
Town of Aurora
Committee of Adjustment

Meeting Agenda
 

Date: December 9, 2021
Time: 7:00 p.m.
Location: Video Conference

Pages

1. Procedural Notes

This meeting will be held electronically as per Section 19. i) of the Town's
Procedure By-law No. 6228-19, as amended, due to the COVID-19 situation, and
will be live streamed on the Town's YouTube Channel.

2. Approval of the Agenda

That the Agenda as circulated by the Secretary-Treasurer be approved.

3. Declarations of Pecuniary Interest and General Nature Thereof

4. Receipt of the Minutes

4.1. Committee of Adjustment Meeting Minutes of November 11, 2021,
Meeting Number 21-11

That the Committee of Adjustment Minutes from Meeting Number 21-11
be adopted as circulated.

5. Presentation of Applications

5.1. MV-2021-34 - Dormlind Developments Ltd. - 22 Kingswood Lane 1

5.2. MV-2021-35 - Dormlind Developments Ltd.- 62 Royal Hill Court 29

5.3. MV-2021-32 - Hollidge Properties Inc. - 150 Hollidge Blvd 91

5.4. MV-2021-33 - Mahmoudi - 243 Murray Drive 98

5.5. MV-2021-30 - Sewhdat - 130 Edward Street 109

6. New Business

https://www.youtube.com/c/Townofaurora/videos


7. Adjournment



 

100 John West Way 

Aurora, Ontario 

L4G 6J1 

(905) 727-3123 

aurora.ca 

Town of Aurora 

Committee of Adjustment Report 
No. MV-2021-34 

 

_______________________________________________________________________________________ 

Subject:  Minor Variance Application  

Dormlind Developments Ltd. 

22 Kingswood Lane  

MV-2021-34 

Related Planning Applications: OPA-2017-02,  

ZBA-2017-01, SUB-2017-01, CDM-2017-01  

& SP-2018-01 

 

Prepared by:  Sean Lapenna, Planner 

Department:  Planning and Development Services 

Date:   December 9, 2021 

_______________________________________________________________________________________ 

Application 

The applicant is requesting relief from the Town’s Comprehensive Zoning By-law 6000-

17, as amended, to facilitate the development of a new two-storey Single-Detached 

Dwelling with a Gross Floor Area of approximately 3,790.0 ft² (352.11 m²). The following 

relief from the requirements of the Town’s Zoning By-law 6000-17, as amended, is 

requested: 

a) Section 7.2 of the Zoning By-law requires a minimum rear yard setback of 7.5 

metres. The applicant is proposing a two-storey detached dwelling which is 6.5 

metres to the rear property line.  

Background  

Subject Property and Area Context 

The subject lands are municipally known as 22 Kingswood Lane and are located east of 

Yonge Street, north of Hunters Glen Road and on the west side of Kingswood Lane. The 

subject lands are currently vacant and have an approximate lot area of 383.09 m² (4,124 

ft²) and a lot frontage of 14.96 m (49.0 ft).  

Page 1 of 121



December 9, 2021 2 of 7 Report No. MV-2021-34 

Proposal 

The applicant has requested one variance for a reduced rear yard setback in order to 

accommodate a new two-storey Single-Detached Dwelling with a Gross Floor Area of 

approximately 3,790.0 ft² (352.11 m²). 

Official Plan 

The subject property is designated ‘Cluster Residential’ by the Town of Aurora Official 

Plan (OPA 34). Single detached dwellings are permitted by the Official Plan.    

Zoning 

The subject property is zoned ‘R4 (501) (Detached Fourth Density Residential Exception 

Zone)’ under Zoning By-law 6000-17, as amended, which permits single detached 

dwellings.   

Related Planning Applications  

The subject property is located within a twenty-seven (27) single-detached lot subdivision 

along a private condominium road which required planning approvals in the form of an 

Official Plan Amendment (OPA-2017-02), Zoning By-law Amendment (ZBA-2017-01), Plan 

of Subdivision (SUB-2017-01), Plan of Condominium (CDM-2017-01) & Site Plan Approval 

(SP-2018-01). All Planning approvals listed have been issued and the Subdivision 

Agreement was executed in February 2021 and subdivision registered in August 2021.  

Preliminary Zoning Review 

A Preliminary Zoning Review (PZR) has been completed by the Town of Aurora’s 

Building Division. The PZR identified the required variance and no other non-compliance 

was identified.  

Applicant’s stated reason(s) for not complying with the Zoning By-law 

Please see attached Cover Letter (Appendix C). 

Planning Comments  

Planning Staff have evaluated Minor Variance Application MV-2021-34 pursuant to the 
prescribed tests as set out in Section 45(1) of the Planning Act, as follows:  
 
a) The proposed variance meets the general intent of the Official Plan  
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The variance requested is not anticipated to have any negative impact on the character 
of the future neighbourhood (yet to be built out). The proposed dwelling will also be in 
keeping with the surrounding context of the neighbourhood.   
 
It is the opinion of Planning staff that the proposed variance maintains the general intent 
of the Official Plan.  
 
b) The proposed variance meets the general intent of the Zoning By-law  

 

The purpose of setback requirements in the Zoning By-law is to ensure that adequate 

separation is provided between buildings on abutting properties. Furthermore, staff are 

also mindful of any potential negative impacts to neighbouring properties from a privacy 

standpoint in regards to abutting rear yard amenity space.  

In this case, the subject property’s rear yard property line (located to the east) is not 

abutting another residential lot but instead, a 5.0 m (16.0 ft) wide noise berm approved as 

part of the plan of subdivision. This noise berm is abutting Block 29 (shown on approved 

plan of subdivision) which is 12.0 m (39.0 ft) in width and conveyed to the Town as part 

of a future public trail system. In addition to this, there is also no neighbouring dwelling 

located to the north but instead, a Tree Protection Zone (TPZ) which is zoned ‘Private 

Open Space (O2)’ resulting in a separation distance of 9.03 m (30.0 ft) between the side 

yard property line located to the north and the northern boundary line for the plan of 

subdivision.  

Although the dwelling would be constructed closer to the rear yard property line than what 

the by-law allows, staff are of the opinion that the requested variance of 6.5 m (21.0 ft) 

will not result in any conflicts as it relates to building separation nor will it impact the 

enjoyment of the rear yard amenity areas with any surrounding neighbouring property. In 

addition to this, the new location for the dwelling would not conflict with the 40.0 m (131.0 

ft) setback requirement from the centreline of Yonge Street imposed through the Official 

Plan Amendment.  

As such, staff are of the opinion that the requested variance meets the general intent of 

the zoning by-law. 

c) The variance is considered desirable for the appropriate development or use of the land 

 

The minor variance requested to accommodate a two-storey Single-Detached Dwelling 

has been considered in the context of the site and neighbourhood to be built out in the 

future. As noted in the submitted Cover Letter (Appendix ‘C’) the requested variance is 

required due to the rear lot line not being completely parallel to the proposed dwelling.  
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It is in the opinion of staff that even with a reduced rear yard setback that the dwelling 

will still be in keeping with other surrounding properties to the south and east located 

within the approved plan of subdivision. Staff do not anticipate that the variance as 

requested will result in any negative impacts and that the dwelling will remain compatible 

with the future surrounding built form. Furthermore, the rear yard amenity space to remain 

on the subject property is considered by staff to be appropriate. Finally, a 5.0 m wide 

noise berm is located in between the rear lot lines for all single-detached lots adjacent to 

Yonge Street and Block 29 (future public trail) which includes a 2.7 m (9.0 ft) high acoustic 

fence along the rear yard property lines. The reduced rear yard setback will have no 

impact on the noise attenuation measures in place which were approved as part of the 

plan of subdivision.  

Based on the above, staff are of the opinion that permitting the subject variance is an 

appropriate development and use of the land. 

d) The variance is considered minor in nature  

 

The request for a reduced rear yard setback of 6.5 m (21.0 ft) from the required 7.5 m 

(25.0 ft) is not considered by staff to be a major deviation from the by-law requirement. 

When taking into other aspects as well, staff note that the variance applies only to a 

portion of the rear yard in the north-west corner of the subject property and not to the 

entire rear yard. This results in the reduced rear yard setback being located as far away 

as possible from surrounding neighbouring dwellings which again, mitigates potential for 

impact to surrounding properties from a spatial separation standpoint.  

Staff also advise that all other applicable by-law requirements are still being met.  

Staff therefore consider the variance to be minor in nature.   

Additional Comments  

The minor variance application was circulated to Town Department/Divisions and to 

external agencies for review and comment.  The following comments were provided: 

Department / Agency Comments Provided 

Engineering Services We have reviewed the above-noted minor variance 
application and have no objections (Comments dated 
November 25, 2021). 

Building Division Preliminary Zoning Review completed November 9, 2021. No 

comments provided specifically on the application at the 

time of writing of this report. 
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Accessibility Advisor  No comments or objections (e-mail dated November 22, 

2021). 

Traffic Analyst  No comments provided at the time of writing of this report. 

Operational Services – Parks  We have reviewed the documentation for the property 

associated with the above noted application and have no 

formal comments regarding the application (Comments 

dated November 26, 2021).  

Central York Fire Services No comments provided at the time of writing of this report. 

The Regional Municipality of 

York 

The Regional Municipality of York has completed its review 
of the above minor variance and has no comment 
(Comments dated November 17, 2021). 
 

Lake Simcoe Region 

Conservation Authority 

The subject property is located outside of an area that is 

regulated by the LSRCA. Unless our review is preferred or 

warranted, we will not be providing comments nor collecting 

a review fee per our MOU with the Town (Comments dated 

November 25, 2021). 

Alectra Utilities We have reviewed the proposed Variance application and 

have no objections to its approval, subject to the following 

comments:  

Alectra Utilities (formerly PowerStream) has received and 

reviewed the proposed Variance 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 
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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 (Comments dated 

November 16, 2021). 

 

Public Correspondence 

Written submissions were not received at the time of writing of this report. Should written 

submissions be received after the writing of this report, the Secretary Treasurer will 

provide the submission(s) to Committee members at the meeting.   

Conclusion 

Planning staff have reviewed the application with respect to the Section 45(1) of the 

Planning Act, R.S.O, 1990, c.P.13, as amended, and recommend approval subject to a 

condition of approval. Please refer to Appendix ‘A’ for the recommended condition of 

approval for the requested variance. 

Attachments  

Appendix ‘A’ - Recommended Condition of Approval 

Appendix ‘B’ - Site Plan & Elevations 

Appendix ‘C’ - Submitted Cover Letter  
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Appendix ‘A’ – Recommended Condition of Approval 

The following condition are required to be satisfied should application MV-2021-34 be 

approved by the Committee of Adjustment: 

1. That the variance only applies to the subject property, in substantial conformity 

with the plan(s) attached as ‘Appendix B’ to this Staff Report and dated November 

8, 2021, to the satisfaction of the Director of Planning and Development Services.  
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U r b a n  P l a n n e r s  •  P r o j e c t  M a n a g e r s  
 

 
 

 

 
 

8 4 8 1  K e e l e  S t r e e t ,  U n i t  1 2 ,  V a u g h a n ,  O n t a r i o  L 4 K  1 Z 7  
T e l :  ( 9 0 5 )  6 6 9 - 6 9 9 2  

w w w . e v a n s p l a n n i n g . c o m  

          November 10, 2021 
Committee of Adjustment 
Town of Aurora 
100 John West Way, Box 1000 
Aurora, Ontario 
L4G 6J1 
 
Attn:  Brashanthe Manoharan 
 
Dear Ms. Manoharan. 
 

RE: Application for Minor Variance 
Lots 1 and 23, Plan 65M-4704 

 Dormlind Developments Limited  
Town of Aurora 

 
 
Evans Planning Inc. acts on behalf of Dormlind Developments Limited (‘Dormlind’), the owner of properties 
legally described as ‘Lot 1, Plan 65M-4074’ and ‘Lot 23, Plan 65M-4074’ In the Town of Aurora (the ‘subject 
land’). The subject lands are located west of Yonge Street, north of Hunter’s Glen Road/Elderberry Trail.  
Dormlind has previously obtained approval of Official Plan and Zoning By-law Amendments, as well as a 
Draft Plan of Subdivision (since registered), Draft Plan of Condominium, and Site Plan Control applications 
establishing a land-use framework for the redevelopment their lands previously municipally known as 14029 
Yonge Street.  In particular Official Plan Amendment No. 18 establishing Site Specific Policy No. 49 was 
enacted by the Town through By-law 6110-18.  Further, a Zoning framework for the lands were established 
through the approval of Zoning By-law Amendment 6111-18 in July 2018. 
 
The proposed redevelopment of the lands consists of 27 single detached dwellings of common element 
condominium tenure, accessed by two privately owned laneways extending from Yonge Street – Royal Hill 
Court and Kingwood Lane.  Under future conditions, it is anticipated that Kingwood Lane will extend 
northwards facilitating a connection in the event of the future development of the adjacent property.  The 
Draft Plan of Subdivision to create the lot fabric for the proposed development was Registered as Plan 65M-
4704 on August 20, 2021. 
 
On behalf of our client, we herewith submit for the Committee of Adjustment’s consideration applications for 
Minor Variance approval for Lots 1 and 23, Plan 65M-4704. 
 
Required Variances: 
Through the course of review as part of the Building Permit application process, it was determined that relief 
was required for Lots 1 and 23 with respect to the following provisions of the Town’s Comprehensive Zoning 
By-law 6000-17:  
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1. Section 7.2 – Detached Fourth Density Residential (R4) Minimum Rear Yard Setback:  
The R4 Zone requires a minimum rear yard setback of 7.5 metres, whereas the proposed rear yard 
setbacks are 6.56 metres for Lot 1, and 6.75 metres for Lot 23.  We would thus request relief from 
the provisions of the By-law to permit a minimum rear yard depth of 6.5 metres for both lots. 

 
Four Tests of the Planning Act: 
 
Is it in keeping with the general intent and purpose of the Official Plan? 
 
The proposed dwellings remain compliant with the site-specific provisions of the Town of Aurora Official Plan, 
including the required setbacks from Yonge Street. 
 
Is it in keeping with the general intent and purpose of the Zoning By-law? 
 
The proposed dwellings will maintain an appropriate rear yard, suitable for outdoor amenity, despite the 
proposed reduction in depth. 
 
Is it desirable for the appropriate development or use of the land, building or structure? 
 
The proposed variances will continue to provide a built form which is to be developed and used in accordance 
with the site-specific provisions previously established for the lands through Council approval of the 
implementing land use framework and Plans of Subdivision/Condominium.  It is submitted that this framework 
is not fundamentally altered by the proposed variances and thus remains desirable for the use of the land. 
 
Is the variance minor in nature? 
 
In our opinion, the proposed variances are minor in nature.  Both instances with the reduced rear yard 
condition reflect a ‘pinch point’ on the property due to a lot line that is not parallel to the proposed dwelling.  
The rear yard widens across the width of the lot such that the other corner of the proposed building.  The rear 
yard for Lot 1 abuts Town owned lands, which will accommodate a future trail, along which a berm and 
acoustic barrier is to be erected.  The rear yard for Lot 23 abuts lands protected for environmental purposes.  
Accordingly, the reduction in year yard will not have an impact on an adjacent dwelling, or be readily visible 
from any area of the public realm.  Further, the reduced setback will not impact the ability of the rear yard to 
function for its intended purpose – as outdoor amenity space.  The form of relief requested through the 
proposed Variances are numerically modest, and would not require another form of relief such as through a 
Zoning By-law Amendment. 
 
Supporting Materials 
 
To assist Committee Staff with their review of this application, we respectfully submit the following materials 
in digital format: 
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• A completed Minor Variance Application Form for each of Lots 1 and 23 
• Application fees of $2,475.00 for each of Lots 1 and 23 
• A copy of Plan 65M-4704 
• A Parcel Register for each of Lots 1 (PIN 03673-0280) and 23 (PIN 03673-0302) 
• A Preliminary Zoning Review Letter, and associated stamped plans, for each of Lots 1 and 23 
• A Siting Plan for Lot 1, prepared by Urbanscape Architects (revision 8), dated November 8, 2021 
• A Site Plan for Lot 23, prepared by Urbanscape Architects (revision 4), dated November 8, 2021 
• Conceptual Architectural Plans for each of Lots 1 and 23, prepared by Urbanscape Architects, 

including: 
o Building Statistics 
o Floor Plans 
o Building Elevations 
o Building Cross Sections 
o Construction Notes 

 
I trust that the enclosed materials are sufficient for your review of these applications. Should you require any 
additional information, please do not hesitate to contact the undersigned at your earliest convenience. 
 
Yours truly,         
 
 
Adam Layton, RPP, MCIP 
 

cc. Dormlind Developments Limited 
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Appendix ‘A’ – Restriction on Title 
 
Restrictive Covenant - S. 118 per the requirements of Schedule C, section 1.1.1 of the Development 
Agreement, which restricts the transfer of the POTLS without the consent of the Town until the registration 
of the Condo Plan.  
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100 John West Way 

Aurora, Ontario 

L4G 6J1 

(905) 727-3123 

aurora.ca 

Town of Aurora 

Committee of Adjustment Report 
No. MV-2021-35 

 

_______________________________________________________________________________________ 

Subject:  Minor Variance Application  

Dormlind Developments Ltd. 

62 Royal Hill Court  

MV-2021-35 

Related Planning Applications: OPA-2017-02,  

ZBA-2017-01, SUB-2017-01, CDM-2017-01 &  

SP-2018-01 

 

Prepared by:  Sean Lapenna, Planner 

Department:  Planning and Development Services 

Date:   December 9, 2021 

_______________________________________________________________________________________ 

Application 

The applicant is requesting relief from the Town’s Comprehensive Zoning By-law 6000-

17, as amended, to facilitate the development of a new two-storey Single-Detached 

Dwelling with a Gross Floor Area of approximately 3,123.91 ft² (290.22 m²). The following 

relief from the requirements of the Town’s Zoning By-law 6000-17, as amended, is 

requested:  

a) Section 7.2 of the Zoning By-law requires a minimum rear yard setback of 7.5 

metres. The applicant is proposing a two-storey detached dwelling which is 6.7 

metres to the rear property line.  

Background  

Subject Property and Area Context 

The subject lands are municipally known as 62 Royal Hill Court and are located east of 

Yonge Street, north of Hunters Glen Road and on the north side of Royal Hill Court. The 

subject lands are currently vacant and have an approximate lot area of 353.12 m² (3,801 

ft²) and a lot frontage of 12.80 m (42.0 ft).  
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Proposal 

The applicant has requested one variance for a reduced rear yard setback in order to 

accommodate a new two-storey Single-Detached Dwelling with a Gross Floor Area of 

approximately 3,123.91 ft² (290.22 m²). 

Official Plan 

The subject property is designated ‘Cluster Residential Site Specific Policy No. 49’ by the 

Town of Aurora Official Plan (OPA 34). Single detached dwellings are permitted by the 

Official Plan.  

Zoning 

The subject property is zoned ‘R4 (501) (Detached Fourth Density Residential Exception 

Zone)’ under Zoning By-law 6000-17, as amended, which permits single detached 

dwellings.   

Related Planning Applications  

The subject property is located within a twenty-seven (27) single-detached lot subdivision 

along a private condominium road which required planning approvals in the form of an 

Official Plan Amendment (OPA-2017-02), Zoning By-law Amendment (ZBA-2017-01), Plan 

of Subdivision (SUB-2017-01), Plan of Condominium (CDM-2017-01) & Site Plan Approval 

(SP-2018-01). All Planning approvals listed have been issued and the Subdivision 

Agreement was executed in February 2021. 

Preliminary Zoning Review 

A Preliminary Zoning Review (PZR) has been completed by the Town’s Building Division. 

The PZR identified the required variance and no other non-compliance was identified. 

Applicant’s stated reason(s) for not complying with the Zoning By-law 

Please see attached Cover Letter (Appendix C). 

Planning Comments  

Planning staff have reviewed the requested variance as per the four tests in section 

45(1) of the Planning Act.   
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a) The proposed variance meets the general intent of the Official Plan  

 

The variance requested is not anticipated to have any negative impact on the character 
of the future neighbourhood (yet to be built out). The proposed dwelling will also be in 
keeping with the surrounding context of the neighbourhood.   
 
It is the opinion of Planning staff that the proposed variance maintains the general intent 
of the Official Plan.  
 
b) The proposed variance meets the general intent of the Zoning By-law  

 

The purpose of setback requirements in the Zoning By-law is to ensure that adequate 

separation is provided between buildings on abutting properties. In addition to this, staff 

are also mindful of any potential negative impacts to neighbouring properties from a 

privacy standpoint as it pertains to abutting rear yard amenity space.  

In this case, the subject property’s rear yard property line (located to the north) is not 

abutting any other residential lot but instead, an open space buffer that is zoned ‘Oak 

Ridges Moraine Environmental Protection (EP-ORM) which provides a minimum 

separation distance of 18.0 m (59.0 ft) between the rear lot line of the subject property 

and the northern boundary line of the approved plan of subdivision.   

Although the dwelling would be constructed closer to the rear yard property line than what 

the by-law allows, staff are of the opinion that the requested variance of 6.7 m (22.0 ft) 

will not result in any conflicts as it relates to building separation nor will it impact the 

enjoyment of the rear yard amenity areas with any surrounding property.  

As such, staff are of the opinion that the requested variance meets the general intent of 

the zoning by-law. 

c) The variance is considered desirable for the appropriate development or use of the land 

 

The minor variance requested to accommodate a two-storey Single-Detached Dwelling 

has been considered in the context of the site and neighbourhood to be built out in the 

future. As noted in the submitted Cover Letter (Appendix ‘C’) the requested variance is 

required due to the rear lot line not being completely parallel to the proposed dwelling.  

It is in the opinion of staff that even with a reduced rear yard setback that the dwelling 

will still be in keeping with other surrounding properties to east, south and west located 

within the approved plan of subdivision. Staff do not anticipate that the variance as 

requested will result in any negative impacts and that the dwelling will remain compatible 

with the future surrounding built form. Finally, the rear yard amenity space to remain on 

the subject property is considered by staff to be adequate.  
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Based on the above, staff are of the opinion that permitting the subject variance is an 

appropriate development and use of the land. 

d) The variance is considered minor in nature  

 

Staff notes that the variance applies only to a portion of the rear yard in the north-east 

corner of the subject property and not to the entire rear yard. Because there will be no 

neighbouring dwelling located to the east and taking into consideration the 

aforementioned open space buffer block, staff are of the opinion that any potential for 

impact has been mitigated as much as possible.   

Staff also advise that all other applicable by-law requirements are still being met. 

Overall, staff consider the request for a reduced rear yard setback of 6.7 m (22.0 ft) from 

the required 7.5 m (25.0 ft) to be a minor deviation from the by-law requirement.  

Staff therefore consider the variance to be minor in nature.   

Additional Comments  

The minor variance application was circulated internally and to external agencies for 

review and comment.  The following comments were provided: 

Department / Agency Comments Provided 

Engineering Services We have reviewed the above-noted minor variance 
application and have no objections (Comments dated 
November 25, 2021). 

Building Division Preliminary Zoning Review conducted. No comments 

provided specifically on the application at the time of writing 

of this report. 

Accessibility Advisor  No comments or objections (Comments dated November 

22, 2021). 

Traffic Analyst  No comments provided at the time of writing of this report. 

Operational Services – Parks  We have reviewed the documentation for the property 
associated with the above noted application and have no 
formal comments regarding the application (Comments 
dated November 26, 2021). 

Central York Fire Services No comments provided at the time of writing of this report. 

The Regional Municipality of 

York 

The Regional Municipality of York has completed its review 
of the above minor variance and has no comment 
(Comments dated November 17, 2021). 
 

Page 32 of 121



December 9, 2021 5 of 7 Report No. MV-2021-35 

Lake Simcoe Region 

Conservation Authority 

The subject property is located outside of an area that is 

regulated by the LSRCA. Unless our review is preferred or 

warranted, we will not be providing comments nor collecting 

a review fee per our MOU with the Town (Comments dated 

November 25, 2021). 

Alectra Utilities We have reviewed the proposed Variance application and 

have no objections to its approval, subject to the following 

comments:  

 

Alectra Utilities (formerly PowerStream) has received and 

reviewed the proposed Variance 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 (Comments dated 

November 16, 2021). 

 

Public Correspondence 
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Written submissions were not received at the time of writing of this report. Should written 

submissions be received after the writing of this report, the Secretary Treasurer will 

provide the submission(s) to Committee members at the meeting.   

Conclusion 

Planning staff have reviewed the application with respect to the Section 45(1) of the 

Planning Act, R.S.O, 1990, c.P.13, as amended, and recommend approval subject to a 

condition of approval. Please refer to Appendix ‘A’ for the recommended condition of 

approval for the requested variance. 

Attachments  

Appendix ‘A’ - Recommended Condition of Approval 

Appendix ‘B’ - Site Plan & Elevations 

Appendix ‘C’ - Submitted Cover Letter  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix ‘A’ – Recommended Condition of Approval 
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The following condition is required to be satisfied should application MV-2021-35 be 

approved by the Committee of Adjustment: 

1. That the variance only applies to the subject property, in substantial conformity 

with the plan(s) attached as ‘Appendix B’ to this Staff Report and dated November 

8, 2021, to the satisfaction of the Director of Planning and Development Services.  
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U r b a n  P l a n n e r s  •  P r o j e c t  M a n a g e r s  
 

 
 

 

 
 

8 4 8 1  K e e l e  S t r e e t ,  U n i t  1 2 ,  V a u g h a n ,  O n t a r i o  L 4 K  1 Z 7  
T e l :  ( 9 0 5 )  6 6 9 - 6 9 9 2  

w w w . e v a n s p l a n n i n g . c o m  

          November 10, 2021 
Committee of Adjustment 
Town of Aurora 
100 John West Way, Box 1000 
Aurora, Ontario 
L4G 6J1 
 
Attn:  Brashanthe Manoharan 
 
Dear Ms. Manoharan. 
 

RE: Application for Minor Variance 
Lots 1 and 23, Plan 65M-4704 

 Dormlind Developments Limited  
Town of Aurora 

 
 
Evans Planning Inc. acts on behalf of Dormlind Developments Limited (‘Dormlind’), the owner of properties 
legally described as ‘Lot 1, Plan 65M-4074’ and ‘Lot 23, Plan 65M-4074’ In the Town of Aurora (the ‘subject 
land’). The subject lands are located west of Yonge Street, north of Hunter’s Glen Road/Elderberry Trail.  
Dormlind has previously obtained approval of Official Plan and Zoning By-law Amendments, as well as a 
Draft Plan of Subdivision (since registered), Draft Plan of Condominium, and Site Plan Control applications 
establishing a land-use framework for the redevelopment their lands previously municipally known as 14029 
Yonge Street.  In particular Official Plan Amendment No. 18 establishing Site Specific Policy No. 49 was 
enacted by the Town through By-law 6110-18.  Further, a Zoning framework for the lands were established 
through the approval of Zoning By-law Amendment 6111-18 in July 2018. 
 
The proposed redevelopment of the lands consists of 27 single detached dwellings of common element 
condominium tenure, accessed by two privately owned laneways extending from Yonge Street – Royal Hill 
Court and Kingwood Lane.  Under future conditions, it is anticipated that Kingwood Lane will extend 
northwards facilitating a connection in the event of the future development of the adjacent property.  The 
Draft Plan of Subdivision to create the lot fabric for the proposed development was Registered as Plan 65M-
4704 on August 20, 2021. 
 
On behalf of our client, we herewith submit for the Committee of Adjustment’s consideration applications for 
Minor Variance approval for Lots 1 and 23, Plan 65M-4704. 
 
Required Variances: 
Through the course of review as part of the Building Permit application process, it was determined that relief 
was required for Lots 1 and 23 with respect to the following provisions of the Town’s Comprehensive Zoning 
By-law 6000-17:  
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1. Section 7.2 – Detached Fourth Density Residential (R4) Minimum Rear Yard Setback:  
The R4 Zone requires a minimum rear yard setback of 7.5 metres, whereas the proposed rear yard 
setbacks are 6.56 metres for Lot 1, and 6.75 metres for Lot 23.  We would thus request relief from 
the provisions of the By-law to permit a minimum rear yard depth of 6.5 metres for both lots. 

 
Four Tests of the Planning Act: 
 
Is it in keeping with the general intent and purpose of the Official Plan? 
 
The proposed dwellings remain compliant with the site-specific provisions of the Town of Aurora Official Plan, 
including the required setbacks from Yonge Street. 
 
Is it in keeping with the general intent and purpose of the Zoning By-law? 
 
The proposed dwellings will maintain an appropriate rear yard, suitable for outdoor amenity, despite the 
proposed reduction in depth. 
 
Is it desirable for the appropriate development or use of the land, building or structure? 
 
The proposed variances will continue to provide a built form which is to be developed and used in accordance 
with the site-specific provisions previously established for the lands through Council approval of the 
implementing land use framework and Plans of Subdivision/Condominium.  It is submitted that this framework 
is not fundamentally altered by the proposed variances and thus remains desirable for the use of the land. 
 
Is the variance minor in nature? 
 
In our opinion, the proposed variances are minor in nature.  Both instances with the reduced rear yard 
condition reflect a ‘pinch point’ on the property due to a lot line that is not parallel to the proposed dwelling.  
The rear yard widens across the width of the lot such that the other corner of the proposed building.  The rear 
yard for Lot 1 abuts Town owned lands, which will accommodate a future trail, along which a berm and 
acoustic barrier is to be erected.  The rear yard for Lot 23 abuts lands protected for environmental purposes.  
Accordingly, the reduction in year yard will not have an impact on an adjacent dwelling, or be readily visible 
from any area of the public realm.  Further, the reduced setback will not impact the ability of the rear yard to 
function for its intended purpose – as outdoor amenity space.  The form of relief requested through the 
proposed Variances are numerically modest, and would not require another form of relief such as through a 
Zoning By-law Amendment. 
 
Supporting Materials 
 
To assist Committee Staff with their review of this application, we respectfully submit the following materials 
in digital format: 
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• A completed Minor Variance Application Form for each of Lots 1 and 23 
• Application fees of $2,475.00 for each of Lots 1 and 23 
• A copy of Plan 65M-4704 
• A Parcel Register for each of Lots 1 (PIN 03673-0280) and 23 (PIN 03673-0302) 
• A Preliminary Zoning Review Letter, and associated stamped plans, for each of Lots 1 and 23 
• A Siting Plan for Lot 1, prepared by Urbanscape Architects (revision 8), dated November 8, 2021 
• A Site Plan for Lot 23, prepared by Urbanscape Architects (revision 4), dated November 8, 2021 
• Conceptual Architectural Plans for each of Lots 1 and 23, prepared by Urbanscape Architects, 

including: 
o Building Statistics 
o Floor Plans 
o Building Elevations 
o Building Cross Sections 
o Construction Notes 

 
I trust that the enclosed materials are sufficient for your review of these applications. Should you require any 
additional information, please do not hesitate to contact the undersigned at your earliest convenience. 
 
Yours truly,         
 
 
Adam Layton, RPP, MCIP 
 

cc. Dormlind Developments Limited 
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Appendix ‘A’ – Restriction on Title 
 
Restrictive Covenant - S. 118 per the requirements of Schedule C, section 1.1.1 of the Development 
Agreement, which restricts the transfer of the POTLS without the consent of the Town until the registration 
of the Condo Plan.  
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100 John West Way 

Aurora, Ontario 

L4G 6J1 

(905) 727-3123 

aurora.ca 

Town of Aurora 

Committee of Adjustment Report 
No. MV-2021-32 

 

_______________________________________________________________________________________ 

Subject:  Minor Variance Application  

Hollidge Properties Inc. 

150 Hollidge Boulevard 

Part of Block 1, Plan 65M3074 

File: MV-2021-32 

Related Planning Application(s): N/A 

 

Prepared by:  Matthew Peverini, Planner 

Department:  Planning and Development Services 

Date:   December 9, 2021 

_______________________________________________________________________________________ 

Application 

The applicant is requesting relief from the requirements of the Town’s Comprehensive 

Zoning By-law 6000-17, as amended, to permit a “Fitness Centre” use on the subject 

property. The following relief is being requested: 

a) Section 24.187.1 of the Zoning By-law does not list “Fitness Centre” as a permitted 

use. The applicant is proposing a “Fitness Centre” as a permitted use. 

Background  

Subject Property and Area Context 

The subject property is municipally known as 108-170 Hollidge Boulevard, and is located 

west of Bayview Avenue, on the north side of Hollidge Boulevard. The subject property is 

a local shopping centre (The Bayview Centre), which contains a total of four (4) 

buildings. The subject property has approximate lot area of 1.36 hectares (3.36 acres), 

and lot frontage of 231 metres (757.9 feet). 

The westerly building (108 Hollidge Boulevard) is occupied by a daycare; the easterly 

building (170 Hollidge Boulevard) is occupied by a Tim Horton’s restaurant and 

associated drive-thru facility; and the central two buildings (130 and 150 Hollidge 

Boulevard) are multi-tenant buildings, occupied by commercial and retail uses.  

Page 91 of 121



December 9, 2021 2 of 5 Report No. MV-2021-32 

Surrounding land uses include: residential, open space, and institutional to the north; 

McMaster Avenue, hydro corridor, and residential to the west; commercial to the south; 

and, Bayview Avenue, vacant institutional lands, commercial, and residential to the east. 

Proposal 

The applicant is requesting to add a “Fitness Centre” as a permitted use on the subject 
property. The nature of the “Fitness Centre” use will be for a Kick Boxing/Martial Arts 
studio. The use is proposed within Unit C-7 of 150 Hollidge Boulevard, which has a 
gross leasable floor area of 104.8 m2 (1,128 ft2).  

Official Plan 

The Town’s Official Plan designates the subject property as “Existing Commercial” on 
Schedule ‘A’ Structure Plan, and more specifically “Community Commercial Centre” on 
Schedule ‘C’ Commercial Centres. The intent of the Community Commercial Centre 
designation is to provide for a full range of retail and service commercial uses to serve 
the wider residential community. “Recreational and Health Establishments” are 
permitted uses under this designation.  
 
General policies for commercial areas encourage revitalization of existing commercial 
areas, and provide that where any commercial use is permitted adjacent to residential 
uses, consideration shall be given to the nature of the commercial use to ensure 
minimal impacts. 

Zoning 

The subject lands are zoned “Community Commercial C4(187) Exception Zone” by the 
Town of Aurora Zoning By-law 6000-17, as amended. The following uses are permitted: 
 

 Clinics; 

 Convenience Retail Stores; 

 Dry Cleaner’s Distribution Depot; 
 Financial institutions (no drive-thru); 

 Offices; 

 Places of entertainment; 

 Retail stores; 
 Service shops, personal; 

 Maximum of one restaurant, drive-
thru special; 

 Health Centre (by way of minor 
variance in 2011); 

 Commercial School (by way of minor 
variance in 2013); and, 

 Daycare Centre (by way of minor 
variance in 2017). 

 
The Zoning By-law does not permit the proposed “Fitness Centre”, which is defined as 
“means a premises in which facilities are provided for recreational or athletic activities 
such as body-building, exercise classes, martial arts classes, gymnastics, and may 
include associated facilities such as a sauna, pool, a solarium or like facilities.” 
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Preliminary Zoning Review 

A Preliminary Zoning Review (PZR) has been completed by the Town of Aurora’s 

Building Division. The PZR identified the required variance and no other non-compliance 

was identified. 

Applicant’s stated reason(s) for not complying with the Zoning By-law 

As stated on the application form, “Proposed use of a Fitness Centre on the lands is not 

permitted by the site-specific exception 187 (zone)”.   

Planning Comments  

Planning Staff have evaluated Minor Variance Application MV-2021-32 pursuant to the 
prescribed tests as set out in Section 45 (1) of the Planning Act, as follows:  
 
a) The proposed variance meets the general intent of the Official Plan 

A “Fitness Centre” falls within the scope of “Recreational and Health Establishments”, 

which is permitted by the Official Plan. Further, a “Fitness Centre” is a service 

commercial use that will serve the wider residential community, and also contribute to 

the ongoing vitality of this commercial centre. The proposed use is not anticipated to 

negatively impact abutting residents as its operations are small in scale, and will not 

emit any odours or noise. 

As such, Staff are of the opinion that the requested variance meets the general intent of 

the Official Plan. 

b) The proposed variance meets the general intent of the Zoning By-law 

The existing C4(187) Zone permits a range of commercial and retail uses. While not 

specifically listed as a permitted use, Staff consider a “Fitness Centre” use to fall within 

the broader range of permitted commercial uses of a local shopping centre, without 

impacting existing permitted uses under the C4(187) Zone. Additionally, a “Fitness 

Centre” use is generally consistent with the uses permitted in the C4 (187) zone and 

staff also note that a “Fitness Centre” is permitted under the parent Community 

Commercial (C4) Zone.  

A preliminary zoning review has identified that the addition of a “Fitness Centre” use will 

not result in a parking shortfall on the subject lands, as the parking rate for a Shopping 

Centre (GFA less than 28,000 m2) is 4.5 spaces per 100 m2 of GFA, and there is no 

additional GFA being proposed to facilitate the proposed use on the property.  
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Staff are of the opinion that the requested variance meets the general intent of the 

Zoning By-law. 

c) The proposed variance is considered desirable for the appropriate development of the 

land 

The proposed “Fitness Centre” will contribute to the ongoing vitality of the existing 

commercial centre. It is compatible with the surrounding land uses, and is permitted in 

similarly zoned plazas throughout the Town. Additionally, a “Fitness Centre” use would 

complement both the existing uses on the property and the host community. 

As such, the proposed variance is considered to be desirable for the appropriate use of 

the subject lands. 

d) The proposed variance is considered minor in nature 

No changes to the building footprint are proposed, no adverse impacts on the subject 

property or adjacent properties and uses are foreseen, and the use complements the 

host community. The proposed “Fitness Centre” use is small in scale, and will be wholly 

enclosed within a unit on the subject property. 

As such, Staff consider the proposed variance to be minor in nature. 

Additional Comments  

The minor variance application was circulated to Town Department/Divisions and to 

external agencies for review and comment.  The following comments were provided: 

 

Department or Agency 

 

Comments  

Building Division 
Preliminary Zoning Review was completed on October 29, 

2021.  

Engineering Division 
Comments provided stating no comments/concerns with 

the proposed application (dated November 15, 2021). 

Operational Services 

(Parks) 

Comments provided stating no comments/concerns with 

the proposed application (dated November 26, 2021). 

Operational Services 

(Public Works) 
No comments received at the time of writing this report. 

Accessibility Advisor 
Comments provided stating no comments/concerns with 

the proposed application (dated November 22, 2021). 
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Department or Agency 

 

Comments  

Central York Fire 

Services 
No comments received at the time of writing this report. 

York Region 
Comments provided stating no comments/concerns with 

the proposed application (dated November 17, 2021). 

LSRCA 
The subject property is located outside of an LSRCA 

Regulated Area.  

Alectra 
We have reviewed the proposed Variance application and 

have no objections to its approval. 

Ministry of 

Transportation 

The subject property is not within an MTO permit control 

area and does not require MTO review or permits (dated 

November 15, 2021). 

Public Correspondence 

One (1) written submission was received at the time of writing this report from the 

President of the Baywell Community Ratepayers Association (BCRA). This submission 

provided that feedback from a majority of the members of the ratepayers group was 

received, and the consensus is that a fitness/martial arts centre will be a great addition 

to the plaza. Further, the BCRA has no issues, and supports the approval of this 

application.  

Should additional written submissions be received after the writing of this report, the 

Secretary Treasurer will provide the submission(s) to Committee members 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 

requested variance does meet the four tests of the Planning Act for granting of minor 

variances.  

Attachments  

Appendix ‘A’ – Site Plan and Floor Plan 

 

Page 95 of 121



N
ov. 1, 2021

DA
TE:  

TO
W

N
 O

F A
URO

RA
PLA

N
N

IN
G

 A
N

D DEVELO
PM

EN
T SERVICES

Developm
ent Planning Division

RECEIVED

1
S

U
B

M
IS

S
IO

N
 N

o.

December 9, 2021            Report No. MV-2021-32        1 of 2  

Appendix 'A' - Site Plan and Floor Plan 

Page 96 of 121



N
ov. 1. 2021

DA
TE:  

TO
W

N
 O

F A
URO

RA
PLA

N
N

IN
G

 A
N

D DEVELO
PM

EN
T SERVICES

Developm
ent Planning Division

RECEIVED

1
S

U
B

M
IS

S
IO

N
 N

o.

December 9, 2021         Report No. MV-2021-32        2 of 2  

Appendix 'A' - Site Plan and Floor Plan 

Page 97 of 121



 

100 John West Way 

Aurora, Ontario 

L4G 6J1 

(905) 727-3123 

aurora.ca 

Town of Aurora 

Committee of Adjustment Report 
No. MV-2021-33 

 

_______________________________________________________________________________________ 

Subject:  Minor Variance Application  

   Mahmoudi 

   243 Murray Drive 

   PLAN M2035, Lot 24 

   File Number: MV-2021-33 

 

Prepared by:  Stephen Corr, Senior Development Planner 

Department:  Planning and Development Services 

Date:   December 9, 2021 

_______________________________________________________________________________________ 

Application 

The owner/applicant is requesting relief from the requirements of the Town’s 

Comprehensive Zoning By-law 6000-17, as amended, to facilitate two second units 

within the basement of an existing single detached dwelling. The following relief is being 

requested: 

a) Section 7.1.1 Note (4) specifies a maximum of one second suite dwelling unit shall 

be permitted per Lot. Whereas the Applicant is proposing two second suite 

dwelling units in the basement on the property. 

 

b) Section 7.5.4.2 specifies the minimum area for each dwelling unit shall be 35.0 

square meters. Whereas the Applicant is proposing one of the two second suite 

dwelling units in the basement to be 22.2 square meters. 

Background  

Subject Property and Area Context 

The 0.1224 ha (0.3026 ac) subject lands are located on the west side of Murray Drive, 

south of Trillium Drive and north of Golf Links Drive. The subject lands have an 

approximate lot frontage of 31.37 m (102.92 ft) and approximate depth of 44.3 m 

(145.33 ft), The property is developed with a two-storey dwelling, which has a total 
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Gross Floor Area (GFA) of approximately 374.53 m2 (4,0314 ft2), as shown in Appendix 

‘A’. The two second suites within the basement of the detached dwelling are existing 

and shown in Appendix ‘B’. Vehicle parking for up to 4 parking spaces is provided onsite, 

two within an attached garage and two on a driveway to access Murray Drive. An 

existing side entrance is located on the north side of the dwelling which provides 

access to the secondary units through a shared interior stairway to the basement. Staff 

conducted a site visit which identified that there is also a storage shed on the south 

side of the dwelling for enclosed waste storage.  

The subject lands are surrounded predominantly by single detached dwellings to the 

north, south, east and west.   

A creek is located on vacant lands which abut the subject lands to the south. These 

lands, as well as vacant lands to the east across Murray Drive were formerly part of the 

Highland Gate Golf Club, which is proposed to be redeveloped as part of a Draft Plan of 

Subdivision. The draft approved plan of subdivision includes four proposed detached 

lots on the east side of Murray Drive, and Environmental Protection blocks to the 

northeast (also across Murray Drive) and on the abutting block to the south to protect 

the existing creek.  

Proposal 

The Applicant is proposing a variance to legalize an existing 22.2 m2 (239.0 ft2) second 

unit within the basement of a detached dwelling. This is in addition to another 43.75 m2 

(470.9 ft2) second suite also within the basement. The variances are required because 

the Zoning By-law permits one secondary unit on the subject lands only and requires 

that the minimum area for each dwelling unit is 35 m2 (376.7 ft2) in a building containing 

a second unit.  

It should be noted that the presence of the two existing second suite dwelling units was 

confirmed by a Building Department inspection, following a property standards 

complaint. A violation order has been issued requiring the property owner to obtain a 

building permit for the two existing second suite units, which requires approval of this 

variance for the 22.2 m2 unit basement unit. If this variance is refused, the owner will 

still be required to obtain a building permit but would have to revise the proposal to have 

only one second unit, in accordance with Zoning By-law permissions and to the 

satisfaction of the Building Department.  

There are no proposed changes to the dwelling or subject property to facilitate this 

variance request.  
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Provincial Policies  

More Homes, More Choice Act, 2019  

The More Homes, More Choice Act, 2019, S.O. 2019, c. 9 – (Bill 108), received Royal 

Assent on June 6, 2019, and portions were proclaimed on September 3, 2019. The 

proclaimed portions of Bill 108 amended the Planning Act to require Official Plans to 

contain policies providing for two residential units in detached, semi-detached and row 

houses, as well as permitting a residential unit in ancillary structures to a detached 

house, semi-detached house or rowhouse. This allows for a total of three units per lot. 

Under this legislation, “second suites” are now referred to as “additional residential 

units”, and the terms are used synonymously in this report.  

Provincial Policy Statement, 2020  

Section 1.4.3 of the Provincial Policy Statement, 2020, requires planning authorities to 

provide for an appropriate range and mix of housing options and densities to meet the 

affordable housing needs of current and future residents. Amongst other means, this 

can be achieved by permitting and facilitating residential intensification, including 

additional residential units, and redevelopment by accommodating a significant supply 

and range of housing options through intensification and redevelopment while taking 

into account existing building stock.  

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019 (Growth Plan, 

2019)  

Section 2.1.4 (c) of the Growth Plan, 2019, requires municipalities to provide a diverse 

range and mix of housing options including second units to support complete 

communities. 

Official Plan 

The subject lands are designated ‘Stable Neighbourhoods’ in the Official Plan which 

permits ‘Ground-Related Residential Uses’, which includes detached dwellings, and 

‘Secondary Suites’.  

Section 3.3 of the Official Plan provides intensification policy direction, which states 

that ‘within the ‘Stable Neighbourhoods’, new residential development, of approximately 

350 persons, is to be accommodated through new Secondary Suite Units’. 

Notwithstanding the projected cap of 350 persons, staff note that a Secondary 

Suite/Unit is permitted as of right in all low-rise Residential Zones and Promenade 

Zones in Zoning By-law 6000-17, as amended (Zones ER, R1, R2, R3, R4, R5, R6, R8, PD2, 

PDS1, PDS2, PDS3 and PDS4). Essentially the projected cap on secondary suites in the 
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Official Plan is unregulated by the Zoning By-law, as they are allowed as of right 

substantially throughout the Town.  

Section 6.8 of the Official Plan provides policy criteria for secondary suites, as follows:  

“i. not more than one secondary suite be permitted in association with each 

principal dwelling on the same lot unless otherwise permitted in the Zoning By-

law.  

ii. all the requirements of the Zoning By-law, including the provision of adequate 

parking, the Ontario Building Code and other relevant municipal and Provincial 

regulations are satisfied; and,  

iii. it has been determined that municipal services and community facilities meet 

the anticipated demand for secondary suites to the satisfaction of Council.” 

Zoning 

The subject lands are zoned Detached Third Density Residential (R3) by Zoning By-law 

6000-17, as amended, which permits a detached dwelling and one (1) second suite 

dwelling unit. Section 7.5.4.2 of the Zoning By-law requires that in a building containing 

a second suite dwelling unit, the minimum area of each dwelling shall be 35.0 m2.  

Preliminary Zoning Review 

A Preliminary Zoning Review (PZR) has been completed by the Town of Aurora’s 

Building Division. The PZR identified the required variances, and no other non-

compliance was identified. 

Applicant’s stated reason(s) for not complying with the Zoning By-law 

As stated on the application form:  

“The application is for obtaining permit for one second unit in basement. Actually, the 

basement would be used as a residential suite which is divided to 2 separate parts: one 

is private part for family and second part has being used as a living room and guest 

room. Considering the basement as a unit, it will cover the required minimum area for 

dwelling unit.”                      

Planning Comments  

Planning Staff have evaluated Minor Variance Application MV-2021-33 pursuant to the 
prescribed tests as set out in Section 45(1) of the Planning Act, as follows:  
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a) The proposed variance meets the general intent of the Official Plan 

Noted above was that the Official Plan provides criteria for second units, to permit one 

second suite unit in a principle dwelling unless otherwise permitted by the Zoning By-

law; conforming to the Zoning By-law, Ontario Building Code and other applicable 

municipal and Provincial regulations; and can be accommodated by municipal services 

and community facilities.  

No constraints with respect to municipal services and community facilities have been 

identified for the subject lands and two existing secondary units through the review of 

this variance application.  

The availability of four parking spaces satisfies the zoning by-law requirement of two 

spaces for the principle dwelling and an additional space for each secondary suite. The 

establishment of two second units is generally consistent with Provincial Policies which 

require Official Plans to contain policies providing for two residential units in detached, 

semi-detached and row houses and a unit within an ancillary structure, to allow a total 

of three units per lot. (Noting that the Town’s Official Plan is not in conformity with this 

requirement). 

Staff are of the opinion that should this variance be approved to permit the existing 

additional second suite, it would therefore be permitted by the Zoning By-law and thus 

conform to the criteria and intent of the Official Plan. There are no minimum second 

unit area requirements in the Official Plan. 

 
b) The proposed variance meets the general intent of the Zoning By-law 

While the zoning by-law specifically permits one second unit, the variance request to 

permit an additional unit provides an opportunity to support affordable, and rental 

housing on the subject property.  Planning staff are of the opinion that the application 

meets the criteria under of the Official Plan, the Provincial Policy Statement, the Growth 

Plan and the Planning Act.  The zoning by-law permits a secondary suite to implement 

these policies. Staff are of the opinion that the proposed variance to permit a smaller 22 

m2 additional unit still maintains the general intent of the Zoning By-law.  

With respect to the variance request to permit a reduced second unit area of 22 m2 (236 

ft2), the minimum area of 35 m2 (376.7 ft2) required by the Zoning By-law is not based 

on the  requirements of the Ontario Building Code, which is applicable Provincial Law 

regulating minimum living space area requirements consistently across Ontario. The 

minimum size of a unit in the Building Code is 13.5 m2 (145.3 ft2), which has been a 

requirement since 2006. Staff are of the opinion that since the unit conforms to the 

Building Code it is adequately sized and satisfies the general intent of the zoning by-law. 
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c) The proposed variance is considered desirable for the appropriate development of the 

land 

There are no proposed changes to the dwelling or subject property anticipated with this 

variance application, which is to legalize an existing additional  second suite with an 

area of  22 m2. This is in addition to an existing permitted 43.75 m2 (470.9 ft2) unit also 

within the basement. The appearance and function of the site will also remain 

unchanged as a detached dwelling. Parking is provided onsite to accommodate the 

principle dwelling and two second units, in accordance with the zoning by-law 

requirements. Staff consider the proposed variances appropriate for the subject lands.  

The Owner should be aware that the garage should be maintained as an area for 

parking to ensure that the provision of parking is accordance with the Zoning By-law. 

Additionally, a building permit is required to permit the second units to resolve the 

violation order. A building permit is required if the variance is approved to legalize the 

two existing basement units, or if refused to only allow one, as permitted by the Zoning 

By-law. A permit will ensure that the units are safe by complying with the requirements 

of the Ontario Building Code, including access and egress windows. Through the 

building permit review process, the basement units (or unit), will also be added to the 

Town’s register of second units, and through that registration and inspection process, 

the Building Division will ensure that addressing for the principle dwelling and units is 

installed on the building so that emergency services can identify the location of 

basement units and that working smoke and carbon dioxide detectors are installed. 

Since the above will be confirmed through the permit and registration process, planning 

staff have no conditions in this regard should the variances be approved. Requirement 

for a building permit cannot be added as a condition, as the conditions need to be 

cleared to obtain a permit.  

 

d) The proposed variance is considered minor in nature 

The variances are requested to permit an existing situation, which staff are of the 

opinion is  minor as it will not alter the surrounding community context or detract from 

the detached character of the site. Further, as variances are to be assessed on their 

individual merit, staff are of the opinion that approval of this application will not be 

precedent setting if considering future development applications to permit additional 

second units.  

From an impact perspective, residential properties are to be maintained in good order in 

accordance with applicable Town of Aurora Property Standards By-laws. Should any 

property standards issues arise, they can be appropriately addressed by the Towns By-
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law Enforcement division. On that basis, staff consider the variances to be minor in 

nature.  

Additional Comments  

The minor variance application was circulated to Town Department/Divisions and to 

external agencies for review and comment.  The following comments were provided: 

 
Department or Agency 

 
Comments  

Building Division Preliminary Zoning Review was completed on 
October 8, 2021, confirming the variances required.   

No other comments or conditions were provided.  

Engineering Division Comments provided stating no comments/concerns 
with proposed application (dated Nov. 16, 2021) 

Operational Services (Parks) Comments provided stating no comments/concerns 
with proposed application (dated Nov. 26, 2021) 

Operational Services  

(Public Works) 

No comments received at the time of writing this 
report. 

Accessibility Division Comments provided stating no comments/concerns 
with proposed application (dated Nov. 22, 2021) 

Legal Division Comments provided stating no comments/concerns 
with proposed application (dated Nov. 17, 2021) 

Central York Fire Services No comments received at the time of writing this 
report. 

York Region Comments provided stating no comments/concerns 
with proposed application (dated Nov. 17, 2021) 

LSRCA Written comments provided in letter dated, 
concluding: 
“Based upon our review of the submitted information 
in support of the application, it is determined that 
the proposal is generally consistent and in 
conformity with the natural heritage and natural 
hazard policies of the applicable Provincial and 
Regional plans. As such, we recommend that any 
approval of this application for minor variance be 
subject to the following condition: 
 
a. That the Owner shall pay all development fees to 
the LSRCA in accordance with the approved Fees 
Schedule under the Conservation Authorities Act 
(Note: Under the 2021 LSRCA Fee Schedule, this 
amount is $525.00). 
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Alectra Comments provided stating no comments/concerns 
with proposed application (dated Nov. 16, 2021) 

MTO Comments provided stating no comments/concerns 
with proposed application (dated Nov. 15, 2021) 

Public Correspondence 

No written submissions have been received at the time of writing of this report. Should 

additional written submissions be received after the writing of this report, the Secretary 

Treasurer will provide the submission(s) to Committee members at the meeting.  

Conclusion 

Planning staff have reviewed the application with respect to the Section 45(1) of the 

Planning Act, R.S.O, 1990, c.P.13, as amended, and are of the opinion that the requested 

variances do meet its criteria. Staff recommend approval of the requested variances 

subject to the condition attached as Appendix ‘A’. 

Attachments  

Appendix ‘A’ – Conditions  

Appendix ‘B’ – Figure 1, Site Plan 

Appendix ‘C’ – Figure 2, Basement Plan  
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Appendix ‘A’ – Conditions 

1. That the variances only apply to the proposed development, and in substantial 
conformity with the Plans submitted with this application, attached as Appendix 
‘B’ and ‘C’ 

2. That the Owner shall pay all development fees to the LSRCA in accordance with 
the approved Fees Schedule under the Conservation Authorities Act (Note: Under 
the 2021 LSRCA Fee Schedule, this amount is $525.00). 

3. That a maximum of two secondary suite dwelling units be permitted on the 
subject property. 
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100 John West Way 

Aurora, Ontario 

L4G 6J1 

(905) 727-3123 

aurora.ca 

Town of Aurora 

Committee of Adjustment Report 
No. MV-2021-30 

 

_______________________________________________________________________________________ 

Subject:  Minor Variance Application  

Sewhdat 

130 Edward Street 

Part 2 & 4 of Plan 65R-38880    

File: MV-2021-30 

Related Planning Application(s): SPR-2021-07, C-2019-14 & C-2019-15 

 

Prepared by:  Brashanthe Manoharan, Planner 

Department:  Planning and Development Services 

Date:   December 9, 2021 

_______________________________________________________________________________________ 

Application 

The owner/applicant is requesting relief from the requirements of the Town’s 

Comprehensive Zoning By-law 6000-17, as amended, to facilitate the construction of a 

two-storey detached dwelling.  The following relief is being requested: 

a) Section 24.497.3.3 of the Zoning By-law permits a maximum lot coverage of 35.0%. 

The applicant is proposing a two-storey detached dwelling with a lot coverage of 

37.9%. 

Background  

Subject Property and Area Context 

The subject property, municipally knows as 130 Edward Street, is located within the 

Town Park Stable Neighbourhood area, on the west side of Edward Street, east of 

Yonge Street and west of Industrial Parkway South. The subject property has a lot area 

of approximately 467.53 m² (5,032.50 ft²) and a lot frontage of approximately 15.26 m 

(50 ft). 

The subject property is currently vacant with a variety of mature vegetation present. The 

surrounding area is an established residential neighbourhood that is generally 
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characterized by one to two and a half storey detached dwellings west of Edward Street, 

and a variety of non-residential uses east of Edward Street. 

Proposal 

The applicant is proposing to construct a new two-storey detached dwelling with an 
integral garage with a proposed GFA of approximately 262.54m2 (2,825.95ft2).   
 
A summary of the requested variances and applicable by-law requirements are as 

follows: 

Zoning By-law 
Standard 

Zoning By-law 
Requirement 

Requested Variance Difference 

Lot Coverage  35% 37.9% 2.9% 

 

Official Plan 

The subject property is designated “Stable Neighbourhoods” by the Town of Aurora’s 

Official Plan, which seeks to ensure that residential neighbourhoods are protected from 

incompatible forms of development, while allowing the neighbourhoods to be enhanced 

over time. Further, the Stable Neighbourhoods designation provides for single detached 

dwellings as a permitted use.   

Zoning 

The subject property is zoned R3-SN(497) (Detached Third Density Residential – Stable 

Neighbourhood Exception Zone # 497) by Zoning By-law 6000-17, as amended, which 

permits single detached dwellings.   

The proposed development is subject to Site Plan Approval as per By-law 6106-18, as 

amended.  A Site Plan Application has been submitted to the Town and is currently 

under review.  

Related Planning Applications  

In December 2019, the owners of 93 & 97 Kennedy Street East submitted a Consent 

Application (C-2019-14 & C-2019-15) to the Town. The purpose of the application was to 

sever a portion of each property (Part 2 from 93 Kennedy Street East and Part 4 from 97 

Kennedy Street East) to create a new lot to facilitate the development of a new single-

detached dwelling, fronting Edward Street. On February 6, 2020, the Committee of 

Adjustment granted Provisional Consent, subject to conditions. The conditions of 

approval were satisfied by the applicant and on January 5, 2021, and a Certificate of 

Official was issued.  
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 Preliminary Zoning Review 

A Preliminary Zoning Review (PZR) has been completed by the Town of Aurora’s 

Building Division. The PZR identified the required variances, and no other non-

compliance was identified. 

Applicant’s stated reason(s) for not complying with the Zoning By-law 

As stated on the application form: 

“The owners are seniors that have sold their existing large home, and bought this 

small lot to build a home that would be friendly to their declining health and 

mobility, with a low maintenance grounds. This home has been designed with 

two bedrooms with ensuites, and to accommodate easy movement of 

wheelchairs in these rooms.  The kitchen has also been designed for easy 

movement with the use of multiple pullouts for easy access.  We are also 

installing an elevator so that all three floors would be accessible.  We have also 

accommodated for space for a live-in caregiver, and room for the grandchildren 

to visit and play. The GFA is below the zoning and all setbacks and all height 

restrictions meet the zoning except for the minor variance on coverage.” 

Planning Comments  

Planning Staff have evaluated Minor Variance Application MV-2021-30 pursuant to the 
prescribed tests as set out in Section 45(1) of the Planning Act, as follows: 
 
The proposed variances meet the general intent of the Official Plan  

The Official Plan states that new development abutting existing residential development 

shall be sympathetic to the form and character of existing development. The proposed 

two-storey detached dwelling is designed in a manner that respects the existing low-

density residential character of the neighbourhood and will not adversely impact the 

streetscape. Staff consider the proposed lot coverage to meet the general intent of the 

Official Plan. 

 

The proposed variances meet the general intent of the Zoning By-law 

The intent of the lot coverage requirement is to regulate the amount of building footprint 

on a property. The requested variance for increased lot coverage relates to a proposed 

two storey detached dwelling with an integral garage. The subject property has a lot 

area of 467.53 m² (5,032.50 ft²) and the proposed two-storey detached dwelling with an 

integral garage will have a proposed GFA of approximately 262.54m2 (2,825.95ft2). 
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Although the proposed dwelling complies with setbacks, gross floor area, and height 

provisions, it does not comply with the maximum lot coverage requirement of the 

Zoning By-law. The requested lot coverage variance is considered a modest deviation 

from the Zoning By-law requirement and is considered appropriate as the proposed 

dwelling will have adequate amenity space and will not compromise the livability of the 

property and character of the area. 

Further, ‘open to above/below’ areas are exempt from GFA calculations. The proposed 

dwelling is designed with two (2) ‘open to above/below’ areas (one above the “family 

room” and the other above the front foyer), which has a combined GFA of approximately 

32.29m2 (347.56ft2). If the GFA calculation were to include the ‘open to above/below’ 

areas, it will have an approximate GFA of 294.83 m2 (3,173.52ft2), which remains below 

the maximum GFA permitted of 370.0 m2 (3,982.65 ft2). 

The requested lot coverage variance is not anticipated to create any significant impacts 

on the streetscape, character of the area, or to abutting properties. As such, Staff 

consider the proposed lot coverage variance to meet the general intent of the Zoning By-

law.  

The proposed variances are considered desirable for the appropriate development of the 

property 

At present, the property abuts the rear yard of 97 Kennedy Street East (north) which 

currently contains a frame shed within close proximity of the rear property line, and the 

rear yard of 96 Cousins Drive which contains a detached garage within close proximity 

of the rear property line. Staff are satisfied that there is adequate spatial separation 

between the proposed dwelling and the abutting accessory structures and that 

adequate outdoor amenity space and privacy will be provided for the subject property 

and abutting properties.  

The proposed dwelling is subject to Site Plan review to ensure consistency with the 

Town Park Urban Design Guidelines and neighbourhood compatibility while enhancing 

neighbourhood character. Staff are of the opinion that the requested lot coverage 

variance will facilitate the construction of a dwelling that reflects the intended scale of 

infill development for the Town Park Neighbourhood. As such, the requested lot 

coverage variance is considered to be an appropriate and orderly form of development 

of the property.  

The proposed variances are considered minor in nature 

The scale of the proposed dwelling is considered compatible with the character of the 

neighbourhood. No adverse impacts are anticipated to occur on abutting properties 

with respect to drainage, shadowing, or view obstruction. Staff are of the opinion that 
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the requested lot coverage variance will have no impact on the streetscape and overall 

neighbourhood. As such, staff are of the opinion that the variance is minor in nature. 

Additional Comments  

The minor variance application was circulated to Town Department/Divisions and to 

external agencies for review and comment.  The following comments were provided: 

 

Department or Agency 

 

Comments  

Accessibility Division 
No comments on the application (e-mail dated 

November 22, 2021). 

Building Division 
Preliminary Zoning Review was completed on 

November 16, 2021.  

Engineering Division 
No concerns on the application (e-mail dated 

October 19, 2021). 

Operational Services (Parks) 

There are trees situated on the subject property that 

will require removal and/or will be impacted by 

excavation or disturbance due to construction.  

Please refer to Recommended Condition of 

Approval #2. 

Central York Fire Services No comments received.  

York Region 
York Region has no comments on the application (e-

mail dated November 17, 2021). 

Alectra 
No objections to its approval (e-mail dated October 

18, 2021). 

LSRCA 

No comments on application as it is located outside 

the area governed by O. Reg. 179/06 under the 

Conservation Authorities Act.  (e-mail dated October 

18, 2021). 

Public Correspondence 

Written submissions were not received at the time of writing of this report. Should written 

submissions be received after the writing of this report, the Secretary Treasurer will 

provide the submission(s) to Committee members at the meeting.   
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Conclusion 

Planning staff have reviewed the application with respect to the Section 45(1) of the 

Planning Act, R.S.O, 1990, c.P.13, as amended, and are of the opinion that requested 

variances meet the four tests of the Planning Act.  Staff recommend approval of the 

variances subject to conditions of approval (Appendix ‘A’). 

Attachments  

Appendix ‘A’ – Conditions of Approval  

Appendix ‘B’ - Site Plan & Elevations 
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Appendix ‘A’ – Conditions of Approval 

The following conditions are required to be satisfied should application MV-2021-30 be 

approved by the Committee of Adjustment: 

1. That the owner obtains Stable Neighborhood Site Plan Approval as per By-law 

6106-18, as amended, to the satisfaction of the Director of Planning and 

Development Services or designate; 

 

2. Submission to the Secretary-Treasurer of written confirmation from the Town’s 

Director of Operations or designate; that the Applicant has satisfied all concerns 

below as noted in the October 21, 2021 memo by Sara Tienkamp, Manager of 

Parks and Fleet: 

 That the owner may be required to provide an Evaluation Report prepared by a 
Certified Arborist or Professional Registered Forester outlining all aspects of 
the impacts that this proposal will have on existing and current remaining 
vegetation, The report shall include recommendations and an action plan on 
the mitigation of negative effects to vegetation , during and post construction 
periods  as well as measures aimed at tree health care and protection for 
trees effected by the project and any remaining trees in the vicinity of the 
project that require applicable maintenance. 

 

 In addition the report shall include a schedule of monitoring the ongoing site 
work through a series of scheduled site visits by the Arborist / Forester during 
and post construction to ensure the vegetation preservation measures remain 
in compliance throughout the project, each site visit to be documented and 
any resulting action items required by the Arborist /Forester shall be 
implemented and confirmed on site forthwith by the Arborist /Forester 
following each visit. 

 

 The owner may be required to provide vegetation compensation and a 
replanting plan in accordance with the Town of Aurora TREE 
REMOVAL/PRUNING AND COMPENSATION POLICY to the satisfaction of 
the Director of Operational Services as compensation for trees removed to 
facilitate construction. Compensation planting shall be completed prior to 
release of the financial securities.  

 

 The owner shall agree to comply with the Aurora Tree Permit By-law # 5850 -
16 prior to the removal of any trees on the property.  
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 The owner shall agree to provide financial securities based on the total value 
of the Tree Compensation evaluation and all Arboriculture works as defined 
by the Town and the Owners Arborist/ Forester. To the satisfaction of the 
Director of Parks and Recreation. 

 

 All of the above shall be included as terms and conditions in a Letter of 
Undertaking with the Town of Aurora to guarantee compliance with the 
Conditions of Approval and all related site works    
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