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Memorandum to the City of Markham Committee of Adjustment 
June 5, 2025 
 
File:    A/020/25 
Address:   274 Steeles Avenue East, Markham  
Applicant:    I.G.P. Realty Advisors Inc. (Blair Gagnon)   
Hearing Date: Wednesday, June 11, 2025 
 
The following comments are provided on behalf of the West Team: 
 
The applicant is seeking permission under Section 45(2)(a) of the Planning Act to permit an 
enlargement and extension to an existing legal non-conforming use by reconstructing the existing 
motor vehicle fueling station and constructing an accessory motor vehicle washing establishment 
and restaurant with accessory drive-through service establishments. 
 
BACKGROUND 
Property Description 
The 6,111 m2 (65,778 ft2) subject property is located at the northeast corner of Steeles Avenue 
East and Bayview Avenue. There is an existing automobile service station on the property, which 
was constructed in 1975. The subject property is located within TRCA’s Regulated Area and 
contains flood hazards associated with a tributary of the Rouge River Watershed.  
 
Proposal 
The applicant is proposing to demolish the existing automobile service station and reconstruct a 
new automobile service station and construct a car wash and drive-through restaurant on the 
subject property. The new development is proposed to have a total GFA of 372 m2.  
 
Official Plan and Zoning  
Official Plan 2014 (partially approved on November 24/17, and updated on April 9/18)  
The subject property is designated “Residential Low Rise”, which provides for low rise housing 
forms including single detached dwellings, semi-detached dwellings, townhouses excluding 
back-to-back townhouses, and small multiplex buildings containing three to six units. The 
“Residential Low Rise” designation does not provide for the automotive service station and 
proposed car wash and drive through restaurant uses.  
 
Zoning By-Law 2024-19 
The subject property is zoned “Residential Established Neighbourhood Low Rise (RES-ENLR)” 
under By-law 2024-19, as amended, which permits single detached dwellings. The automotive 
service station and proposed car wash and drive through restaurant uses are not permitted in 
this zone.  
 
Zoning Preliminary Review (ZPR) Undertaken 
The Owner has completed a Zoning Preliminary Review (ZPR) on October 9, 2024 to confirm the 
proposed uses are not permitted.  
 
COMMENTS 
The Planning Act states in Section 45 (2): 

a) where any land, building or structure, on the day the by-law was passed, was lawfully 

used for a purpose prohibited by the By-law, [the committee] may permit, 
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i) the enlargement or extension of the building or structure, if the use that was 

made of the building or structure on the day of the by-law was passed, or a use 

permitted under sub-clause (ii) continued until the date of the application to the 

committee, but no permission may be given to enlarge or extend the building or 

structure beyond the limits of the land owned and used in conjunction therewith 

on the day the by-law was passed, or 

ii) the use of such land, building or structure for a purpose that, in the opinion of the 

committee, is similar to the purpose for which it was used on the day the by-law 

was passed or is more compatible with the uses permitted by the by-law than the 

purpose for which it was used on the day the by-law was passed, if the use for a 

purpose previously prohibited by the by-law or another use for a purpose 

previously permitted by the committee continued until the date of the application 

to the committee. 

On January 31, 2024, City of Markham Council enacted Comprehensive Zoning By-law 2024-19 
rendering the existing automobile service station legally non-conforming. The applicant is 
requesting to permit an enlargement and extension to the existing legal non-conforming use. It 
should be noted the proposed car wash and drive through restaurant uses were not previously 
existing on the site prior to the enactment of By-law 2024-19. In addition, the proposed car wash 
use was not a permitted use in the former By-law, however, it is Staff’s opinion that the 
proposed car wash and drive through restaurant are common accessory uses associated with 
an automobile service station, and for this reason are appropriate.  
 
Planning staff have evaluated the application pursuant to the criteria set out in Section 45 (2) of 
the Planning Act. Staff opine that the requested enlargement and expansion to the existing legal 
non-conforming use is appropriate for the development of the subject property and will not result 
in any undue adverse impacts on the surrounding properties and neighbourhood, constitutes 
good planning and have no objection. Staff recommend that the Committee consider public 
input in reaching a decision. 
 
Future Site Plan Control Application  
The Owner will be required to submit a future application for Site Plan Control to permit the 

proposed development. Detailed review to determine the appropriate development standards, 

site circulation, stacking requirements, parking supply, etc. will be completed through this 

process. 

 

EXTERNAL AGENCIES 

TRCA Comments  

The subject property is located entirely within the Toronto and Region Conservation Authority 

(TRCA)’s Regulated Area and contains flood hazards associated with a tributary of the Rouge 

River Watershed.  

TRCA provided a comment letter on May 30th and follow up comments on June 2nd (Appendix 
C), indicating their concerns with the proposal. TRCA policies do not support the proposed 
redevelopment as currently submitted. TRCA has indicated that the proposal should be revised 
to maintain the existing building size and have also recommended the Owner/applicant apply for 
a Concept Development Application.  
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TRCA initially requested the application be deferred until such time as the proposal is revised to 
address their concerns. However, in their follow up comments they indicated that given they 
have no concerns with the proposed use they have no concerns with the application moving 
forward subject to the inclusion of the condition shown in Appendix A.  
 
PUBLIC INPUT SUMMARY 
As of June 5, 2025, one letter of support has been received. It is noted that additional information 
may be received after the writing of the report, and the Secretary-Treasurer will provide 
information on this at the meeting.   
 
CONCLUSION 
Planning Staff have reviewed the application with respect to Section 45(2) of The Planning Act, 
R.S.O. 1990, c. P.13, as amended, and are of the opinion that the request meets the 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. 
 
Please refer to Appendix “A” for conditions to be attached to any approval of this application. 
 
PREPARED BY: 
 
 
___________________________________ 
Hailey Miller, Senior Planner, West District  
 
REVIEWED BY: 
 

 
_________________________________________________________________ 
Rick Cefaratti, RPP, MCIP, Acting Development Manager, West District  
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APPENDIX “A” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF FILE A/020/25 
 
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, or as further amended by any Site Plan 

Approved drawings, 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, including 

the submission of a Concept Development Application, as indicated in their correspondence 

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: 
 
 
___________________________________ 
Hailey Miller, Senior Planner, West District  
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SITE INFORMATION

ADDRESS: 274 STEELES AVE EAST, MARKHAM, ONTARIO

ZONE: RES-ENLR (RESIDENTIAL ESTABLISHED NEIGHBOURHOOD

LOW RISE)

PROPOSED AREA: SQ.M.

EXISTING AREA:

SQ.M.

AREA: ACRES

% OF TOTAL

LOT AREA

TOTAL LOT AREA
6,111.5 M² 6,111.5 M²

1.51 100%

TOTAL BUILDING

AREA

371.5 M² 278.6 M² 6.08%

LANDSCAPED

AREA

1,855.3 M² 2,281.8 M²
30.36%

ASPHALT PAVED

AREA

3,188.3 M² 2,903.7 M²
52.17%

CONCRETE

PAVED AREA

696.4 M² 647.4 M² 11.39%

PROPOSED EXISTING % OF TOTAL

MAIN BUILDING

AREA (GROSS)

237.3 M² 27.9 M² 100%

C-STORE GFA 146.4 M² 27.9 M² 61.7%

A&W GFA 90.9 M² NA 38.3%

CAR WASH 134.2 M² NA 100%

4 BAY SERVICE

STATION

250.7 M² 100%

CANOPY

COVERAGE

229.3 M² 344.8 M² 3.8%

PROPOSED EXISTING

BUILDING

HEIGHT -

CANOPY:

5.50 M VERIFY

BUILDING

HEIGHT - STORE:

5.10 M VERIFY

BUILDING

HEIGHT - CAR

WASH:

4.62 M NA

PARKING

MINIMUM REQUIRED REQUIRED EXISTING PROPOSED

C-STORE

MOTOR VEHICLE FUELING STATION - 1 SPACE

PER 35 M

2

 OF GFA (146.4/35) 1 = 4.18  =

ROUNDED DOWN TO 4, RETAIL STORE - 1

SPACE PER 30 M² (146.4/30) 1 = 4.88 =

ROUNDED UP TO 5

9 8

10 PARKING

INCLUDING

1- HANDICAP

A&W

FAST FOOD RETAURANT - 1 SPACES PER 30

M

2

 OF GFA (90.9/30) 1 = 3.03  = ROUNDED

DOWN TO 3, DRIVE THRU - 10 CAR STACKING

3 NA

3 PARKING

(+ 7 CARS

STACKING)

CAR WASH

 2 PARKING SPACES, PLUS 1 PARKING SPACE

FOR EACH SERVICE BAY - 7 CAR STACKING

3 NA

2 PARKING +

2 VACUUM

(+ 7 CARS

STACKING)

4 BAY SERVICE

STATION

N/A NA 14 N/A

TOTAL: 15 22 17

LOADING SPACE PROVIDED

C-STORE & A&W 6.0M x 12M NA 1 1
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T: 416.661.6600   |   F: 416.661.6898   |   info@trca.on.ca   |   101 Exchange Avenue, Vaughan, ON  L4K 5R6   |  www.trca.ca 

May 30th, 2025 CFN PAR-DPP-2025-00779 
 
VIA E-PLAN 
 
Dear Shawna Houser 
 
Re: Minor Variance Application – (A/020/25) 

274 Steeles Avenue East, Markham 
CON 2 PT LOT 1 
Nearest Intersection: Steeles Ave East & Bayview Ave 
Applicant: Suncor Energy Inc. 
Owner:  IGP Realty Advisors Inc (Blair Gagnon)   

 
Toronto and Region Conservation Authority (TRCA) staff provide the following comments in 
response to the referenced Committee of Adjustment application, received by TRCA on May 
7th 2025. We provide the following in accordance with TRCA’s commenting role under the 
Planning Act and regulatory role under the Conservation Authorities Act (CA Act). 
 
Purpose of the Application 
TRCA staff understand that the purpose of this application is to request relief from the 
requirements of By-laws 2024-19, as amended, as it relates to the reconstruction of an existing 
motor vehicle fueling station and the construction of a motor vehicle washing establishment 
with a restaurant. 
 

a) The applicant is seeking permission under Section 45(2)(a) of the Planning Act to 
permit an alteration and extension to an existing legal non-conforming use by 
reconstructing the existing motor vehicle fueling station and constructing an accessory 
motor vehicle washing establishment and restaurant. 

 
TRCA Permit Requirement 
The subject property is within TRCA’s Regulated Area, as it contains flood hazards associated 
with a tributary of the Rouge River Watershed and its adjacent regulated allowance. 
 
Due to the presence of natural hazards, the issuance of a TRCA permit pursuant to the 
Conservation Authorities Act is required prior to any development or site alteration within the 
regulated portion of the property. 
 
Site Specific Comments 
Upon review of the existing floodplain conditions, it has been determined that the entire subject 
property is located within the Regulatory Floodplain, with an elevation of approximately 151.20 
metres above sea level (masl). The existing site grades are around 150.0 masl, resulting in an 
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estimated flood depth of approximately 1.2 metres across the site. As such, the property is 
entirely within a high-risk flood hazard area. 
 
It is also noted that the site does not appear to have safe access via any of the existing 
driveways. 
 
In accordance with TRCA Policy 8.5.1.3.b, additions to existing buildings and structures may 
be permitted within the flood hazard, provided that the addition, its construction, and any 
associated private servicing are not located within the hydraulic floodway. 
 
Given that both the existing and proposed development are located within a high-risk flood 
hazard area, TRCA policies do not support the proposed redevelopment as currently 
submitted. The proposal must be revised to maintain the existing building size. No increase in 
building size will be supported. However, relocating the development to an area of lower flood 
risk would be supported. Any redevelopment that maintains the existing size must incorporate 
floodproofing measures to the Regulatory Flood Elevation plus a freeboard of 0.3 metres. 
 
TRCA Plan Review Fee 
By copy of this letter, the applicant is advised that TRCA have implemented a fee schedule for 
its planning application review services in accordance with applicable provincial regulations. This 
Minor Variance Application is subject to a fee of $950.00 (Minor Variance - Standard).  The 
applicant is responsible for fee payment and must remit the fee within 60 days of this letter. 
Please contact the Planner noted below for an electronic invoice to facilitate payment. 
 
Recommendation 
Based on the comments provided above, TRCA staff recommend deferral of Application 
A/020/25 until such time as the proposal is revised to reflect a redevelopment that maintains 
the existing size, to the satisfaction of TRCA. 
 
Should the Committee of Adjustment choose not to defer its decision, TRCA staff recommend 
that the application be refused. 
 
Should you have any questions or comments, please contact the undersigned. 
 
Regards, 
 
 
 
Matthew Pereira 
Planner 1 
Development Planning and Permits I Development and Engineering Services 
437-880-2416 
Matthew.pereira@trca.ca
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Miller, Hailey

Subject: RE: Minor Variance Application - 274 Steeles Avenue East, Markham - A/020/25

From: Matthew Pereira <Matthew.Pereira@trca.ca>  
Sent: Monday, June 2, 2025 4:21 PM 
To: Miller, Hailey <HMiller@markham.ca> 
Cc: Hamedeh Razavi <Hamedeh.Razavi@trca.ca> 
Subject: RE: Minor Variance Application - 274 Steeles Avenue East, Markham - A/020/25 
 
Hi Hailey, 
 
Following our meeting, please note that TRCA’s primary concern relates to the scale of the proposed 
development rather than the proposed use or its expansion of the use. TRCA would be supportive of the 
application proceeding to the next stage, provided the applicant commits to reducing the development size to 
align with the existing building size. 
 
Additionally, TRCA strongly recommends that the applicant initiate a Concept Development Application prior to 
submitting a Site Plan Application. This will help ensure alignment with TRCA’s expectations and facilitate 
support through the subsequent stages of the Planning Act process. 
Please let me know if you need any further information or clarification. 
 
Best regards, 
 
Matthew Pereira B.EDP 
Planner I - York East Review Area 
Development Planning and Permits | Development and Engineering Services 

T: (437) 880-2416 
E: matthew.pereira@trca.ca 
A: 5 Shoreham Drive, Toronto, ON, M3N 1S4 | trca.ca 
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