
Memorandum to the City of Markham Committee of Adjustment 
November 07, 2024 
 
File:    A/107/24 
Address:   5690 14th Avenue, Markham  
Applicant:    KLM Planning Partners Inc. (Billy Tung)   
Hearing Date: Wednesday, November 20, 2024 
 
The following comments are provided on behalf of the East Team: 
 
The Applicant is requesting relief from the following Business Corridor (BC) zone 
requirements of By-law 108-81, as amended, as they relate to a proposed single-storey 
mixed use development: 
 

a) By-law 108-81, Amending By-law 2002-258, Section 8.83(j)(i): 

a minimum landscaped open space of 0.0 metres adjacent to the south lot line, 

whereas the by-law requires a minimum landscaped open space of 6.0 metres; 

 

b) By-law 108-81, Amending By-law 52-96, Section 6.2(c)(i):  

a minimum lot area of 0.45 hectares, whereas the by-law requires a minimum lot 

area of 0.80 hectares;   

This application is associated with Site Plan Control application SPC 24 177477 which is 
currently under review. This application is also related to Minor Variance application 
A/005/24 which was approved on March 6, 2024, and was Final and Binding on March 27, 
2024 
 
BACKGROUND 
Property Description 
The 4,917.12 m2 (52,927.44 ft2) subject property is located on the north side of 14th 
Avenue, west of Markham Road and south of Travail Road. The property is located within 
an established Business Commercial zone comprised of a mix of one and two-storey 
Industrial, Commercial and Institutional buildings. The surrounding area is designated as 
General Employment by the 2014 Official Plan. 
 
Proposal 
The applicant is proposing to construct a 1,623 m2 (17,469.83 ft2) one-storey commercial 
building with 1,339 m2 (14,412.88 ft2) of gross leasable floor area. A total of 59 parking 
spaces, including 3 accessible spaces will be provided.  
 
History  
In April 2008, a Land Division Application was submitted to sever and convey the 
southeast portion of 5680 14th Avenue, and was approved by the Committee of Adjustment 
on May 21, 2008, subsequently creating the parcel municipally known as 5690 14th 
Avenue (the “Subject Lands”) which exists to date. A Minor Variance Application (A/45/08) 
was submitted alongside the Land Division Application to rectify the minimum lot area 
zoning requirement as a result of the severed parcel. 
 
 



In November 2012, a Minor Variance Application (A/204/12) was submitted for a proposed 
Private School on the subject lands. The application requested relief from the by-law 
regarding the minimum lot area and the minimum landscape strip. The Committee of 
Adjustment approved the application on May 07, 2014.  
 
Since then, ownership of the subject lands has changed and the new owner is now 
proposing a single storey commercial building. To support this proposed development, a 
Minor Variance Application (A/005/24) and Site Plan Control Application (SPC 24 177477) 
were submitted. Minor Variance Application A/005/24 sought relief for reduced 
landscaped open space and minimum lot area requirements, and was approved by the 
Committee of Adjustment on March 6, 2024.  
 
During the Site Plan Application process, it was discovered that the original property 
survey did not account for the 4.5 m regional road widening allowance along 14th Avenue 
that was already conveyed by the previous owner. Consequently, a further reduction in 
the minimum required landscaped open space and lot area is now necessary to 
accommodate this requirement. 
 

Official Plan and Zoning  
Official Plan 2014 (partially approved on November 24/17, and updated on April 
9/18)  

The Official Plan designates the subject property “General Employment”, which provides 
for manufacturing, processing, and warehousing, along with supplementary storage, retail, 
service, and office functions that support the main manufacturing, processing, or 
warehousing use. Trade schools are included under this designation. 
 
Furthermore, the 2014 Official Plan provides discretion for other uses such as restaurants, 
services, commercial schools, offices (excluding medical offices), as well as motor vehicle 
body shop and repair facilities, and crematoriums. These discretionary uses require a site-
specific development for zoning approval and are subject to conditions outlined in section 
8.5.5.3 of the 2014 Official Plan.   
 
Zoning By-Law 108-81 
The subject property is zoned Business Corridor (BC) under By-law 108-81, as amended, 
which permits the following uses: 
 

1. Banks and financial institutions 

2. Data processing and related 

facilities 

3. Day nurseries and day care 

centres 

4. Dry cleaning establishments 

5. Health centres 

6. Indoor recreation establishments 

7. Offices 

8. Personal service shops 

9. Places of entertainment 

10. Research and training centres 

11. Restaurants 

12. Retail stores 

13. Service shops 

14. Commercial schools.  

 
 
 
 



 
 
COMMENTS 
The Planning Act states that four tests must be met in order for a variance to be granted 
by the Committee of Adjustment: 

a) The variance must be minor in nature; 
b) The variance must be desirable, in the opinion of the Committee of Adjustment, for 

the appropriate development or use of land, building or structure; 
c) The general intent and purpose of the Zoning By-law must be maintained; 
d) The general intent and purpose of the Official Plan must be maintained. 

 
Reduction in Minimum Required Landscaped Open Space 
The requested variance to permit a reduced landscape strip of 0 m relates to the fact that 
the original property survey did not account for the 4.5m (15 ft) road widening allowance 
that was already conveyed to the Region in 2015 by the previous owner of the property. 
 
Staff note that The Region of York has since revised its road widening conveyance 
requirements, which now require 1.0 m (3 ft) less land than what was previously conveyed. 
Although this excess land is not returned to the owner, it effectively functions as a 1.0 m 
landscaped buffer. The Applicant has worked closely with Urban Design Staff to maximize 
the use of this buffer and minimize the visual impact of the parking area. As a result, Staff 
have no objections to the proposed variance. 
 
Reduction in Minimum Lot Area 
The requested variance to further reduce the minimum lot area from the previously 
approved 0.49 hectares (1.21 acres) to 0.45 hectares (1.11 acres) for the subject lands is 
a direct result of the reduced landscape strip. This reduction is minor in nature and will not 
negatively affect the existing industrial area.  Staff view this variance as technical in nature.  

 
PUBLIC INPUT SUMMARY 
No written submissions were received as of November 7, 2024. It is noted that additional 
information may be received after the writing of the report, and the Secretary-Treasurer 
will provide information on this at the meeting.   
 
CONCLUSION 
Planning Staff have reviewed the application with respect to Section 45(1) of The Planning 
Act, R.S.O. 1990, c. P.13, as amended, and are of the opinion that the variance request 
meets the four tests of the Planning Act and have no objection. Staff recommend that the 
Committee consider public input in reaching a decision.  
 
The onus is ultimately on the applicant to demonstrate why they should be granted relief 
from the requirements of the zoning by-law, and how they satisfy the tests of the 
Planning Act required for the granting of minor variances. 
 
Please refer to Appendix “A” for conditions to be attached to any approval of this 
application. 
 
  



APPENDICIES 
Appendix “A” – A/107/24 Conditions of Approval 
Appendix “B” – Plans  
Appendix “C” – Landscape Drawings 
 
 
 
PREPARED BY: 
 

 
___________________________________ 
Aaron Chau, Planner I, East District 
 
REVIEWED BY: 
 

 
____________________________________ 
Stacia Muradali, Development Manager, East District  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

  



APPENDIX “A” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF FILE A/107/24 
 

1. The variances apply only to the proposed development as long as it remains 

 

 

 

 
CONDITIONS PREPARED BY: 
 

 
___________________________________ 
Aaron Chau, Planner I, East District 
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MANUFACTURED STONE CLADDING. REFER TO
FINISHING SCHEDULE & SPECS FOR DETAILS.

PRE-FINISHED ALUMINUM WINDOW. REFER TO
WINDOW & FINISHING SCHEDULE FOR DETAILS.

PRE-FINISHED ALUMINUM DOOR. REFER TO
DOOR & FINISHING SCHEDULE FOR DETAILS.

PAINTED METAL DOOR. REFER TO DOOR &
FINISHING SCHEDULE FOR DETAILS.

METAL CANOPY. REFER TO SPECS AND FINISH
SCHEDULE FOR DETAILS.

ROOF FASCIA. REFER TO FINISHING SCHEDULE
AND SPECS FOR DETAILS.

PRE-FINISHED METAL FLASHING. REFER TO
FINISHING SCHEDULE & SPECS FOR DETAILS.

EXTERIOR CLADDING .REFER TO FINISHING
SCHEDULE & SPECS FOR DETAILS.

PAINTED METAL GARAGE DOOR. REFER TO
DOOR & FINISHING SCHEDULE FOR DETAILS.

8

EXTERIOR ELEVATIONS/ BUILDING SECTIONS NOTES

1

2

3

4

5

6

7

9

STEEL SIDING
MT-01

FINISH SCHEDULE LEGEND
PRODUCTFINISH

SYM.
MANUFACTURER TYPE, SIZE & COLOUR NOTES

MT-02

CL-01
MANUFACTURED STONE
VENEER

BRAMPTON BRICK BONNEVILLE
SIZE: 90 x 290 x 590
COLOUR: DOVER

ALTERNATIVE
MANUFACTURER/S

VICWEST BUILDING
PRODUCTS

BELLARA SIGNATURE MATTE
SIZE: TBD
COLOUR: GRAPHITE

METAL CLADDING TBD TBD
SIZE: TBD
COLOUR: BLACK
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REFER TO ARCH. DWGS.

ARTIFICIAL TURF

POURED CONCRETE PAVING
SAW CUT LINE PATTERN 1.0m x 1.0m

 EDs CONCRETE BENCH
BACKLESS - CUBIC BENCH 2400mm & 3000mm (L)

LIGHT STANDARD - DARK SKY COMPLIANT
7 LOCATIONS

1.8m x 1.8m TREE GRATE
300mm OPENING

CURB RAMP WITH TACTILE INDICATOR

POURED CONCRETE PAVING
SAW CUT LINE PATTERN 1.0m x 1.0m

PYLON SIGN
REFER TO ARCHITECTURAL DWGS.

ACCESSIBLE PARKING (TYP.)
REFER TO ARCH. DWGS.

LINE PAINT MARKINGS (TYP.)
REFER TO ARCH. DWGS.

RIVERSTONE KILLSTRIP (TYP.)
600mm WIDE

POURED CONCRETE PAVING
BIKE RING (TYP.)
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Current Regional Road Widening Requirement:

20.5m from Centreline of Construction
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EXISTING SIDEWALK

DECORATIVE METAL FENCE
1200mm ht

PA

PA

TREE GRATE PLANTER WITH STRUCTURAL SOIL
REFER TO YORK REGION STANDARD DETAIL NHF-103

REFER TO "CU-STRUCTURAL SOIL®" FOR PLANTING MEDIUM

EXTENT OF STRUCTURAL SOIL

BOLLARD
LD1
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POURED CONCRETE PAVING

ARTIFICIAL TURF

TACTILE WARNING PLATE

PLANTING AREAPA
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BIRD FRIENDLY LIGHTING NOTES:
· ALL LIGHTING IS TO BE DOWNLIT AND DARK SKY COMPLIANT.

NO EXTERIOR LIGHT SPILL IS PERMITTED OUTSIDE OF THE
PROPERTY LINE. REFER TO ELECTRICAL DWGS.
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SizeBotanical NameQty.Key Common Name RemarksRoot
DECIDUOUS TREES
PLANT LIST

Acer x FreemaniiAF 3 Freeman Maple 8m O.C.70mm cal. WB

Thuja occidentalis 'Emerald Green'TO 8 Emerald  Green White Cedar 1.2m o.c.180cm ht. BB
SizeBotanical NameQty.Key Common Name RemarksRoot

CONIFEROUS TREES

SizeBotanical NameQty.Key Common Name RemarksRoot
DECIDUOUS SHRUBS

Diervilla loniceraDl 12 Northern Bush Honeysuckle 0.75m O.C.60cm ht. 2 gal. pot
Hypericum perforatum Hp 44 St. Johns Wort 0.60m O.C.60cm ht. 2 gal. pot
Hamamelis virginianaHv 2 Common Witch-Hazel 2.5m O.C.100cm ht. BB
Rhus aromaticaRa 25 Fragrant Sumac 0.90m O.C.60cm ht. 2 gal. pot

SizeBotanical NameQty.Key Common Name RemarksRoot
CONIFEROUS SHRUBS

Buxus 'Green Velvet'Bu 12 Green Velvet Boxwood 0.50m O.C.45cm ht. 3 gal. pot
Taxus x media 'Hicksii'Tm 28 Hicks Yew 0.90m O.C.90cm ht. 3 gal. pot

SizeBotanical NameQty.Key Common Name RemarksRoot
GRASSES & PERENNIALS

Calamagrostis x acutifloracak 24 Karl Forester Feather Reed 0.60m O.C.60cm ht. 2 gal. pot
Carex pensylvanicacar 21 Oak Sedge 0.45m O.C.15cm ht. 1 gal. pot
Echinacea purpureaech 11 Purple Coneflower 0.50m O.C.30cm ht. 1 gal. pot
Hemerocalis 'Stella de Oro'hem 40 Stella de Ooro Daylily 0.45m O.C.30cm ht. 1 gal. pot
Nepeta 'Little Trudy'nep 22 Catmint 0.50m O.C.30cm ht. 1 gal. pot
Panicum virgatumpan 20 Switch Grass 0.60m O.C.60cm ht. 2 gal. pot
Rhus aromatica 'Gro-Low'rag 54 'Gro-Low' Fragrant Sumac 1.0m O.C.15cm ht. 2 gal. pot
Rudbeckia hirtarud 58 Black-Eyed susan 0.06m O.C.30cm ht. 1 gal. pot

POURED CONCRETE PAVING

ARTIFICIAL TURF

TACTILE WARNING PLATE

DECORATIVE METAL FENCE

PROPERTY BOUNDARY

EXISTING CONCRETE RETAINING WALL

RIVERSTONE

SOD

CONTINUOUS MULCH BED

LEGEND

DECIDUOUS TREE

MULTI-STEM SHRUB

CONIFEROUS TREE

SHRUBS/GRASSES/PERENNIALS

LIGHT STANDARD

SizeBotanical NameQty.Key Common Name RemarksRoot
DECIDUOUS TREES
PLANT LIST - YORK REGION ROW

Acer x FreemaniiAF 4 Freeman Maple 8m O.C.70mm cal. WB

Carpinus carolinianaCC 3 American Hornbeam 8m O.C.70mm cal. WB
Ostrya virginianaOV 3 Ironwood 8m O.C.70mm cal. WB

Acer GinnalaAG 6 Amur Maple 8m O.C.70mm cal. WB

Syringa reticulata 'Ivory Silk'SR 5 Ivory Silk Lilac 8m O.C.70mm cal. WB
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LANDSCAPE DETAILS

PYRAMID

FOR PICKET INSERTION
PRE-PUNCHED RAILS

CONCRETE FOOTING

FINISHED GRADE

CLEAR BETWEEN PICKETS

NOTE: PANELS MAY BE CUT TO SUIT

SPECIFICATIONS:

2261mm STANDARD PANEL WIDTH:

WELDS:

WARRANTY:                 

TAMPER PROOF NUT 

PANEL HEIGHTS:

12 GAUGE STAMPED MARINE ALUMINUM

16mm x 16mm .080 WALL

25mm x 25mm .125WALL

EXTRUDED MARINE ALUMINUM

MINIMUM FILM THICKNESS 2.5 mils

THERMALLY 

CHROMATE CONVERSION COATING

POSTS, RAILS & PICKETS:

FITTINGS:

PICKETS:

RAILS:

POST CAP:     PYRAMID

POSTS:           51mm x 51mm . 125WALL

1524mm 

5 YEARS

POLYESTER POWDER COATING

ALUMINUM

SUPPLIER: IRON EAGLE INDUSTRIES INC
1256 CARDIFF BLVD MISSISSAUGA
905 670-2558

300Ø POURED

UNDISTURBED OR
COMPACTED SUBGRADE 

TO 100% SPMDD 

2388
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PANEL WIDTH 2261 mm
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COLOUR: BLACK
OPTION: E-COAT PRIOR TO 

ELECTROSTATICALLY APPLIED

AVAILABLE FOR BRACKETS

ELECTROSTATICALLY APPLIED 
BONDED 

CONTINUOUS BROOM FINISH PATTERN
ACROSS PATH

12
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TOOLED EDGE

15
0

12 BITUMINOUS EXPANSION JOINT
@6000 O.C. AND ADJACENT TO HARD SURFACES

SAW CUT CONTROL JOINT @1500 O.C.

UNDISTURBED OR COMPACTED
SUBGRADE TO 100% SPMDD

150 GRANULAR 'A':
COMPACTED TO 100% SPMDD

2% CROSS SLOPE

REFER TO LANSCAPE PLAN FOR
ADJACENT SURFACE

125 POURED CONCRETE PAVING - 32MPa @28 DAYS
5-7% AIR ENTRAINMENT

FACE OF CURB

BACK OF CURB

EDGE OF PAVEMENT

DROPPED CURB

12mm-15mm
22mm-
25mm 5mm±1

TACTILE WALKING
SURFACE INDICATOR

TACTILE WALKING SURFACE INDICATOR AND CURB RAMP

CROSS SECTION OF TACTILE WALKING SURFACE INDICATORS 1:10

3mm MAX

CURB TRANSITION

VARIES, REFER TO PLAN
5% TYP SLOPE

CURB SIDE

3mm MAX
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 T
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5%
 T
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5% TYP

1.2m MIN PEDESTRIAN CLEAR WAY
1.5m PREFFERED

SLOPE 5% TYP
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4%
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SIDEWALK SIDE

TACTILE WALKING SURFACE INDICATOR

12mm-15mm CONCRETE

VARIES, REFER TO PLAN
5% TYP SLOPE

BACK OF SIDEWALK

300 200

20

5mm R

2:1 BEVEL

TACTILE WALKING SURFACE INDICATORS TO BE PLACED
AS CLOSE AS POSSIBLE TO BACK OF CURB

2:1 BEVEL

15
00

 M
IN

.

61
0 

M
IN

.
20

0

5%
 T

YP

SLOPE EDGE
OPTION
REFER TO PLAN

BARRIER CURB
EDGE OPTION
REFER TO PLAN

CONTINUOUS BROOM FINISH PATTERN
ACROSS PATH

12 BITUMINOUS EXPANSION JOINT
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STEEL BOLLARD
FILLED WITH CONCRETE
(ASTM 500 STRUCTURAL GRADE STEEL)
EPOXY COATED FINISH : YELLOW
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DOME CAP

FINISHED GRADE

CONCRETE FOOTING

UNDISTURBED OR COMPACTED
SUBGRADE TO 100% SPMDD

NOTES:
1. VERIFY LOCATION OF UNDERGROUND

UTILITIES BEFORE DRILLING FOR 
CONCRETE FOOTING.

2. BOLLARD TO BE APPROVED BY
ENBRIDGE GAS PRIOR TO
INSTALLATION.
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REFER TO PLAN FOR ADJACENT SURFACE

ARTIFICIAL TURF AS SPECIFIED

100mm CRUSHED LIMES TONE
COMPACTED TO 95% S.P.D

COMPACTED SUBGRADE TO 95% S.P.D

LAWN STAPLES AS PER MANUFACTURER'S
RECOMMENDATION

P.T. 38X86 (2X4) NAILING STRIP
AROUND PERIMETER OF TURF AREA
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TREE GRATE
LD2

1

75mm DEEP GRANITE RIVERSTONE
(50 - 150 DIA)

GRANULAR 'A' COMPACTED
TO 98% SPD

CURB

REFER TO LANDSCAPE PLAN
FOR ADJACENT SURFACE; VARIES

ALUMINUM EDGING

75

400 - 750

NOTES:
1. ALL DIMENSIONS SHOWN IN MILLIMETERS.
2. ALL RIVERSTONE TO BE FREE OF CRACKS AND ABRASIONS.

10
0

FILTER FABRIC: TERRAFIX 270R
OVERLAP MINIMUM 300mm, OR

APPROVED EQUAL
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LIGHT POLE
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STRUCTURAL SOIL
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