
Memorandum to the City of Markham Committee of Adjustment 
August 1, 2018 

File: A/105/18 
Address: 7089 Yonge Street Thornhill 
Applicant: Yonge Grandview Corp. (Karston Chong) 

Wednesday August 8, 2018 Hearing Date: 

The following comments are provided on behalf of the West Team: 

The applicant is requesting relief from the following requirements of By-law 2237, as 
amended: 

a) Site Specific By-law 2013-56, Section 2.2.2 a): 

To permit a maximum Floor Space Index (FSI) for all the buildings on the lands 
delineated on Schedule 'A' of 3.75 and a maximum (FSI) for all residential uses 
combined of 3.20; whereas, the by-law permits a maximum (FSI) for all buildings 
of 3.5 and a maximum (FSI) for all residential uses combined of 2.95; 

b) Site Specific By-law 2013-56. Section 2.2.2 b): 

c) 

d) 

To permit a maximum geodetic building height above sea level of 287 metres; 
whereas, the by-law permits a maximum geodetic buildil)g height above sea level 
of 262.5 metres; 

Site Specific By-law 2013-56, Section 2.2.4 a): 

To permit an apartment dwelling (Guest suite) unit on the third floor; whereas, the 
by-law only permits an apartment dwelling units only above the fourth floor of a 
building; 

Parking By-law 28-97, Section 5.1: 

To permit a minimum of 4.5 percent of the required residential parking spaces (10) 
to be used as accessible parking spaces; whereas, the By-law requires a minimum 
of 5 percent of the required residential parking spaces (11} to be used as 
accessible parking spaces on site; 

The requested variances relate to proposed 27 storey apartment building that is currently 
under construction. 

BACKGROUND 

Property Description 
The subject lands are approximately 0.65 hectares (4.07 acres) in size, and is comprised 
of four properties located at the southeast corner of Yonge Street at Grandview Avenue 
(7089 Yonge Street, 11, 15 and 17 Grandview Avenue). The proposed development site 
has frontage on both streets. 
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Ontario Municipal Board (0MB) Decision 
These lands were the subject of and 0MB order issued on April 22, 2013. The 0MB 
approved Site Specific Official Plan and Zoning By-law Amendments to facilitate a 
development proposal by Frangian Holdings Limited of a 21 storey building on the subject 
lands consisting of a 17 storey residential point tower above a 4 storey retail/office mixed 
use podium (see Appendix 'A'}. The properties were subsequently sold to the current 
owner, Yonge Grandview Corp. The 0MB approved Official Plan Amendment to the 
Official Plan (Revised 1987) permits a mixed use development comprised of high density 
residential, and non-residential uses (office, retail and service uses) on Yonge Street, and 
a public park along the Grandview Avenue frontage. The majority of vehicular parking is 
required to be located below grade within a parking structure. The 0MB approved Zoning 
· By-law Amendment includes, but is not limited to, the residential and non-residential use 
provisions, the maximum permitted Floor Space Index (FSI), maximum permitted building 
height, and maximum permitte~ floor area. 

Previous Variance Application 
The Committee Adjustment approved a variance application on February 10, 2016 to 
permit a maximum geodetic building height above sea level of 282.415 metres under file 
A/167/15 (see Appendix 'B'). 

Previous Site Plan Approval for a 25 storey apartment building 
The City issued Site Plan approval for a proposed 25 storey mixed use apartment building 
for 7089 Yonge Street and 11 and 15 Grandview Avenue on March 26, 2018 under file 
SC 16 108978. 

Proposal 
The applicant is proposing to add two residential floors to the building, increasing the 
number of storeys from 25 to 27. There will be an additional 18 units which increases the 
total number of units from 196 to 214. The proposed building comprises a high density 
residential tower, above non-residential podium including street related retail uses, and an 
underground parking garage on Yonge Street with a public park fronting on Grandview 
Avenue. The applicant is proposing to provide additional parkland to the City through the 
conveyance of the property at 17 Grandview Avenue (see Appendix 'C'). The applicant is 
also proposing to convert a live work unit on the third floor into a guest suite. 

Official Plan and Zoning 
Official Plan {Revised 1987) 
The subject lands were designated Commercial (Community Amenity Area) under the 
previous Official Plan {Revised 1987). As noted above, the lands are subject to an 0MB 
approved site specific Official Plan Amendment which provides for a mixed use 
development comprising of high density residential and non-residential uses including 
office, retail and service uses. 

Markham Official Plan 2014 (as partially approved on November 24. 2017 and further 
updated on April 9. 2018) 
The subject lands are designated Mixed Use High Rise under the Markham Official Plan 
2014, and are also subject to Area and Site Specific Policies under Section 9.18.8.6. 
These policies state that a new Secondary Plan for Thornhill shall include site specific 
provisions for permitted uses, building type, height and density. High Rise, high density 
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residential and non-residential uses including office, retail and service uses are provided 
for along the Yonge Street frontage. 

Yonge Steeles Corridor Study 
The subject lands are located within the Yonge Steeles Corridor Study Area. The Study 
provides a vision for redevelopment along the east side of Yonge Street for properties 
from just south of Elgin Street to the north, and Steeles Avenue East to the south. The 
vision of the study includes multi-storey, high density mixed use buildings that emphasize 
and urban character along 'Yonge Street, stepping down in height towards adjacent 
residential neighbourhoods to the east. 

Zoning 
The area of the site fronting on to Yonge Street is zoned Community Amenity Area 1 (CA 1) 
Zone. The rear portion of the site where a public park is proposed (11 and 15 Grandview 
Avenue) is zoned Open Space (01) Zone and Single Detached Residential Fourth Density 
(R4) Zone (17 Grandview Avenue) under By-law 2237, as amended by Site Specific 
Zoning By-law 2013-56. High density mixed use buildings are permitted along the Yonge 
Street frontage. Public Parks are permitted along the Grandview Avenue frontage. 

Applicant's Stated Reason(s) for Not Complying with Zoning 
According to the information provided on the application form, "the new proposal now 
includes additional density achieved from the acquisition of an adjacent land. Hence the 
additional density does not comply with the original provisions of the by-law, such as 
geodetic building height and accessible parking spaces." 

Zoning Preliminary Review Undertaken 
The owner has completed a Zoning Preliminary Review (ZPR) to confirm the variances 
requested for the proposed development. 

COMMENTS C 

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. 

Site Plan Approval Required 
An application for Site Plan approval will be required for the revised development proposal 
which has not yet been submitted to Staff for review. The Site Plan approval process 
provides staff and external agencies the opportunity to review in greater detail and provide 
feedback on the design and layout of the revised building and development including 
building location, landscaping, parking, drainage, pedestrian access, and public realm to 
ensure compliance with City standards, by-laws and applicable guidelines. The applicant 
has expressed to staff their desire to receive a Committee of Adjustment decision 
regarding increased height variance prior to submitting a revised Site Plan application. 
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Increased Maximum FSI Variance 
The applicant is requesting a maximum Floor Space Index (FSI) for all the buildings on 
the lands delineated on Schedule 'A' (attached as Appendix 'D') of 3.75 and a maximum 
(FSI) for all residential uses combined of 3.20; whereas, the by-law permits a maximum 
(FSI) for all buildings of 3.5 and a maximum (FSI) for all residential uses combined of 2.95. 
Staff notes that the building footprint and the integrity of the overall building design (a 
slender, multi-storey point tower with a four (4) storey podium) has not changed, and that 
the .additional lands at 17 Grandview Avenue are not included in the site density 
calculation. Staff does not anticipate any adverse impacts as a result of the requested 
increase in maximum FSI. 

Increased "Building Height Variance 
The applicant is proposing a maximum geodetic building height above sea level of 287 
metres; whereas, the By-law permits a maximum geodetic building height above sea level 
of 262.5 metres. The requested variance would represent an increase in height above sea 
level of approximately 4.58 metres or 1 percent more than the previously approved 
geodetic height of 282.415 approved under file A/157/15. The proposed increase in 
building height will allow an increase to the total number of storeys for the proposed mixed 
use building from 25 storeys to 27 storeys. Staff does not anticipate any adverse impacts 
as a result of the requested increase in building height. 

Dwelling Unit Location Variance 
The applicant is proposing a guest suite unit on the third floor; whereas, the by-law only 
permits apartment dwelling units above the fourth floor of a building (only love work units 
are permitted on the 3rd and 4th floors. The applicant is requesting this variance to facilitate 
the inclusion of a guest suite within Uie mixed used building. Staff does not anticipate any 
adverse impacts as a result of the requested variance. 

Accessible Parking Space Variance 
The applicant is proposing to permit a minimum of 4.5 percent of the required residential 
parking spaces (1 0) to be used as accessible parking spaces; whereas, the By-law 
requires a minimum of 5 percent of the required residential parking spaces (11) to be used 
as accessible parking spaces on site. Staff does not support any requested reductions to 
the minimum amount of required accessible spaces and recommends that the requested 
variance is with withdrawn. The applicant has been made aware of staff's position on this 
matter. 

PUBLIC INPUT SUMMARY 
No written submissions were received as of August 2, 2019. 

CONCLUSION 
Staff is of the opinion that the requested variances to permit a maximum FSI of 3.75, a 
maximum geodetic height above sea level of 287 metres, and to a permit guest suite on 
the third floor of the proposed building, as noted above, meet the four tests described 
under Section 45(1) of The Planning Act, R.S.O. 1990, c. P.13. However, staff does not 
support a variance to reduce the minimum required amount of accessible spaces (from 5 
percent to 4.5 percent) and recommends that this variance is withdrawn from the 
application. 
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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 see Appendix "E" for conditions to be attached to any approval of this application. 

PREPARED BY: 

APP, Planner II, West District 
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Appendix A 

Memorandum to the City of Markham Committee of Adjustment 
February 9, 2016 

File: 
Address: 
Applicant: 
Agent: 
Hearing Date: 

A/167/15 
7089 Yonge Street, 11 and 15 Grandview Avenue, Thornhill 
Pouyan Safapour, Yonge Grandview Corporation 
Mike Dror, Bousflelds Inc. 
February 1 O, 2016 

The following comments are provided on behalf of the West Team: 

The applicant is requesting relief from the following requirements of By-law 2237, as 
amended: 

Site Specific By-law 2013•56, Section 2.2.2 b}: to permit a maximum geodetic building 
height above sea level of 282.415 metres; whereas, the By-law permits a maximum 
geodetic building height above sea level of 262.5 metres. 

The requested variance as it relates to a proposed new 25 storey mixed use building on 
the subject lands. 

BACKGROUND 

Property Description 
The subject lands are approximately 0.60 hectares in size and comprises three 
properties located at the southeast corner of Yonge Street at Grandview Avenue. The 
proposed development site has frontage on both streets. A retail plaza exists at 7089 
Yonge Street. Two single detached dwellings exist at 11 and 15 Grandview Avenue. 

Ontario Municipal Board (0MB) Decision 
These lands were the subject of and 0MB order issued on April 22. 2013. The 0MB 
approved Site Specific Official Plan and Zoning By-law Amendments to facilitate the 
development proposal by Frangian Holdings Limited of a 21 storey building on the 
subject lands consisting of a 17 storey residential point tower above a 4 storey 
retail/office mixed use podium (see Appendix 'A'). The properties have subsequently 
been sold to the current owner, Yonge Grandview Corp. The 0MB approved Official 
Plan Amendment to the in force Official Plan (Revised 1987} permits a mixed use 
development comprised of high density residential, and non-residential uses (office, 
retail and service uses) on Yonge Street, and a public park along the Grandview Avenue 
frontage. The majority of vehicular parking is required to be located below grade within a 
parking structure. The 0MB approved Zoning By-law Amendment includes, but is not 
limited to, the residential and non-residential use provisions, the maximum permitted 
Floor Space Index (FSI), maximum perll]itted building height, maximum permitted floor 
area, and the conditions to be met prior to lifting the Hold (H) Provision that applies to 
these lands. 

Proposal 
The applicant is proposing a 25 storey mixed use building on the subject lands. The 
proposed building comprises a 22 storey high density residential tower, above a 2 storey 
non-residential podium including street related retail uses, and an underground parking 
garage on Yonge Street with a public park fronting on Grandview Avenue. 
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Official Plan and Zoning 
Official Plan (Revised 1987) 

:-1 

The subject lands are designated Commercial (Community Amenity Area) under the in 
force Official Plan (Revised 1987). This designation permits mixed use developments 
comprising of high density residential and non-residential uses including office, retail and 
service uses on the subject lands. 

Markham Official Plan 2014 (partially approved on October 30, 2015} 
The subject lands are designated Mixed High Rise under the Markham Official Plan 
2014 (partially approved on October 30, 2015), and are also subject to Area and Site 
Specific Policies under Section 9.18.8.6. These policies provide site specific provisions 
for permitted uses, building type, height and density. High Rise, high density residential 
and non-residential uses including office, retail and service uses are permitted along the 
Yonge Street frontage. 

Yonge Steeles Corridor Study 
The subject lands are located within the Yonge Steeles Corridor Study Area. The Study 
provides a vision for redevelopment along the east side of Yonge Street for properties 
from just south of Elgin Street to the north, and Steeles Avenue East to the south. The 
vision of the study includes multi-storey, high density mixed use buildings that 
emphasize and urban character along Yonge Street, stepping down in height towards 
adjacent residential neighbourhoods to the east. 

Zoning 
The area of the site fronting on to Yonge Street is zoned Community Amenity Area 1 
(Hold)[(H)CA 1] Zone and the rear portion of the site where a public park is proposed is 
zoned and Open Space (01) Zone under By-law 2237, as amended by Site Specific 
Zoning By-law 2013-56. High density mixed use buildings are permitted along the Yonge 
Street frontage. Public Parks are permitted along the Grandview Avenue frontage. 

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. 

Site Plan Approval RegUired 
An application for Site Plan approval is required for the proposed development which 
has not yet been submitted to Staff for review. The Site Plan approval process provides 
staff and external agencies the opportunity to review in greater detail and provide 
feedback on the design and layout of the buildings and development including building 
location, landscaping, parking, drainage, pedestrian access, and public realm to ensure 
comptiance with City standards, by-laws and applicable guidelines. Staff has 
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encouraged the application to submit a Site Plan application. The applicant has 
expressed to staff their desire to receive a Committee of Adjustment decision regarding 
increased heig~t variance prior to submitting a Site Plan application. 

Increased Height Variance 
The applicant originally requested a variance to permit a maximum geodetic building 
height above sea level of 282.415 metres; whereas, the By-law permits a maximum 
geodetic bullding height above sea level of 262.5 metres. The applicant has advised that 
a request will be made at the Committee of Adjustment Hearing to amend the height 
variance request by an Increase of 1 metre to 283.415 metres. The amended variance 
would represent an increase in height above sea level of approximately 21 metres or a.a 
percent. The proposed increase in building height will also allow an increase to the total 
number of storeys for the proposed mixed use building from 21 storeys to approximately 
25 storeys. 

CONCLUSION 

Staff is of the opinion that the requested variance to increase the maximum permitted 
height as noted above meets the four tests described under Section 45(1) of The 
Planning Act, R.S.O. 1990, c. P.13. However, in the absence of a Site Plan application, 
the Building Department has not been able to complete a comprehensive review to 
determine if additional variances may be required. Also, through the circulation of the 
Site Plan application, refinements to the proposal may necessitate additional variances. 
Staff has discussed this concern with the proponent and they are aware that additional 
relief from the provisions of the Zoning By-law may be required prior to final approval of 
a Site Plan. 

The onus is ultimately on the applfcant 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. Staff recommends that the 
conditions provided in Appendix 'B' be attached to any approval granted by the 
Committee respecting this application. 

PREPARED BY: 

~ra~~. Planner II, West Distri 

Alt 
File Path: Amanda\File\15 178827\Documents\Dlstrict Team Comments Memo 
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ISSUE DATE: 

April 22, 2013 

Ontario 

RECEIVED 

APR ·2 5 2013 
CITY OF MARKHAM 

CLERKS DEPT. 

Ontario Municipal Board 
Commission des affaires municipales de !'Ontario 

fl121255 

Frangian Holdings Limited has appealed to the Ontario Municipal Board under 
subsection 22(7) of the Planning Act, R.S.O. 1990, c. P .13, as amended, from Council's 
neglect to enact a proposed amendment to the Secondary Plan for the City of Markham 
to redesignate land at 7089 Yonge Street and 11 & 15 Grandview Avenue as the 
'Community Amenity I - Yonge/Steeles' designation does not provide for the site 
densities proposed for a 17 storey residential point tower over a 4 storey retail/office 
"mixed use" podium 
(Approval Authority File No.OP 10-131003) 
0MB File No.: PL 121255 

Frangian Holdings Limited has appealed to the Ontario Municipal Board under 
subsection 34(11) of the Planning Act, R.S.O. 1990, c. P .13, as amended, from 
Council's neglect to enact a proposed amendment to Zoning By-law 2237 of the City of 
Markham to rezone lands respecting 7089 Yonge Street and 11 & 15 Grandview 
Avenue from Community Commercial (CC} for the western portion and Residential Four 
(R4) for the eastern portion to Community Commercial with a site specific exception 
(CC*XXX) to permit for the proposed redevelopment and to implement the propo.sed 
Official Plan Amendment · 
0MB File No.: PL121256 

APPEARANCES: 

Parties 

Frangian Holdings Limited 

City of Markham 

1691126 Ontario Inc. 

2272897 Ontario Inc. 

Counsel• I Agent 

S. Zakem" 

A. Wilson-Peebles* 

B. Horosko• and C. Facciolo* 

F. Riazi 
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- 2 - PL121255 

AMENDING DECISION BY R. ROSSI 

[1] The Board's Decision and Order issued April 12, 2013, and amended by the 

Board's.Decision issued April 19, 2013, is hereby amended by replacing Attachment 2 

to the Decision and Order with Attachment 2 attached to this Amending Decision. 

[2J In all other respects, the Board's Decision and Order remains the same. 

"R. ROSSI" 

A. ROSSI 
MEMBER 
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Attachment 2 

(M)\RKHAM 
BY-LAW XX.XX-XX 

A B,-1,:,• to o,rwvl Zo11Jni B,-,-12J1, « _.,,,,d, lo ruo,n 108? 1offg• Sirt:tl 
ond JI oriJ IJ G_,,,.l,wA"'....,_ 

TIJ6 COUNCIL OF nt£ COIU'OllATtON Of' ntE ClTY Of' MARKHAM 
HEREBY ENACTS AS FOLLOWS: 

1.0 lbal By-law 2237, uuncndcd, b hereby rurthu amended as ii applies lo tht 
lands outlln•d oo Schcdul• 'A' a-'led hcn:111 u (oltows: 

I.I By u:onint lho 1 .. ds; 

From lhe Comm.-.lly Comml:f<ial [CC} 111d l'owd, Oe21ity Sinai• 
Family Raidentlal {R4J zon .. 10 rho Communiry Amenity Alu I 
(Hold) [(H)CAI) Zorund Open Spoc:c (0 I I Zone 

2.0 Notwltmtondla& 1111 o1ha povi,ions or By-law 2237, as amended, IO !he 
conllal)', the pravlslo111 In lhlJ Sc:cllon shall apply co only 1ho1e lands 
denoted on Sdtc.dlil& 'A' actadiod hcrdo. All otha pro,ldoo1 of this By
law, unlcsi 1pcc:i6co;lly moclificd/amended by 1111• s°"ton, con1lnue to only 
10 the lands subjtd 10 this Section: 

2.1 \Jw DcRnlllon1 

Th• following dtlk,idons apply 10 lhe !Inds oulliacd on Schc:dule • A' 
anachcd hcmo. 1'or lhe purpose o(ll\ls By..taw, whcro olhtt lams han ■DI 
been spccifiully defined wid,i,, By-~w 1237, as amended, lhe dcfiniliO!d ■f 
By-law 21-97, u lmClidcd, wit "l'l'ly, 

•· •D,;..,..11rn>.,,1'S.,-,ka FacllflJ'"me:lft• i bulldtni or 1tnlCI"'• or 
part there(lfwbac soadund/or ,....,;cu..,, olT,:,,,d 10 lhc public 
whhin • parted ar slalloaary vd,lcJc by way of a stt>icc window or 
kiosk, whet" aoods, money or mllttlall on: cadlui,cd. Kiosks 
wilflin • p1Uklnu1r21• or anociated willu sutfaco part.in& DrOu.c 
not consldcid lo be iki•••d>roUC,, service 111cs. 

b. •o,,1,loo,S1~• fflQftS All aQ or bod •scd in C01¥Untl!G11 wilh I 

business located wilhin I bulldi"I or 11r,1r:1..,.. an tho sarn. lo~ for"'° 
SIO~&• or &Oads and malaials. 

c. "Outdoor Duplo)I and St,lu Ai·,a" fflQn:s auldoo, open space ...,. 
whm: ptOduce or morchtndise is displayed ....Vor sold and/or wh,,.. 
mvlca arc providc:d h\ corgunellon wilb • b•sin ... local:d wilhi• • 
6uildlnr or stn,ct,,n on Ille sam• /01. 

d. ·uw-ll'ri w,• ....,,. a slnal• ..,;, dai&ncd to lrdude bOll, a rion• 
raidcntlal ond • raidodlll cOffljlonenl tha 11 0<C11pl:d by 1"" -
rcid<tv, shulog 1llo SIMO printlFol cntnncc rram o com'"°" cotfidar or• 
bulldhlg. no only pen,,ltltd uses wilhin 1~ non-lt.lldcnli&I componenl af 
lh Uv~Wark t111il 1laU be: prlWJ/1 an pl11rlQ, &ia,._ OJ11cu, tntdkal 
of/(W. pncnaf ,.,.,,,. IMF, prt..,,, «J,oa/4 ond rtpafr •hop,. proridcd 
thal Ille --...idcllli>I ,_poncnl rn3y h uscd/oco..picd (or ""ldcntbl 
putpos<S lnCGOju,ctlon ,.;oh Ol'IO th,: Oldusion of pcmun«I -,.,nida,(J&I 
vm Old j!ra11idol lbntier ll>al the n::oiclcnllol =mpoo•l'II m117 bo 
U1td/=vpicd fr,, .,.., or the pcrmilled -,,Jt:sid....c,01 ••cs af0ff$11d In 
a,njuncsion wltllortot1-uc1usl.., of rcsidenll>l u,cs. 
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l,l The fall.,,.;,,C pnr,islom sbaU apply In lhc Col!Unu<'ily Amcniry Area 
lCAl)Zanc: 

l.l.l Only UH& 1'tnalrt.d 

(i) Rt,ldcnlltJ: 
• ,lp,vl!flull Dwtllm,. 
• Llllf- w.,Hmkt: 

(ii) N011-lta14mli•I: 
• PrtwJ• orl ,aJl,rlu; 
• 11an9...,Ao/lJ; 
• BIUlncu o/fku: 
• Clubt, p,t,otr; 
• C....-eloljitnuumt....,: c-...,.,,.,, cvv,u; 

Day m,rnrlu; 
F/rwrd,,I tl#lflllla,,r, 

• Ltbtutlu 
• Mttllt:tll of/lou: 
• Mwltumi: 
• ,,,,_,. ru-,1a tliopJ; 

• P/auuf-uffll<tr, 
• Pl«u•f...,,,.ltfp; 
, R-"""'1 utoW/Jlnnrn11: 
• R<pllfr w11: 
• Rala,,rtlN.J; 

Rt:tlt#INJl'llJ, ta.b,.ollf, 

• Rttoiln-
• Sl:ltoob, c,mrwn:lol: 
• Sdooolt, ,,.-.; 
• SdooPls. public; 
• Supcrw,~.&,u. 

U ,1 Zant Sl•ndonl1 
The fbllowloa spcilictont sl9nd1nls 1pply: 

a) Floor Sp••• Jedu 
The 111axicn~m Floor $1"'" Inda (FSI) rot alt oflhe baildinp on 
lhe lands ddlnoated on Schedltlc' A• lo chis By-1 .. , Jhatl "°' 
.,.....,. l.S. Nor,ridisu,ndln1 !he ror<1o!tlg. die cotal FSJ fi>r all 
pcrml11m rul4alllll ma aombitcd shill not excud u,. f'or 
the purpascs or lhb By-law, only !ho followini Door ucu ,,. 
cxanp!cd iom i!,e FSl l:lkul11ion: 

• Cup..tins•rcas above: and below inde; 
• R,,ollop 111..:hanial pcn1housc1; 
• S1oncc lockcn lclc&ccd below•""'•: 
• Oarl>tgch=y,:Una orcu; s1or110 loctcn; loading otc.Q; 

lllilily, 111cchMicll; Md da;trical room, localed below 
pile. 

/\n7 portion ot • u ... w.,k 11111/ ul&d (or no11-raldt111lol uses 
shell not be countal u rcsidi:ntlll FS/, 

b) ldulmu"' Hci&hl 
The mui111um lrtlilrt rot b•iltllnp wi1hin an art1 bounded by 1hc 
OrudYicw A•enoc lot lint. ~front /01 Im-. 1 lioe ptnlld to lhc, 
frvtt1'/ol /in, loo&•~ a disl111cc of 17.S m•tro1 mHII chofio,,1 /or 
Ii,,. masurtd alone tbt Orindvicw Avcn~ /01 /inr, and & Une 
p1rallcl lo rhc Orindvicw Avenue fol lltw locall>d I distance of 
44.$ metres from Che Cil'Mdvi•w A•C11uo tionta;c m,..sw..S ;t1on1 
tho from lo< linr 1holl be 262.l metres 1.odetlc hetJhl obo•o ~ 

I I 
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lcvcL The ma,am,m heigh! for bu~dlnp loc:oled oul>ide or the 
arn Wined above shall be 2JO 5 mctra IC"dulc heigh! above 
sea lcvd, Htighrshall b.mcaurcd la: 
i) n.: hi,hcs1 Jl"Ult or 1he roof su~•• or lh• p111pct, 

whichever is lhc pater, of• Ila! roof, 
ii) The dccklinc of a mansard roof; 
Ill) 'Tlle mi:an lcvd bctwem .,,..., and rid1e or a cable; hip or 

e2mbrel raof orow, 1YJ1C ofptcbod roof: 
iv) In caseoras=1111ewilh no roar, lb• highcs1 point of said 

slNdllre. 

Nocwlchslandins d,c above, an:, omamcne&I roof constJvCllon 
r~ lncllldin& ic,.,o,, stcq,los or cupotu, sbU nal be 
Included 111 1hc c,.lculallon of hcic/11. , Mecbanlcal (cpNICS, 
lncludl., 1hdr scrccnlni, and struc1u11s containina r!I• oqulpm<ft1 
ni:a:ssary Ill COllllOI an d<Yator, 1tc pcnniltod lo project a 
maicinlum of S.O mcaes llliovc 11,e hl&hcJI poin4 or !he ,nof 
l111fac .. n,aa,dlc:u of Ilse hcl&hl of lhc bulldlq. 

c) Mlol111u■ lklclll 
The minimum IN/git 1br IN/ldinc1 located wltbin 20 m<lra or die 
jrrnd /01 lino shall b< 20S mdrcs acaddlc hcl1hl above sea lcvtl. 

~) Jl'n,allot U111 
The Yon&e lllftd fioolaac slaaU ba deem rd 10 be lhc friml /0111-.. 

c) Muiho•m 111 froolac• 
11,,: minlmt1111 lo, fro,r1op shaU be U 111ctrcs. 

I) Mlal111•111 loc dcpda 
The minimum I~ d,plJ, shall be 100 mom,, 

:) MJi,im•• ll,,01 ysrd 
· The mlnlmam frt,111 pd Jhall bc •.l metres. For i,catcr elorilJ', 

lhe liunt ,-nl ,hall be 111cumal liom lhe 6'>111 IOC line ts h e,tiS13 
11 lhcrilnc orpu1ln1 orth11Br-l1w. 

h) Mill••• lbaka&e Jld& yard (Gnadvl"' AYunlC) 
ik minlnlwnjlonl,,zc lid,pdsctl,,u:kJbol be 4.S mdrea. 

1) Mlal_,a,.101,rlorsldc yanl 
The 111in111U1n tnurlor 1uls yord shall be 0 melt ... 

j) Mulm•ro hoorara 
Th• maximu111 floor .,.,. or any po,tiQn or a buildini 1ocartd 
abo\'IS l30.~ mclrcs 11mdcti• heigh! al>ove sea level shall be 110 
"I""" mdn:s pc1 o-. ?or the puiposcs ar this pcnvlslon, 1h1 
floor a,u is dcaacd to !,,dude all ofthc ~ SP,ICC bctwca1 
11,e QU:rior fKd orthe COllcrior walls 0(1hc bu\ldlrsJ at each Door 
level, ,.hcthu II ls brd<a1 or not by elevator ,baits, ,rau-wclls or 
similar btcalu in th< floor. 

k) Mlnlmam npantlon distances 
The mlAlmuro s<pal'>lion distance 1,cm,een panlons of buildings 
with a hti:hl above 730.5 .,cues &<11dctlc dnallon above Jta 
level shall be ZS 1nc11U. 

I) M,nbnua, •u•brr•floadlAispntS 
The minimum number ofloadin■ sp1CC$: l spaces. 

ml Minimum dl111caslaos or loadinc sp:,tcs 
Lmiclin& speecs shall be a !lllnimum 3.6 ,au,u wide ond 11 
mtttcs Iona. 
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a) Mnlhlufll perintltal p,ojtclloas 
NafWllh1lllldin& the lorc1aine, ~lntrnll Into lhe pcnnlrtal 
yard .sclbacb shall be IS fallows: 

StniCllll'C Mulmum Pcrmlncd 
Ptolcdloo 

Eans, com lees, ......,..ntal or Muim11m ptqjcc~on ofD.J 
ardli1CC111flll •lomencs, lilht mclrtS in•o the '"i"lral ya1d 
t1Xllltes, balllSVldes, mulllc,ns, Jc1b4<k 
window siUr. ind bsr 'llrindo"'f 
Canopies a,d awnlnp Maximum p,0~1l0n orl.4 

Oldrca into d,c rcq11ircd yard 
s<lbaclc 

1.l.J Spccl:ll Parld111 Provulo111 

A mlnlmwn numbuol'p,,,.llllaJpauurercquircd Coral I of the usu 
pem,ittcd U sat DUI below: 

u ... Mlal111um ParklofSpaca 
11 ... ulrcd 

.Apdrtm•nl dwclllq 1.10 p,o,b'llf :,pocu !'ff dwrllfn6 

""" U,,,- Worir U1tlt l oarifnr ,~. 11cr u.,. Jf/o,-t unit 
,1/lpmwllltd- I por~ Jpoa for every 30 square 
ru(dc,.,,,,lwt• llld,ts of nHjloor,rr,11 

2.2.4 Special Site Jlrallfolon1 
The CaUowini additional paoldons sllall lf>JIIY: 

a) .Aportrwcnt d,,,111,.. sboll only be pcnnhttd 1bo.c the rowm lloor 
or a bul!tMK. 

b) Uw-Work 1111111 shall only be pcnnltt•d on Ille third ~nd fovrth 
Ooo,s or I buUdlnr, 

c) Only norwuldcntial usos shall be ptnnlll<d an ~,e lirst and 
:n:cond flooD of I I,,,~ 

d) A mlllimllffl of 13 of the Uvc-Work ■nils shall canllln a 1101>
raldan,1I ,:o,npon.,,,. 

c) Ou/door Jtonp and Out4-dlrpl111 tmd wlu an: nol ~nt1illcd. 

I) The CJllblishmcr,I or I driM-tl,rr,11111 nr,,c; JodlitJ, a.ssociattd 
wilh any us• It nal pormlNcd. 

1) Nothin1 In lhls B,-.law 1Mll be lnl<rprcted to prr<enl th• 
c:onsuvtlion or an uadcrl,<Nnd P"'"'I ,.,,.,,,. for ll1C purpost, 
of motor Nhid, or blc:yclc JM1klo1 and lfOrfl/11 lod«n oa &n)' 
portion of tM lan4s ldcn~Cttd in Schoduk A 141 this By-111•. 

h) ror zanill& p,,rposes, lhc 1.,.d, sbo"" bl Schcdul,; •A• IO 1hls by. 
)aw shall be comidoml cab• one IOI, 

PL121255 



- 7 -

J.O HOLD PROVISIONS 

).I Location of Hold. lH) Provision 
The Hold (ff) l'toYisian I, shawi, on Schcclule A attschcd ., this by-11w. 

l.l Usa p<n11lllcd prior to 1~e II Dias ors Hokl {H) Provlsloo 
In addition to lhc U$e and buildlnp IN.I oxlswl on the dl"cctivo date of 
lhc palna of lhls 8,-Jow, driwwa)', »ndetJTound porkina il'S&tl wl 
the Dni sto~y above the undapound puklna 11111.!"' are pom,ined 
prior to Iha romoval orthc Hold (H) pn,vWon. 

l.3 CoadllloM for removi,,s 1b1 Holol (H) pratlslon 
Th• Hold (H) Pravision shall nol be Uft•d until the follo,l,ing c:onditiol\l 
ha .. l>ecn ft!CI 10 lhe Alisfaetlonortbe CityoCMulcham: 

Completl4n of• site-specif,.. Traruporllllon lmplltl and l'llline 
Study on,1 I Tr111tspcsulion Dell1lUld M&nll,CfflCllt S""'7 10 Illa 
satisl'acllon or Ille Clly of Martdwr, P~ctor or ~. In 
..,..,uhation with the R,zion ofY Gfk; 
n..1. R•al•nal srnlcin1 e•i-elly has bun allocmd to the 
ruldential componcni of1hc pn,posc:d development; 
E:llccurlon or a Secllon 37 A,l=ncnt botween th• Cky and Ille 
On11 and P"Y""'"' of a Section )7 financl.t oonuil><itlan 1ndlor 
pmvi.Jion ofln kl..S (acjllties. all la lhc satlsl'lctlon of the C"i!y; 
&ccution of it.site plan ,cro.m,tal between lb• Ow-and lie City 
pn,vidi111 lor, amons other manors: 
l. cons1111dlon ofll•• pn,posed dcvefaptncnl; 
Ii. dcdlcaaon ofland for pol•nlllll ,Old widenlna Ilona Y•nt• 

S11«:t to th• ntls&.ctlon oftbo Rcslon ofYorit; 
Iii. ~gl...,,,01tts rolate4 lo Toronto Tninsit Commiulaot's 

tecl,nlcal ""'icw ofthG appllcatian •nd raiunmcnu r« TI'C 
lnledcRn= Wamln1Clauscs; 

iv. lmplcmcn1>1lon. 1r reoiuiml, or n,,tr,c lnGltrltion and 
"'itlpllon -~• wldll11 tho Yonge Slcclcs Corridor an! 
J11tr0undin1 ul.11,lbhed ruldcndal nclahbo..-hood.s; 

v. i111plcmcnlalla,, of lnflle Dunand Manqcmc,. (mM) 
lnldalhU; and, . 

vi. n..-lel conllibutlon,, if rc,iuircd, 10 olJ~IM inh,tnictnr< 
lncludinaapoponional sha,e ofU1c Dudley A•enuc: s.-r. 

J.4 &Ired ofl!ftl11c ••• Hold (ll) l'ro•lslon 
Oncae ti>• Hold (H) Pro•lsian Is nn:d, •II of the "1U and u..,1 
JW14anls p111vidod filr In 1his By-law shall bo pcn,.iUed. 

4.0 The en,,- sholl bo ~ui,,,d lo Ullcr lnlo a Socllon 37 Apemcnt 10 >Kun: 

provision of a f,nanc(al conlributian to tho Ciry for community fxililics ard 
suvuss and/or provislon of in-kind facililics, in exehan1• for lhe dens~y end 
heiahl pcnaiuloM set out In Ibis By-law. 

5.0 All Olher pnr,isioCls oC ll)'-laW 2237, u an,cndcd, not incoosistcnt .,;11, tho 
provisions aClhis br-law ,hall .ontinue 10 apply, 

READ A FIRST, St:COND, AND lHIRO TIME AND PASSED nus 
•• DAY OF u•. 10••. 

KIMIIEllLtY KITTEltll'ICHI\M 
CITY CLEltK 

FRANK SCARl'JTTI 
MI\VOR 
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(MARKHAM 
ltXl'LANATOJl? NOT! 
DY-LAW 1012- XXX 
A 8:,-law to •mcod By-11,Y lll?, ~• 1111aid<d 

Fnn,sian Holdin1s LIii. 
7019 Vona• Strut and 11 •nd U OnncMcw A"cnuc 

LANDS Al'FltCTED 
This By-1-app11 .. 10 lands 1ocalcd COi iiie 10111h CISI comn of Vons• Sbcel and 
01111dviow Av....e in the ThomhUI Cammunky, Matkhtm. 

l!.XIS11NC ZONING 
Tho lands Sllbja:t to lllls B)'-law ate pnstn1ly zunod CommlDllty Camn,a,;\al (CCJ 
and FGUl1h Density Sln&lc Fatnlly Rcsldcntlll [R4J by By.law 2237, u 1n>c1dcd. 

PURPOSE AND t:FRcr 
The ,-pose end cff'ecs or llila Dy-law b 10 rezone 11,c "'*"' slt• 10 tho Conu11u1l1y 
Amenity A,e,o Oac (CAI] Zone to l'fll!III a 111iud IISC hil,h clauity re,ldenlial and 
101all/comincn:ial dcvtloptnonl with a111Uia\Um bclaht of262.J mctn:,, ....,_,.,.. 
~ .. I (lflPRlllmalr:17 21 tlo,eys) ond 0,.. Spaca Oat (OSl] to pcnnlt a Cl17--.I 
11ra1a p11l: on tbc etstem pordon oftbesllc. Tho By-llW sets 001 slle-spc,cillc 
IIC""illtd ....., maut1am density for ~ldaldal Md n1111-re,idcntl1I uses, and 
muimom hcishl, 1etbadc:I, n-- Md poll<ia1 provi,io11S. 

Tiw &oaln1 t,y.law io,corponk:l a Hold {H) Provision to.,,,.,. 1h11 certain 
candlllons.,. md before.._~, procecls. The ,.,..;tic conditi<lu for 
runo,,al or1he Hold (H) '"""'"" .,. 1C1 DUI in lho B)'-111, 1111d tellle 10111• 
followta1 ...-

• Complellon or • sltMpa,IRc Trusponatlon Imped and Pat\101 
Study and a 1rwtrp0nlllaa Delnaad MtnlFff\CIII Shldy 10 ,-
111isfaction a! lhc Ci17 of Marld1ana Direc&ar or En&in•ria& in 
consulllllon ,nib tbcR<sian ofYort; 

• That realonal ..,..,;c1n1 clCJ6City has been •lloc:al<d 10 Iba rGidediol 
mmponenl oflb pr1rpC11H dcvclopaent; 

• EA<C11dati of a Sealoit. 37 ,_.,.,._ between the Clty end Uie Q,a.ner 
end paymcnl of• $eolian 37 fi11-lal con1,lbuti011 1ndlor po;ovisioll 
or iD kind lllclklcs, all ID IM Sllllflldion or the C!ly; Eu-allion oI. 
•II• pion .-t ~ the Own<, and ~ Clly pmldlcl& fct, -. 
Olllerm•llcn: 

I. CCIMll\ldioaafthc..,.....S,bdaiw-; 
ii. d<dic:adan orllnd rots,ou,ntlol road widcnq ale.-; y..,&O 5fta io 
' c!,csatbf-oflhe Rcaion arv .. t; 

iii. ,.rmants rel...i lo Tanno Trwuit Contnl1siall's l&dmi<al 
review ol the "'"icotion 111d n,qul- ror TfC lntcrfcnoloes 
Weml-,CIU,a; . 

Iv. lm~lcn, I( rtq1tlttd, or lrolf,o lnli!ir.,an ml mltiplCln 
_., wilhin '"" v....,. Steda Canida, Ind lwnlllldi1C 
eot1llttsl,al rcsidentill ocl~J,ood,: ' 

v. ...,ia,-a,Joo afT..nlc Ocmo,,d Mon1p:mcn1 {TOM) inltlali•er, 
•nd. 

vi. IIIIMC!II C<ftrlboll1111, If r«jtllral, ta alf-<llc lnhslNCIWc 
ind ..... ■ p,,,,...SC,,..I w~ oCII<: Dudley Av°""' Scwu. 

U,a e1it1in1 on the d11c or pustnJ or 11\is By.aw, d;iv•"•>'S- undcrc,CNnd parll:ina 
1111,a and tho firs1 t1a,cy ""°"' the lllldcraround pukin1 paps ue permitted to 
be oo"w•ctcd p-io, 10 the removal arllie Kaid (Hl Provision. The oll'oct ofliftsia1 
sl\c Held (H) Provision slt>II be to pamil the ,.,rs ind zonlnc siandanls provided for 

11 1h11 lly-l•w 
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neglect to enact a proposed amendment to the Secondary Plan for the City of Markham 
to redesignate land at 7089 Yonge Street and 11 & 15 Grandview Avenue as the 
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Markham to rezone lands respecting 7089 Yonge Street and 11 & 15 Grandview 
Avenue from Community Commercial (CC) for the western portion and Residential Four 
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AMENDING DECISION BY R. ROSSI 

[1] The Board's Decision and Order issued April 12, 2013 is hereby amended by 

replacing A. Yerxa, the City of Markham's counsel in the Appearances section, with 

A. Wilson-Peebles. 

[21 In all other respects, the Board's Decision and Order remains the same. 

"A. ROSSI'' 

A. ROSSI 
MEMBER 



ISSUE DATE: 

April 12, 2013 

RECEIVED 1 

I 
APR 1 5 2013 P

4121255 
CITY OF MARKHAM 1 

Ontario CLERKS 0Ef'2,__ ..• , 

Ontario Municipal Board 
Commission des affaires municipales de !'Ontario 

Frangian Holdings Li!'Tlited has appealed to the Ontario Municipal Board"' under 
subsection 22(7) of the Planning Act, R.S.O, 1990, c. P.13, as amended, from Council's 
neglect to enact a proposed amendment to the Secondary Plan for the City of Markham 
to redeslgnate land at 7089 Yonge Street and 11 & 15 Grandview Avenue as the 
'Community Amenity I - Yonge/Steeles' designation does not provide for the site 
densities proposed for a 17 storey residential point tower over a 4 storey retail/office 
"mixed use" podium 
(Approval Authority File No.OP 10-131003) 
0MB File No. PL 121255 

Frangian Holdings Limited has appealed to the . Ontario Municipal Board under 
subsection 34(11) of the Planning Act, A.S.O. 1990, c. P.13, as amended, from 
Council's neglect to enact a proposed amendment to Zoning By-law 2237 of the City of 
Markham to rezone lands respecting 7089 Yonge Street and 11 & 15 Grandview 
Avenue from Community Commercial (CC) for the western portion and Residential Four 
(R4} for the eastern portion to Community Commercial with a site specific exception 
(CC*XXX) to permit for the proposed redevelopment and to implement the proposed 
Official Plan Amendment 
0MB File No. PL121256 

APPEARANCES: 

Parties 

Frangian Holdings Limited 

City of Markham 

1691126 Ontario Inc. 

2272897 Ontario Inc. 

Counsel"/Agent 

S. Zakem· 

A. Yerxa* 

8. Horosko• and C. Facciolo• 

F. Riazi 

DECISION FROM A PRE-HEARING CONFERENCE DELIVERED BY R. ROSSI 
ON APRIL 5, 2013 AND ORDER OF THE BOARD 



- 2. PL121255 

[1] Frangian Holdings Limited, the Applicant/Appellant ("Applicant") has appealed to 

the Board from the City of Markham's failure to make a decision regarding the 

Applicant's proposal to develop a 17-storey residential point tower atop a four-storey 

retail/office mixed-use podium (21 storeys in total). The parties advised the Board in 

advance that the Applicant and the City have reached an agreement on a proposed 

official plan amendment and a proposed zoning by-law amendment for the subject 

lands. 

[2] Farhad Riazi is the adjacent landowner to the south (7079 Yonge Street). The 

Board invited Mr. Riazi to make his statement before any evidence on the settlement 

was entered. He expressed concern with the proposal to convert the hearing into a 

settlement hearing and he wished to retain the July dates for a full hearing. He also 

expressed concern that the settlement in its current fom1 as facilitated through the two 

amendments has the capacity to thwart the possible future development of his adjacent 

lands to its maximum benefit. 

[3] The Board was not persuaded by Mr. Riazi's statement of concern regarding the 

settlement or the conversion of today's hearing into a settlement process. The facts 

before the Board substantiate incontrovertibly that Mr. Riazi has been involved in this 

process from the beginning. He has been a party to these proceedings from the outset 

and he has maintained ongoing contact and communication with the Applicant and the 

City and he has benefited from direct meetings with the City's planning staff. By his 

own admfssion, he only retained a lawyer a matter of weeks ago - and that lawyer was 

unable to attend today's hearing. He spoke of a planner and an architect who are 

supposed to be designing and developing a form of development on his lands but these 

people also did not appear at the hearing. 

[4] Mr. Riazi did not communicate with the Board before the hearing and he did not 

make a formal motion to adjourn this matter. Furthe r, thP. Board head lhal the Applicant 

he.HI dr1: •.1 latw.l ils m 1t.,; ri:11 ~, in tVhrd1 "? i . 20 I :1 indi1':1tin11 th.11 ::\ •;~H!P.mP.t1I o,•:itil lh" '1t·' 
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had been reached and circulating copies of the official plan and zoning by-law 

amendments. Detailed plans of the proposed development- were also circulated. A 

deadline of April 2, 2013 was also given to parties to identify by that date whether there 

were any concerns. Steven Zakem for the Applicant advised the Board that none were 

received. 

[SJ Moreover, the Board's order of February 13, 2013, arising from the first and only 

pre-hearing conference regarding the Applicant's case, states clearly that a settlement 

reached by the parties would be considered at today's hearing and any interested 

participants in attendance would be invited to speak to the development. The Board 

has been very clear in its order as to how the process would unfold and the concerned 

party was provided with a copy of the order in advance of today's hearing. 

[6) The Board also heard evidence that the City had directed the Applicant ta 

provide a development concept proposal that included its land parcel and that of Mr. 

Riazi. This was duly accepted by the City and formed the basis for its acceptance of a 

settlement with the Applicant. The Applicant then took additional steps within the 

design stages to ensure that the underground garage component of the new building 

will incorporate knock-out walls that have the capacity to facilitate any future expansion 

of that underground garage to accommodate similar development on Mr. Riazi's 

property should he develop his lands one day in the future (as it stands, there is an 

existing Kia automobile dealership on the Riazi site with a three-year lease in place). 

The Applicant has also made provisions for an access ramp to the future underground 

garage that has the potential to service both properties in the future. 

[7] The Board determines that the Applicant has acted with diligence and followed 

the City's direction regarding the concept proposal. There is also ample tribunal 

jurisprudence that stands for the proposition that people and entities have the right to 

develop their lands independently from the plans (particularly those not yet realized) of 

adjacent persons or entities. Orderly planning does not mean that all must develop 

•;i,nult. ln!~ously mid in a simik1r f,~shi0,1. WhilP. Mr. Hia:.::i h'.l::i '/et lo fiP 11i,~e 1 
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development scheme, his argument that any development on the Applicant's lands 

could impact his development as yet unrealized is an argument to which the Board can 

assign very little weight. Thus, in the absence of a formal motion; without planning 

grounds to merit the Board's non-acceptance of the settlement; without any other 

persuasive reasons to adjourn this matter; and with proof of the Applicant's plans that 

accommodate anticipatory future development of the 7079 Yonge Street property, the 

Board dismissed Mr. Riazi's request to hold this matter over to July. The Board hereby 

releases the July hearing dates and prepared to hear details of the settlement. 

(8] Next, the Board turned to Barry Horosko and Caterina Facciolo, who appeared at 

the hearing on behalf of 1691126 Ontario Inc. (developing a very large project farther 

north) to establish their client's concurrence with the tenns for servicing capacity as 

enunciated in the proposed planning instruments (most comprehensively in the zoning 

by-law amendment). Some time was spent on the holding provisions contained in the 

amendment with comprehensive evidence furnished by the Applicant's planner, Eldon 

Theodore In this regard. The holding provision contained in the zoning by-law 

amendment speaks to a 'sewer financial contribution requirement' and the planning 

instrument Is very detailed as to obllgations and conditions for the eventual removal of 

the symbol. 

(9) Two interested participants spoke generally about development along Yonge 

Street. Laura Smith articulated concerns with development without comprehensive, 

advance traffic studies and infrastructure solutions to accommodate burgeoning growth 

along this major street. Ms. Smith was encouraged somewhat by news of the City's 

Transportation Study, which, while facing some previous delays, had been approved as 

recently as January 2013. Further, the Board notes that the Applicant had also 

completed a comprel'lensive traffic study for the area such that the City was satisfied 

with its findings and no other commenting agency expressed concerns. 

[1 OJ Like Ms. Smith, Marion Matthias spoke of the need for expansion of the Yonge 

.. 11r•wav line to ;::,.ccomrnoc.late future dnveloprnent along this majl)r transit corridor. ~, 110 
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also provided her perception of the historical development of the region and the 

communities and she asked the province, through the Board, to remember that planning 

decisions impact communities and people. 

[11 J Planner Eldon Theodore was then qualified to provide his professional land use 

planning evidence and expert opinion in this case. The property is located at the 

southeast comer of Yonge Street and Grandview Avenue in the City of Markham. The 

site is approximately 0.60 hectares in size and has frontage on both streets. The 

subject lands comprise three properties - the larger parcel at 7089 Yonge Street (with a 

commercial strip mall atop it) and 11 Grandview Avenue and 15 Grandview Avenue, 

each with a residential dwelling. The proposal calls for a mix of retail and office uses as 

well as live-wor1< units within the four-storey podium and residential suites in the 17-

strorey tower atop the podium. A detailed proposal is found in Exhibit 2, Tab 11 . A park 

will be situated on the easterly portion of the site and be dedicated to the City. There 

will be 346 underground parking spaces -and internal site access as well as access off of 

Grandview Avenue. 

[12] Mr. Theodore provided the Board with his policy excerpts and relevant planning 

documents in Exhibits 2 and 3, which support his unchallenged expert opinion that the 

proposed development and the proposed amendments are in conformity with the 

Growth Plan; they are consistent with the Provincial Policy Statement; and they conform 

to the Region of York Official Plan. He opined that the official plan amendment reflects 

and adheres to the City of Markham Official Plan and the Thornhill Secondary Plan. 

The amendment will designate the site 'COMMERCIAL (Community Amenity Area)'. 

[13] As for the zoning by-law amendment, Mr. Theodore opined that it achieves the 

performance standards contemplated in the City's Zoning By-law No. 2237. Most 

notable in the proposed by-law amendment is the addition of a new designation by 

rezoning the lands from the Community Commercial [CC] and Fourth Density Single 

Family Residential [R4J Zones to the Community Amenity ArP,a 1 (Hold) [(H) CA 1] Zone 

.mcl Or.,e,1 Sp-1ce [01} Zone. whir:h ::,1ls 11111 :he p~1rn1ilfw l ttses :1111.1 .-~onin,1 :;t:inrlarrb 

. _, ... 
\ 4. •, 
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and the comprehensive Hold Provisions (the latter portion reflecting the points raised by 
I 

Mr. Horosko on his client's behalf and which, through its inclusion in the amendment, 

s~tisfies the client) such that 1691126 Ontario Inc. is supportive of the settlement. 

(14) Mr. Theodore also told the Board that the proposed development implements the 

recommendations and objectives of the Yonge Steeles Corridor Study that the City 

prepared. He added that the increased Floor Space Index (3.5 times the area of the 

lot) and the residential figure of 2.95 {though slightly higher than what is seen in the 

area) for this development are regulated purposefully through the performance 

standards. Lastly, he opined that the proposed development is in the public interest and 

represents good planning. 

(15] Having considered all of the evidence and recognizing that a settlement has 

been reached in this case, and there being no good reasons not to hear details of this 

matter as called for at the February pre-hearing conference, the Board allows the 

appeal and approves the official plan amendment Attachment 1 as well as approves the 

zoning by-law amendment Attachment 2. 

"R. Rossi" 

R. ROSSI 
MEMBER 

• 
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ATTACHMENT 1 

OFFICIAi. PLAN 

a!!l! 
CITY OF MARKHAM PLANNING AREA 

AMl;NOMENT NO. XXX 

To amend the Official Plan (Revised 1987) as amended. 

(Franglan Holdings Ltd. 70ll9 Yonge Street and 11 and 16 Grandview Avenue) 

April 2013 
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OFFICIAL PLAN 

oflhe 

CITY OF MARKHAM PLANNING AREA 

AMENDMENT NO. XXX 

To amend the Official Plan (Revised 1987) as amended. 

This Official Plan Amendment was adopted by the CorporaUon of the Town of Markham, By-law 
No. ____ in accordanm with the Planning Act, R.S.O., 1990 c.P.13, as amended, on the 
_____ dayof ___ ,2013. 

Mayor 

City Clerk 
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THE CORPORATION OF THE CITY OF MARKHAM 

BY-LAW NO. __ _ 

Being a by-law lo adopt Amendment No. XXX to 11\e City of Markham Official Plan 
(Revised 1987) es amended. 

THE COUNCIL OF THE CORPORATION OF TliE CITY OF MARKHM1. IN 
ACCORDANCE WITH THE PROVISIONS OF THE PLANNING ACT, R.S.O., 1990 
HEREBY ENACTS AS FOLLQ',IVS: 

1. THAT Amendment NoJOO< ta the City or Markham Official Plan (Revised 1987) 
attached hereto, Is hereby adopted. 

2. THAT th s by-law wUI come Into ron:e and lake effect on the date al the final 
passing lherecf. 

READ A FIRST, SECOND ANO THIRD TIME ANO PASSED THIS ___ DAY OF 
_____ ,2013 

CITY CLERK MAYOR 

PL121255 
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1.0 GENERAL 

(This Is 1!.Qt an operative part of 
Ofllcial Plan Amendment No. XX)() 

PART I • JNTROOUCTJON 

1.1 PART 1- ll~TROOUCTION, ls Included for lnfonnatlon purposes and fs nol an operative 
part of this Official Plan Amendment 

PART ii - THE AMENDMENT, Including Figura No. 3.2, attached !hereto, constitute 
Amendment No. XXX lo lhe Official Plan (Revised 1987), as emended. Part ii rs the 
operallva part of this Offlclal Plan Amendment. 

2.0 LOCATION 

The Amendment applies to lands al the south east quadrant of Yonge Street end 
Grandlllew Avenue, end municipally known as 7089 Yonge Street and 11 and 15 
Grandlllew Avenue. The subjecl lands 11(9 approximately 0.6 hectares In size end are 
shown In Figure No. 3.2 to this Amendment 

3.0 PURPOSE 

The purpose of this Official Plan Amendment Is to amend certain provisions of the 
Official Plan (Revised 1987) to permit a mixed use development comprised of high 
density residential, and non-residential 1111es Including office, retail and service on the 
subje d lands. 

4.0 BASIS OF THIS OFFICIAL PLAN AMEN:>MENT 

The basis for this Amendment to the City of Markham Official Plan Is to Implement the 
lntensillcallon and lranslt-supportiva policies of the Pravlncfal Polley Statement, the 
Greater Golden Horseshoe Growth Plan, and the Region of York Official Plan, lndudlng 
those pertaining to Regional Corridors end Key Development Areas. The proposed 
development also Implements the recommendallons and objectlves of the Yonge 
Steel es Corridor Study (YSCS) prepared by the City of Markham. 

The proposed development Implements the polldes of the PPS, Provincial and Reg,onal 
plans and the YSCS es follows: 

• by providing for increased densities to support existing and planned rapid transit 
along the Yonge Stmet Corridor In a mixed use formal consisting of high density 
residential, retatl, office end service commerclal 1.1Ses; 

• by proposing a maximum buiding height for a proposed point tower that is wilhln 
the anguter plane maximum height guideilne set out in lhe YSCS, (measured 
lfom the east side of !he Dudley Avenue right or way, and rising toward Yonge 
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Street al a slope determined by lhe following ronnula: maximum heigh! = ½ 
horizon tar distance from the easl side or the Dudley Avenue right of way); 

• by providing for a mid-rise podium structure with at-grade commerclal uses along 
1h11 Yonge Street frontage and providing a public park to provide a transition to 
lhe existing residential properties lo lhe east and pubic amenity; 

• by locatlng a significant majority of parking ln an underground struclure, with 
limiled surface parking that Is screened from view from publc streets. 

The rands subject lo this Amendment are currently underutilized and Include a two
storey commercial plaza fronting Yonge Street and two single-detached dwellings to the 
east fronting Grandlliew Avenue. The lower Intensity, automobile-oriented nature of 
these uses fails to Implement the transit-supportive poltc!es of lhe approved polJcy 
framework and do not capitalize on the locatlon of the site In proxlmlly to the breadth of 
transit services operating and planned for Yonge Slteet, as weH as services currenlly 
existing along Steeles Avenue and connecting lo the Toronto Transit Commission's 
Finch Subway Station. 

The proposal will Introduce high density residential, office, re1all, and service uses along 
the Yonge Slreet frontago at the south east comer of the Yonge Street and Grandview 
Avenue lnter.;ecUon. · 

PL121255 
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PART II • THE AMENDMENT 

(This is an operative pa/1 of 
Official Plan Amendment No. )00() 

PART II • THE AMENDMENT 

1.1 Section 1.1.2 of Part II of the Official Pian (Revised 1987) as anJended, Is 
hereby amended by the addillon of the number XXX lo the 11st of amendments, 
to be placed In numerical order Including any requi"ed grammatical and 
punctuaUon changes. 

1.2 Seclion 4,3.3.2 Is hereby amended by adding a new subsection b), as follows, 
and Figure No. 3.2 attached herelo: 

'b) 7089 Yonge S[eet and 11 and 15 Grandview Avenue 
(Offlcial Plan Amenanent No. XXX) 
Nolwllhsl.andlng any other provisions of this Pian to the contrazy, certain lands 
designated COMMERCIAL (Community Amenity Area), municipally known as 
7089 Yonge Street and 11 and 15 Grandview Avenue, and shown on Figure No. 
3.2, wll be subject to the followng policles: 

I) Vision 

1. Toe properties 'known as 7089 Yonge Street and 11 and 15 GrancMew 
Avenue are inlendad to accommodate vibrant, transit supportive and 
pedestrian friendly development within U,e Yonge Steeles C.orrldor which 
will Include high density resldenlial, office, relall and service uses In one 
or more buildings. 

2. Densities that achieve the relevant Regional and Provincial 
lntensllcaUon targets. 

3. Buiding height, form, placement and architectural design wUI reinforce 
the attributes of the site as a key location within the Yonge Steeles 
Corridor Key Development Area 

4. The majority of vehicular parl<lng w,11 be pro\llded below grade and 
accessed from private driveways inlemal to the site. Only limited 
surface parking will be provided, which will be located In the interior or 
the site, away from public road rrontagesto reinforce the urban character 
or the site. 
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3. 
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· 14 · 

~~~::~;!~:d a~; t~:vi~~~~:::~r r~:~~nsls~:!er b~i~il~~~~il ;! 
encouraged. 

Grade-related, pedestrian-oriented retail and seNlce uses will be localed 
along the Yonge Street frontage; 

Building heights win transition down from the Yonge Street frontage 
towards the established resldenUal neighbourhood east of the site. In 
this regard, buildings wll bo governed by maximum height angular plane 
measured from the east side of Iha Dudley Avenue right of way, and 
rising toward Yonge Street al a slope determined by the followlng 
formula: maximum he]ght = ½ horlzonlal dlma!l!i!l1 

General Land Use Structure 

The geneJal land use structure for Iha site will consist of "fl broad mbc of 
uses Including high density resldenllal, retail, service, and office uses. 

High density res!dential, office and retail and service uses wDI be 
generally located along Yonge Slreel 

Reial! and servfce uses will be generally located within the lower storeys 
of buildings along Yonge Street 

A publJc park wm be located along Iha Grandview Avenue frontage of the 
site, east of the high-density development fronting Yonge Street. 

Acc.ess lo surface and undergmund parking will be provided through a 
pubilcly-accesslble private lane aceesslng Grandview Avenue. Direct 
vehlruler access rrom Yonge Street will not be permitted. 

Land Use 

The lands Identified ~ "COMMERCIAL (Community Amerilty Area) on 
Figure No. 3.2 may be zoned to permit only the foHowlng uses: 

I) ResldenUal: 
• Aparimcnt Dwellings; 
• live/Work Unlls; 

ii) Non-Resldentlat 
• Art galleries; 
, Banquet halls; 
, Business offices; 
• Clubs, private; 
• Commercial filneS11 centres; 
, Community centres; 
• Day nurseries; 
• Fiiandal lnstlluboni;; 
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• Home Occupations; 
• Libraries; 
• Medical offices; 
• Museums; 
• Personal service shops; 
• Places of amusement; 
• Places of worship; 
• Pub'ic parl<s; 
• RecreaUonal establishments; 
• Repair shopli\ 
• Restaurants 

• _ • Restauranls, tak&-out; 
• Retail stores; 
• Schools, commercial; 
• Schools, private; 
• Sc:hools, publlc; and 
• Supermarkets, 

2. Underground panclng ga111ge strudures will be pennitted anywhere on 
the lands Ider.tilled on Figure No. 3..2. 

3. A maldmum total Floor Space Index (FSI) of 3.5 will be permitted on the 
site for al uses, of which a maximum FSI of 2.95 will apply to resldential 
uses. 

4 Built form generatty will be comprised of mid-rise podium buildings up to 
a height of 35 metres above establlshed grade along the Yonge S1reet 
frontage_ 

5. High-rise residential towers above mk:l•ri&e podiums will be permitted In 
accordance with the following: 

a) Bufldlng height will be governed by the angular plane formula set out 
In subsection 4.3,3.2 b) I) 7.; 

b) The mBJdmum floor area for any portion of a building located more 
than 35 metres above established grade along the Yonge Street 
frontage will be 880 square metres; 

c) The mlnlmJm horizontal separaUon distance between any portions of 
buildngs located more than 35 metres abow established grade 
illong the Yonge Street frontage win be 25 metres. 

6. Apartment dwelings sha!I not be permitted on the first four floors of 
buildings fronting Yonoe Street 

tv) Urban Design Principles 

In order to achieve the v.sion for the Yonge Steeles Corridor a5 a vibrant, transit 
suppor1ive and pedeslllan friendly regional cortfdor, the torowing general urbilll 
design principles wil be .idhered to: 
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General 

1. Providing for buQding helgtts 11:lat wm reinforce the locational attributes of the site 
wllhin the Yonge Steeles Corridor; 

2. Providing for densities that wm allow for a critical mass of activity on the 
site, and within the Yonge Slreeles CofTldor, !hat wid support a vibrant 
street life, mix of uses and higher-order transtt; 

3. Providing for a translaon of bulldlng heights and massing rrom lhe Yonge 
Street frontage, the loc:Jllon for lhe hlghesl bulldlng heights and mass, to 
Iha establlshed resJdenUal neighbourhood located east of Dudley 
Avenue; 

4. Al!owing for creative neldbUlly lo realize a divetSlly of architectural 
expressions Including susl~lnable elements on the site; 

5. Creating a dynamic pedestrian experience at street level; 

7. Encouraging a well Integrated urban form lncorporallng a mix of building 
forms. 

v) Loading, Servicing and Parking Polfclos 

1. Loading and servicing areas wm be localed within the Interior of the site, 
away from pub5c road frontages, and will be screened rrom public street 
view. 

2. Toe majority of pall<ing will be provided In an underground pall<ing 
structure accessed from the Private Slreet System. A limited amount of 
surface parking may be provided within the Interior of the site, away from 
publlc road fronlages, and wlU be screened from pubUc street view. 

vii) Hold provisions 

In addition lo any other applicable provisions of Section 7.3 c) !It}, a zonfng
by-law amendment lo remove Iha Hold (H) symbols from the zoning 
designations on 7089 Yonge Slreel and 11 and 15 Grandview Avenue wlll 
not be passed until lhe following condillons have been mel to the 
satisfaction or the Cily or Markham: 

• Thal reglonal servicing capacity has been allocated lo lhe residential component 
or the proposed development; 

• Execution of a Section 37 Agreement between the City and the Owner and 
payment of a Secllon 37 financial contrtbution and/or provision of In kind facllllies, 
all to the satisfaction d the Clty; 

• Execution of a site plan agreement between the Owner and the City providing 
for, among olhermalters: 
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• construction or the proposed development; 
• dedication of land f« potential road wtden!ng along Yonge Street to lhe 

sa_llsfactfon of the Region or York; 
• requl1811lents related to Toronto Transit Commission's technical review of 

the appllcatlon erd reqUlrements for TTC Interferences Warning Causes; 
• lmplementallon, If required, of traffic fnfilltatlon and mitigation measures 

within the Yonge Sleeles Corridor and surroundi,g establfshed residential 
nefghboumoods; 

• Implementation of Traffic Demand Management (TOM) initiatives; and, 
• financial contrfbuUons, If requlred, to off.site lnfraslnlcture Including a 

proporllonal share of lhe Dudley Avenue Sewer. 

4. Effect of Lifting the Hold (H) Provlslon9: 

The effect of lifting the Hold (H) Provision wlll be In accordance with the 
lmptementlng zoning by-law." 

2.0 IMPLEMENTATION AND INTERPRETATION 

The. provisions of Section 4.3.3,2 b) wUJ ~pen:ede the provisions of the 
deferred Community Amenity Alea Steeles/Yonge area polides of the Thomhlll 
Secondary Plan (PO 3·1) as they relate to these lands. 

Toe provisions of Section 4.3.3.2 b) wm be Incorporated Into the Thomhll 
Secondary Plan al such time as a statutory Secondary Plan Amendment 
incorporating the subject lan~s is prepared. 

The provlstons of the Offidat Plan, as amended, regarcfng the Implementation 
and Interpretation of the Plan wlS apply In regard to this Amendment, excepl as 
speclflcaUy provided for In lhls Amendment 

This Amendment wil be Implemented by on amendment to the Zoning By-law 
and Site Plan Approval In conformity with the provisions of this Amendmenl 
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Grandview Ave 

I I 
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Woodward Ave 

I I Q:IG1101"atlcs\Now Oporation~ Dfllclill Pl1111 .Sita Spocll c: OPAIFIG JRS 3.2\FI iURE 3.2.r 1xd 

FIGUR-E No. 3.2 
SPECIFIC SITE AND AREA POLICIES 

CITY OF MARKHAM OFFICIAL PLAN (Revised 1987) AS AMENDED 

= DOUNO/\AV OF AREA SVSJECTTO POUc11;s IN SECllON • . 3.3.2b) = LANO use OESIGIIATION: COMMERCIAL (COMMUNITY A.\IENITY AREA) 

/ 

OFFICIAL PLAN AMENDMENT No. xxx PLANNING DISTRICT No, 3 
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@}ARKHAM 
BY-LAW XXXX-XX 

A Dy-law ta am,:tul bnlns By-I""' 2lJ7,"' am•nrl.d. lo raam 108!J Yanp Strrrl 
and JI r,nd II Grarrdt,fn•,l.•m••· 

TllE COUNCIL OP me COIU'ORATION OF nt£ crrv OF MARKHAM 
HECtEBY ENACl'S AS FOLLOWS: 

1.0 Thal By-low 2237, as wended, ts hrn&y ft1111ler 11111cnd<d u ii oppl!O$ to lhe 
land, outlined on Schedule 'A' •dachc4 heretns follows: 

I. I By n:zanin& 1hc tondJ: 

Pram lllo Cammt.mil)' Commeidal [CC) and l'ourlh DC11slty Sinale 
F1mil7 RQfdonlial (R◄J Zones to Iba Comm,nlty Amcnll7 Alta I 
(Hold) [(H)CAIJ Z:.,,,,: and Open Space (01) Zana 

l.O No1wlthl&lndlns any oU,u pra~IJlons of Dy-llw lll7, u amended, to the 
conllvy, Ibo p,ovlslons In this Scdlon shall ■pply to only lhosa lands 
dcno1cd on Sehcdulo 'A' atta~d heJeto. All olhet pni~lslons of lhfs Bl" 
law, unlca si-moa1ty inodUJedlamcndcd by lhls Se(tlon. oontlnuc lo •l'Pll' 
lo tha lands subject lo lhis Scdlo,c 

l.l U11 Ddlautou 

The following dc!lnltiont apply lo 11,o llrllls oulllncd on Sc:heduto •A• 
lllachcd bcrelo, Fat Iha pu,posaofthl• B:,,J1w, where all,., ccmis have not 
been speclffctlly dcllnod w~hln 8y•lllw:Z'231, u amended, tho deliniUons of 
Oy-lcw ll-97, u amended, shall apply. 

•· "Dr+,~-71orou,lt S•Mu: Fad/Ir,,",,,. .. , I b~ltdln1 or Jlnir:lurw ot 
part lhcmlfwhcte aood• and/o, 5CIVir:u ~ olret<d to Ille public 
wilhlr, a p:ult<d or Slallonuy vdlidc bywayofa 1crvlcowlndaw or 
klosl(, wll<RI IP)Odr, money or m1terl1l1 ~ ui:haftJcd. Kiosks 
wilMn a puking pngc o, ,mooiatcd wilh I surf<1<:a pa,tciog oru m, 
no1 ~dacd to be drh,c-throuah l<l"flcc uses. 

b. "Outdoor S/ora,.• incans ■111ru ofland used In col1!und1Cll1 wl1h a 
business loe.Ced within• buitdlaa or nr~11n on lhe same tor, £or Che 
110111,p of 10ods and materials. 

•· "Outdoor DlrplllJ' """ Solu Ana" -.u outdoot open spaco area 
whore produce a, mcn:handisc is displl)'cd «rd.br 1111d aad/or ~n 
,uvm arc P')lvldcd ht ca,uundian wilh a lnislncos loca1td wid1in 11 

6111/dini or'"""""' on die 11ma lot. 

d. "U..,Jforl Unit" nlUIII II sklgl,t lnlll doslpd ID lndlldc bolh ■ llOJl• 
,aiclcnll•I and • ,alJ..ilal <ompClllaw 1h11 Is oa:uplrd by lh1 ...,,. 
ll:$ldtnt. 1hatln1 lhc ""1C prindpll ....,. ... lion a COIIOllOR corridor of ■ 
1Nlldir111, ~ only pmnldod u.a wllhln d,c non-iuldc,,llal con,pancnl of 
tl1• U.e-Wort unll ihall bo prl..tc 11'11ollut11, iu.,t,,w t1/Jl,r1, m..t,al 
~n;..-.,. _,.._, -""- .....,.,.., ...i.w.- _.....,..,,,. .,..1 ~ .,,..,., • .-. .. ;A.I 
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l.l 11•• followini: p,o•isions sl1all cp1,ly in doc Ca11uno11ii1y An>e11ity Arca 
[~Al]2onc: 

l.:2.1 0111), UJcs l'umltletl 

(I) ReJldcntlal: 
• Apartnr,n/ D,.,1/f,,r; 
• Llo,c- Wark Units; 

(ii) Non•R=idcn1i1I: 
• Prieate art gol/,ri1:1; 
• Ban9w1 Ira/It; 
• Bwlnut q//lcu; 
• Clukprivau; 
• Co,rwnerdal fitneu ccntru; 
• CommUni111:enrru; 
• DaymJrs,r/61; 
• Flnan:/al lru//111tion1; 
• Li6n,rlu 
• M,t5ca1 offit:u; 

A/o,s,,,,,u; 
• P<1-sanal ser,ico ,t,ops; 

l'lacuofamr,sW1,nt; 
• Pla«sofi,orslrip; 
• Roueotiono/ UJobllshmtnll; 
• R~poir ilWJp,; 
• Rutar,rr,nts; 
• Rlulllwanu, t&IU-out: 

11,,.u 110~1: 

Sdtoo/1, comm<1Tlal; 
• St:l,ook, priw,1,; 
• Sd1ooh, publk; 
• &,ptnr,ar/mu. 

l.l.l Zone Sland1nl1 
Tl•• followillJ spcelllc 20no Slandanls aflply: 

a) l'loor Sp••• lndu 
Tho mc,xlm1m1 Flaa,Spac• Tutltz (FSI) fot all aCthc buildinis on 
the l1nd1 dclln<1led on Schcdulc'A' 10 lhis By-low lholl not 
e..:eed l S. Nanorftlu11ndln& the lbregoln1, Ille 10101 FST ror •II 
pcm,incd ,uidcn1ial use.s coinbined mlll nol exceed 2.9~. l'ar 
the pu,poses or 1hi1 By-law, only the lollo1Vin11 lloor tre&J """ 
exemplcd from the FSI c:alc,,l1llon: • 

• Cer porkiua areas lbove and below grade; 
• Roaftop ma:hinie1I pcnlhouscs; 
• Slorago locurs localcd bi:low 11radc; 
• O■rbagc/tccycling orcu; SIOfllC lockus; loading ucas; 

ulilily, meehlnic;il, ond olccuiclll 1oomt lo011cd below 
gracla. 

A11y po11lon nr • Li-..•Wnrk unit used ror non-residential u:c, 
i h•II noc be 0:011nccd u n:1fden1i1t FST. • 

b) M.ulnium Uelaht 
1lic nw:irruun l•~•'rhl 1hr />Ml/ding$ within on areo bound<d by lho 
,..-~-- 4 ......... ..... ,_, u_.., , i.. .. .c-- IA# 1:- .. ,: •• --11,-1 •~ ,e. .. 
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lcYd. -~ 11\Ui,n■- helcbl for buildinp loc•lod outside of die 
nrca dcfinod obou shall be 230.S m&lla icodelic bciaht iba~o 
IC.> bveL I ltl&hl mall be 111tastum to: 
i) The hllhc:11 poinl of the roar st,n.ce ot lhc pnpei. 

»lid•~uls lhe an:•l<r, oh 01t1oof, 
It) Tho dedtllne of o m411S&rd roof. 
Iii) TI,o me.n lc'll:I bdwee• HYII Odd ridac or. gable, hip or 

g1111bid roof or 01het typeolpildtcd roof; 
iv} In cat oh slnlclltre wilh no roof, lhc highest poinl or uld 

struclure. 

NotwlthS111tdlft1 lhc above, an)' om11nenlal roof c:onslrlldiOII 
features includlnll towers, steeples or cupalu, il,•11 not bc 
inclu4cd in th, calcullllon of bdaht. Mcd1111ical fclluo'CI, 
lncludlne daeir suecnin1, and .ar1c1u,u conialnlna the cqulpmenl 
ntcWllr)' la conuol 111 elevalor, 1r■ pennittod ta 11"1Jccl a 
IIIIXWIUl40 ., s.o 1nt1ru ........ Iha hl;llesl paint or lhc roof 
sruf1ee, ncudles,o onho height or the buildln1. 

c} Mlnlmom Hdchl 
llte mlnimun1 /,./pt fer wlllf"II localed withi• 20 metru oflhe 
/rant ltJt II•• shill be 205 melrel ccadctlc hclJl,I above 1co l~d. 

d} Front lat ru 
, The Yonge SI- &an11go 1b1II be deaned 10 bo the/ron, lot IN. 

e} Minimum lot hDIDI" 
The mlolm11111 /o1/romos• shall be SS onetrcs. 

I) l,Dnln111m lol deplll 
The minimum lol •p1lo sltall be I 00 mcues. 

c) Mlnhnum frollt 1•rd 
The mtnlmum,+offl yard Jh■tl be 4.J metre,. For.,.....,. clarll)', 
the Ihm! y11d suU be meullfed liam thi (root ~I line as It exlslS 
at the 1lmc or~assln1 of this e,.,. ... 

b) Mlnl,.um nnnk■ceslde )'lnl (Cra11d•IC1Y A.ftauc) 
Tiia mlnimumjlanh1•1/da;,QT'd1etbacltsholl bo4., n1c1N:S. 

I) Ml1Umu111 lnttdor &Id• 71rd 
lbe111inlauun lnt<rlor JfcN.)'drr/WII boO nocllu. 

J) Mu/mun llocr ., .. 
'rbos moxl111um noor .,.. or 101 pc,,tlon or • bulldlna located 
above 230.5 mcl~ ,ca,dctic heiJht above~ level ,hall .IJa 810 
S\IWC llldlel per float. For tile pu,pcau of lhls pravbion, the 
noor .,.. ,, <l<eftlod ta Include ,11 or lho lic,rii<)nlal J)lllOO bclw<cn 
1hc exterior foca oflhe caiuior wall, oCIM bt•ildina II each Roor 
lc,..J, whclher 1111 brobn or not by el•••tor m■ftf, stolrwolls or 
similar~ In lhc lloor. 

1,1 Minimum up2r2doa dl1l•oct1 
The 111labn111n Jcpar91ion di,w,cc bclwectl panlons of btllldina, 
will, 1 heia)tt abo~ 230., ll'l•lru 1codtllc clcv:llion ol:ovo , .. 

'tcvc.l shall be 15 melra. 

I) Mlnlmun, oumber 0Clo1dlne spaces 
ibc mlnlmu,n n111nbcr orlolodlns spacu: 2 ■poa:s. 
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11) Ma&h11u111 1••rmlllod 11rojccrlo111 
NotwllhslMding lhc (01<;011111, cuclll.\clonienu 11110 dt• pem1IUed 
)'Ont 1elbacks shall be IS rouows: 

S!ruelurc: Maximum rormlllcd 
l'niledlo11 

&vu, cornices. omcuucntll or Muln1um proJecdonofO.J 
1n;laileclurll dca,eots, lighl. 1nelru illro 1hc n:q11ircd )'&rd 
fllllures, b1l11stl2des, mulllaru, selback 
wllld""' slll•.1nd bav windows 
Canopici and awnings Maliimum proj.;!1011 ofl.4 

moires ln101he ia;uf,ed yard 
sc1hock 

l.1.3 S11eelal l'nrklng Pro,i,tons 

A 1nlnlmum nu,nhe, ofporiirtf zpac:e: are r<quin:d fur all oflh• use, 
permitted u lei out below: 

U,e Mlnh1111m Parkt111 S~aca 
DHulnd 

1lporlrru,nt d~lling 1.10 parkill8 zpactz pet dtr•lll"B 
VJr// 

u,,. - Work Unit l-kln•Jnaeuncr Llvc0 Wortvm1 
Allpem,ill•dnon- I parklrtB 1pua for cve,y JO square 
rt!lldlntlaf lltt.t mctig oCnrtfloororco 

2.U S11eeid SUo P,ovlslons 
Tho ro1towin11ddlllon•I pro•i$1on1 shall applr: 

a} Apar!rrrcnt dw•lllnr shall only be pmnldcd llbova lhc fourth floor 
of a bufldin,-

b) Llw-ll'ork ,mil: •MIi only be porini!led on !he d11rd 1nd fourth 
naon oC.brrilding. 

c) Only non•tc:iidential uses sh•II be puml11cd "'' IJ,• lint ond • 
second nocn or. o,dfJi~r. • 

ii) ,\ minimum or ll of U1c Uve•Work unils shall conl•ln a non• 
rcsidcnti1l componcnL • 

o) Outdaorrloropand Outdocrdltpft1J1and,n/~1rin,nol pc1mlttcJ. 

I) Tloe ost:ib!lshmcnl of n drivc-though ,rrv/ca /ocllily auocialcd 
with any use is not permitted. 

g) Nothing In this Dy,bw sholl be io!crpr<ted 10 pn,vcnl lhc 
cons1ruc1ion of an urulr:,atwnd pariinf iarai• ror 1he purpos" 
of motor .chlclt or bicycle p,rking ond ll•rrtK• lociin on any 
FOrtlon oru,. lands identified In Swd11lc A II) rhis Oy•l&IV. 

h) l'u ZD11lng purp~•!"• ~• ~nds •~own in Schedule ',\ • 10 dols by-



J.0 IIOW> PROVISTONS 

3.1 Lacalloa ofllold (.!I) P.-orlllaa • 
TIie Hold (HJ Prorbkm is sllO'MI on Schedule A 11l ach<:d lo llois br-ln,v. 

3,1 Uses pCl"llllllcd prior lo Ibo llnf•& aCa Uold (H) Pro,,b!o■ 
In 1ddllloa to lbe u10 111d buildinp lh&I ~isled on 1hc c:rftalvo dat• of 
the ~ui•1 or !Ws By-law, dri .. Wllys, UlldUJnlllnd pstl<int pnau &lid 
the llrst ston:y •bo•D tJ,c ,indersniund plflcln1 11r11c.s •~ ptm1lllcd 
prior la the ranov:il of tho Hold (ff) provision. 

J.l Colldlttous lot ,:unnl•& Ibo Hold (11) pnn>lsloo 
ne !{old (H) Prorulon shall not be Ullod until the {0Uowin1 conditloas 
have bctn me! to th• sa11.lf1clion of the Ci,y of Markham, 

Conptcrion or a skc-1pecl!l<. Transpollallca 1mp1c1 •nd Parkin& 
Sllldy and • TninlpClflatioa DomMd M111111emenl S1Ud7 to tbe 
satlsfildlon or U1• Clcy or Mlllklwn Dlreaor or £nalnczrin1, In 
con1ullllllan l'lilh d,c Recio• olYolk; 

• 11 .. 1 Re1ianal scr,[cin1 caplldcy hu been •ll-!ed to lhe 
raidenrlal c:o,npancnl artho proposed dcvclopnicnr; 
l!x,,c,fkm or • Section 17 A&r.:ancnl bctwun Ibo City and the 
0wnu and po)'mtlll of I Secllon 37 llnanclal canlribulioll Md/at 
p,ovisiaa ofln kind raclllrics, all to the sarlsf.icllon (!rtlto Clc:r; 
~ullOfl ora tit• plaa 1.,-nent bawcul the Owner ind tho City 
pro,,ldlll1 for, UIOIII ad.., umren: 
r. c:onstn,c:tlon of th• pn,pmcd d..,.lopmeat; 

If. dodiClllon of ll&ld !or polaltl1I ,ood wld•nln11.1lane Yao1c 
Su.et to tho satl1&C1lon oCtll• llralail o(Yark; 

UL ri,,p,anenb rclot<d to TO(OR!o Tr.insie Commisslan'a 
tcchnlcol rc-,icw of the appPc:allon ""d ,equlrcmcnts for TTC 
11111:linner.s W1ndn& Cl1uas; 

Iv. lmpkncai.don. If 1<qulrc:d, of iramc 1am111don and 
1nl!lpllan JIIUIWCS wllllln lbe Yonp Sloefa Corridor and 
sun,undin& m11blbbod raldcntlll ndat,bcumaads: 

v. lmplcmenC&llon of Trame Drraand MIMl•lllMI {TDM) 
lnltllliru; ud. 

YL f,nanc:lal c:anlrlbullons, tr l'Clluln:d, 10 olf-slte 111rmwe11111 
IDOhadinl a prapo,tlonal shars oClhe Dudley Ahaue Scwot. 

l,◄ Elftc:t atlllllng th Hald {H) l'tv\'lsloa • 
Ona, the Hold (H) l'rovisian is lifted, all of Iha uses and :mnin1 
111nd1nl1 provided lbr In this By-low shall be ptnalllcd. 

-t.O The owner shall be "'lulnd 10 enter lo!c, • Sa:llan l7 AJ!"tmcrll la secure 
provision or• fin....:bl c:onlribllllon to lh• City far c:ommunh:r Cadlidcs ind 
scr,Jc:a and/or provlsfan or IIMC!nd C.c:iliria,.Jn cxchingc (or Che dcnliry and 
height ponnls,lon, SCI OIII 14 11111 By,law. 

S.O All atbct pra•bioos or 0)'-1:>W 2237, u ,mended, nal incanslslCftl wkh 1bc 
pro•lslans o(lhis b7.b,w shaU COftlinuc 10 apply. 

READ"' ARST, SECOND, AND nl!RD TlMll AND PASSED nus 
••DAYOF•u.4ou. 

PL121255 
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~RKHAM 
EXl'LAHATORY NOTE 
DY-LAWl012-XXX 
A lly-Ja,r fD amend B.r-l~w UJ1, ~s ,1ttcndcd 

Fnngian Holdln1s Lid. 
7019 Yonge Stn:ol and II ,nd U Grandview Avenue 

LANDS AWECTJ!D 
1l1i1 Oy-law appl~ 10 bnds IOQCod on th• south cut corner ofYonac Stm1 ~nd 
Grandview Avcnuo in the Tbornhlll Community, Mlrl:hom. • 

llXISTING ZONING . 
'Ille landJ 1ubject10 tbi, Oy,law 11c prcscnll)' toned Comn111n\ty Olmmcn:lal [CC) 
and Foutlh Density SlnJlc Family Rc:sicll:nrial [R4J by Oy-Jnw 2237, u amended. 

l'UlU'OSB AND EPFECT 

PL121255 

The puf1lOIO and c!Tcc:I of1his By.law Is to rc:zone lhe subjcel site to lho Communll)I 
A1ttenlly Area One [CAI] Zone lo pennlt a mixed...., hl1h deNil)I ruldcntlal tnd 
te111Vcann.,,,lal development wilh ■ mulmum hel;bt of262.5 melres above sea 
kvel (apprcidm■l<!y l I storeys) and OpenSp■cc One [OSI) to pmnll a City-ownc.d 
slnl4 park on the eastern pgrtionoftho site, The By-law .. ,, out sllo•spttHle 
pennlllcd •-mwmmn dmsll)' for roslden1!1l and no,i-rcsldcnd■l \ISCS, Ind 
n1>Xlmum Mighr, JC1bacla, Roar an:a 1111d pull.inc provldons. 

l11e ZORU\11 by,Jaw inc:orporllcs a Hold,(H) PrO\llslon lo ensun, 1h11 cct11ln 
conditions DIC fflCI bcrore developmcnl proca:ds. ll!especltlc condhiDN ro, 
1c1novlll of1he Hold (H) l'l'llvlsion u, •ct out la the By-llw and 111110 ID lhe 
followlng mailers: 

• Complctron of • she-specific Tr1nsport~1ion la,pacr and Puklns 
Study and a Tr1napot111io" Demand Manact111cru Study lo the 
satisrDCtion of tho City of Mlllkham Dlrcclor of Eog]accrln1, In 
consullalion wilh lhe ~1lon of York; • 

• That rea 'ond mvicinc capsch:y hu been illOC111t:d ID Ilic mlden1l1l 
e.,mponcnl ofLh• proposed developmcnl; 

• ~udon ora Section 37 AgrctlllCnl bctwecn tho City and IIIC Owner 
Md paymont or a Section 37 ftAanClal contribution enrl/or provision 
11£ in kind facililics, 3ll lo the sotislhcllon of 111< City. Exea!IIOI\ or• 
1!10 plan ,.,..,,. .. , bclwem th■ Owner IAd die City ptevldl"I lbr, 11non1 

oilier'"'"""' -
l. r:otuUUcllonoflh• p111..,...Sdcvelopmtn1; 
Ii. d<dlullon ofland lllf,potentlal n,&d wlda,lngalong Yo,,gt S111:t1 to 

Ibo 1allsft:1lo1u1fthe ~,1on of Yark; 
iii. rtqoitrmenCs rclaccd to To,01110 T11nsll Cammisahln's ~nlcol 

review or lhc ,ppllcaUon and Rl!"lll:mcm> tor ITC lntcrf......,.. 
Wamll'ol Cl.....s; 

Iv. lmplco,enullloo, If r<qultcd, or tml!k lnfiU111lon Ind "'hig11lon 
mtUIRS wiU~n 11,o Yonce Slctles CQ1fldor and sunow>dlng 
e,toblish<,l n:sldential nd1it,olllhoods; 

v, ' l1•plen,...Wior, orTraf!ic Demand Mu,118oment (TCM) lnltllllvcs; 
lllld, 

vi, r,,.,nc1a1 <01111lbUClcm. tr "'t"ir,d, to off-tile lofm1n;.tlur• 
lncludlngaproponlo011! .tmre or1hc Dudll)'AVenuc Sewu. 
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Appendix 'B' ~ A /Ji>i /t~ 
A/167/15 

STAFF RECOMMENDED CONDITIONS OF APPROVAL: 

1. The building height shall not exceed half the horizontal distance from the east side of the 
Dudley Avenue right-of-way; 

2. The podium design and height shall be to the satisfaction of the Director of Planning and 
Urban Design or designate; 

3. The Site Plan and Elevations be endorsed in principle by Development Services 
Committee; 

4. The Site Plan and elevations be endorsed by the Director of Planning and Urban Design 
or designate; ' 

5. The maximum floor area for any portion of a building located more than 35 metres above 
established grade along the Yonge Street frontage shall be 800 square metres. For the 
purpose of this provision, the floor area is deemed to include all the horizontal space 
between the exterior faces of the exterior walls of the building at each floor level, 
whether it is broken or not by elevator shafts, stairwells or similar breaks in the floor; 

6. Submission of a Wind Study to protect at grade wind current conditions to the 
satisfaction of the Director of Planning and Urban Design or designate; 

7. Submission of a Shadow Study to the satisfaction of the Director of Planning and Urban 
Design or designate; and, 

8. Submission of a Comprehensive Block Plan to the satisfaction of the Director of Planning 
and Urban Design or designate which includes the parcels of land abutting to the south. 

PREPARED BY: 

Rick Cefaratti, MCIP, RPP, Planner II, West District 



Committee of Adjustment Resolution 

File Number: A/167/15 
Hearing Date: Wednesday, February 10, 2016 
Owner(s): Yonge Grandview Corporation (Pouyan Safapour) 
Agent: Bousfields Inc. (Mike Dror) 
Property Address: 7089 Yonge Street, 11 and 15 Grandview Ave, Thornhill 
Legal Description: PLAN 2446 PART BLK A 
Zoning: By-law 2237, as amended, 01 - OPEN SPACE 
(H)CA1 - COMMUNITY AMENITY AREA ONE 
Official Plan: Urban Residential 
Ward: 1 
Last Date of Appeal: Tuesday, March 1, 2016 

Moved by 

Secondedby;JR-~ 

0' Arun Prasad 

U1 Michael Visconti :?f1_ '1/7 _ 
.....;>' 

liZI Gary Mulleli 

[a' Jeamle Reingold 

~ Tom Gutfreund 

G' Gregory Knight 

THAT Application No. A/167/15, subm· ed by Yonge Grandview Corporation (Pouyan Safapour) 
owner(s) of 7089 Yonge Street Ttiomhill, PLAN 2446 PART BLK A, requesting relief from the 
requirements of By-law No. 2237, as amended, to permit the following: 

Site Specific Bv-law 2013-56. Section 2.2.2 b): to permit a maximum geodetic building height 
above sea level of 283.415 metres; whereas, the By-law permits a maximum geodetic building 
height above sea level of 262.5 metres. 

as it relates to a proposed new 25-storey mixed use building. 

The variance request be approved for the _following reasons: 

(a) In the opinion of the Committee, the general Intent and purpose of the By-law will be 
maintained; 

(b) In the opinion of the Committee, the general intent and purpose of the Official Plan will 
be maintained; 

(c) In the opinion of the Committee, the granting of the variance is desirable for the 
appropriate development of the lot; 

... Page 2 
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Page 2. 

(d) In the opinion of the Committee, the requested variance is minor in nature. 

Subject to the following conditions: 

1. The building height shall not exceed half the horizontal distance from the east side of the 
Dudley Avenue right-of-way; 

2. The podium design and height shall be to the satisfaction of the Director of Planning and 
Urban Design or designate; 

3. The Site Plan and Elevations be endorsed in principle by Development Services 
Committee; 

4. The Site Plan and elevations be endorsed by the Director of Planning and Urban Design 
or designate; 

5. The maximum floor area for any portion of a building located more than 35 metres above 
established grade along the Yonge Street frontage shall be 81 O square metres. For the 
purpose of this provision, the floor area Is deemed to include all the horizontal space 
between the exterior faces of the exterior walls of the building at each floor level, 
whether it is broken or not by elevator shafts, stairwells or similar breaks in the floor; 

6. Submission of a Wind Study to protect at grade wind current conditions to the 
satisfaction of the Director of Planning and Urban Design or designate; 

7. Submission of a Shadow Study to the satisfaction of the Director of Planning and Urban 
Design or designate: and, 

8. Submission of a Comprehensive Block Plan to the satisfaction of the Director of Planning 
and Urban Design or designate which includes the parcels of land abutting to the south. 

Resolution Carried 

SPECIAL NOTE TO OWNERS AND AGENTS: It is the responsibility of the owner and/or 
agent to ensure that all conditions of approval are met through the respective 
departments noted therein. Failure to do so may result In additional approvals being 
required. 
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APPENDIX "E" 
CONDITIONS TO BE ATTACHED TO ANY APPROVAL OF FILE A/105/18 

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 dated June 21, 2018, that 
said plan demonstrates compliance with the Parking Standards By-law with respect to the 
minimum amount of accessible parking spaces (5 percent), and that the Secretary
Treasurer receive written confirmation from the Director of Planning and Urban Design or 
designate that this condition has been fulfilled to his or her satisfaction; and, 

3. That only one (1) Guest Suite be permitted on the 3rd or 4th Floors of the proposed 
building. 

CONDITIONS PREPARED BY: 

• 

6 
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