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ITEM #:6.8 
REPORT SUMMARY   

CONSENT APPLICATION 
FILE NUMBER B011/24  

Report Date: November 8, 2024 

THIS REPORT CONTAINS COMMENTS FROM THE FOLLOWING 
DEPARTMENTS & AGENCIES (SEE SCHEDULE B):  

Additional comments from departments and agencies received after the publication of the report will be made available on 
the City’s website.  

Internal Departments 
*Comments Received

Conditions Required Nature of Comments 

Committee of Adjustment Yes ☒ No ☐ General Comments w/Conditions 

Building Standards (Zoning) Yes ☒ No ☐ General Comments w/Conditions 

Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 

Development Engineering Yes ☒ No ☐ General Comments w/Conditions 

Development Finance Yes ☒ No ☐ General Comments w/Conditions 

Real Estate Yes ☒ No ☐ General Comments w/Conditions 

External Agencies 
*Comments Received

Conditions Required Nature of Comments 
*See Schedule B for full comments

Alectra Yes ☐ No ☒ General Comments 

TRCA Yes ☐ No ☒ General Comments 

Region of York Yes ☒ No ☐ General Comments w/Conditions 

PUBLIC & APPLICANT CORRESPONDENCE (SEE SCHEDULE C) 

All personal information collected because of this public meeting (including both written and oral submissions) is collected under the authority of 
the Municipal Act, the Municipal Freedom of Information and Protection of Privacy Act (MFIPPA), the Planning Act and all other relevant legislation, 
and will be used to assist in deciding on this matter.  All personal information (as defined by MFIPPA), including (but not limited to) names, 
addresses, opinions and comments collected will become property of the City of Vaughan, will be made available for public disclosure (including 
being posted on the internet) and will be used to assist the Committee of Adjustment and staff to process this application. 

Correspondence 
Type 

Name Address Date 
Received 
(mm/dd/yyyy) 

Summary 

Public Julie Risi Careri & 

John Careri 

31 Helen Avenue 11/04/2024 Letter of Opposition 

Applicant Cover Letter/Planning 

Justification Report 

BACKGROUND (SCHEDULE D, IF REQUIRED) 
* Background Information contains historical development approvals considered to be related to this file.

This information should not be considered comprehensive. 

Application No. (City File)  Application Description 
 (i.e. Minor Variance Application; Approved by COA / OLT) 

N/A N/A 

ADJOURNMENT HISTORY 
* Previous hearing dates where this application was adjourned by the Committee and public notice issued.

Hearing Date  Reason for Adjournment (to be obtained from NOD_ADJ) 

N/A N/A 

SCHEDULES 
Schedule A Drawings & Plans Submitted with the Application 

Schedule B Comments from Agencies, Building Standards & Development Planning 

Schedule C (if required) Public & Applicant Correspondence 

Schedule D (if required) Background 

https://www.vaughan.ca/council/committees-boards-and-task-forces/committee-adjustment
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REPORT SUMMARY   
CONSENT APPLICATION 

FILE NUMBER B011/24  

CITY WARD #: 5 

APPLICANT: Gholamali Tafteh & Rouhangiz Vakili 

AGENT: Adam Layton & Jyutika Bhise (Goldberg Group) 

PROPERTY: 37 Riverside Boulevard, Thornhill 

ZONING DESIGNATION: See below. 

VAUGHAN OFFICIAL PLAN 
(2010) DESIGNATION: 

Vaughan Official Plan 2010 (‘VOP 2010’): “Low-Rise Residential" 

RELATED DEVELOPMENT 
APPLICATIONS: 

B011/24, A153/24 & A154/24 

PURPOSE OF APPLICATION: Consent is being requested to sever a parcel of land for residential 
purposes approximately 1393.7 square metres and retain a parcel of 
land approximately 957.41 square metres. The severed land will have 
frontage along Riverside Blvd and the retained land will have frontage 
along Helen Avenue. The existing dwelling is to be demolished. 

HEARING INFORMATION 
DATE OF MEETING: Thursday , November 14, 2024 
TIME: 6:00 p.m. 
MEETING LOCATION: Vaughan City Hall, Woodbridge Room (2nd Floor), 2141 Major Mackenzie Drive 
LIVE STREAM LINK: Vaughan.ca/LiveCouncil 

PUBLIC PARTICIPATION 

If you would like to speak to the Committee of Adjustment at the meeting, either remotely or in person, 
please complete the Request to Speak Form and submit to cofa@vaughan.ca 

If you would like to submit written comments, please quote file number above and submit by mail or email 
to: 

Email: cofa@vaughan.ca 
ail

Mail: City of Vaughan, Office of the City Clerk, Committee of Adjustment, 2141 Major Mackenzie Drive, 
Vaughan, ON, L6A 1T1 

To speak electronically, pre-registration is required by completing the Request to Speak Form on-line 
and submitting it to cofa@vaughan.ca no later than NOON on the last business day before the meeting. 

THE DEADLINE TO REGISTER TO SPEAK ELECTRONICALLY OR SUBMIT WRITTEN COMMENTS 
ON THE ABOVE NOTED FILE(S) IS NOON ON THE LAST BUSINESS DAY BEFORE THE MEETING. 

INTRODUCTION 
Staff and Agencies act as advisory bodies to the Committee of Adjustment. The comments contained 
in this report are presented as recommendations to the Committee.  

The Planning Act sets the standard to which provincial interests, provincial and local policies and goals 

are implemented.  Accordingly, review of this application considers the following:  

✓ Conformity to Section 51(24) as required by Section 53(12) of the Planning Act.
✓ Conformity to the City of Vaughan Official Plan.
✓ Conformity to the Provincial Policy Statements as required by Section 3 (1) of the Planning Act.

Public written and oral submissions relating to this application are taken into consideration by the 
Committee of Adjustment as part of its deliberations and final decision on this matter.  

https://www.vaughan.ca/council/minutes_agendas/council_broadcast/Pages/default.aspx
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca
mailto:cofa@vaughan.ca
https://vaughancloud.sharepoint.com/sites/zb/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents%2FRequest%20to%20Speak%20%2D%20COA%2Epdf&parent=%2Fsites%2Fzb%2FShared%20Documents%2FCOA%2FWebsite%20Documents&p=true&ga=1
mailto:cofa@vaughan.ca


3 | P a g e

COMMITTEE OF ADJUSTMENT 

Date Public Notice Mailed: October 31, 2024 

Date Applicant Confirmed Posting of 
Sign:   

October 29, 2024 

Applicant Justification for Variances: 
*As provided in Application Form

Construction of two (2) single detached dwelling units 

Was a Zoning Review Waiver (ZRW) Form 
submitted by Applicant:  
*ZRW Form may be used by applicant in instances where a
revised submission is made, and zoning staff do not have an
opportunity to review and confirm variances prior to the
issuance of public notice.

 Yes ☐ No ☒ 

COMMENTS:

None 

Committee of Adjustment Recommended 
Conditions of Approval: 

1. That the applicant’s solicitor confirms the legal
description of the severed land.
2. That the applicant provides two (2) full size copies of
the deposited plan of reference of the entire land
which conforms substantially with the application as
submitted.
3. That the applicant provide an electronic copy of the
deposited reference plan to cofa@vaughan.ca
4. Payment of the Certificate Fee as provided on the
City of Vaughan’s Committee of Adjustment Fee
Schedule.

BUILDING STANDARDS (ZONING) 

**See Schedule B for Building Standards (Zoning) Comments 

Building Standards Recommended 
Conditions of Approval: 

That all existing buildings on the existing lot are 
demolished and the required demolition permit 
is to be closed. 

DEVELOPMENT PLANNING 

**See Schedule B for Development Planning Comments.   

Development Planning Recommended 
Conditions of Approval: 

That the Owner(s) shall apply for and obtain a demolition 
permit from the City for all buildings upon the Subject 
Lands and submit written confirmation from Building 
Standards that the demolition file(s) is/are closed. 

DEVELOPMENT ENGINEERING 

 Link to Grading Permit  Link to Pool Permit    Link to Curb Curt Permit   Link Culvert Installation  
The Development Engineering (DE) Department does not object to consent application B011/24, 
subject to the following conditions:  
Development Engineering 
Recommended Conditions of 
Approval: 

The Owner / Applicant shall prepare and register a 
reference plan at their expense showing all existing and 
proposed easements to the satisfaction of the 
Development Engineering Department (DE) for the 
Subject Lands applicable to the Consent Application. The 
Owner/Applicant shall submit a draft reference plan to 
DE for review prior to deposit with the Land Registry. The 
Owner/Applicant shall submit the deposited reference 
plan to DE to clear this condition.  

The Owner/Applicant shall provide conceptual site 
grading and servicing plan(s) for both the severed and 
retained parcels to the satisfaction of the Development 
Engineering (DE) Department. The plan(s) should 
identify all existing and proposed services, existing and 
proposed elevations, and acceptable access.   

The Owner/Applicant shall submit an application for a 
Service Connection and to obtain a Cost Estimate by 
emailing serviceconnections@vaughan.ca. The Final Lot 
Grading and/or Servicing Plan will be required for the 
Service Connection Application.  All costs associated 

https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/curb_cuts_and_driveway_widening/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/culvert_installation/Pages/default.aspx
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DEVELOPMENT ENGINEERING 

 Link to Grading Permit  Link to Pool Permit    Link to Curb Curt Permit   Link Culvert Installation  
with the service connection shall be the responsibility of 
the Owner/Applicant.  Please visit the Service 
Connection page of the City of Vaughan’s website: <a 
href=https://www.vaughan.ca/about-city-
vaughan/departments/development-engineering/service-
connections>Service Connections | City of Vaughan</a>  
for more information. The Owner/Applicant is encouraged 
to initiate the process as early as possible as the Service 
Connection Application process typically takes 4-6 
weeks. 

PARKS, FORESTRY & HORTICULTURE (PFH) 

No comments received to date. 

PFH Recommended Conditions of 
Approval: 

None 

DEVELOPMENT FINANCE 

That the payment of the City Development Charge is payable to the City of Vaughan prior to issuance 
of a building permit in accordance with the Development Charges Act and City-wide Development 
Charge By-law in effect at time of payment. 

That the payment of Region of York Development Charge is payable to the City of Vaughan prior to 
issuance of a building permit in accordance with the Development Charges Act and Regional 
Development Charges By-laws in effect at time of payment. 

That the payment of Education Development Charge is payable to the City of Vaughan prior to 
issuance of a building permit in accordance with the Education Act and York Region District School 
Board and York Catholic District School Board Development Charges By-laws in effect at time of 
payment. 

That the payment of applicable Area Specific Development Charges are payable to the City of 
Vaughan prior to issuance of a building permit in accordance with the Development Charges Act and 
Area Specific Development Charge By-laws in effect at time of payment. 

Demolition development charge credits valid for a period of 48 months from date of demolition permit 
issuance.  After 48 months, full development charges apply as per by-laws.  
Development Finance Recommended 
Conditions of Approval: 

The owner shall pay of a Tree Fee, approved by Council 
as of the date of granting the consent. Payment is to be 
made by certified cheque, to the satisfaction of the City of 
Vaughan Financial Planning and Development Finance 
Department (contact Nelson Pereira to have this 
condition cleared). 

The owner shall pay all property taxes as levied. 
Payment is to be made by certified cheque, to the 
satisfaction of the City of Vaughan Financial Planning 
and Development Finance Department (contact Nelson 
Pereira to have this condition cleared). 

BY-LAW AND COMPLIANCE, LICENSING AND PERMIT SERVICES 

No comments received to date 

BCLPS Recommended Conditions of 
Approval: 

 None 

BUILDING INSPECTION (SEPTIC) 

Building Inspection Recommended 
Conditions of Approval: 

None 

FIRE DEPARTMENT 

https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/dev_eng/permits/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/curb_cuts_and_driveway_widening/Pages/default.aspx
https://www.vaughan.ca/services/residential/transportation/roads/culvert_installation/Pages/default.aspx
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FIRE DEPARTMENT  

Fire Department Recommended 
Conditions of Approval:   

None 

  

RECOMMENDED CONDITIONS OF APPROVAL SUMMARY 

Should the Committee find it appropriate to approve this application in accordance with request and 
the sketch submitted with the application, as required by Ontario Regulation 200/96, the following 
conditions have been recommended: 

# DEPARTMENT / AGENCY  CONDITION 

1 Committee of Adjustment   
cofa@vaughan.ca  

1. That the applicant’s solicitor confirms the 
legal description of the severed land. 
2. That the applicant provides two (2) full size 
copies of the deposited plan of reference of the 
entire land which conforms substantially with 
the application as submitted. 
3. That the applicant provides an electronic 
copy of the deposited reference plan to 
cofa@vaughan.ca 
4. Payment of the Certificate Fee as provided 
on the City of Vaughan’s Committee of 
Adjustment Fee Schedule.  

2 Building Standards, Zoning Section  
Niloufar.youssefi@vaughan.ca 

That all existing buildings on the existing lot 
are demolished and the required demolition 
permit is to be closed. 

3 Development Planning  
Alyssa.pangilinan@vaughan.ca 

That the Owner(s) shall apply for and obtain a 
demolition permit from the City for all buildings 
upon the Subject Lands and submit written 
confirmation from Building Standards that the 
demolition file(s) is/are closed. 

4 Real Estate   
francesca.laratta@vaughan.ca  

The applicant shall provide the City with an 
appraisal report and valuation of the subject 
land (land only) to be prepared by an 
accredited appraiser.  Payment of a Parkland 
levy to the City in lieu of the deeding of land for 
park purposes shall be made if a new lot is 
being created.  Said levy is to be 5% of the 
appraised market value of the subject land as 
of the date of the Committee of Adjustment 
giving notice to the Applicant of the herein 
decision.  Said levy shall be approved by the 
Director of Real Estate.  Payment shall be 
made by certified cheque only. 

5 Development Engineering  
jonal.hall@vaughan.ca  

1. The Owner / Applicant shall prepare and 
register a reference plan at their expense 
showing all existing and proposed 
easements to the satisfaction of the 
Development Engineering Department 
(DE) for the Subject Lands applicable to 
the Consent Application. The 
Owner/Applicant shall submit a draft 
reference plan to DE for review prior to 
deposit with the Land Registry. The 
Owner/Applicant shall submit the deposited 
reference plan to DE to clear this condition.  

2. The Owner/Applicant shall provide 
conceptual site grading and servicing 
plan(s) for both the severed and retained 
parcels to the satisfaction of the 
Development Engineering (DE) 
Department. The plan(s) should identify all 
existing and proposed services, existing 
and proposed elevations, and acceptable 
access.   

3. The Owner/Applicant shall submit an 
application for a Service Connection and to 
obtain a Cost Estimate by emailing 
serviceconnections@vaughan.ca. The 
Final Lot Grading and/or Servicing Plan will 
be required for the Service Connection 
Application.  All costs associated with the 

mailto:cofa@vaughan.ca
mailto:Niloufar.youssefi@vaughan.ca
mailto:Alyssa.pangilinan@vaughan.ca
mailto:francesca.laratta@vaughan.ca
mailto:Ian.reynolds@vaughan.ca
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RECOMMENDED CONDITIONS OF APPROVAL SUMMARY 

Should the Committee find it appropriate to approve this application in accordance with request and 
the sketch submitted with the application, as required by Ontario Regulation 200/96, the following 
conditions have been recommended: 

service connection shall be the 
responsibility of the Owner/Applicant.  
Please visit the Service Connection page 
of the City of Vaughan’s website: <a 
href=https://www.vaughan.ca/about-city-
vaughan/departments/development-
engineering/service-connections>Service 
Connections | City of Vaughan</a>  for 
more information. The Owner/Applicant is 
encouraged to initiate the process as early 
as possible as the Service Connection 
Application process typically takes 4-6 
weeks. 

6 Development Finance  
nelson.pereira@vaughan.ca     

1. The owner shall pay of a Tree Fee, 
approved by Council as of the date of 
granting the consent. Payment is to be 
made by certified cheque, to the 
satisfaction of the City of Vaughan 
Financial Planning and Development 
Finance Department (contact Nelson 
Pereira to have this condition cleared). 

2. The owner shall pay all property taxes as 
levied. Payment is to be made by certified 
cheque, to the satisfaction of the City of 
Vaughan Financial Planning and 
Development Finance Department (contact 
Nelson Pereira to have this condition 
cleared). 

7 York Region 
developmentservices@york.ca  

Prior to final approval of the application, the 
Owner shall provide to the Region the 
following documentation to confirm that water 
and wastewater services are available to the 
proposed dwelling and have been allocated by 
the City of Vaughan: 
a) a copy of the Council resolution confirming 
that the City of Vaughan has allocated 
servicing capacity, specifying the specific 
source of the capacity, for the proposed 
secondary dwelling. 
b) a copy of an email confirmation by a City of 
Vaughan staff member stating that the 
allocation to the subject development remains 
valid at the time of the request for regional 
clearance of this condition 

All conditions of approval, unless otherwise stated, are considered to be incorporated into the approval “if 
required”. If a condition is no longer required after an approval is final and binding, the condition may be waived 
by the respective department or agency requesting conditional approval. A condition cannot be waived without 
written consent from the respective department or agency. 
 

IMPORTANT INFORMATION – PLEASE READ  
CONDITIONS: Conditions must be fulfilled within two years from the date of the giving of the Notice of 
Decision, failing which this application shall thereupon be deemed to be refused. No extension to the last 
day for fulfilling conditions is permissible. 

DEVELOPMENT CHARGES: That the payment of the Regional Development Charge, if required, is 
payable to the City of Vaughan before issuance of a building permit in accordance with the Development 
Charges Act and the Regional Development Charges By-law  
in effect at the time of payment.  
 
That the payment of the City Development Charge, if required, is payable to the City of Vaughan before 
issuance of a building permit in accordance with the Development Charges Act and the City's 
Development Charges By-law in effect at the time of payment.  
  
That the payment of the Education Development Charge if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and the Boards of 
Education By-laws in effect at the time of payment  
  

mailto:nelson.pereira@vaughan.ca
mailto:developmentservices@york.ca
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IMPORTANT INFORMATION – PLEASE READ  
That the payment of Special Area Development charge, if required, is payable to the City of Vaughan 
before issuance of a building permit in accordance with the Development Charges Act and The City's 
Development Charge By-law in effect at the time of Building permit issuance to the satisfaction of the 
Reserves/Capital Department.  
NOTICE OF DECISION: If you wish to be notified of the decision in respect to this application or a 
related Ontario Land Tribunal (OLT) hearing you must complete a Request for Decision form and submit 
to the Secretary Treasurer (ask staff for details). In the absence of a written request to be notified of the 
Committee’s decision you will not receive notice.  
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SCHEDULE A: DRAWINGS & PLANS  

 
  



Location Map: B011/24, A153/24 & A154/24

Scale: 1: 3,675

September 23, 2024 3:04 PM



Minimum Lot Frontage (m)

Minimum Lot Area (m2)

Allowed

Minimum Front Yard (m)

Minimum Rear Yard (m)

Minimum Exterior Side Yard (m)

(1) The minimum front yard shall be the existing front yard less than 10% or 9.0 m, whichever is greater

30 

845

9

2.5 

9

9

ZONING BY-LAW 001-2021  (REFER TO 4.5 ESTABLISHED  NEIGHBOURHOOD "-EN" SUFFIX)
_ R1E (x403) Schedule E-441 
   

Additional 
Requirement Lot A

Minimum Interior Side Yard (m)

Lot B

(1)(4)

** 

*

32.74

957.41

9

7.20 & 3.99-5.18

N/A

9.5

30.52

1393.70

13.48

2.5  

9

13.64

(4) Where a private garage faces a front lot line or an exterior side lot line, the minimum specified 
setback to the private garage shall be 5.7 m
* The minimum rear yard shall be 9.0 m (Exception 403 - 14.403.2)
** The minimum interior side yard for all lots with a frontage of 27.5 m or greater shall be 1.5 m if the 
building height is less than 6 m or 2.5 m if the building is 6.0 m high or greater (Exception 403 -
14.403.2 

Maximum Height (m) 11 11

*** As per 'EN' provisions of 4.5:
Maximum height is the more restrictive of: 
1) the requirement of the Zone; or
2) the existing height plus 3m, but not less than 8.5m

9.5  *** 
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Sheet Number Sheet Name
A0.00 COVER SHEET - PROJECT INFORMATION
A0.01 SURVEY
A0.02 SITE PLAN
A1.01 SITE PLAN_LOT A
A1.02 BASEMENT FLOOR PLAN_ LOT A
A1.03 MAIN FLOOR PLAN_LOT A
A1.04 SECOND FLOOR PLAN_ LOT A
A1.05 ROOF PLAN_LOT A
A1.06 FRONT ELEVATION (NORTH)_LOT A
A1.07 SOUTH ELEVATION_LOT A
A1.08 EAST ELEVATION_LOT A
A1.09 WEST ELEVATION_LOT A
B1.01 SITE PLAN_LOT B
B1.02 BASEMENT FLOOR PLAN_ LOT B
B1.03 MAIN FLOOR PLAN_LOT B
B1.04 SECOND FLOOR PLAN_LOT B
B1.05 ROOF PLAN_LOT B
B1.06 FRONT ELEVATION (WEST)_LOT B
B1.07 NORTH ELEVATION_LOT B
B1.08 SOUTH ELEVATION_LOT B
B1.09 EAST ELEVATION_LOT B

Gross Floor Area Lot B (Severed)

Name Area(Metric) Area(Imperial)
MAIN FLOOR LOT B 313.273 m² 3372.04 ft²
SECOND FLOOR LOT B 294.857 m² 3173.82 ft²
Grand total: 2 608.130 m² 6545.86 ft²

Gross Floor Area Lot A (Retained)

Name Area(Metric) Area(Imperial)
SECOND FLOOR LOT A 205.940 m² 2216.72 ft²
MAIN FLOOR LOT A 215.698 m² 2321.75 ft²
Grand total: 2 421.637 m² 4538.47 ft²

Basement Gross Floor Area Lot A (Retained)

Name Area(Metric) Area(Imperial)
BASEMENT LOT A 222.337 m² 2393.22 ft²
Grand total: 1 222.337 m² 2393.22 ft²

Basement Gross Floor Area Lot B (Severed)

Name Area(Metric) Area(Imperial)
BASEMENT LOT B 323.502 m² 3482.15 ft²
Grand total: 1 323.502 m² 3482.15 ft²

Lot Area

Name Area (Metric) Area ( Imperial)

EXISTING LOT TO BE SEVERED 2351.10 m² 25307 ft²
LOT A - RETAINED 957.41 m² 10305 ft²
LOT B - SEVERED 1393.70 m² 15002 ft²

LOCATION MAP

PROPSOAL TO SEVER LOT AND CONSTRUCT TWO 
NEW 2-STOREY SINGLE FAMILY DWELLINGS

russog
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SCHEDULE B: 
COMMENTS FROM AGENCIES, BUILDING STANDARDS & 

DEVELOPMENT PLANNING 

Department / Agency 
*Comments Received

Conditions Required Nature of Comments 

Building Standards (Zoning) *See 
Schedule B 

Yes ☒ No ☐ Recommend Approval w/Conditions 

Development Planning Yes ☒ No ☐ Recommend Approval w/Conditions 

External Agencies 
*Comments Received

Conditions Required Nature of Comments 
*See Schedule B for full comments

Alectra Yes ☐ No ☒ General Comments 

TRCA Yes ☐ No ☒ General Comments 

Region of York Yes ☒ No ☐ General Comments w/Conditions 



1 
 

 

 
 

 

Date: October 1st 2024 

Attention: Christine Vigneault 

RE: Request for Comments 

 

File No.: B011-24 

Related Files:  

Applicant: Goldberg Group 

Location  37 Riverside Blvd 
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      COMMENTS: 

 
 

Alectra Utilities (formerly PowerStream) has received and reviewed the proposed Consent Application. This 

review, however, does not imply any approval of the project or plan.   

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum 
clearances to the existing overhead or underground electrical distribution system as specified by the applicable 
standards, codes and acts referenced. 
 
In the event that construction commences, and the clearance between any component of the work/structure and the 
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and 
Safety Act, the customer will be responsible for 100% of the costs associated with Alectra making the work area safe. 
All construction work will be required to stop until the safe limits of approach can be established.  
 
In the event construction is completed, and the clearance between the constructed structure and the adjacent existing 
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes 
referenced, the customer will be responsible for 100% of Alectra’s cost for any relocation work.  

 

References:  
 

• Ontario Electrical Safety Code,  latest edition (Clearance of Conductors from Buildings) 

• Ontario Health and Safety Act,  latest edition (Construction Protection) 

• Ontario Building Code, latest edition (Clearance to Buildings)  

• PowerStream (Construction Standard 03-1, 03-4),  attached 

• Canadian Standards Association, latest edition (Basic Clearances) 
 

If more information is required, please contact either of the following: 

 
Stephen Cranley, C.E.T      Mitchell Penner 

 
Supervisor, Distribution Design, ICI & Layouts (North)   Supervisor, Distribution Design-Subdivisions 
Phone: 1-877-963-6900 ext. 31297         Phone: 416-302-6215        
     

E-mail: stephen.cranley@alectrautilities.com     Email: Mitchell.Penner@alectrautilities.com 

 
 

 

 

 

 

 

 

mailto:stephen.cranley@alectrautilities.com
mailto:Mitchell.Penner@alectrautilities.com


3 
 

 

 

 

 

 

 

 

 

 

 



4 
 

 

 



  
2141 Major Mackenzie Drive 

Vaughan, Ontario 
Canada L6A 1T1 
(905) 832-2281 

 

Page 1 of 1 
 

 
 
To:   Committee of Adjustment 
 
From:   Niloufar Youssefi, Building Standards Department 
 
Date:   October 09, 2024 
 
Applicant:  Goldberg Group 
 
Location:  37 Riverside Boulevard 

PLAN RP3765 Lot 53  
 
File No.(s):  B011/24 
 

 
Zoning Classification: 

 
The subject lands are zoned R1E(EN) – First Density Residential Zone (Established 
Neighbourhood) and subject to the provisions of Exception 14.403 under Zoning By-law 
001-2021, as amended. 

 
# Zoning By-law 001-2021 Proposal 

1 Lot Area: 
 
A minimum lot area of 845 m2 is required for the severed lands 
[Table 7-3]. 
 
A minimum lot area of 845 m2 is required for the retained lands 
[Table 7-3]. 
 

The proposed lot area of 1393.7 
m2 for the severed lands 
complies with the minimum lot 
area requirement. 

The proposed lot area of 957.41 
m2 for the retained lands 
complies with the minimum lot 
area requirement. 

2 Lot Frontage: 
 
A minimum lot frontage of 30.0 metres is required for the 
severed lands [Table 7-3]. 
 
A minimum lot frontage of 30.0 metres is required for the 
retained lands [Table 7-3]. 
 

The proposed lot frontage of 
30.52 metres for the severed 
lands complies with the minimum 
lot frontage requirement. 

The proposed lot frontage of 
32.74 metres for the retained 
lands complies with the minimum 
lot frontage requirement. 

 

 
 
Staff Comments: 

 
 Stop Work Order(s) and Order(s) to Comply: 

 
 There are no outstanding Orders on file 

  
Building Permit(s) Issued: 

 
A Building Permit has not been issued.  The Ontario Building Code requires a building permit for 
structures that exceed 10m2. 

 

 Other Comments: 

 
General Comments 

1 The related minor variance files A153/24 and A154/24 shall be read in conjunction with this  
application. 

2 A surveyor’s certificate of lot areas and lot frontages as per the definitions in Section 3.0 of by-law 
001-2021 as amended is required in order to confirm compliance with the by-law. 

 
 

Conditions of Approval: 
 

If the committee finds merit in the application, the following conditions of approval are 
recommended. 
 
1.    That all existing buildings on the existing lot are demolished and the required demolition permit  
       is to be closed. 
 
* Comments are based on the review of documentation supplied with this application. 
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To:   Christine Vigneault, Committee of Adjustment Secretary Treasurer 
 
From:   Nancy Tuckett, Director of Development Planning 
 
Date:   November 11, 2024 
 
Name of Owner: Gholamali Tafteh and Rouhangiz Vakili 
 
Location:  37 Riverside Boulevard 
 
File No.(s):  B011/24, A153/24, A154/24 
 
 
Proposal  
 
The Owners have submitted Consent Application, File B011/24 to subdivide the Subject Lands 
into two (2) parcels and have applied for two (2) Minor Variance Applications, Files A153/24 and 
A154/24, to permit the construction of two (2) new single detached dwellings on the retained and 
severed lands respectively. The existing single detached dwelling would be demolished. 
 
B011/24 
 
The submitted Consent Application, File B011/24 proposes to sever a new 1,393.7 m2 residential 
lot fronting onto Riverside Boulevard identified as “Lot B” on the submitted sketch and retain a 
957.41 m2 lot fronting onto Helen Avenue identified as “Lot A” The below-noted Variances are 
required to facilitate the development of two (2) new single detached dwellings on the proposed 
lots.  
 
A154/24 – Lot B (Severed Lands)  
 
Proposed Variance(s) (By-law 001-2021): 

1. To permit a maximum lot coverage of 23%. 
2. To permit a maximum building height of 11.0 m. 
3. To permit a minimum front yard of 11.28 m. 

 
By-Law Requirement(s) (By-law 001-2021): 

1. The maximum lot coverage in the R1E Zone shall be 20%. 
2. The maximum building height shall be 8.5 m. 
3. The minimum front yard shall be 37.8 m. 

 
A153/24 – Lot A (Retained Lands) 
 
Proposed Variance(s) (By-law 001-2021): 

4. To permit a maximum lot coverage of 23%. 
5. To permit a maximum building height of 11.0 m. 
6. To permit a minimum front yard of 9.0 m. 

 
By-Law Requirement(s) (By-law 001-2021): 

4. The maximum lot coverage in the R1E Zone shall be 20%. 
5. The maximum building height shall be 8.5 m. 
6. The minimum front yard shall be 37.8 m. 

 
Official Plan: 
 
City of Vaughan Official Plan 2010 (‘VOP 2010’): "Low-Rise Residential" 
 
Comments: 
 
Provincial Planning Statement, 2024 
In accordance with Section 3 of the Planning Act, all land use decisions in Ontario “shall  
be consistent” with the Provincial Policy Statement 2024 (the ‘PPS’). The PPS provides a policy 
framework that promotes growth within settlement areas through the effective utilization of 
existing infrastructure and public service facilities to provide a wide range of housing 
opportunities. Key policy objectives include building strong, healthy communities; the wise use 
and management of resources; and protecting public health and safety.  
 
The Development Planning Department is of the opinion that the proposed development is 
consistent with the policies of the PPS. Policy 2.3.1. speaks to Settlement areas being the focus 
of development based on densities and land uses which efficiently use land. Policy 2.2.1 focuses 
on the need for municipalities to plan for a diverse range of housing and densities to meet 
projected market-based and affordable housing needs for current and future residents. The City’s 
Official Plans has outlined policies  for appropriate growth and housing opportunities through 
intensification. The policies establish what forms of intensification are appropriate in particular 
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areas across the City. The application proposes an additional residential lot which increases 
density, while adding to the housing stock in the area. Therefore, the proposal is consistent with 
the PPS.  
 
York Region Official Plan, 2022 
The Subject Lands are designated “Community Area” by Map 1A – Land Use of the York Region 
Official Plan (‘YROP’), 2022. Policy 4.2.2 states that Community Areas shall contain a wide range 
and mix of housing types, sizes, tenures that include options that are affordable to residents at all 
stages of life.  
 
The proposed residential dwelling conforms to the policies of the YROP 2022 as residential uses 
are permitted within Community Areas. 
 
Vaughan Official Plan, 2010 
The Subject Lands are designated “Low-Rise Residential” by the Vaughan Official Plan (‘VOP 
2010’) and are subject to the Established Large Lot Neighbourhood (‘LLN’) policies as per 
Schedule 1B. Within “Established Community Areas” and LLNs, development is subject to a 
series of compatibility criteria. Policy 9.1.2.3 lists the criteria as a series of elements determined 
to reinforce the character of LLNs (‘character elements’). The Retained Lands propose a frontage 
of 32.74 m and 30.52 m for the Severed Lot, both of which comply with the minimum 
requirements of the zoning by-law. The proposed frontages maintain the existing character of the 
immediate neighbourhood. Furthermore, 10.1.2.34. states that land severance may be 
considered, pursuant to Section 53 of the Planning Act. Policy 10.1.2.46. lists the criteria of 
assessing consent application in addition to the matters set out in Section 51(24) of the Planning 
Act. The Development Planning Department is of the opinion that the proposed severance is 
compatible with the surrounding area, have appropriate access, and can be serviced.  
 
Comprehensive Zoning By-law 001-2021 
The Subject Lands are zoned R1E(EN) - Second Density Residential Zone (Established 
Neighbourhood) and is subject to the provisions of Exception 14.403 under Zoning By-law 001-
2021, as amended. The EN suffix applies to residential areas where the existing built form 
exceeded the minimum residential zone requirements for height, front, exterior, and interior side 
yard setbacks. 
 
Relief is being sought for lot coverage, building height, and front yard for both the proposed 
retained and proposed severed lands.  
 
The Development Planning Department has no objections to Variances 1 and 4 for the proposed 
increase to lot coverage. The coverage breakdown for the severed lands (Lot B) is as follows: 
22.48% for the proposed dwelling, and 0.52% for the proposed covered porch. The breakdown 
for retained lands (Lot A) is as follows: 22.53% for the proposed dwelling, and 0.47% for the 
proposed covered porch. In 2004, Vaughan City Council directed Development Planning staff to 
undertake a comprehensive study and review of the redevelopment occurring in certain 
established neighbourhoods,. The objective was to establish development criteria to guide the 
future development of   established neighbourhoods with existing built form and character. As a 
result of the report, a maximum 23% lot coverage for 2-storey detached dwellings was 
determined to be appropriate for the area. The coverage relates to the enclosed space of and 
attached to the dwelling. Additional lot coverage above the maximum may be considered for 
accessory structures, and covered but unenclosed porches. The lot coverage of the proposed 
two-storey dwelling meets the 23% lot coverage allowance of the study, and the additional lot 
coverage associated with proposed covered porches is moderate given their position, scale, and 
design. The proposed lot coverage meets the character and scale of the Old Thornhill residential 
neighbourhood. 
 
The Development Planning Department has no objections to Variances 2 and 5 for the proposed 
dwelling height of 11 m for each dwelling. The Subject Lands are subject to the Established 
Neighbourhood provisions of the By-law which state the maximum building height should be the 
existing building height, plus 3.0 m. The existing dwelling is a raised bungalow that is less than 
8.5 m in height or 1.5 storeys. The proposed building height is measured at grade to the peak of 
the roof on both dwellings. Similar building heights have been previously approved in the 
surrounding area. The proposed dwelling heights will be in keeping with the existing built form in 
the immediate neighborhood as there are a range of bungalows and 2-storey dwellings. 
 
The Development Planning Department has no objections to Variances 3 and 6 for the reduced 
front yards for each of the proposed dwellings. The Established Neighbourhood provisions in the 
By-law also speak to front yard requirements in which the front yard shall be less 2.0 m of the 
existing front yard. Due to the placement of the existing dwelling, the front yard is 42.03 m, 
requiring a new front yard of 37.8 m. The severed lot proposes a front yard of 11.28 m which is 
measured from the garage to the front property line. The 9 m front yard of the retained lot is 
measured from the north dwelling wall to the front property line. Similar reductions have been 
approved in the surrounding area. The front yard reduction for the retained lot, which is shallower, 
also allows for it to maintain a deeper rear yard. The proposed front yards will continue to 
maintain the character of the neighborhood. 
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An Arborist Report prepared by Kuntz Forestry Consulting Inc., dated May 7, 2024, and revised 
on August 9, 2024, was submitted in support of the application. The report inventoried and 
outlined protection requirements for 29 trees. Urban Design Staff have reviewed the Arborist 
Report and have no objections to the proposal.  
 
The Development Planning Department is of the opinion that the proposal meets the intent of the 
Provincial Planning Statement, York Region Official Plan, Vaughan Official Plan and complies 
with the Zoning By-law, and conforms to Section 51(24) as required by Section 53(12) of the 
Planning Act. 
 
Accordingly, the Development Planning Department can support the requested variances and is 
of the opinion that the proposal is minor in nature, maintains the general intent and purpose of the 
Official Plan and Zoning By-law, and is desirable for the appropriate development of the land. 
 
Recommendation: 
 
The Development Planning Department recommends approval of the application. 
 
Condition of Approval: 
 
If the Committee finds merit in the application, the following condition of approval is 
recommended: 
 

1. That the Owner(s) shall apply for and obtain a demolition permit from the City for all 
buildings upon the Subject Lands and submit written confirmation from Building 
Standards that the demolition file(s) is/are closed. 

 
Comments Prepared by: 
 
Alyssa Pangilinan, Planner 1 
David Harding, Senior Planner 
Janany Nagulan, Senior Planner 
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Good afternoon,

Based on a review of our screening mapping, I can confirm that the subject property
is not located within TRCA’s Regulated Area. As such, any site alteration or
development on the property would not require a permit from the TRCA.

Based on the above, we have no comments/requirements.

Regards,

Cameron McDonald
Planner I
Development Planning and Permits | Development and Engineering Services

T: (437) 880-1925
E: cameron.mcdonald@trca.ca
A: 101 Exchange Avenue, Vaughan, ON, L4K 5R6 | trca.ca
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From: Development Services
To: Committee of Adjustment Mailbox
Subject: [External] RE: B011/24- 37 Riverside Blvd - REQUEST FOR COMMENTS - CITY OF VAUGHAN -Agency Circulation
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Hi,
 
The Regional Municipality of York has completed its review of the minor variance application –
B011/24 (37 Riverside Blvd) and has the following condition:
 
Prior to final approval of the application, the Owner shall provide to the Region the following
documentation to confirm that water and wastewater services are available to the proposed
dwelling and have been allocated by the City of Vaughan:
 
            a) a copy of the Council resolution confirming that the City of Vaughan has allocated servicing
capacity, specifying the specific source of the capacity,  for the proposed secondary dwelling.
 
            b) a copy of an email confirmation by a City of Vaughan staff member stating that the
allocation to the subject development remains valid at the time of the request for regional clearance
of this condition
 
 
Please provide us with a digital copy of the notice of decision for our records.
 
Many thanks,
 
 
Our working hours may be different. Please do not feel obligated to reply outside of your scheduled working hours.
Let’s work together to help foster healthy work-life boundaries.
 
Niranjan Rajevan, M.Pl.  | Associate Planner, Development Planning | Economic and Development
Services Branch | Corporate Services Department
------------------------------------------------------------------------------------------------------------------------
The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 6Z1 
1-877-464-9675 ext. 71521 | niranjan.rajevan@york.ca | www.york.ca

Our Values: Integrity, Commitment, Accountability, Respect, Excellence

 
Our Mission: Working together to serve our thriving communities – today and tomorrow
 
Please consider the environment before printing this email.

mailto:developmentservices@york.ca
mailto:cofa@vaughan.ca
mailto:niranjan.rajevan@york.ca
http://www.york.ca/
https://www.facebook.com/YorkRegionGovt
http://twitter.com/YorkRegionGovt
http://www.linkedin.com/company/YorkRegionGovt
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SCHEDULE C: PUBLIC & APPLICANT CORRESPONDENCE 

Correspondence 
Type 

Name Address Date 
Received 
(mm/dd/yyyy) 

Summary 

Public Julie Risi Careri 

& John Careri 

31 Helen Avenue 11/04/2024 Letter of Opposition 

Applicant Cover Letter/Planning 

Justification Report 





Thank you for considering our perspective on this matter. We would appreciate it if you could
confirm the receipt of this message.

Sincerely,

Julie Risi Careri and John Careri
31 Helen Avenue 
 



GOLDBERG GROUP LAND USE PLANNING & DEVELOPMENT  

2098 AVENUE ROAD, TORONTO, ONTARIO M5M 4A8 

TEL: 416-322-6364 FAX: 416·932-9327 

 

1 
 

ADAM LAYTON, MCIP,  RPP  

alayton@goldberggroup.ca 

(416) 322-6364 EXT. 2101  

September 9, 2024 

Vaughan City Hall 

2141 Major Mackenzie Dr. 

Vaughan, ON L6A 1T1 

Canada 

 

Attn: Christine Vigneault, Secretary Treasurer, Committee of Adjustment   

 

Dear Ms. Vigneault 

 

Re:  Application for Consent to Sever and Minor Variance  

 37 Riverside Boulevard 

 Lot 53 Registered Plan 3765 

 Gholamali Tafteh and Rouhangiz Vakili 

 

 

1. Introduction 

Goldberg Group acts on behalf of Gholamali Tafteh and Rouhangiz Vakili the ‘Owners’ of the 

property municipally described as 37 Riverside Boulevard, and legally described as ‘Lot 53 

Registered Plan 3765’ in the City of Vaughan (the ‘subject site’). On behalf of our Client, we 

herewith submit for the Committee’s consideration an application for Consent to Sever to create 

a new residential lot. A concurrent application for Minor Variance relief is also provided to permit 

increased building height and lot coverage on both the retained lot (Lot A) and severed lot (Lot 

B). 

 

The subject site is currently occupied by a 1.5-storey single detached dwelling, located towards 

the east of the property placed at an angle to the lot line, with driveway access from Helen Avenue. 

The Owners propose to demolish the existing dwelling and construct two (2) new dwellings on 

each of the created lots. 

 

In support of the Consent to sever and Minor Variance applications for the subject site, the 

following materials are provided: 

 

Consent to Sever 

1. Completed City of Vaughan Authorization Form 

2. Completed City of Vaughan Permission to Enter and Acknowledge of Public Information 

3. Completed City of Vaughan Sworn Declaration Form 

4. Completed City of Vaughan Septic Form 

5. Architectural Plans prepared by Paya Group dated October 2023 

6. Topological Boundary Plan of Survey prepared by Barich Grenkle Surveying Ltd. Dated 

November 2, 2017 
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7. Tree Protection Plan and Arborist Report, prepared by Kuntz Forestry, revised August 9, 

2024; 

8. Completed City of Vaughan Tree Declaration Form 

9. Draft R -Plan prepared by Barich Grenkie Surveying Ltd. 

 

Minor Variance Application for Retained (Lot A) and Severed (Lot B) 

1. Completed City of Vaughan Variance Chart for Retained (Lot A) and Severed (Lot B) 

2. Completed City of Vaughan Structure Size Chart for Retained (Lot A) and Severed (Lot 

B) 

3. Structure Size Chart for Retained (Lot A) and Severed (Lot B) 

4. Completed City of Vaughan Authorization Form 

5. Completed City of Vaughan Permission to Enter and Acknowledge of Public Information 

6. Completed City of Vaughan Sworn Declaration Form 

7. Completed City of Vaughan Septic Form 

8. Architectural Plans prepared by Paya Group dated October 2023 

9. Topological Boundary Plan of Survey prepared by Barich Grenkle Surveying Ltd. Dated 

November 2, 2017 

10. Tree Protection Plan and Arborist Report, prepared by Kuntz Forestry, revised August 9, 

2024; 

11. Completed City of Vaughan Tree Declaration Form 

12. Site plan and building elevations showing location of variances requested. 

 

2. Location, Description of the Subject Site and Area Context 

The subject property is located at the southeast corner of the intersection of Riverside Boulevard 

and Helen Avenue, approximately 478 metres west of Yonge Street in Thornhill Community of 

the City of Vaughan. The neighborhood is characterized by low rise detached residential housing.  

 

The subject property has lot area of approximately 2351.10 square metres (0.58 acres) with a 

frontage of approximately 30 metres (99 feet) along Riverside Boulevard, and approximately 80 

metres (264.5 feet) along Helen Avenue. This lot is one of the largest lots on the street and is 

underutilized. The subject property slopes gradually towards Riverside Boulevard and relatively 

sharply towards Helen Avenue with the highest elevation at the location of the existing structure. 

Currently the property supports a single detached dwelling which will be demolished as a part of 

proposed development (Figures 1 and 2).  

 

The existing detached dwelling unit is positioned at an angle to the street, thus inconsistent with 

the present streetscape. The immediate surroundings consist of similar built form to the proposed 

development, with the area experiencing reinvestment in the form of many replacement dwellings 

which creates a pattern of custom built, larger dwellings on well landscaped lots co-existing with 

the original vintage dwellings. As seen in the images below, the subject site is currently located 

across the street from a newer 2-storey replacement dwelling (32 Helen Avenue) (Figure 3), and 

there are other nearby lots with similar conditions (Appendix A).  
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Figure 1: Context Aerial Photograph 

Source: YorkMaps, 2024 

 

Figure 2: Existing Dwelling 

 
Source: Google Street View, 2024 

Subject Property 
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Figure 3: 32 Helen Avenue 

Source: Google Street View, 2024 

 

3. Proposed Development 

The proposed development severs the existing subject site and creates two new residential lots, 

each to support a new 2-storey detached dwelling with integral garages. The retained lot (Lot A) 

is proposed to have an area 957.41 square metres (+/-10,305 square feet) and a frontage of 33.53 

metres (+/-110 feet), while the severed lot (Lot B) would have an area of 1,393.70 square metres 

(+/-15,002 square feet) and a frontage of 30.52 metres (+/- 99.25 feet) (Figure 4 and 5). The 

retained lot (Lot A) will continue to be accessed from Helen Avenue while the severed lot (Lot B) 

is proposed to have entrance via Riverside Boulevard.  

Figure 4:Severance Plan  
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Figure 53: Proposed Site Plan 

 

Retained lot (Lot A)  

The design of the structure in retained lot (Lot A) maintains the sloped topography of the site 

which results in the integral garage being located in the basement and an elevated covered porch 

access by 7 risers to the pedestrian entrance to access the first floor of the house off Helen 

Avenue and comprises of a typical layout.   

 

The overall height of the proposed building is 11 metres, taken from established grade to the top 

of the roof. The structure is setback 9 metres from the front yard (north), a minimum of 3.99 metres 

from the east side yard 9.5 metres from the rear yard (south) and 7.2 metres from the west side 

yard.  

 

Severed lot (Lot B) 

The severed lot (Lot B) is generally flat but gradually slopes towards Riverside Boulevard. A main 

pedestrian entrance is provided from Riverside Boulevard, which includes a covered porch 

accessing the main level of the house comprised of a typical layout.  

 

The overall height of the proposed building is 11 metres, taken from established grade to the top 

of the roof. The structure is setback 13.45 metres on an average from the front yard (west), a 

minimum of 2.5 metres from the south side yard 13.64 metres from the rear yard (east) and 9 

metres from the north side yard.  

 

A Tree Protection Plan and Arborist Report has been prepared by Kuntz Forestry Consulting Inc., 

which suggests a strategy to protect all the existing vegetation on site suggests, with the exception 

of two (2) dead trees – one on retained lot (Lot A) and one on the public right of way near the 

severed lot (Lot B).  
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4. Planning Policy 

The City of Vaughan Official Plan 

The City of Vaughan Official Plan (City OP) identifies the subject property as being within the 

Community Area in Schedule 1. This is predominantly envisioned low-rise residential dwellings 

with local amenities including community gardens, schools, and other temporary uses like model 

homes and sales offices. Section 2.2.3.2 of the City OP states,  

“That Community Areas are considered Stable Areas and therefore Community 

Areas with existing development are not intended to experience significant physical 

change that would alter the general character of established neighbourhoods. New 

development that respects and reinforces the existing scale, height, massing, lot 

pattern, building type, orientation, character, form and planned function of the 

immediate local area is permitted, as set out in the policies in Chapter 9 of this Plan. 

(OPA #15)” 

 

Schedule 13 of the City OP identifies the land use of the area as low-rise residential. These areas 

are planned to consist of buildings no more than three (3) storeys. Residential units, home 

occupations, private daycare and small-scale convenience retail stores are permitted within these 

areas. The contemplated development consists of two (2) Low-Rise Residential dwelling units.  

Section 9.2.3.1. defines detached house as “a Low-Rise Residential building, up to three storeys 

in height, situated on a single lot and not attached to any other residential building.” It further 

elaborates the guidelines for massing and scale of new detached houses as, 

“In Established Community Areas where Detached Houses and Semi-Detached 

Houses exist, the scale, massing, setback and orientation of new Detached Houses 

and Semi-Detached Houses will respect and reinforce the scale, massing, setback 

and orientation of other built and approved houses of the same type in the immediate 

area. Variations are permitted for the purposes of minimizing driveways. (OPA #15)” 

 

The area is identified as being within an Established Large Lot Neighborhood, with a minimum lot 

frontage of 30m+ (100 f+) in Schedule 1B. This designation provides policies which aim to 

maintain the character of the established large lot neighborhoods. In this regard, policies are 

provided with respect to minimum lot frontage, lot area, lot configuration, front and rear yards 

dwelling type, building height and massing and lot coverage based on the current zoning defined 

as a part of the City of Vaughan Comprehensive Zoning By-law 001-2021 (Zoning by-law).  

 

Zoning by-law 

The subject property is identified to be within the First Density Residential Zone (R1E (EN)) 

subject to exception 403 within Citywide Comprehensive Zoning by-law 001-2021. The R1E 

zoning provides a required minimum lot frontage of 30 metres, and a minimum lot area of 845 

square metres.  
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Additionally, the Established Neighborhood (EN) suffix to the residential zone provides additional 

provisions related to building height, and interior side and front yard setbacks.  

 

Exception 403 outlines building requirements for properties identified in figure E-741, which 

includes the subject site.  Relevant to the consideration of this proposal, the exception provides 

a requirement for a minimum 9.0 meter rear yard and limits the project of a garage to a maximum 

of 4.5 metres projection of garage.  A further restriction allows only one dwelling unit per lot.  

 

The development standards of the two proposed lots/dwellings are summarized in the table 

below: 

 

 
City of Vaughan 
Zoning By-law – 

001 - 2021 

Retained Lot 
(Lot A) 

(Part 1, Lot 53 
Registered Plan 3765 

City of Vaughan) 

Severed Lot 
(Lot B) 

(Part 2, Lot 53 
Registered Plan 3765 

City of Vaughan) 

Compliance 

Lot A Lot B 

Lot Frontage (m) 30 33.53 30.52 ✓ ✓ 
Lot Area (m2) 845 957.41 1393.70 ✓ ✓ 

Building Height (m) 9.5(1) 11 11   
Front Yard (m) 9 9 13.48 ✓ ✓ 
Rear Yard (m) 9(2) 9.5 13.64 ✓ ✓ 

Interior Side Yard (m) 1.5 2.5 (minimum) 3.99 (minimum) ✓ ✓ 
Exterior Yard (m) 9 - 9 ✓ ✓ 

Lot Coverage 20% (3) 23% 23%   

Notes: 

1. Based on the Established Neighborhood guidelines section 4.5.1 of City of Vaughan 

Zoning By-law – 001 – 2021. 

2. Based on the exception 403 section 14.403.2 of the Bylaw. 

3. Section 7.2.2 additional requirements to table 7-3(2) of the Bylaw. 

5. Consent to Sever 

The proposed development contemplates the severance of the subject property into two (2) lots. 

As mentioned before, the zoning by-law requires a lot area of a minimum of 845 square metres 

and a lot frontage of more than 30 meters following the Established Large Lot Neighborhood 

guidelines.  Following these provisions, the retained lot (Lot A) has a lot area of 957.41 square 

metres and a frontage of 33.53 metres. Similarly, severed lot (Lot B) has a lot area of 1393.70 

square metres and a frontage of 30.52 metres. Thus, the created lots conform with the Zoning 

by-law. 

6. Minor Variance 

As demonstrated in the above table, the proposed development complies with the provisions of 

the Zoning By-law in terms of lot frontage, total area, landscape requirements and all setbacks. 

 

The Zoning By-law defines Established Grade “Means the average level of the ground at  

the front of a building or structure.” For the subject properties the established grade is considered 

as the average grade level at lot frontage. The established grade for retained lot (Lot A) is defined 

at 183.27 metres and that for severed lot (Lot B) is defined at 178.22 metres. 
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Relief is required from the provisions of the By-law for each of the proposed dwellings with respect 

to the following sections:  

 

Height of the Building 

A minor variance is required with respect to the maximum building height. 

Section 4.5 of the Zoning by-law outlines the requirements for a lot in Residential zone Established 

Neighborhood suffix “-EN” shown on Schedule A and outlines the maximum height, interior yard 

and front yard requirements. 

Section 4.5.1 

The maximum building height shall be the least (more restrictive) of: 

a. The requirement of the applicable zone; or 

b.  The existing building height plus 3.0 m, but in no case shall the maximum building height 

requirement be less than 8.5 m. 

 

The by-law allows for a height of 9.5 metres from the established grade. The proposed structure 

has a building height of 11 metres from the established grade which is at 183.27 metres for 

Retained Lot A and at 178.22 metres for Severed Lot B. The height of the structure is measured 

from the established grade to the peak of the roof.  

 

Maximum Lot Coverage 

A minor variance is required with respect to the lot coverage mention in the Zoning by-law: 

Section 7.2.2 – Lot and Building Requirements for RE and R1 Zones Table 7-3 and additional 

requirements to Table 7-3 (2): 

The maximum lot coverage (%) for R1E is 20%; 

The maximum lot coverage in the R1E Zone shall be 23% provided the maximum height does 

not exceed 9.5 m. (080-2024) 

The proposed maximum lot coverage is 23% for a lot area of 957.41 square metres (+/-10,305 

square feet) for retained lot (Lot A) and 23% for a lot area of 1,393.70 square metres (+/-15,002 

square feet) for the severed lot (Lot B) with the height of the structure 11 metres from the 

established grade for each of the lots.  
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7. Four Tests of the Planning Act 

The Planning Act provides the following tests to be considered in the review of an application for 

Minor Variance relief. The following section provides our opinion with respect to how each of these 

has been satisfied in the consideration of the proposed development. 

Test 1: Conformity to the general intent of the Official Plan: 

The subject property is identified as being within the Low-rise Residential land use designation 

within the City of Vaughan Official Plan 2010. These areas are intended to support low-rise 

housing stock along with community facilities. The proposed development contemplates two (2) 

single detached dwellings which are proposed to have a height of 11 metres from established 

grade and are considered as low-rise development. 

 

Furthermore, the subject property is identified within Policy 9.1.2.3 – Vaughan’s Established Large 

Lot Neighbourhoods characterized by exclusively detached houses on generally large lots with 

frontages exceeding 30 metres. The contemplated development consists of two (2) single 

detached dwellings which is consistent with the dwelling type of the neighborhood. It maintains a 

lot frontage greater than 30 metres and meets the lot frontage provisions, on both the retained lot 

(Lot A) and severed lot (Lot B). The contemplated development is consistent with the lot area and 

lot configuration of the existing lotting fabric of the neighborhood. The proposed front and side 

yards for both the severed (Lot B) and retained (Lot A) are maintained and are consistent with the 

character of existing streetscape. Rear yard setbacks of the contemplated development are 

consistent with the existing pattern to minimize visual intrusion on the adjacent residential lots. 

Additionally, the existing trees at the rear of retained lot (Lot A) and side yard of the severed lot 

(Lot B) are also maintained to aid in visual separation. The contemplated development is 

consistent with the general building massing and maintains the low-density character ensuring 

generous opportunities for landscaping areas. 

 

Considering same, the increase in height and coverage does not affect the overall character of 

the neighborhood and does not over represent overdevelopment the subject property. The 

increase in height is a product of the terrain of the site but is reflective of the general surrounding 

massing.  Furthermore, sufficient setbacks and existing vegetation is maintained on the property 

providing privacy to the existing and proposed dwellings. As the existing dwelling is located at an 

angle to the street, the contemplated development on retained lot (Lot A) regulates the orientation 

with respect to other built and approved houses on Helen Avenue and the severed lot (Lot B) 

provides a regular relationship with to Riverside Boulevard and thus enhances the current 

streetscape.  

 

In this regard, the proposed development and variances conform to the general intent of the 

Official Plan. 

Test 2: Conformity to the general intent of the Zoning By-Law:  

The subject property is identified within the R1E (EN) Zone which permits a variety of uses, 

including single detached dwellings, as is proposed. The proposed development maintains the 

necessary lot frontage, lot area requirements as mentioned in the Zoning by-law and fits within 
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the existing neighborhood lot pattern. Consistency is maintained with the pattern of streetscape 

by providing the specified setbacks, lot area, lot frontage and landscaping. Thus, demonstrating 

that the development is consistent with the City’s vision for Established Large-Lot Neighborhoods. 

The proposed development requests relief to allow for increase in the height requirement from 

9.5 metres to 11 metres and increase in the lot coverage from 20% to 23%.  

 

The proposed heights of the structures are a product of the existing terrain of the site and are in 

keeping with a number of existing dwellings in the immediate and broader surrounding area. 

Furthermore, the Zoning By-law allows for a coverage of up to 23% for structures less than 9.5 

metres in height. As such, the relief requested for increase in height and coverage can be 

considered technical in nature, as the height of the first and second floor of the proposed dwellings 

comply with the overall building height requirement prescribed but when measured from 

established grade, which encompasses part of the basement, the heights exceed the maximum 

by 1.5 metres.  As such, the modest increase in height is indiscernible from the street and will not 

give rise to any adverse impacts on the streetscape. 

 

The proposed development is consistent with the general massing and character of the structures 

in the neighborhood and the relief requested are technical and minor in nature and the 

contemplated development conforms to the general intent and purpose of the Zoning by-law. 

 

Test 3: Is the requested relief minor in nature? 

The proposed development optimizes the use of land and existing terrain. The lot coverage of the 

proposed dwellings is generally in keeping with similar existing dwellings in the immediate and 

broader surrounding area. More importantly however, the ground plane site planning elements 

are maintained and are not adversely impacted by the proposed lot coverage. Appropriate 

setbacks are provided to enable an appropriate and consistent streetscape from the public realm, 

appropriate building relationships are maintained as are generous rear yard amenity area for each 

lot.  

 

As demonstrated through the enclosed arborist report, existing healthy trees will be retained on 

the property indicating that the present-day relationship between adjacent dwellings and the 

subject site will be maintained in a virtually identical manner.  

 
 

The variances are considered minor with respect to impact and order of magnitude and will result 

in a development that is suitable for the subject site. The proposed development reflects and 

reinforces the range of existing built form styles and scales already established in the 

neighbourhood. The proposed dwellings are appropriate development for this site and will fit in 

with the overall character of the neighbourhood. The dwellings will contribute to the stability of the 

neighbourhood as a single detached neighbourhood, maintaining the general intent and purpose 

of the Official Plan and the Zoning By-law. Thus, as the impacts are limited only to the subject 

site, relief through another process would not be required. 



Consent to Sever and Minor Variance Application 
37 Riverside Boulevard  August 2024 

GOLDBERG GROUP  11 
 

Test 4: Are the variances desirable? 

It is our opinion that the proposed variances are desirable for the subject property. The existing 

property has an irregularly placed single dwelling unit. The proposed variances maintain the 

general intent and purpose of the Official Plan and Zoning by-law, maintain the overall low-rise 

residential character of the neighborhood and are minor in nature. The development of the subject 

property will ensure investment in the neighborhood and addition to the current housing supply in 

a compatible manner. The contemplated development will be generously landscaped and add to 

the overall character of the neighborhood. Further, it will provide continuity streetscape and 

enhance the streetscape by aligning the structure to the roads. Thus, it can be concluded that the 

contemplated development is desirable to the surrounding community.  

 

8. Conclusion 

This analysis has considered the potential to redevelop the property municipally known as 37 

Riverside Boulevard into two (2) new residential lots, each containing a detached dwelling. It is 

our conclusion that the proposal is in accordance with the vision of the City OP and the 

requirements of the City Zoning By-law and can thus be considered to be appropriate. It maintains 

the overall character of the surrounding community and improves continuity in the streetscape.   

 

While relief is required from the provisions of lot coverage and building height, it is our opinion 

that the relief requested maintains the general intent and purpose of the City Official Plan and 

Zoning By-law, is minor, and is appropriate and desirable. The resulting built form will be 

maintaining the character of the established large lot neighborhood while ensuring efficient 

development of land within the built boundary of the City of Vaughan and the preservation of 

existing vegetation. The proposed development reflects and reinforces the range of existing built 

form styles and scales already established in the neighbourhood. The proposed dwelling is an 

appropriate development for this site and will fit in with the overall character of the neighbourhood. 

 

Individually and cumulatively, it is our opinion that the proposed Minor Variances requested do 

not bring rise to any adverse planning impacts for the immediate or nearby surrounding 

neighbourhood.  Therefore, the proposed variances satisfy the four tests set out in Section 45(1) 

of the Planning Act. 

 

We trust that this application package is satisfactory and complete, and we would appreciate, if 

this would be scheduled for the earliest possible Committee of Adjustment hearing date. If you 

require additional information or wish to discuss this matter further, please do not hesitate to call 

the undersigned at (416) 322-6364 ext. 2101 or Jyutika Bhise at ext. 2107. 

GOLDBERG GROUP 
 

Yours truly,  

 
Adam Layton, RPP, MCIP 

 cc. Gholamali Tafteh and Rouhangiz Vakili 
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SCHEDULE D: BACKGROUND 

Application No. (City File)  Application Description 
 (i.e. Minor Variance Application; Approved by COA / OLT) 

N/A N/A 




