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Memorandum to the City of Markham Committee of Adjustment 
April 2, 2026 
 
File:    A/023/26 
Address:   2705 and 2755 Elgin Mills Road East, Markham  
Agent:    History Hill Group (Steven De Santis)  
Hearing Date: Wednesday, April 8, 2026 
 
The following comments are provided on behalf of the West Team: 
 
The applicant is requesting relief from the following requirements of By-law 177-96, 
BC*670, as amended. The variances requested are to permit: 
 
Site B 

a) By-law 28-97, Section 3, Table B - Non-Residential Uses:  

a minimum of 272 parking spaces, whereas the by-law requires a minimum of 392 

parking spaces; and,  

b) By-law 177-96, Amending By-law 2023-7, Section 7.670.2i):  

a maximum setback from the front lot line of 18.19 metres for Building ‘E’, whereas 

the by-law permits a maximum setback from the front lot line of 6 metres;    

as it relates to the proposed multi-building development on Site ‘B’ of the applicant’s total 
land holdings.  
 
This application is related to a previously approved Minor Variance application A/047/24, 
and currently under review Site Plan Control application SPC 24 200497. 
 
BACKGROUND 
Property Description 
The 3.82 hectares (9.44 acres) subject property is located on the south side of Elgin Mills 
Road East, west of Woodbine Avenue and east of Highway 404. The property is located 
within an emerging employment area which is currently predominantly vacant, with a 
natural heritage corridor to the east.  
 
The subject property is partially within TRCA’s Regulated Area as the eastern portion of 
the site is traversed by a tributary associated with the Rouge River Watershed. 
 
Proposal 
The applicant is seeking relief from the parking requirements, and maximum front yard 
setback requirements to facilitate the development of a multi-building mixed use 
development consisting of a gross floor area of approximately 13,953 m² (for Site B as 
depicted in ‘Appendix B’). Five (5) buildings are proposed within the northern block bound 
by two public roads including Elgin Mills Road East to the north, and Flato Drive to the 
south. This proposal currently has a Site Plan Control application (File No. SPC 24-
200497), which is currently under review through multiple submissions to date. 
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Official Plan and Zoning  
Official Plan 2014 (partially approved on November 24/17, and updated on July 
17/24)  

The Official Plan designates the subject property “Service Employment”, which is intended 
to accommodate uses that serve and support other business uses and employees. The 
subject property is also subject to Area Specific Policy 9.5.2, which is intended to 
create a unique and balanced community, containing a mix of land uses, including, but 
not limited to, commercial, office and retail and prestige industrial, and open space. 
 
Zoning By-Law 177-96 
The subject property is zoned BC*670 under By-law 177-96, as amended. The subject 
property was previously subject to a site-specific re-zoning application in 2021 and 2023 
to facilitate a mixed-use commercial-industrial development. Further details of the parking 
and maximum front yard setbacks is provided in the comment section below. 
 
Parking Standards By-law 28-97 
The subject property does not comply with the standard of the Parking By-law 28-97 with 
respect to the minimum required parking spaces. Further details of the parking 
requirement is provided in the comment section below.   
 
Applicant’s Stated Reason(s) for Not Complying with Zoning 
According to the information provided by the applicant, the reason for not complying with 
Zoning is: 
 

“The higher parking requirement under Zoning By-law 177-96 is due to the division 
of the industrial buildings (Buildings B, C, and F) into smaller units in order to meet 
tenant needs, which increases the calculated parking requirement despite the 
overall gross floor area and building footprint remaining unchanged…  
 
The subject site is not subject to Zoning By-law 2024-19 and remains governed by 
Zoning By-law 177-96, as amended. While the commercial and restaurant parking 
requirements in Zoning By-law 2024-19 remain largely unchanged, the industrial 
parking rate has been significantly reduced to reflect current parking demand and 
employment trends. In contrast, the industrial parking standards in Zoning By-law 
177-96 reflect older, more conservative requirements. 
 
If the proposed development were evaluated under Zoning By-law 2024-19, the 
total parking requirement would be 163 spaces, compared to 392 spaces required 
under Zoning By-law 177-96. This reduction is supported by the submitted parking 
study, which confirms that the proposed parking supply is sufficient to 
accommodate anticipated demand. Overall, the updated Zoning By-law 2024-19 
reflects current parking needs, and the proposed parking supply would exceed its 
requirement by 109 spaces, confirming that the site will be more than adequately 
served.” 

 
Zoning Preliminary Review (ZPR) Not Undertaken 
The owner has confirmed that a Zoning Preliminary Review (ZPR) has not been 
conducted. However, the applicant has received comments from the building department 
through their permit process to confirm the variances required for the proposed 
development.   
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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. 

 
Reduced Parking Variance 
The applicant is requesting a variance to permit a total of 272 parking spaces, whereas 
the By-law requires a minimum of 392 parking spaces. The proposed reduction would 
result in a deficiency of 120 parking spaces, which is a reduction of approximately 30.6 
percent, and an effective rate of 1 space / 50.64 m². In support of the variance request, a 
parking justification memo was prepared by LEA Transportation Ltd. which concluded the 
justification of the proposed parking reduction based on the following: 
 

• parking occupancy survey on proxy sites (including a comparable site with 1 space 

/ 238 m²); and. 

• noted the current parking standards in the City’s new Comprehensive Zoning By-

law 2024-19, as amended which would require the equivalent of 1 space / 138 m².  

Based on the above, Transportation Engineering staff commented that the requested 
parking reduction will unlikely result in any significant impact on the parking supply of the 
property. Staff have no objections to the proposed parking reduction and are of the opinion 
that the requested variance is minor in nature.  
 
Reduced Maximum Front Yard Setback Variance 
The applicant is requesting a variance to permit a maximum front yard setback for Building 
‘E’ of 18.19 metres, whereas a maximum of 6 metres is permitted. The requested variance 
only applies to the Building ‘E’ given the minor changes made to the building footprint 
which was necessitated by accommodating MTO setbacks from Elgin Mills Road East. 
Staff have reviewed the proposed increased setback and have no concern, an opine that 
the requested variance is minor in nature..  
 

EXTERNAL AGENCIES 
TRCA Comments  
The subject property is partially located within Toronto Region and Conservation Authority 
(TRCA)’s Regulated Area.  The eastern portion of the site is traversed by a valley corridor 
associated with the Rouge River Watershed.  TRCA provided comments on March 25, 
2026, indicating that based on previous Draft Plan of Subdivision, Site Plan Control, and 
Minor Variance applications on the property, they have no concerns with the proposed 
development.  
 

PUBLIC INPUT SUMMARY 
No written submissions were received as of April 2, 2026. 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.   
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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. 
 
PREPARED BY: 
 

__________________________________________________________________ 
Nusrat Omer, Senior Planner, MCIP, RPP, Planning and Urban Design Department 
 
REVIEWED BY: 
 

 
_________________________________________________________ 
Rick Cefaratti, Acting-Development Manager, MCIP, RPP, West District  
 
File Path: Amanda\File\ 26 111628 \Documents\District Team Comments Memo 
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APPENDIX “A” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF FILE A/023/26 
 

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

 
2. That the variances apply only to the subject development, in substantial conformity with the 

plan(s) attached as ‘Appendix B’ to this Staff Report, and that the Secretary-Treasurer 

receive written confirmation from the Supervisor of the Committee of Adjustment or 

designate that this condition has been fulfilled to their satisfaction; 

 
3. That the applicant satisfies the requirements of the TRCA, financial or otherwise, as 

indicated in their letter to the Secretary-Treasurer attached as ‘Appendix C’ to this Staff 

Report, to the satisfaction of the TRCA, and that the Secretary-Treasurer receive written 

confirmation that this condition has been fulfilled to the satisfaction of TRCA. 

 

 
CONDITIONS PREPARED BY: 
 
___________________________________ 
Nusrat Omer, MCP, RPP, Senior Planner, Planning and Urban Design Department 
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March 25, 2026 TRCA File No. PAR-DPP-2026-01234 
Ex Ref: PAR-DPP-2025-00586, PAR-DPP-2024-00129 

VIA E-Plan 
 
Nusrat Omer, BURPL, MCIP, RPP 
Senior Planner, West District 
Planning and Urban Design Department 
101 Town Centre Boulevard 
Markham, ON L3R 9W3 
  
Dear Nusrat Omer 
 
Re: Minor Variance Application - A/023/26 

Flato Drive 
Block 1 and 2, Registered PLAN 65M-4800, City of Markham 
Nearest Intersection: Woodbine Avenue & Elgin Mills Road East 
Applicant: History Hill c/o Steven De Santis 
Owner: Leporis Construction Inc. c/o Bruno Baldassara 

 
Toronto and Region Conservation Authority (TRCA) staff reviewed the above noted 
application, received on March 5, 2026. The following comments are provided in accordance 
with TRCA’s commenting role under the Planning Act and regulatory permitting role under the 
Conservation Authorities Act (CA Act). For additional information, please see Ontario 
Regulation 686/21: Mandatory Programs and Services.  
 
Purpose of the Application 
TRCA staff understand that the purpose of this minor variance application is to request relief 
from the following:  
 

1. By-law 28-97, Section 3, Table B – Non-Residential Uses: To Permit 272 parking 
spaces where as the By-law permits a minimum of 392 parking spaces.  

2. By-law 177-96; Amending By-law 2023-7; Section 7.670.2 i): To Permit a Building ‘E’ 
maximum setback from the front lot line of 18.19m, whereas the by-law permits a 
maximum setback from the front line of 6 meters.  

 
The above requested variances are related to the proposed multi-building development on Site 
‘B’ of the subject property.    
 
Background 
TRCA has previously reviewed and signed off on multiple applications related to this property, 
including a Draft Plan of Subdivision 19TM-16006 (CFN 56088), various permits (CFN 67199, 

26.111628.000.00.MNV
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https://www.canlii.org/en/on/laws/regu/o-reg-686-21/latest/o-reg-686-21.html
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67627, 67950, 67214, 69762), and Minor Variance application A/047/24 (PAR-DPP-2024-
00129). TRCA also review and provided comments on the associated Site Plan Control 
applications, which included SPC 23 136238 (CFN 68423.12) and SPC 24 200497 (PAR-DPP-
2025-00586). On March 12, 2026, TRCA provided updated comments to City staff, noting that 
staff had no objection to the approval of SPC 24 200497, subject to the applicant obtaining a 
TRCA permit for any works taking place within the regulated portions of the property.   
 
Further to the above, staff note that the materials circulated in support of this Minor Variance 
application are consistent with the materials reviewed as part of SPC 24 200497. As such, 
TRCA has no concerns with the proposed variances.   
 
TRCA Permit Requirements 
The subject lands are located within TRCA’s Regulated Area as it contains flood and erosion 
hazards associated with a tributary of the Rouge River Watershed. Furthermore, the subject 
lands are within the areas of interference of unevaluated wetlands.  
  
A TRCA permit is required prior to any development activity or site alteration within the 
regulated portion of the property pursuant to the CA Act and Ontario Regulation 41/24: 
Prohibited Activities, Exemptions and Permits. 
 
TRCA Plan Review Fee 
By copy of this letter, the applicant is advised that this application is subject to a TRCA Planning 
Review fee in the amount of $1,315 (Minor Variance – Industrial/Commercial - Minor). The 
applicant is responsible for fee payment. Please contact the Planner noted below for an 
electronic invoice to facilitate payment. For your reference, please see Development Planning 
Fee Schedule February 1 2026  
 
Recommendation 
Based on the comments provided, TRCA staff have no objection to the approval of Minor 
Variance Application No. A/023/26. Prior to any works taking place on the property or the 
issuance of any municipal building permits, the applicant must address the following: 

 
1. Payment of the TRCA plan review fee of $1,315. 
2. Receive a TRCA permit prior to any development activity or site alteration taking place 

on the subject property. 
 
Should you have any questions or comments, please contact the undersigned. 
 
Regards, 
 
 
Rameez Sadafal, M.Sc.Pl 
Planner – York East Review Area 
Development Planning and Permits I Development and Engineering Services 
Telephone: (437) 880-216 
Email: rameez.sadafal@trca.ca 

https://trcaca.s3.ca-central-1.amazonaws.com/app/uploads/2026/02/25090717/Development-Planning-Fee-Schedule-February-1-20260225.pdf
https://trcaca.s3.ca-central-1.amazonaws.com/app/uploads/2026/02/25090717/Development-Planning-Fee-Schedule-February-1-20260225.pdf
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