
Memorandum to the City of Markham Committee of Adjustment 
September 04, 2025 
 
File:    B/003/25, B/004/25, A/049/25, A/050/25, A/051/25 
Address:   21 & 23 Riverview Ave, Markham  
Applicant:    Anison & Associates (Tanya Roman)   
Hearing Date: Wednesday, September 10, 2025  
 
The following comments are provided on behalf of the East Team: 
 
The purpose of the following consent and minor variance applications is to sever and 
convey the subject properties at 21 and 23 Riverview Avenue into three residential lots 
and to permit minor variances to facilitate the construction of three two-storey single 
detached dwellings.  
 
Consent Application B/003/25 – 21 Riverview Avenue 
Pursuant to the provisions of Section 53 of the Planning Act, R.S.O. 1990, cP.13, as 
amended, and Ontario Regulation No. 197/96, the Applicant is requesting provisional 
consent to: 

a) Sever and convey a parcel of land (Part 2) with an approximate lot width of 11.60 
metres and an approximate lot area of 464.41 square metres; and   
 

b) Retain a parcel of land (Part 1) with an approximate lot width of 22.80 metres and 
an approximate lot area of 916.26 square metres.  

 
Consent Application B/004/25 – 23 Riverview Avenue 
Pursuant to the provisions of Section 53 of the Planning Act, R.S.O. 1990, cP.13, as 
amended, and Ontario Regulation No. 197/96, the Applicant is requesting provisional 
consent to: 

a) Sever and convey a parcel of land (Part 3) with an approximate lot width of 11.26 
metres and an approximate lot area of 450.84 square metres; and  
 

b) Retain a parcel of land (Part 4) with an approximate lot width of 22.86 metres and 
an approximate lot area of 912.48 square metres. 

 
Minor Variance Application A/049/25 (21 Riverview Avenue – Part 1) 
The Applicant is requesting relief from the requirements of By-Law 2024-19, as amended, 
as it relates to the retained lot, to permit: 
 

a) By-law 2024-19, Section 6.3.2.2 a): 
a minimum lot frontage of 22.6 metres, whereas the by-law requires a lot frontage 
the greater of 23.0 metres or the average lot frontage of the two neighbouring lots; 

 
Minor Variance Application A/050/25 (23 Riverview Avenue – Part 4) 
The Applicant is requesting relief from the requirements of By-Law 2024-19, as amended, 
as it relates to the retained lot, to permit: 
 

a) By-law 2024-19, Section 6.3.2.2 a): 
a minimum lot frontage of 22.66 metres, whereas the by-law requires a lot frontage 
the greater of 23.0 metres or the average lot frontage of the two neighbouring lots; 



 
Minor Variance Application A/051/25 (21 and 23 Riverview Avenue – Parts 2 and 3) 
The Applicant is requesting relief from the requirements of By-Law 2024-19, as amended, 
as it relates to the creation of a new residential lot, to permit: 
 

a) By-law 2024-19, Section 6.3.2.2 a): 
a minimum lot frontage of 22.66 metres, whereas the by-law requires a lot frontage 
the greater of 23.0 metres or the average lot frontage of the two neighbouring lots; 

 
BACKGROUND 
 
Property Description 
The subject lands at 21 & 23 Riverview Avenue are located on the south side of Riverview 
Avenue, west of Grandview Boulevard, and south of Highway 7 East, and have areas of 
1,380 m2 (14,854.20 ft2) and 1,363 m2 (14,671.21 ft2), respectively. According to 
assessment records, the existing one-storey single detached dwellings were constructed 
in 1954. There is one dwelling situated on each of 21 Riverview Avenue and 23 Riverview 
Avenue. 
 
The subject lands are located within an established residential neighborhood comprised 
of one and two-storey detached dwellings. The surrounding area is undergoing a transition 
with newer dwellings being developed as infill developments. The lot fabric in the area is 
varied, with smaller lots located to the west within an established subdivision, and larger 
lots with more generous frontages and lot areas located to the east. 
 
Proposal 
The Applicant is proposing to sever and convey the subject lands, municipally known as 
21 and 23 Riverview Avenue, to facilitate the creation of 3 new residential lots. Each lot 
will accommodate the future construction of new single detached dwellings. The creation 
of the third residential lot will be achieved through the merging of the proposed severed 
parcels of 21 Riverview Avenue (Part 2) and 23 Riverview Avenue (Part 3). 
 
Zoning Preliminary Review (ZPR) Undertaken 
The owner has completed a Zoning Preliminary Review (ZPR) on March 31, 2025 to 
confirm the variances required for the proposed development 
 
OFFICIAL PLAN AND ZONING 
Official Plan 2014 (partially approved on November 24/17, and updated on April 9/18) 
The 2014 Official Plan designates the Subject Lands “Residential Low Rise”, which 
provides for low rise housing forms, including single detached dwellings. Section 8.2.3.5 
of the 2014 Official Plan outlines development criteria for the “Residential Low Rise” 
designation to ensure infill developments respects and reflects the existing pattern and 
character of the surrounding neighbourhood. These criteria include policies with respect 
to height, massing, setbacks, and protection of existing vegetation. Section 10.3.2.4 of the 
Official Plan outlines criteria for provisional consents which include but are not limited to: 

a. The lot(s) can be adequately serviced; 
b. No extension, improvement or assumption of municipal services, public streets or 

new street allowance is required; 
c. The lot(s) will have frontage on a public street 
d. The lot(s) will not restrict the ultimate development of adjacent lands; 



e. The size and shape of the lot(s) conform with the requirements of the zoning by-
law, is appropriate to the use proposed and is compatible with adjacent lots.  

 
Regard shall also be had for the retention of existing trees and vegetation, the width of 
proposed garages and driveways, and the overall orientation and sizing of new lots within 
a residential neighborhood. Planning Staff have taken into account the infill development 
criteria while preparing the comments below. 
 
Zoning By-Law 2024-19, as amended 
The subject lands are zoned RES-ENLR (Residential established Neighbourhood Low 
Rise) under By-Law 2024-19, as amended, which permits Detached dwellings. Within this 
zone category, lots are required to have a minimum frontage of the greater of 23.0 metres 
(75.46 feet) or the average lot frontage of the two abutting lots. Lots are also required to 
have a minimum depth of the greater of 30.0 metres (98.43 feet) or the average lot depth 
of the two abutting lots.  
 
The proposed Consent to Sever application will facilitate the creation of three residential 
lots that comply with the minimum lot depth requirements of the By-Law. However, the 
proposed lots will not meet the minimum lot frontage, which Staff will discuss in further 
detail in the comments section. Provided below is a table summary of the proposed lot 
frontages and areas of each lot (Table 1) 
 

Municipal 
Address 

Current lot Frontage Current Lot Depth Proposed Lot Frontage Proposed Lot Area 

21 Riverview 
Avenue 

34.40m 
(112.86 ft) 

40.50m 
(132.87) 

22.60m 
(74.15 ft) 

916.26 m2 
(9862.54 ft2) 

Proposed Lot 
(Parts 2 & 3) 

N/A N/A 
22.66m 

(74.34 ft) 
915.25 m2 

(9851.67 ft2) 

23 Riverview 
Avenue 

34.14m 
(112.01 ft) 

40.30m 
(132.22 ft) 

22.66m 
(74.34 ft) 

912.48 m2 
(9821.85 ft2) 

Table 1 – Proposed Severance Applications for 21 & 23 Riverview Avenue 
  



COMMENTS 
Consent to Sever Applications B/003/25 and B/004/25 
The Applicant is proposing three new residential lots to be created through two 
applications for provisional consent. Specifically, the applicant proposes the severance of 
21 Riverview Avenue into two parts (Parts 1 and 2) and 23 Riverview Avenue into two lots 
(Parts 3 and 4). The creation of a third lot is proposed through the merging of Parts 2 & 3 
(refer to Appendix “G” – Draft Reference Plan). 
 
As noted in previous sections, the three new residential lots will have a frontage ranging 
from 22.6 to 22.66 m (74.1 to 74.3 ft) and depths ranging from 40.30 m (132.22 ft) to 40.50 
m (132.87 ft). All proposed lots comply with the minimum lot depth requirement of the 
greater of 30.0 m (98.43 ft) or the average lot depth of the two abutting lots.  
 
Planning staff note that there is a wide variation in lot sizes within the immediate vicinity 
of the subject lands, with smaller frontages located to the west within the established 
residential subdivision on Drakefield Road and Willowgate Drive, and larger frontages 
located to the east along Ovida Boulevard and Riverview Road. The proposed lot 
frontages are comparable to those on the west side of Grandview Boulevard. The 
proposed new lots will be compatible with the established lot pattern of the surrounding 
neighbourhoods to the west and north. Even considering the larger lots to the east and 
which are towards the end of the street, the proposed severed lots will fit in with the larger 
neighbourhood context especially to the north and west.  
 
Engineering staff note that the lots have adequate servicing and does not require the 
extension of municipal services, public streets or infrastructure, notwithstanding the need 
to provide new service connections to each lot. Staff are of opinion that the proposed 
severance is appropriate and compatible with the surrounding neighbourhood. 
 
Minor Variance Applications A/049/25, A/050/25, and A/051/25 
The Planning Act states that four tests must be met in order for a minor variance to be 
granted by the Committee of Adjustment: 

1. The variance must be minor in nature; 
2. The variance must be desirable, in the opinion of the Committee of Adjustment, for 

the appropriate development or use of land, building, or structure; 
3. The general intent and purpose of the Zoning By-law must be maintained; and, 
4. The general intent and purpose of the Official plan must be maintained 

 
In consideration of the Minor Variance Applications submitted, staff note that each 
application seeks relief from the same sections of the Zoning By-Law. To streamline the 
analysis process and ensure clarity, staff will present a unified discussion organized by 
section, rather than addressing individual requests from each application separately.  
 
By-law 2024-19, Section 6.3.2.2 a): 
The Applicant is requesting to permit a reduced lot frontage of 22.60 metres (A/049/25) 
and 22.66 metres (A/050/25 and A/051/25), whereas the By-Law requires a lot frontage 
of the greater of 23 m or the average or two neighboring lots.  
 
Planning staff acknowledge that there is a wide variation among lot sizes within the 
immediate vicinity, with smaller lots to the west of the subject lands and larger to the east. 
The proposed lot frontages are comparable with the lots located on the west side of 
Grandview Boulevard, immediately north of the subject lands. To the east of the subject 



lands, frontages range between approximately 34.40 m (112.90 ft) and 35.90 m (117.90 
ft), whereas to the west, smaller frontages are more common. Staff are of the opinion that 
the proposed lots with a frontage of 22.60 m (74.15 ft) and 22.66 m (74.34 ft) are generally 
consistent, desirable and compatible with the existing lots within the neighborhood.  
 
CONCLUSION 
In concluding that the proposal is appropriate, staff have had regard for the criteria in 
Sections 45(1) and 51 (24) of the Planning Act. The proposed severance will create lots 
that generally maintains the existing lot fabric of the neighborhood. Planning staff 
recommend the approval of Consent to Sever Applications B/003/25 and B/004/25 and 
Minor Variance Applications A/049/25, A/050/25 and A/051/25. 
 
Please refer to Appendix “A”, “B”, “C”, “D”, “E”, for conditions to be attached to any 
approval of this application, including that the applicant enter into a Development 
Agreement with the City. Staff recommend that the Committee consider public input in 
reaching a decision.  
 
 
PREPARED BY: 
 

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

 
 

 
 

 

 
 
  
  
  
  
  
  
   
  

____________________________________
Stacia Muradali, Development Manager, East District
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APPENDICIES
Appendix “A”  –  B/003/25 Conditions of  Approval 
Appendix “B”  –  B/004/25 Conditions of Approval 
Appendix “C”  –  A/049/25 Conditions of Approval 
Appendix “D”  –  A/050/25 Conditions of Approval 
Appendix “E”  –  A/051/25 Conditions of Approval 
Appendix “F”  –  Minor Variance Drawings
Appendix “G”  –  Draft  Reference Plan



APPENDIX “A” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF B/003/25 
 

1. Payment of all outstanding realty taxes and local improvements charges owing to 
date against both the subject and retained parcels, and that the Secretary-Treasurer 
receive written confirmation that this condition has been fulfilled.   

 
2. Submission to the Secretary-Treasurer of the required transfers to affect the 

severances applied for under Files B/003/25 in duplicate, conveying the subject 
lands, and issuance by the Secretary Treasurer of the certificate required under 
subsection 53(42) of the Planning Act. 

 
3. Submission to the Secretary-Treasurer of a deposited reference plan showing the 

subject land, which conforms substantially to the application as submitted. 
 
4. Payment of the required Conveyance Fee for the creation of residential lots per City 

of Markham Fee By-law 211-83, as amended.  
 
5. Subsection 50(3) or 50(5) of the Planning Act shall apply to any subsequent 

conveyance of or transaction involving the parcel of land that is the subject of this 
consent 

 

6. Submission of a Solicitor’s Certificate certifying that upon registration of the required 
transfers to effect the severances applied for under File B/003/25 and B/004/25, title 
to Part 2 on the Draft Reference Plan submitted with File B/003/25 will merge with 
title to Part 3 on the Draft Reference Plan submitted with File B/004/25, all to the 
satisfaction of the Director of Planning or designate, and that the Secretary-Treasurer 
receive written confirmation that this condition has been fulfilled to the satisfaction of 
the Director of Planning and Urban Design, or their designate. 

 
7. That the existing dwelling on the retained lot (Part 1) be partially or fully demolished, 

if required, to comply with all applicable Zoning By-law requirements, and that the 
Secretary-Treasurer receive written confirmation that this condition has been fulfilled 
to the satisfaction of the Chief Building Official, or their designate.  

 

8. That the Owner provides confirmation from an Ontario Land Surveyor that the 
severed and retained parcels, in their final configuration, meets all the requirements 
of the applicable Zoning By-law, including any development standards for building 
and structures, and that the Secretary-Treasurer receive written confirmation that this 
condition has been fulfilled to the satisfaction of the Zoning Supervisor, or their 
designate. 

 
9. The Owner shall enter into a Development Agreement with the City to the satisfaction 

of the City Solicitor, Director of Planning and Urban Design, Director of Operations, 
and/or the Director of Engineering, or their designates, which Development 
Agreement shall be registered on title to the lands in priority to all mortgages, 
charges, liens and other encumbrances, and the Owner shall procure and cause to 
be executed and registered at its own cost and expense such discharges, 
postponements, and subordination agreements as may be required by the City in 
order to provide for the priority of registration for the Development Agreement on title 
to the Lands.  The Development Agreement shall specifically provide for matters 
including but not limited to: 

 
i) Payment of all applicable fees in accordance with the City’s fee by-law; 
ii) Submission of securities respecting any works to be provided in accordance 

with the Development Agreement; 



iii) Payment of cash-in-lieu of Parkland Dedication in accordance with By-law 
195-90, as amended, upon execution of the development agreement.  The 
applicant shall submit an Appraisal report prepared by a member of the 
Appraisal Institute of Canada in accordance with the City’s terms of 
reference respecting the proposed new lot, to be reviewed and approved by 
the City; 

iv) notice that the lands may not be connected to the City’s water system, 
sewage system and/or drainage system (the “Municipal Services”), and that 
in order to connect to the Municipal Services, the Owner must submit an 
application to the City and pay for the connections to the Municipal Services, 
which shall be installed by the City.  
 

10.  
11. Fulfillment of all of the above noted conditions within two years of the date that notice 

of the decision was given under Section 50(17) or 50(24) of the Planning Act. 

 
 
 
 
 
 
 
 
CONDITONS PREPARED BY: 
 
 

 
___________________________________ 
Aaron Chau, Planner I, East District 
 
 
 
  



APPENDIX “B” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF B/004/25 
 

1. Payment of all outstanding realty taxes and local improvements charges owing to 
date against both the subject and retained parcels, and that the Secretary-Treasurer 
receive written confirmation that this condition has been fulfilled.   

 
2. Submission to the Secretary-Treasurer of the required transfers to affect the 

severances applied for under Files B/004/25 in duplicate, conveying the subject 
lands, and issuance by the Secretary Treasurer of the certificate required under 
subsection 53(42) of the Planning Act. 

 
3. Submission to the Secretary-Treasurer  of a deposited reference plan showing the 

subject land, which conforms substantially to the application as submitted. 
 
4. Payment of the required Conveyance Fee for the creation of residential lots per City 

of Markham Fee By-law 211-83, as amended.  
 
5. Subsection 50(3) or 50(5) of the Planning Act shall apply to any subsequent 

conveyance of or transaction involving the parcel of land that is the subject of this 
consent. 

 

6. Submission of a Solicitor’s Certificate certifying that upon registration of the required 
transfers to effect the severances applied for under File B/003/25 and B/004/25, title 
to Part 3 on the Draft Reference Plan submitted with File B/004/25 will merge with 
title to Part 2 on the Draft Reference Plan submitted with File B/003/25, all to the 
satisfaction of the Director of Planning or designate, and that the Secretary-Treasurer 
receive written confirmation that this condition has been fulfilled to the satisfaction of 
the Director of Planning and Urban Design, or their designate. 

 
7. That the existing dwelling on the retained lot (Part 4) be partially or fully demolished, 

if required, to comply with all applicable Zoning By-law requirements, and that the 
Secretary-Treasurer receive written confirmation that this condition has been fulfilled 
to the satisfaction of the Chief Building Official, or their designate.  

 

8. That the Owner provides confirmation from an Ontario Land Surveyor that the 
severed and retained parcels, in their final configuration, meets all the requirements 
of the applicable Zoning By-law, including any development standards for building 
and structures, and that the Secretary-Treasurer receive written confirmation that this 
condition has been fulfilled to the satisfaction of the Zoning Supervisor, or their 
designate. 

 
9. The Owner shall enter into a Development Agreement with the City to the satisfaction 

of the City Solicitor, Director of Planning and Urban Design, Director of Operations, 
and/or the Director of Engineering, or their designates, which Development 
Agreement shall be registered on title to the lands in priority to all mortgages, 
charges, liens and other encumbrances, and the Owner shall procure and cause to 
be executed and registered at its own cost and expense such discharges, 
postponements, and subordination agreements as may be required by the City in 
order to provide for the priority of registration for the Development Agreement on title 
to the Lands.  The Development Agreement shall specifically provide for matters 
including but not limited to: 

 
i) Payment of all applicable fees in accordance with the City’s fee by-law; 
ii) Submission of securities respecting any works to be provided in accordance 

with the Development Agreement; 



iii) Payment of cash-in-lieu of Parkland Dedication in accordance with By-law 
195-90, as amended, upon execution of the development agreement.  The 
applicant shall submit an Appraisal report prepared by a member of the 
Appraisal Institute of Canada in accordance with the City’s terms of 
reference respecting the proposed new lot, to be reviewed and approved by 
the City; 

iv) notice that the lands may not be connected to the City’s water system, 
sewage system and/or drainage system (the “Municipal Services”), and that 
in order to connect to the Municipal Services, the Owner must submit an 
application to the City and pay for the connections to the Municipal Services, 
which shall be installed by the City.  
 

12. Fulfillment of all of the above noted conditions within two years of the date that notice 
of the decision was given under Section 50(17) or 50(24) of the Planning Act. 

 
CONDITONS PREPARED BY: 
 
 

 
___________________________________ 
Aaron Chau, East District 
 
 
 



APPENDIX “C” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF A/049/25 

 
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 A’ to this Staff Report and dated September 4, 2025, 
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. 

 
 
 
 

 
___________________________________ 
Aaron Chau, East District 
 
  



APPENDIX “D” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF A/050/25 

 
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 A’ to this Staff Report and dated September 4, 2025, 
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. 

 
 
 
 

 
___________________________________ 
Aaron Chau, East District 
 
  



APPENDIX “E” 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF A/051/25 

 
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 A’ to this Staff Report and dated September 4, 2025, 
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. 

 
 
 
 

 
___________________________________ 
Aaron Chau, East District 
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23 RIVERVIEW AVE,
MARKHAM, ON

SITE PLAN

Level Schedule

Name Elevation

UNDERSIDE OF FOOTING 172.00

BASEMENT 172.35

AVERAGE GRADE (By-Law
2024-19)

174.83

BASEMENT CEILING 175.09

ESTABLISHED GRADE (By-Law
2024-19)

175.38

FIRST FLOOR 175.45

F.F. CEILING 178.50

SECOND FLOOR 178.85

S.F. CEILING 181.60

UNDERSIDE OF EAVES 181.75

MID POINT OF ROOF 183.55

TOP OF ROOF 185.35

1/8" = 1'-0"
1

SITE PLAN

INFORMATION TAKEN FROM:

SURVEYOR'S REAL PROPERTY REPORT
PLAN OF SURVEY 
LOT 12 AND LOT 13
REGISTERED PLAN 4365
CITY OF MARKHAM
(REGIONAL MUNICIPALITY OF YORK)
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