Why are we putting the cart before the horse here? Finish the Rapid Transit 
initiatives before significantly impacting peoples’ lives in an irreversible way

10 Presentation title 20XX



In Closing.

Arguments covered
• The analysis of existing 

context is misleading
• The traffic data has poor 

assumptions at its base
• Future assumptions are 

even worse
• They’re looking to make 

irreversible development 
based on a very uncertain 
future

In summary
• There’s clear disagreement 

on how this will impact 
transportation

• The study does not 
coincide with community 
members experience

• Until there are more 
certain plans and better 
data, it would be 
irresponsible to move 
forward

Arguments missed
• Nobody signed up for this
• This would be a detriment 

to the community members
• This would be a detriment 

to the businesses in the 
area

• This isn’t a time to say 
“well, why don’t you just 
move” – look at this 
economy

11 Presentation title 20XX



One of the most sincere 
forms of respect is 
actually listening to what 
another has to say.
Bryant McGill
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