
 

Town of Aurora 
Committee of Adjustment 

Meeting Agenda 

July 9, 2020 
7 p.m., Electronic Meeting  

1. Approval of the Agenda 

Recommended: 

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

2. Declarations of Pecuniary Interest and General Nature Thereof 

3. Adoption of the Minutes 

Committee of Adjustment Minutes of June 18, 2020 
Meeting Number 20-04 

Recommended: 

That the Committee of Adjustment Minutes from Meeting Number 20-04 be 
adopted as printed and circulated. 

4. Presentation of Applications 

1. MV-2020-12 – Thompson Funeral Home – 530 Industrial Parkway South 
2. C-2020-02 – Allan – 2 Willow Farm Lane 
3. C-2020-03 – Allan – 2 Willow Farm Lane  
4.  MV-2019-16 – Aurora Investments Inc. – 145 & 155 Industrial Parkway S 
5.  MV-2019-17 – Aurora Investments Inc. – 145 & 155 Industrial Parkway S 
6.  C-2019-08 – Aurora Investments Inc. – 145 & 155 Industrial Parkway S 
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7. C-2019-10 – Aurora Investments Inc. – 145 & 155 Industrial Parkway S
8. C-2019-13 – Aurora Investments Inc. – 145 & 155 Industrial Parkway S

5. New Business

6. Adjournment



 

 

 COMMITTEE OF ADJUSTMENT STAFF REPORT
DATE: July 2, 2020 
 
FROM: Matthew Peverini, Planner, Planning and Development Services 
 
RE: Minor Variance Application 
 Thompson Funeral Home 
 530 Industrial Parkway South 
 CON 1 PT LOT 76 and PT RD ALLOW RP 65R27605 PARTS 1, 3 & 5 
 File: MV-2020-12 
                 

 
1. APPLICATION  

 

The applicant is requesting the following relief from the requirements of the Town of 
Aurora Comprehensive Zoning By-law 6000-17, as amended, to facilitate a one storey 
addition to the existing Funeral Home on the subject lands: 
 

(a) Section 24.329.2 of the Zoning By-law requires a minimum front yard – main 
building setback of 7.5 metres. The applicant is proposing an addition to the 
existing building with a 5.4 metre setback to the front yard – main building; 
 

(b) Section 24.329.2 of the Zoning By-law requires a minimum side yard – main 
building setback of 19.0 metres. The applicant is proposing an addition to the 
existing building with a 9.6 metre setback to the side yard – main building; and, 
 

(c) Section 5.7 of the Zoning By-law requires a minimum of 3 bicycle parking 
spaces. The applicant is proposing 0 bicycle parking spaces. 

 
2. BACKGROUND 
 
Subject Property and Area Context 
 
The subject property is municipally known as 530 Industrial Parkway South, and is 
located on the north side of Industrial Parkway South, east of Yonge Street. The subject 
property is irregular in shape, with an approximate area of 0.473 hectares (1.17 acres), 
and an approximate frontage of 72.7 metres (238.7 feet).  
 
The property is currently occupied by a one-storey building (Thompson Funeral Home), 
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surface parking and mature vegetation. Surrounding land uses include: a Metrolinx rail 
line, and automobile dealerships to the north; a dentist office, and the Aurora Soccer 
Club / Highland Park to the east; the Aurora Chamber of Commerce and Estate 
Residential dwellings to the south; and, Yonge Street right-of-way (which contains 
mature vegetation), residential, and commercial uses to the west. 
 
Proposal 
 
The applicant is proposing a one-storey addition (ground floor and basement) at the west 
side of the existing building (See Appendix ‘B’). The proposed gross floor area (GFA) of the 
addition is approximately 149 square metres (1604 square feet). Growing business needs 
are cited as the reason for the proposed expansion. 
 
Official Plan 
 
The Town’s Official Plan designates the subject lands as “Existing Commercial” on 
Schedule ‘A’ Structure Plan, “Commercial Special” on Schedule ‘C’ Commercial 
Centres, and “Site Specific Policy Area 33” (SSPA 33) on Schedule ‘H’ Site Specific 
Policy Areas. This SSPA permits “Funeral Home” and “Business/professional Offices”, 
and sets out policies pertaining to urban design and the requirement for Site Plan 
Control for proposed development, the requirement for adequate parking, and means of 
access to the lands.  
 
Section 14.0 of the Town’s Official Plan sets out objectives and policies to provide for 
sustainable infrastructure. This includes promoting active transportation and multi-modal 
access (such as cycling) throughout the community, and encouraging an active, healthy 
lifestyle for the citizens of Aurora. Additionally, Schedule ‘K’ Trail Network Concept 
identifies a “Future Boulevard Multi-Use Path” along Industrial Parkway South which 
connects southward along Yonge Street 
 
Schedule ‘B’ to the Official Plan identifies that the subject lands are located within the 
Oak Ridges Moraine, and are therefore subject to OPA 48, and the Oak Ridges Moraine 
Conservation Plan (ORMCP). The subject lands are located within a “Settlement Area”, 
which is an area designated for development of a range of uses. 
 
Zoning 
 
The subject lands are zoned “Community Commercial C4(329) Exception Zone” by the 
Town of Aurora Zoning By-law 6000-17, as amended. This zone permits a “Funeral 
Parlour” as the sole use on the subject lands, and sets out site-specific zone 
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requirements for lot area, lot frontage, setbacks, and building height.  
Preliminary Zoning Review 
 
A Preliminary Zoning Review was completed by the Building Division on June 17, 2020.  
The requested minor variances have been confirmed based on the review. 
 
3. REVIEW & COMMENTS 
 
The minor variance application was circulated to Town divisions and applicable external 
agencies for review and comment. Planning Division, and other Department/Agency 
comments are provided below.  
 
Planning Division 
 

a) Proposed variances (a) and (b) meet the general intent of the Official Plan 
 
Front and Side Yard Setbacks  
 
The Official Plan SSPA 33 policies provide that the siting of buildings on the lands 
shall take into consideration the existing active rail line abutting the north limits of the 
property, and that a high standard of design (building design, landscaping, lighting, 
and vehicular and pedestrian access) shall be required and implemented through the 
site plan approval process. Development shall be accomplished in a manner that 
minimizes grade alteration to the extent possible.  
 
The proposed addition maintains the required setback to the adjacent rail line (as 
confirmed by Metrolinx comments), and remains in line with the existing front and 
rear walls of the existing building. The proposed reduction in front yard setback is 
largely a result of an irregular front lot line.  
 
The portion of Yonge Street adjacent to the subject property is under Regional 
jurisdiction, and has a planned right-of-way of 30 metres which protects for future 
road expansion. A 9.6 metre exterior side yard setback plus any future boulevard 
associated with a future road expansion will provide ample separation distance 
between the building and the Yonge right-of-way. Additionally, the Region of York 
has provided that they have no objection to the proposed variances. 

 
A future site plan control application will be required to review matters such as 
building design, landscaping, pedestrian accessibility, grading, etc. and to ensure 
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development is consistent with all Town policies and standards. As such, Staff are of 
the opinion that variances (a) and (b) maintain the general intent of the Official Plan. 
Bicycle Parking 

The applicant is proposing no bicycle parking spaces, which does not contribute to 
achieving the active transportation goals of the Official Plan. Therefore staff are of 
the opinion that proposed variance (c) does not maintain the general intent of the 
Official Plan. 

b) Proposed variances (a) and (b) meet the general intent of the Zoning By-law

Front and Side Yard Setbacks

The intent of setbacks for buildings to lot lines are to ensure there is adequate space 
to access yards around a building, to provide for adequate buffers to adjacent uses, 
and to allow for an appropriate level of urban design. In addition to the required site 
specific setbacks in the Zoning By-law for front and side yard setbacks (7.5 metre 
front yard and 19 metre side yard), the subject lands are further constrained by a 
setback to the abutting rail line to the north. The site-specific side yard setback 
considers the existing building location and grading at the west limits of the property.

Due to site grading and setback constraints, any expansion to the existing building would 
have to occur within the westerly side yard, front yard, or in a portion of the existing 
parking area. The applicant is proposing a 6.1 metre extension off of the existing building 
into the westerly side yard and front yard. The limits of the proposed expansion appear to 
be cognizant of adjacent grades, and only a portion of the extension will encroach into 
the front yard. The proposed setbacks will still allow for adequate buffering, design and 
landscaping opportunities; and maintain the required building setback to the rail line, and 
ensure there are no impacts on the Yonge Street right-of-way. Both Metrolinx and the 
Region of York have provided they have no objections to the proposed variances.

As such, staff are of the opinion that variances (a) and (b) meet the general intent of the 
Zoning By-law. Staff recommend that approval of variances (a) and (b), be subject to a 
condition that the proposed expansion be in substantial conformity with the Conceptual 
Site Plan submitted with the application (attached as Appendix ‘B’).

Bicycle Parking
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Bicycle parking standards are applied to Commercial, Employment, Institutional, and 
Apartment Residential zones in the Town, to promote active and multi-modal 
transportation.  
 
The applicant is proposing no bicycle parking spaces whereas the By-law requires 3. 
The proposed variance does not encourage active transportation, or provide the 
opportunity for workers or residents to reach this destination by cycling. Therefore, 
staff are of the opinion that variance (c) does not maintain the general intent of the 
Zoning By-law. 

 
c) Variances (a) and (b) are considered desirable for the appropriate development of 

the lot 
 

Front and Side Yard Setbacks 
 
The applicant has indicated that the proposed building addition will assist in meeting 
the requirements of the Funeral Home industry standards, and will provide additional 
space to meet the needs of a growing client base. The applicant is maintaining the 
required setback to the rail line, sufficient front and side yards for landscaping and 
urban design purposes, and an appropriate side yard setback for the possible future 
Yonge Street road widening.  
 
As such, staff are of the opinion that variances (a) and (b) are considered desirable 
for the appropriate development of the lot. 
 
Bicycle Parking 

 
A future Multi-use path is identified along Industrial Parkway South and the Zoning 
by-law requires bicycle parking spaces for commercial use. While a Funeral Home 
may not necessarily yield a high volume of cyclists, the Town seeks to provide 
opportunities for active and multi-modal transportation.  
 
It is the opinion of staff that the requirement for 3 bicycle parking spaces can easily 
be accommodated on site while not adversely affect overall site design, and 
encouraging workers and residents to cycle to their destination rather than rely on a 
personal automobile. Therefore, staff are of the opinion that variance (c) is not 
considered desirable for the appropriate development of the lot. 

 
d) Proposed variances (a) and (b) are considered minor in nature  

Front and Side Yard Setbacks 



 
 
 

6 

 

 
The existing building and proposed addition respects the required setback to the 
abutting rail line, maintains sufficient yard area for landscaping and urban design 
measures, and does not negatively impact the potential for a future widening of 
Yonge Street. Future site plan control will ensure that development is consistent with 
Official Plan policies and Town standards. Additionally, parking requirements remain 
satisfied per the Town’s Zoning By-law standards. 
 
As such, staff are of the opinion that variances (a) and (b) are minor in nature. 
 
Bicycle Parking 
 
While staff understand that a funeral home use does not typically generate a high 
volume of bicycle traffic, no consideration is given to accommodating bicycle parking 
on site. Should an employee of the workplace, or a nearby resident elect to cycle to 
this destination, there is no option to store their bicycle. It is the opinion of staff that 
the requirement of 3 bicycle parking spaces is not onerous, and can be easily 
accommodated on site. 
 
Therefore, staff are of the opinion that proposed variance (c) is not minor in nature. 

 
Other Departments  
 

Department / 
Commenting Agency Comments Provided 

Building Division A Preliminary Zoning Review was completed. 

Operational Services 
Division 

Trees situated on the property/property line may be impacted 
by excavation or disturbance due to construction. This may 
result in irreparable damage to the root systems and/or canopy 
to one or more of these trees. Furthermore, it may be 
necessary to remove some trees for the proposed construction.  
 
In view of the above staff recommend that the Committee 
impose Conditions 2 (a) to (f) (inclusive) as outlined in 
Appendix ‘A’ to this report.   

Engineering Division No objections with the proposed application. 
Accessibility Advisory  No concerns with the proposed application. 
Central York Fire  No comments received at the time of writing this report. 
Legal Services No concerns with the proposed application. 
York Region No concerns with the proposed application. 
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Department / 
Commenting Agency Comments Provided 

Alectra Utilities No objection to the approval of the application. 

Metrolinx 

Given that there is an elevation difference between the rail 
corridor and the site (rail corridor is lower than site) and the 
proposed expansion will not move the building closer to the 
railway corridor, and the existing building setback from rail 
corridor will be maintained, we have no objection to the 
proposed development.  
 
I recommend that the proponent engage a qualified consultant 
to prepare a noise and vibration study, to be submitted for 
review and satisfaction of Metrolinx. 

 
Prior to the issuance of Site Plan Approval, the Owner shall 
grant Metrolinx an Environmental Easement for operational 
emissions, registered on title in favour of Metrolinx 

 
Public Correspondence 
 
Written submissions were not received at the time of writing of this report. Should 
written submissions be received after the writing of this report, the Secretary Treasurer 
will provide the submission(s) to Committee members at the meeting. 
 
4. CONCLUSION 

 
Planning staff have reviewed minor variance application MV-2020-12 with respect to Section 
45(1) of the Planning Act, and are of the opinion that the requested variances (a) and (b) 
pertaining to front and side yard setbacks meets the four tests of the Planning Act; while 
requested variance (c) does not meet any of the four tests. Please refer to Appendix ‘A’ for 
the recommended conditions of approval for the requested variances. 
 
5. ATTACHMENTS 
 
Appendix ‘A’ – Recommended Conditions of Approval  
Appendix ‘B’ – Conceptual Site Plan 
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Appendix ‘A’ – Recommended Conditions of Approval 
 
The following conditions are required to be satisfied should application MV-2020-12 be 
approved by the Committee of Adjustment: 
 

1. That the proposed development be in substantial conformity with the Conceptual Site 
Plan attached as Appendix ‘B’ to this Staff Report and received by the Town of 
Aurora on June 17, 2020, to the satisfaction of the Director of Planning and 
Development Services; 
 

2. That the owner enter into a Site Plan Agreement, to the satisfaction of the 
Director of Planning and Development Services that addresses (but is not limited 
to) the following matters: 
 

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

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

 
c. The owner may be required to provide vegetation compensation and a 

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

 
d. The owner shall agree to comply with the Aurora Tree Permit By-law # 

5850 -16 prior to the removal of any trees on the property; 
 

e. The owner shall agree to provide financial securities based on the total 
value of the Tree Compensation evaluation and all Arboriculture works as 
defined by the Town and the Owners Arborist/ Forester. To the 
satisfaction of the Director of Parks and Recreation; 

 
f. All of the above shall be included as terms and conditions in a Letter of 

Undertaking with the Town of Aurora to guarantee compliance with the 
Conditions of Approval and all related site works;  

 
g. That the proponent engage a qualified consultant to prepare a noise and 

vibration study, to be submitted for review and satisfaction of Metrolinx; and, 
 

h. Prior to the issuance of Site Plan Approval, the Owner shall grant Metrolinx an 
Environmental Easement for operational emissions, registered on title in 
favour of Metrolinx. 
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 530 INDUSTRIAL PARKWAY SOUTH, AURORA, ONTARIO

SITE PLAN

4 480, CÔTE-DE-LIESSE, SUITE 305, MONT-ROYAL, QC, H4N 2R1 T. 514 735 5661 F. 514 733 4242 E. info@zzarch.com

SCOPE OF WORK
THIS PROJECT CONSISTS OF A PROPOSED EXPANSION TO AN EXISTING
FUNERAL HOME FACILITY.  THE EXPANSION WILL BE LIMITED TO THE WEST
FACADE WITH A GROUND FLOOR AREA OF 149 m².  THE ADDITIONAL GROUND
FLOOR AREA WILL BE INTEGRATED WITH EXISTING USAGE SUCH AS
VISITATION AND RECEPTION ROOMS.  THE BASEMENT AREA WILL BE
OCCUPED FOR ANCILLARY SERVICES SUCH AS OFFICE, CAFETERIA AND
STAFF ROOMS.

STATISTICS
LOT AREA : 4 731 m²  (50 924 ft²)

EXISTING GROUND FLOOR AREA :    696 m²    (7 492 ft²)
GROUND FLOOR EXPANSION AREA :    149 m²    (1 604 ft²)
BASEMENT EXPANSION AREA:    149 m²    (1 604 ft²)
TOTAL:    994 m²  (10 700 ft²)

CHAPEL: 130 SEATS

EXISTING PARKING : 53 SPACES
ADDITIONAL PARKING REQUIRED : 2  SPACES
TOTAL 55 SPACES

REVISION DATE: 17.06.2020
PRELIMINARY ZONING REVIEW

APPENDIX 'B' - CONCEPTUAL SITE PLAN
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COMMITTEE OF ADJUSTMENT STAFF REPORT 
DATE: July 2, 2020 
 
FROM:  Anna Henriques, Senior Planner, Development 
 
RE:  Applications for Consent 
  Jeffrey and Karin Allan 
  2 Willow Farm Lane 

Lot 86, 65M-2685 
  Files: C-2020-02 & C-2020-03 
 

APPLICATION 
 
The applicant is seeking provisional consent to facilitate the development of a new single 
detached dwelling fronting onto Willow Farm Lane.  The purpose of the proposed consent 
applications is to: 
 

 Create one (1) new lot fronting onto Willow Farm Lane (severed lot). The retained lot 
will front onto St. John’s Sideroad (C-2020-02) 

 
 Establish a 6.0 metre wide servicing easement on the severed lot in favour of the 

retained lot (C-2020-03) 
 
BACKGROUND 
 
Subject Property and Area Context 
 
The subject property, municipally known as 2 Willow Farm Lane, is located on the south-
west corner of St. John’s Sideroad West and Willow Farm Lane. The subject property has 

an area of approximately 1.0 hectares (2.5 acres) and is a corner lot with approximately 
100 metres (328 feet) of frontage on St. John’s Sideroad and approximately 43.41 metres 

(142 ft) of frontage on Willow Farm Lane.  The property contains a single detached 
dwelling, a pool, shed and mature vegetation surrounding the existing dwelling and 
generally around the perimeter of the property including along the north property line 
abutting St. John’s Sideroad. 
 
Surrounding land uses generally consist of single detached homes to the south, east and 
west and rural residential to the north, across St. John’s Sideroad. 
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Proposal 
 
The applicant is proposing to: 
 

 Sever the subject lands to create 1 new lot with frontage and access from Willow 
Farm Lane.  The proposed new lot will accommodate a new single detached 
dwelling. The retained lot will have frontage and access from St. John’s 
Sideroad and contains an existing single detached dwelling (Appendix ‘B’) 

 
 Establish a service easement generally along the south lot line for the proposed 

severed lot (Appendix ‘B’).  The purpose of this service easement is to facilitate 
the extension of municipal water and sanitary service to the existing dwelling on 
the retained lot.   

 
Details of the proposed severance application (C-2020-02) are outlined below: 
 

 
Proposed Severed Lot 

(easterly lot fronting onto Willow 
Farm Lane) 

Proposed Retained Lot 
(westerly lot fronting onto St. 

John’s Sideroad) 
Lot Area  0.4 acres 

(1656.1 m2) 
2.08 acres  

(8446.67 m2) 
Lot Frontage  22 m  

(72 ft)  
72 m  

(236 ft) 
 
Related Applications 
 
In February 2020, Town Council approved a zoning by-law amendment to facilitate the 
proposed severance which will accommodate a new single detached dwelling.  The 
amendment rezoned a portion of the subject lands from ‘ER-Estate Residential Exception 
Zone (73)’ to ‘R2-Detached Second Density Residential Exception Zone (74)’ which is 
consist with the zoning of adjacent lands to the south and east.  Concurrent with approval 
of the zoning amendment, Council also approved the allocation of water and sewage 
capacity to service one single detached dwelling to be accommodated through a future lot 
severance. 
 
Official Plan 
 
The subject property is primarily designated ‘Estate Residential’ in the Town’s Official 
Plan.  A smaller portion of the subject lands is designated ‘Stable Neighbourhoods’. The 
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general intent of the ‘Stable Neighbouhoods’ designation is to ensure that new 
development is compatible with the surrounding area while also allowing these areas to 
evolve and enhance over time. Both the ‘Estate Residential’ and ‘Stable Neighbourhoods’ 
designations permit single detached dwellings. 
 
Zoning 
 
The subject lands are primarily zoned ‘ER-Estate Residential Exception Zone (73)’ which 
represents the zoning of the proposed retained lot.  The balance of the subject lands are 
zoned ‘R2-Detached Second Density Residential Exception Zone (74)’ which represents 
the zoning for the proposed severed lot.  Single detached dwellings are permitted in both 
zones, subject to specific development standards.  
 
Preliminary Zoning Review 
 
A Preliminary Zoning Review was undertaken prior to submission of the subject 
applications, and it was confirmed that the proposed severance application will not result 
in any zoning non-compliance for the proposed retained and severed lots.  
  
REVIEW & COMMENTS 
 
Planning Comments 
 
When considering an application for consent to sever lands, regard shall be had to the 
criteria of Section 51 (24) of the Planning Act.  This includes, amongst other things: 
 

 Matters of Provincial Interest 
 Conformity with the Official Plan and adjacent plans of subdivision  
 Suitability of the land for the purpose in which it is to be subdivided 
 The dimension and shape of the proposed lots 
 Adequacy of utilities and municipal services 
 Number and adequacy of highways 

 
Staff consider the proposed severance application to create one new lot (C-2020-02) to be 
suitable and appropriate as it is consistent with matters of provincial interest and relevant 
Official Plan policies.  Additionally, the proposed severed and retained lots are of a size and 
shape that is consistent with the existing lot fabric to the east and south and it has been 
demonstrated that a new single detached dwelling can be accommodated on the proposed 
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severed lot, consistent with zoning regulations that apply to the subject lands and the lands to 
the east and south.   
 
Adequate municipal services will be provided pursuant to Council’s approval of servicing  
allocation for the proposed severed lot which will accommodate a future singled detached 
dwelling.  Other service related matters are anticipated to be addressed via the proposed 
servicing easement on the proposed severed lot which will be in favour of the retained lot (C-
2020-03).  Staff consider the proposed easement to be appropriate to facilitate the proposed 
development of the lands and do not anticipate any negative impacts.  Staff note that the 
precise location of the service easement is to be finalized after further investigation, as per 
Town of Aurora Engineering comments and conditions. 
 
Adequate access for the proposed severed lot will be provide via Willow Farm Lane.  The 
proposed retained lot will have access off of St. John’s Sideroad which is under the jurisdiction 
of the Region of York.  The Region has indicated they are generally satisfied with the proposed 
applications, subject to conditions of approval (Appendix ‘A’).  Staff note, there is a 0.3 meter 
reserve along St. John’s Sideroad that will need to be lifted, by by-law, to provide access onto 
St. John’s Sideroad for the proposed retained lot. 
 
Town approval will be required prior to any tree removal on the subject lands.   
 
Cash-in-Lieu of Parkland will be required for the proposed new lot and is payable prior 
to building permit issuance. 
 
ADDITIONAL COMMENTS 
 

Department / Agency Comments Provided 
Engineering Services Reviewed the application and have no concerns, 

subject to the conditions outlined in Appendix ‘A’. 
Building Division Preliminary Zoning Review conducted. No comments 

provided specifically on the application at the time of 
writing of this report. 

Operational Services   There are trees situated on the subject property 
and/or property line may be impacted by future 
construction if the severance is approved. This may 
result in irreparable damage to the root systems 
and/or canopy to one or more of these trees. 
Furthermore, it may be necessary to remove some 
trees for the proposed construction. 
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We have reviewed the documentation for the property 
associated with the above noted application and 
provide the recommended conditions in the event the 
application is approved. See Appendix ‘A’ 
 

Accessibility  No comments or objections 
Transportation  No comments or objections 
Central York Fire Services No comments provided at the time of writing of this 

report. 
Legal Services The Town is the owner of the 0.3m Reserve Block 98, 

Plan 65M-2685 along St. John’s Sdrd, any driveway 
access from the property to St. John’s Sdrd will 
require the Town’s enactment of a by-law to dedicate 
a portion of this reserve as public highway to be 
registered on title. 
 
The following is registered on title: 
 Subdivision Agreement (Restrictive Covenant in 

favour of the Town as per Schedule F, 1.6) 
 Restrictive Covenant in favour of the Town and 

every owner in the subdivision (no tree removal in 
the 0-6 Open space exception zone as per 
Subdivision Agreement)  

 Restrictive Covenant (Private); and 
 Private sewer easement (in favour of Lot 87, 65M-

2685). 
The Regional Municipality of 
York 

The Region has no objection to the consent application 
subject to conditions provided in Appendix ‘A’  

Lake Simcoe Region 
Conservation Authority 

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

 
Public Correspondence 
 
As of July 2, 2020, the Town is in receipt of one letter in support of the proposed consent 
applications.  The letter of support was submitted by a property owner in the immediate 
area of the subject lands. Should any additional written submissions be received after the 
writing of this report, the Secretary Treasurer will provide the submission(s) to Committee 
members at the meeting.  
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CONCLUSION 
 
Staff have reviewed the proposed applications within the context of the criteria in 
section 51 (24) of the Planning Act and are satisfied with the proposed consent 
applications.   
 
Based on the aforementioned, Staff have no objection to the approval of the Consent 
applications File No. C-2020-02 and C-2020-03, subject to the conditions attached 
(Appendix ‘A’). 
 
ATTACHMENTS: 
 
Appendix ‘A’ – Conditions of Approval 
Appendix ‘B’ – Severance Sketch 
Appendix ‘C’ – Region of York letter dated June 26, 2020, from Gabrielle Hurst 
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APPENDIX ‘A’ – Conditions of Approval  
 

1. Payment of any outstanding property taxes owing to date for the subject properties 
and that the Secretary Treasurer receive written confirmation that this condition has 
been fulfilled. 
 

2. Submission to the Secretary-Treasurer of four (4) white prints of a Reference Plan, for 
review, showing the subject land which conforms substantially to the application form 
and sketch as submitted with this application. One copy of the deposited reference 
plan must be submitted prior to the issuance of the Certificate of Official. Please note, 
if the transaction in respect of which the consent was given is not carried out within the 
two-year period following issuance of the Certificate of Official, the consent effectively 
will lapse [Planning Act, R.S.O. 1990, c.P.13, as amended, s. 53 (43)]  
 

3. Submission to the Secretary-Treasurer of the required draft transfers to effect the 
severance applied for under Files C-2020-02 and C-2020-03 in duplicate, conveying 
the subject lands, and issuance by the Secretary Treasurer of the certificate required 
under subsection 53(42) of the Planning Act. 

 
4. That the following conditions be satisfied to the satisfaction of the Director of 

Operations including as terms and conditions in a Letter of Undertaking with the 
Town of Aurora to guarantee compliance with the Conditions of Approval and all 
related site works: 
 

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

 

In addition the report shall include a schedule of monitoring the ongoing 
site work through a series of scheduled site visits by the Arborist / 
Forester during and post construction to ensure the vegetation 
preservation measures remain in compliance throughout the project, 
each site visit to be documented and any resulting action items required 
by the Arborist /Forester shall be implemented and confirmed on site 
forthwith by the Arborist /Forester following each visit. 
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b. The owner may be required to provide vegetation compensation and a 
replanting plan in accordance with the Town of Aurora TREE 
REMOVAL/PRUNING AND COMPENSATION POLICY to the satisfaction 
of the Director of Operational Services as compensation for trees removed 
to facilitate construction. Compensation planting shall be completed prior 
to release of the financial securities.  

 

c. The owner shall agree to comply with the Aurora Tree Permit By-law # 
5850 -16 prior to the removal of any trees on the property.  

 

d. The owner shall agree to provide financial securities based on the total 
value of the Tree Compensation evaluation and all Arboriculture works as 
defined by the Town and the Owners Arborist/ Forester. To the 
satisfaction of the Director of Parks and Recreation. 

 

5. The applicant provide to the Secretary-Treasurer, confirmation, in writing, from 
the Director of Planning & Development Services indicating that satisfactory 
arrangements have been made with respect to payment of all applicable charges 
and fees in relation to municipal service connections and disconnection as 
applicable.  

 

6. The applicant provide to the Secretary-Treasurer, confirmation, in writing, from 
the Director of Planning & Development Services indicating that satisfactory 
arrangements have been made with respect to the installation of water meter(s) 
and municipal service connections to render the retained and severed lots 
independently serviced. Any new services required within the Town’s right-of-way 
shall be done by the Town at the owner’s cost. The Owner will verify the existing 
services location and provide drawings showing location and elevation of existing 
and new service connections for review and approval of Planning & Development 
Services.  

 

7. From the attached sketch showing the approximate location of the existing 
services, it looks that the portions of the existing private sanitary and/or water 
service coming from Willow Farm Lane to the proposed retained lot are located 
beyond the proposed 6.0m easement within proposed severed lot and as such 
they may fall under the proposed building footprint of the severed lot. As such, 
the proposed easement width and building footprint may need to be revised or 
the above noted existing private services would need to be relocated to fit them 



 

100 John West Way 
Box 1000 
Aurora, Ontario 
L4G 6J1 
Phone: 905-727-3123 ext. 4389  
Email: ahenriques@aurora.ca 
www.aurora.ca 

Town of Aurora 

 Planning and Development Services 

 
 

within proposed 6.0 m easement. The applicant is required to investigate and 
confirm the location of the existing private services and make necessary changes 
as required as mentioned above, to the satisfaction of the Director of Planning 
and Development Services. 

 

8. The as built drawing shows the property 203 St. John’s Sideroad, adjacent to 
west of the subject lands, is being serviced through an existing sanitary service 
connection apparently located within the subject lands along the north property 
line. The applicant is required to investigate and confirm the location of this 
existing sanitary service and grant appropriate easement to the adjacent property 
owner if the service lies within the subject lands, to the satisfaction of the Director 
of Planning and Development Services.  

 
9. That the Owner pay for a property appraisal report for the purpose of determining 

the Cash in Lieu payment required and that the owner enter in a letter of 
undertaking with the Town agreeing to, amongst other things, paying for the cost 
of the appraisal and cash-in-lieu of parkland prior to building permit issuance, to 
the satisfaction of the Director of Planning and Development Services. 
 

10. Submission to the Secretary-Treasurer of written confirmation from the Region of 
York that the Owner has satisfied all conditions, as outlined in a letter from 
Gabrielle Hurst, dated June 26, 2020 (attached), be addressed to the satisfaction 
of the Region of York. 
 

11. Fulfilment of all of the above conditions within one (1) year of the date that notice 
of the decision was given under Section 50(17) or 50(24) of the Planning Act. 
R.S.O. 1990, c.P.13.  
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Tel: (905) 830-4444, 1-877-464-YORK (1-877-464-9675) 
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File No.: C-20-02 (CONS.20.A.0043) 
 June 26, 2020 
 
 
Brashanthe Manoharan  
Committee of Adjustment         
Town of Aurora 
100 John West Way, Box 1000 
Aurora, ON 
L4G 6J1 
 

 
RE: Consent Application C-2020-02 (CONS.20.A.0043)   

Jeffrey & Karin Allan 
2 Willow Farm Lane 
Town of Aurora  

 
 
The Regional Municipality of York (“Region”) has completed its review of the above 
noted consent application for a residential severance and a servicing easement  The 
subject site is municipally known as 2 Willow Farm Lane and is located at the corner of 
St. John’s Sideroad and Willow Farm Lane West of Yonge Street.  The purpose of this 
application is for a severance that will create one new residential and a 6.0 metre 
easement between the severed lands and the abutting property at 6 Willow Farm Lane 
to enable the extension of water and sanitary services to the retained parcel. The 
surrounding uses are residential. 
 
The site designated as Urban Area on Map 1 of the York Region Official Plan 2010 
(YROP-2010) and located within the Built Boundary and outside the Regional 
Greenlands System.  There are Woodlands on the southern portion of the site as 
indicated on Map 5 of the YROP-2010. The TRCA will provide comments on behalf of 
the Region through a separate letter as it relates to environmental matters on this site.  
 
The subject property is located on a Regional Road as identified on Map 12 or the 
YROP-2010. As such, the Region is protecting for a 36 metre(s) right-of-way along the 
frontage of this section of St. Johns Sideroad for the purpose of a road widening as per 
Section 7.2.49 of the YROP-2010.   
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The Region has no objection to the consent application subject to the following 
conditions are satisfied:  
 
1. The Owner understands and agrees that any proposed access to St.John’s Sideroad 

is determined by the Region on the existing or newly created lots of the subject 
lands.  
 

2. The Owner shall shift the proposed St John's Sideroad access to the westerly limit of 
the retained lands. The access shall be designed to Regional Standards, and 
include a safety assessment to demonstrate that the proposed access will be 
designed and constructed to provide clear sightlines. Prior to final approval of the 
access, the Owner shall provide a site line analysis and preliminary driveway design 
to the satisfaction of the Region. The access to St John's Sideroad shall be designed 
to meet DS 214. (See Attachment) 
  
The Owner shall comply with all detailed design standards of the Region and be 
responsible for any costs associated with the accesses. Please contact 
permits@york.ca for inquiries for permitting accesses on regional roads (new 
development access) for existing development access please contact the 
Development Review Engineer. 

 
3. The Owner shall arrange for the preparation, review and deposit on title of a 65R 

reference plan, describing the lands identified below, to the satisfaction of the 
Region. The reference plan shall identify all the lands to be conveyed to the Region: 

 
a. A road widening to establish a right-of-way 18 metres from the centerline of 

construction of St. John Sideroad, and 
 

b. a 15x15 metre daylight triangle at the southwest corner of the St. John's 
Sideroad/Willow Farm Lane intersection, to the satisfaction of the York Region 
Solicitor. 

 
Alternatively, the Owner shall submit documentation to the Region confirming that 
the existing streetline represents sufficient right-of-way as required by the Region 
Official Plan. 
 

4. The Owner shall convey the lands identified in the R Plan, pursuant to Condition 3, 
to the Region, for the purpose of road widenings and easements, free of all costs 
and encumbrances, to the satisfaction of the Regional solicitor. 
 

5. The Owner shall provide a solicitor’s certificate of title in a form satisfactory to the 
Regional Solicitor, at no cost to the Region, with respect to the conveyance of these 
lands to the Region.   
 

6. Prior to commencement of construction, the Owner shall, at their sole cost and 
expense, arrange for the preparation of a reference plan for lifting the portion of 

mailto:permits@york.ca
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the 0.3 metre reserve along St. Johns Sideroad (Lot 86, 65M-2685) to permit legal 
access to the site. 
 

7. The Owner shall arrange for the preparation, review and deposit on title of a 
reference plan describing the lands to be conveyed to the Region, as described 
above, to the satisfaction of the Regional Planning and Economic Development 
Branch. 

 
8. The Region requires the Owner submit a Phase One Environmental Site 

Assessment (“ESA”) in general accordance with the requirements of the 
Environmental Protection Act and O. Reg. 153/04 Records of Site Condition, as 
amended (“O. Reg. 153/04”).  The Phase One ESA must be for the Owner’s 
property that is the subject of the application and include the lands to be conveyed to 
the Region (the “Conveyance Lands”).  The Phase One ESA cannot be more than 
two (2) years old at: (a) the date of submission to the Region; and (b) the date title to 
the Conveyance Lands is transferred to the Region.  If the originally submitted 
Phase One ESA is or would be more than two (2) years old at the actual date title of 
the Conveyance Lands is transferred to the Region, the Phase One ESA will need to 
be either updated or a new Phase One ESA submitted by the Owner.  Any update or 
new Phase One ESA must be prepared to the satisfaction of the Region and in 
general accordance with the requirements of O. Reg. 153/04. The Region, at its 
discretion, may require further study, investigation, assessment, delineation and 
preparation of reports to determine whether any action is required regardless of the 
findings or conclusions of the submitted Phase One ESA.  The further study, 
investigation, assessment, delineation and subsequent reports or documentation 
must be prepared to the satisfaction of the Region and in general accordance with 
the requirements of O. Reg. 153/04.  Reliance on the Phase One ESA and any 
subsequent reports or documentation must be provided to the Region in the 
Region’s standard format and/or contain terms and conditions satisfactory to the 
Region.   

 
The Region requires a certified written statement from the Owner that, as of the date 
title to the Conveyance Lands is transferred to the Region: (i) there are no 
contaminants of concern, within the meaning of O. Reg. 153/04, which are present 
at, in, on, or under the property, or emanating or migrating from the property to the 
Conveyance Lands at levels that exceed the MOECC full depth site condition 
standards applicable to the property; (ii) no pollutant, waste of any nature, 
hazardous substance, toxic substance, dangerous goods, or other substance or 
material defined or regulated under applicable environmental laws is present at, in, 
on or under the Conveyance Lands; and (iii) there are no underground or 
aboveground tanks, related piping, equipment and appurtenances located at, in, on 
or under the Conveyance Lands.  
 

9. The Owner shall be responsible for all costs associated with the preparation and 
delivery of the Phase One ESA, any subsequent environmental work, reports or 
other documentation, reliance and the Owner’s certified written statement. 
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10. Prior to approval of the Consent application, the Owner shall provide confirmation 

from the Town of Aurora that adequate water supply and sewage capacity has been 
allocated for the proposed new lot. 

 
11. This application is subject to York Region’s development applications processing 

fees as identified in By-law No. 2010-15. The review fee for Consent to Sever is 
$1,000. The Review and approval of the Environmental Site Assessment Report fee 
is $1,600. All payments shall be in the form of a cheque and made payable to “The 
Regional Municipality of York” and forwarded to the Development Engineering 
Application Coordinator, Planning and Economic Development Branch. 
Development application fees are subject to annual adjustments and increases. Any 
unpaid fees, regardless of the year the application is submitted, will be subject to 
current fee requirements. 
 

12. Prior to final approval, the Planning and Economic Development Branch shall certify 
that Conditions 1-11 have been met to its satisfaction. 

 
With respect to the conditions above, we request a copy of the notice of decision when 
it becomes available.  
 
Should you have any questions regarding the above, please contact Gabrielle Hurst at 
extension 71538 or through electronic mail at gabrielle.hurst@york.ca 
 
Regards, 
 
 
 
 
Gabrielle Hurst, Associate Planner 
Programs and Process Improvement, Planning and Economic Development Branch 
 
 
cc 
 

 
DS-214.pdf
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 COMMITTEE OF ADJUSTMENT STAFF REPORT
DATE: July 2, 2020 
 
FROM: Sean Lapenna, Planner, Planning and Development Services 
 
RE: Applications for Consent & Minor Variance  
 Aurora Investments Inc.  
 145 & 155 Industrial Parkway South 
 CON 1 PT E PART LOT 78 PLAN 246 PT LOTS 185 AND 187 
 Files: C-2019-08, C-2019-10, C-2019-13, MV-2019-16 & MV-2019-17                
 

 
APPLICATIONS  
A total of 5 applications have been submitted (3 consent and 2 Minor Variance) as outlined 
below:  
 

Application 
Number 

 

 
Purpose of the Application 

 

C-2019-08 
To sever the existing lot to allow for the creation of one new lot 
fronting Industrial Parkway South shown as Parts 9, 10 and 11 
(155 Industrial Parkway South) (being the severed lands). 

C-2019-10 To allow an easement over Parts 6, 7, 8, 9 & 10 for access, 
maneuvering and parking.  

C-2019-13 To allow for a reciprocal servicing easement over Parts 
2,3,4,5,6,7,8 & 9. 

MV-2019-16 

Section 24.297.5 of the Zoning By-law requires a minimum of 197 
parking spaces. The applicant is proposing 188 parking spaces, 
resulting in a parking reduction of 9 parking spaces, thereby 
requiring a Minor Variance for 145 Industrial Parkway South (the 
retained lands). 

MV-2019-17 

Section 10.2 of the Zoning By-law requires a minimum rear yard 
setback of 9.0 metres and the applicant has proposed a reduced 
rear yard setback of 7.83 metres, thereby requiring a Minor 
Variance for 155 Industrial Parkway South (the severed lands).  

 
BACKGROUND 
 
Subject Property and Area Context 
 
The subject property, municipally known as 145 & 155 Industrial Parkway South is located 
south of Wellington Street East, north of Vandorf Sideroad and east of Industrial Parkway 
South. The subject property contains two multi-unit industrial buildings and associated 
parking areas. Although the subject lands are currently one property, each building 
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Aurora, Ontario 
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Phone: 905-727-3123 ext. 4346  
Email:slapenna@aurora.ca 
www.aurora.ca 
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located on the subject lands has their own municipal address; 145 Industrial Parkway 
South (north building) and 155 Industrial Parkway South (south building). The subject 
property has a total lot area of approximately 33,073 m² (8.17 acres) and a frontage of 
approximately 254 m (833 ft).  
 
Surrounding land uses include Sheppard’s Bush Conservation Area and Cousins Drive 
East to the north, Single-Detached residential homes and the Sheppard’s Bush 
Conservation Area to the east as well as additional existing business industrial uses to 
the south and a GO Transit rail corridor to the west.   
 
Proposal  
 
The applicant proposes to sever the existing property to create one new lot fronting 
Industrial Parkway South. The proposed severance will result in each existing building 
being located on its own separate lot whereas currently both buildings exist on one lot.  
 
To accommodate this severance, two additional consent applications are also proposed 
for easements related to access, parking, maneuvering and servicing. Additionally, two 
minor variance applications, one for a parking reduction at 145 Industrial Parkway South 
and one for a reduced rear yard setback at 155 Industrial Parkway South, are also 
requested to facilitate the proposed severance.    
 
The proposed consent applications are further described below: 
 
Proposed Severance (C-2019-08) 
 
The applicant proposes to sever the subject property to create one new lot. A summary 
of the proposed severance is outlined below:  
 
Existing: 
 

Property Lot Area 
 

Frontage 

145 & 155 Industrial Parkway South 33,073 m² (8.17 acres) 
 

254 m (833 ft) 

              
Proposed: 
 

Property 
 

Lot Area 
 

Frontage 

145 Industrial Parkway South 
(Parts 1 to 8) (retained) 

17,240 m² (4.26 acres) 79.17 m (260 ft)  

155 Industrial Parkway South 
(Parts 9 to 11) (severed) 

15,833 m² (3.91 acres) 
 

174.60 m (573 ft)  
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Proposed Access, Maneuvering and Parking Easement (C-2019-10)  
 
This application is proposed as follows:  
 

Easement Parts In favour of 

Access, Maneuvering and 
Parking 

6,7,8,9 &10 145 & 155 Industrial Parkway South 
(Part 10 parking easement exclusive 
to 145 Industrial Parkway South)   

 
This consent application proposes a 10 metre wide reciprocal easement between the two 
buildings and is intended to allow for the use of shared space by tenants and occupants 
of both buildings on the retained and severed lands for purposes related to access and 
maneuvering. The easement flares out to the west to include the entirety of the existing 
driveway and on the east, Part 9 directs south and connects into Part 10.  
 
This easement will also apply to Part 10 (located to the east of 155 Industrial Parkway 
South) which at it’s widest point, is 13.05 metres and will be in favour of the retained lot 
(145 Industrial Parkway South) for the exclusive use of 10 parking spaces. Part 10 is 
proposed to address a parking deficiency of 9 spaces for the retained parcel (145 
Industrial Parkway) as a result of the proposed severance. 
 
Proposed Servicing Easement (C-2019-13)  
 
This application is proposed as follows: 
 

Easement Parts In favour of 

Servicing for water, storm, 
sanitary, hydro & cable 

2,3,4,5,6,7,8 & 9 145 & 155 Industrial Parkway South   

 
This consent application proposes a reciprocal servicing easement over parts 
2,3,4,5,6,7,8 & 9 to allow for the sharing of existing servicing for both the retained and 
severed lands. This easement will also allow both property owners access to all 
aforementioned parts for purposes relating to repair and maintenance.   
 
Official Plan 
 
The subject property is designated Existing Employment – General Industrial under the 
Town’s Official Plan. The Existing Employment – General Industrial designation shall 
apply to the existing, older industrial areas in the Town including areas along Industrial 
Parkway North and South. This designation is intended to ensure the long-term protection 
and continued evolution of existing, older industrial areas. 
 



 
 
 

4 

 

This Official Plan designation permits a range of uses such as manufacturing, assembly, 
fabrication, processing, warehousing, storage of goods and materials, transportation, 
automotive, repair facilities as well as office and retail uses which shall not detract from the 
character of the industrial area 
 
Section 15.2.10 of the Town’s Official Plan states that parcels of land created through 
consent shall conform with the provisions of the Zoning By-Law and the policies of the 
Official Plan.  
 
When considering applications for consent for a land severance, the Official Plan states 
that the Committee of Adjustment shall have regard to the provisions of the Planning 
Act [51(24)], and other matters including, but not limited to, orderly development, 
compatibility with adjacent areas and servicing. 
 
Zoning 
 
The subject property is zoned E2 (297) – General Employment Exception Zone under 
Town of Aurora Zoning By-law 6000-17, as amended which permits warehouses and 
industrial uses. 
 
Preliminary Zoning Review 
 
A Preliminary Zoning Review was undertaken prior to submission of the application and 
the requested variances are based on this review.  
 
REVIEW & COMMENTS 
 
Planning Comments  
 
CONSENT APPLICATIONS 
 
Proposed lot severance (C-2019-08) 
 
The lot frontages and areas for both the retained and severed parcels are consistent with 
other existing lots adjacent to the subject lands located immediately to the south which 
are also zoned for employment (Service and General) where frontages range from 32.0 
m (105 ft) to 91.0 m (299 ft) and lot areas range from12,092 m² (130,157 ft²) to 16,052 m² 
(177,626 ft²). In addition to this, staff are of the opinion that the configuration of both the 
retained and severed parcels on the subject lands remain consistent with the existing 
lotting pattern in the general vicinity.  
 
Staff also acknowledge that the retained and severed lands meets the Zoning By-law 
requirements as it relates to lot area and lot frontage.   
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Staff have considered the criteria of section 51(24) of the Planning Act and applicable 
policies including but not limited to the Town’s Official Plan and are of the opinion that the 
proposed severance is generally compatible with the surrounding area and will not result 
in any negative impacts on adjacent properties. 
 
Proposed easements for access, manuevering and parking (C-2019-10)  
 
This consent application proposes an easement for shared access, maneuvering and 
parking on Parts 6, 7, 8, 9 & 10. Parts 6, 7, 8 and 9 are located in between the two 
buildings located on the subject property and currently functions as access and 
maneuvering space which services each building located on the property. The use and 
function of this space is not intended to change. Part 10 is proposed as a parking 
easement for the exclusive use of the retained lands. The Site Plan for the subject 
property demonstrates that Part 10 includes 10 parking spaces and the proposed parking 
easement is intended to address the parking deficiency at 145 Industrial Parkway South 
as a result of the proposed severance. 
 
Staff note that should the proposed severance be approved, 155 Industrial Parkway South 
will require 144 parking spaces and 161 parking spaces will be provided for a surplus of 
17 parking spaces. The proposed parking easement (10 spaces) in favour of 145 
Industrial Parkway, if approved, would result in a parking surplus of 7 spaces for 155 
Industrial Parkway South. 
 
Staff have no concerns with the proposed easement for access, manuevering and 
parking. 
 
Servicing Easement (C-2019-13)  
 
The proposed reciprocal servicing easement over parts 2,3,4,5,6,7,8 & 9 provides for the 
sharing of existing servicing for both the retained and severed lands which includes water, 
storm, sanitary, hydro and cable, all of which currently service both buildings. The 
introduction of a reciprocal easement will allow both property owners to access servicing 
throughout parts 2,3,4,5,6,7,8 & 9 as shown on the draft RPlan for maintenance and 
repair.  
 
Staff consider the proposed servicing easement to be a technical matter and have no 
concerns. 
 
Overall, Planning Staff are of the opinion that the proposed consent applications maintain 
the general intent and purpose of the Town’s Zoning By-law and Official Plan and that the 
proposed new lot generally reflects the lot pattern in the general surrounding area. As 
such, the proposal is considered to be an appropriate and orderly form of development. 
 
Planning staff have reviewed the applications with respect to Section 51 (24) of the 
Planning Act, R.S.O, 1990, as amended and consider the proposed severance to be 
appropriate in scale and is suitable development of the lands 
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Staff note that Cash-in-lieu of Parkland is not required as it has been previously collected at 
the time of site plan approval for the existing buildings located on the lands. 
 
MINOR VARIANCE APPLICATIONS 
 
Planning Division  
 

a) The proposed Variances meet the general intent of the Official Plan 
 

    Reduction in Parking and Rear Yard Setback (MV-2019-16 & MV-2019-17) 
 

The variances requested for a reduction in parking for 145 Industrial Parkway South    
and a decreased rear yard building setback for 155 Industrial Parkway South is 
generally consistent with Official Plan policies and in the opinion of staff, will not 
result in any negative impacts.   

 
As such, staff are of the opinion that the proposed variances meet the general intent 
of the Official Plan.  

 
b) The Proposed variances meet the general intent of the Zoning By-law 

 
Reduction in Parking and Rear Yard Setback (MV-2019-16 & MV-2019-17)  
 
The existing building located on the retained lands (145 Industrial Parkway South) 
will have a shortfall of 9 parking spaces as a result of the proposed severance. To 
address this shortfall, the applicant is proposing that a parking easement (Part 10 
on associated consent application C-2019-10) be exclusively used by 145 industrial 
Parkway.   

 
Part 10 includes 10 parking spaces. Should the proposed severance be approved, 
155 Industrial Parkway South will have a surplus of 17 parking spaces. The 
proposed parking easement over Part 10, if approved, will reduce the parking 
surplus for 155 Industrial Parkway South to 7 spaces. 

 
As such, although a shortage of 9 parking spaces will technically exist for 145 
Industrial Parkway South, an adequate supply of parking will still be available for 
this property, via the proposed easement.  
 
In response to comments made by the Town’s Engineering Division as it relates to 
receiving confirmation from the Town’s Building Division that the parking easement 
as requested is permitted, parking easements are not a function of the Zoning By-
law and are instead reviewed by Planning Staff typically through consent 
applications. As such, no such confirmation as requested by the Engineering 
Division is required to be provided by the Building Division. Therefore, Planning 
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Staff are satisfied that these specific comments made by the Engineering Division 
have been addressed.  
 
The proposed rear yard setback variance applies to 155 Industrial Parkway South, 
where the rear yard is located on the eastern side of this building. Staff acknowledge 
that this existing building is directly adjacent to an existing Rural zoned property (RU 
(77)) which accommodates 3 separate buildings (Single-Detached Dwelling, Garage 
and Barn) all of which are located along the eastern portion of this lot. As such, the 
separation distance between these structures and the existing building located at 155 
Industrial Parkway South far exceeds 7.5 m. Because of the configuration and location 
of these existing buildings, adequate separation will exist which is consistent with the 
intent of the Zoning By-law. 
 
As such, staff are of the opinion that the proposed parking and rear yard setback 
variances meet the general intent of the Zoning By-law. 

 
c) The proposed variances are considered desirable for the appropriate 

development or use of the land 
 

Reduction in Parking and Rear Yard Setback (MV-2019-16 & MV-2019-17)  
 

Planning staff consider the easement proposed through consent application C-
2019-10 (specifically Part 10 on the draft RPlan) to be a reasonable alternative in 
order to address the parking shortfall of 9 parking spaces at 145 Industrial Parkway 
South as a result of the proposed severance. While the easement addresses the 
parking space shortfall, a minor variance is still required to address the 
requirements of the Zoning By-law which require parking spaces to be located on 
the same lot.    

 
Regarding the proposed variance for a 7.83 m rear yard setback, staff are of the 
opinion that the reduced setback will not result in any conflicts as it relates to 
building separation between buildings on the retained, severed or adjacent 
properties. Additionally, staff are satisfied that proposed easements for access, 
maneuvering, parking and services adequately address any potential issues to 
ensure the appropriate development of the lands.  

 
As such, staff are of the opinion that the proposed variances for reduced parking 
and a reduced rear yard setback are considered desirable for the appropriate 
development or use of the land.  
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d) The proposed variances are considered minor in nature  
 

Reduction in Parking and Rear Yard Setback (MV-2019-16 & MV-2019-17)  
 

Staff are satisfied that Part 10 in associated consent application C-2019-10, 
ensures that an adequate parking supply will be provided for the retained lands.  
Additionally, the severed lands will have a parking surplus. Staff have no concerns 
as it relates to the availability of parking for the retained or severed lots. 

 
Staff acknowledge that both buildings onsite already exist and that the variance   
request for a reduced rear yard building setback for 155 Industrial Parkway South 
is a result of the proposed land severance (C-2019-08). As noted earlier, no 
conflicts are anticipated as a result of the reduced building setback and adequate 
building separation will still be provided between other existing buildings on 
adjacent properties.  
 
As such, staff are of the opinion that the requested variances for reduced parking 
and a reduced rear yard setback are considered to be minor in nature.  

 
ADDITIONAL COMMENTS 
 

Department / 
Commenting Agency 

Comments Provided 

Building Division Preliminary Zoning Review conducted. No comments provided 
specifically on the application at the time of writing of this report. 

Engineering Division No objection to applications C-2019-08, C-2019-10, C-2019-13, 
MV-2019-16 & MV-2019-17.  
 
Comments provided on MV-2019-16 are as follows:  
 
The applicant proposed a parking easement with 155 Industrial 
Parkway South to address the parking deficiency at 145 
Industrial Parkway South. Engineering have no concerns of the 
proposed parking easement, subject to the following 
conditions:  
 
a. Must receive confirmation from Building Division that the 
proposed parking easement is permitted; and,  
 
b. Must explicitly demonstrate there are sufficient parking 
spaces at 155 Industrial Parkway South under the Zoning By-
law parking requirements with the proposed parking easement 
arrangement.  
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Operational Services 
Division - Parks 

We have reviewed the documentation for the property and 
have no formal comments regarding the above noted 
application.  

Central York Fire Services No comments provided at the time of writing of this report. 
Legal Services Please note that Legal Services does not typically require 

conditions of approval for consent or minor variance 
applications, instead we simply share information with staff if we 
are aware of anything that may affect the applications.   

Accessibility Advisor  No comments from the Accessibility Advisor on the subject 
applications  

The Regional Municipality 
of York 

The Regional Municipality of York has completed it’s review of 
the subject applications and has no comment.  

Lake Simcoe Region 
Conservation Authority 

No comments from the LSRCA on the subject applications.  

Alectra Utilities  We have reviewed the subject applications and have no 
objections to their approval, subject to the following comments 
attached.  

Hydro One  We have reviewed the documents concerning the noted plan 
and have no comments or concerns at this time.  

 
Public Correspondence 
 
As of June 29, 2020, one written submission was received expressing concern over what 
has been proposed. The following discussion points were provided:  
 

- I am strongly opposed to allowing for any variances minor or otherwise;  
- Developers should adhere to the rules and guidelines already established;  
- There should be no exception made for less parking, minimum rear yard, nor 

relocation of parking or reductions;  
- Parking along this area of road and sight lines are at times challenging;  
- Reducing parking and putting obstructions (closer to road) is unacceptable for 

current and potential future users of this space.  
 
Should any other written submissions be received after the writing of this report, the 
Secretary Treasurer will provide the submission(s) to Committee members at the 
meeting. Staff recommend that the Committee consider public input in reaching a 
decision.  

 
CONCLUSION 

 
It is Staff’s opinion that the subject applications file numbers C-2019-08, C-2019-10 & C-
2019-13, MV-2019-16 & MV-2019-17 conforms to the Town’s Official Plan and the 
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provisions of Sections 51(24) and 45 (1) of the Planning Act. Furthermore, the subject 
applications are not expected to adversely impact existing or surrounding land uses.   
 
Based on the aforementioned, Staff have no objection to the approval of application File Nos. 
C-2019-08, C-2019-10 & C-2019-13, MV-2019-16 & MV-2019-17 subject to the conditions 
attached.   
 
 
ATTACHMENTS 
 
Appendix ‘A’ – Recommended Conditions of Approval  
Appendix ‘B’ – Draft RPlan  
Appendix ‘C’ – Site Plan – 145 Industrial Parkway South 
Appendix ‘D’ – Site Plan – 155 Industrial Parkway South 
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Appendix ‘A’ – Recommended Conditions of Approval 
 

 
1. Payment of any outstanding property taxes for the subject property to the date of the 

consent and that the Secretary Treasurer received written confirmation that this 
condition has been fulfilled. 
 

2. Submission to the Secretary-Treasurer of four white prints of a deposited reference 
plan showing the subject landS, which conforms substantially to the survey as 
submitted with this application. 
 

3. Submission to the Secretary-Treasurer of the required transfers to effect the 
severances applied for under Files C-2019-08, C-2019-10 & C-2019-13 in duplicate, 
conveying the subject lands, and issuance by the Secretary Treasurer of the certificate 
required under subsection 53(42) of the Planning Act. 
 

4. That the solicitor for the Owner provide an undertaking in writing to provide to the 
Secretary Treasurer of the Town of Aurora within 30 days of the date of registration in 
the Land Registry/Land Titles Office a copy of the receipted and registered electronic 
transfer document including the Form 4 for Consent (C-2019-08, C-2019-10 & C-
2019-13). 
 

5. Fulfilment of all of the above conditions within one (1) year of the date that notice 
of the decision was given under Section 50(17) or 50(24) of the Planning Act. 
R.S.O. 1990, c.P.13.  

 
6. That the variances only apply to the subject properties (145 &155 Industrial 

Parkway South), in substantial conformity with the plans attached as ‘Appendix B’ 
to this Staff Report and received by the Town of Aurora on June 17th, 2020, to the 
satisfaction of the Director of Planning and Development Services or their 
designate.  
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