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Report to the Committee of Adjustment 

   Minor Variance Application 

Item H 
 

Date:  March 5, 2026 

Address:  9700 Yonge Street  

Owner(s):  9700 Yonge Lands Limited  

Applicant:  9700 Yonge Street 

File Number(s):  MV-26-0002 

Related Application(s): SP-24-0007 & SUB-22-0010 

Hearing Date:  Thursday, March 12, 2026 

Prepared By:  Nicole Sgrignuoli, Senior Planner  

 

 
Application Request 
 
The following relief to Zoning By-law 2523, as amended by By-law 43-25, is requested: 
 

 By-Law 
Requirement 

 
Proposed 

 
Deficiency 

Vary the 
definition 
of storey 
 

Means the portion of 
a BUILDING between 
the surface of a floor 
and the floor, ceiling 
or roof immediately 
above, provided that 
any portion of a 
BUILDING partly 
below 
ESTABLISHED 
GRADE lever shall 
not be deemed a 
STOREY unless its 
ceiling is at least 1.8 
metres above 
ESTABLISHED 
GRADE, and 
provided that the floor 
to ceiling height of a 
STOREY shall not 
exceed 4.5 metres. 
Any STOREY with a 
floor to ceiling height 
beyond 4.5 metres 
shall be deemed an 
additional STOREY. 
MECHANICAL 
PENTHOUSES and 
rooftop construction 
that are exempt from 
the BUILDING 
HEIGHT calculation 
shall not be 
considered a 

Means the portion of a 
BUILDING between the 
surface of a floor and 
the floor, ceiling or roof 
immediately above, 
provided that any 
portion of a BUILDING 
partly below 
ESTABLISHED 
GRADE level shall not 
be deemed a STOREY 
unless its ceiling is at 
least 1.8 metres above 
ESTABLISHED 
GRADE, and provided 
that the floor to ceiling 
height of a STOREY 
shall not exceed 4.5 
metres. Any STOREY 
with a floor to ceiling 
height beyond 4.5 
metres shall be 
deemed an additional 
STOREY. 
MECHANICAL 
PENTHOUSES and 
rooftop construction 
that are exempt from 
the BUILDING HEIGHT 
calculation shall not be 
considered a STOREY. 
Notwithstanding the 
above, the maximum 
HEIGHT of the FIRST 

N/A 
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STOREY. 
Notwithstanding the 
above, the maximum 
HEIGHT of the FIRST 
STOREY shall not 
exceed 7.5 metres. 

STOREY shall not 
exceed 7.5 metres. A 
partial level within the 
FIRST STOREY shall 
be permitted and shall 
not be considered an 
additional STOREY, 
provided that the 
GROSS FLOOR AREA 
of the partial level does 
not exceed 135 square 
metres and that the 
partial level does not 
contain DWELLING 
UNITS. 

Maximum 
driveway 
width 

7.6 metres (25 feet) 9.0 meters (29.5 feet) 1.4 meters (4.59 feet) 

Minimum 
parking 
space size 

2.75 meters x 5.8 
meters (9.02 feet x 

19.03 feet) 

Typical Parking Space: 
2.7 meters x 5.7 
meters (8.85 feet 18.70 
feet) 
Compact A Parking 
Space: 2.6 meters x 
5.2 meters (8.5 feet x 
17.06 feet) 
Compact B Parking 
Space: 2.5 meters x 
5.0 meters (8.20 feet x 
16.40 feet) 

Typical Parking Space: 
0.05 meters x 0.1 
meters (0.16 feet x 33 
feet) 
Compact A Parking 
Space: 0.1 meters x 
0.6 meters (0.33 feet x 
1.97 feet)  
Compact B Parking 
Space: 0.25 meters x 
0.8 meters (0.82 feet x 
2.62 feet) 

Maximum 
height 
projection 
for 
window 
washing 
equipment 

7.0 meters (22.96 
feet) 

9.0 meters (29.53 feet) 2 meters (6.57 feet) 

Minimum 
step back 
from edge 
of roof to 
mechanic
al 
penthouse 

1.0 meters (3.28 feet) 0.0 meters (0.0 feet) 1.0 meters (3.28 feet) 

 
The applicant is seeking approval of the requested variances to facilitate the 
construction of a high-density mixed-use development which includes 28 and 20 storey 
residential apartment buildings on the subject lands. 
 

Background 
 
Subject Property and Area Context 
 
The subject lands, municipally known as 9700 Yonge Street, are generally located on 
the west side of Yonge Street, between May Avenue and Yongehurst Road. The lands 
have a lot area of 12,867.04 square metres (138,499.66 square feet) and a lot frontage 
of 118.05 metres (387.3 feet). The lands are currently vacant and contain an 
unevaluated watercourse feature which traverses the western portion of the site.  
Surrounding land uses include single detached dwellings to the west of the property, an 
existing high-density mixed-use residential apartment building to the south, and 
commercial and retail uses to the north and west. It is noted that the lands to the 
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immediate north of the subject lands across May Avenue at 9712 Yonge Street are 
subject to Official Plan and Zoning By-law Amendment applications to permit a 
proposed 24 storey high-density mixed-use residential/commercial building (City Files: 
OPA-23-0004 and ZBLA-23-0005). 
 

Official Plan 
 
The subject lands are designated Regional Mixed-Use Corridor in accordance with the 
City’s Official Plan (the “Plan”). The Regional Mixed-Use Corridor designation permits 
a diverse mix of land uses and activities within a compact, pedestrian-friendly, and 
transit-oriented built form. As outlined in Section 4.6.1.2 of the Plan, medium and 
high-density residential development, as well as office, commercial, and retail uses, 
are permitted within this designation. 
 

Zoning 
 
The subject lands are zoned Residential Multiple Ten (RM10) Zone and Open Space 
(OS) Zone pursuant to Zoning By-law 2535, as amended by By-law 43-25. The RM10 
Zone permits commercial uses, high density residential uses and a day nursery, subject 
to specific lot and building standards. The OS Zone permits a public park, among other 
uses, however the mixed-use development is proposed within the RM10 Zone only. 
 

Staff note that the subject lands are not subject to the City’s Comprehensive Zoning By-
law 93-25, as amended. 
 

Related applications on the subject lands  
 

The subject lands were previously subject to Official Plan Amendment (City File OPA-
22-0006), Zoning By-law Amendment (City File ZBLA-22-0020), and draft Plan of 
Subdivision (City File SUB-22-0010) applications which were approved by Council at its 
meeting on May 8, 2025 to facilitate the construction of a high-density mixed-use 
residential/commercial development on the subject lands as set out in SRPBS.24.041. 
 

Further to the above, it is noted that the draft Plan of Subdivision application is 
proceeding through detailed design and has not yet been registered. The lands are 
additionally subject to a related Site Plan application (City File SP-24-0007) which is 
currently under review. Through the review of the Site Plan application, minor changes 
were made to the overall building design, which resulted in several zoning deficiencies. 

Planning Comments 
 

Planning Staff have evaluated the requested minor variances pursuant to the prescribed 

tests as set out in Section 45(1) of the Planning Act, as follows: 

 
1) Do the proposed variances meet the general intent of the Official Plan? 

The intent of the Regional Mixed Use Corridor designation is to accommodate 
a mix of land uses along key arterial corridors such as Yonge Street, in a 
manner that supports intensification and transit-oriented development. Staff 
note that, following Council’s approval of the related Official Plan Amendment 
application on May 8, 2025, Official Plan Amendment No. 50 (OPA 50) was 
adopted by Council, which set out site specific permissions for a maximum 
density of 4.6 Floor Space Index and a maximum building height of 28 storeys 
in order to permit the proposed high-density mixed-use development on the 
subject lands. 

 
Planning Staff are of the opinion that the proposed variance requests, which 
relate to the definition of “storey”, the width of the proposed driveway, parking 
space dimensions, window washing equipment projections, and the proposed 
stepback to the mechanical penthouses of the proposed towers, would facilitate 
a high-density mixed-use development consistent with the approval of OPA 50, 
particularly as it relates to the overall height and density of the development. 

https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=62409
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Furthermore, the proposed development has undergone extensive review 
through the technical and public processes associated with the related Official 
Plan Amendment, Zoning By-law Amendment, and draft Plan of Subdivision 
applications and remains under review through the Site Plan approvals process. 
In this regard, the proposed development remains consistent with the scale, 
massing, and urban form as established by the City’s Plan for the subject lands.  
 
Based on the above, staff are of the opinion that the requested variances are in 
keeping with the general intent and purpose of the Official Plan. 

 
2) Do the proposed variances meet the general intent of the Zoning By-law? 

The applicant is requesting relief from the definition of “storey” to permit a 
partial level within the first storey of the building for the 28 storey mixed-use 
building. The intent of the definition of storey is to regulate building massing and 
vertical scale, and to limit specific floor to ceiling heights to ensure appropriate 
alignment with particular uses or areas of buildings. The addition of the 
proposed partial upper level within the first storey is requested for the purposes 
of accommodating management offices in support of the rental tenure of the 
building. This level is proposed at a total area of 135 square metres (1,453.13 
square feet), is fully contained within the permitted maximum first storey height 
of 7.5 metres (24.60 feet), and does not result in any increase to the overall 
building height or gross floor area beyond what is otherwise permitted under 
site-specific Zoning By-law 43-25. As such, the variance does not alter the 
previously approved built form and maintains the general intent of the By-law. 
 
The applicant is requesting an increase in the maximum permitted driveway 
width from 7.6 metres (25 feet) to 9.0 metres (29.5 feet), representing an 
increase of 1.4 metres (4.59 feet). The intent of the maximum driveway width 
provision is to ensure safe vehicular access to a site while maintaining 
appropriate space between vehicle entrances and the public streetscape. The 
proposed driveway width is required to facilitate safe two-way access to the 
structured parking garage to and from Yonge Street and to accommodate 
servicing and operational needs associated with a high-density mixed-use 
development. Given the scale and function of the proposed development, the 
requested increase is considered appropriate and does not negatively impact 
pedestrian safety or the function of the streetscape. 
 
The applicant is requesting reduced minimum parking space dimensions, 
whereas the Zoning By-law requires a minimum parking space size of 2.75 
metres by 5.8 metres (9.02 feet by 19.02 feet) for parking spaces. The proposal 
includes slightly reduced dimensions for typical and compact parking spaces 
which reflect the parking requirements set out in the City’s Comprehensive 
Zoning By-law 93-25, as enacted by Council on September 24, 2025. The intent 
of the minimum parking space size provisions are to ensure adequate 
functionality, maneuverability, and safety within parking areas. The minor 
reductions will not compromise the functional operation of the parking garage, 
are consistent with the City’s Comprehensive Zoning By-Law 93-25, as 
amended, and therefore continue to meet the general intent of the Zoning By-
law. 
 
The applicant is requesting an increase in the maximum height projection for 
window washing equipment from 7.0 metres (22.96 feet) to 9.0 metres (29.53 
feet) for the 28-storey mixed-use development. The intent of regulating 
projections above the permitted height is to minimize visual impacts and 
maintain the prominence of the main building. The additional projection is 
required to accommodate window washing equipment at a total height of 2.3 
metres (7.54 feet), which is to be installed on top of the 6.0 metre (19.68 feet) 
high mechanical penthouse. Given that the increased height is requested only 
to accommodate the location of the window washing equipment on top of the 
mechanical penthouse, as the projection is measured from the roof of the 
building rather than from the base of the window washing equipment, the 
requested increase maintains the general intent of the Zoning By-law. 
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Lastly, the applicant is requesting relief from the minimum 1.0 metre (3.2 feet) 
stepback requirement from the edge of the roof to the mechanical penthouse. In 
this regard, the applicant is proposing a 0.0 metre (0.0 feet) stepback to a 
mechanical penthouse. The intent of this requirement is to reduce the visual 
prominence of rooftop mechanical elements. In this instance, the revised 
mechanical penthouse design has been reviewed by Heritage and Urban 
Design staff, who are satisfied that given the height and design of the proposed 
buildings, is considered minor in nature and consistent with the intent of the 
Zoning By-law. 

 
Based on the above, staff are of the opinion that the proposed variances meet 
the general intent and purpose of the Zoning By-law. 

 
3) Are the proposed variances considered desirable for the appropriate 

development of the land? 

The proposed variances are requested in support of the construction of a high-
density mixed-use development, which is generally consistent with the existing 
and emerging built form pattern along Yonge Street. The requested variances 
have been identified through the detailed design process of the Site Plan 
application, including in response to technical comments provided by City Staff. 
Planning staff are of the opinion that the proposed variances are appropriate for 
the development of the lands, as the proposed development represents an 
efficient use of an underutilized property within a designated intensification 
corridor and contributes to the planned evolution of Yonge Street as a vibrant 
mixed-use corridor. 
 
In addition, staff note that the proposed development is recognized as a 
purpose-built affordable rental project and accordingly, is eligible for 
development charge deferral programs at the municipal and regional levels, and 
has been conditionally awarded Community Improvement Plan (CIP) funds as 
set out in SRPBS.25.024 and SRPBS.25.089, contributing to the City’s broader 
objectives of increasing housing supply and improving housing affordability 
within the community. 
 
Staff are of the opinion that the proposed variances are desirable for the 
appropriate development of the land. 
 

4) Are the proposed variances considered minor in nature? 

Further to the discussion outlined above, the proposed development has 
undergone extensive review through the technical and public processes 
associated with the related Official Plan Amendment, Zoning By-law Amendment, 
and draft Plan of Subdivision applications and have been identified through the 
subsequent detailed design phase of the Site Plan application. In this regard. 
Planning Staff are of the opinion that the requested variances, which reflect 
minor technical adjustments to a Council approved development that achieves 
the objectives of the City’s Plan, are considered minor in nature. 

Additional Comments 

The subject minor variance application was circulated to City Departments and 
applicable external agencies for review and comment. Outlined below are the 
comments provided on the application, which may include advisory comments to the 
applicant. Comments of no objection/comment have not been included below and/or 
appended to this report.  
 

Department or Agency Comments 

Zoning  
The requested variances are correct. No other areas of non-
compliance were identified. 

Parks & Natural Heritage 

Comments to the applicant, for future reference:  

• The property is subject to Tree Preservation By-law 
No. 19-25. Permits are required to remove or injure 

https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=67444
https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=71920
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trees greater than or equal to 15 cm DBH (diameter 
measured 1.4 metres from the ground). Tree 
replacement will be a condition of any tree removal 
permit. Ensure the City’s tree protection standards 
are adhered to prior to any construction commencing 
on the subject property.  

• Staff will continue to review and provide comments 
through the related Planning Act Applications (SP-24-
0007, OPA-22-0006, ZBLA-22-0020, SUB-22-0010) 

Alectra 
No objections to approval, subject to the comments in 
Appendix ‘D’. 

Conclusion 

Planning Staff have reviewed the requested variances pursuant to Section 45(1) of the 

Planning Act, R.S.O, 1990, c.P.13, as amended, and are of the opinion that the requested 

variances meet the four tests of the Planning Act for granting of minor variances. Staff 
recommend approval of the requested variances, subject to the conditions outlined in 
Appendix ‘B’. 
 

Attachments 
Appendix ‘A’ – Location Map 
Appendix ‘B’ – Recommended Conditions of Approval 
Appendix ‘C’ – Site Plan and Elevation Plans  
Appendix ‘D’ – Alectra Comments   
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Appendix ‘A’ – Location Map 
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Appendix ‘B’ – Recommended Conditions of Approval 
 
The following conditions are recommended should application MV-26-0002 be 
approved by the Committee of Adjustment: 
 

1) That the variances pertains only to the request as submitted with the application. 
 

2) That development be substantially in accordance with the sketch submitted with 
the application as required by Ontario Regulation 200/96, as amended, Section 
5.25. 
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Date: February 3rd 2026 

Attention: Courtney Cullum 

RE: Request for Comments 

File No.: MV-26-0002 

Related Files:  

Applicant: ELM 9700 Yonge Limited Partnership 

Location 9700 Yonge Street 
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COMMENTS: 

 

 
 

Alectra Utilities (formerly PowerStream) has received and reviewed the proposed Variance Application. This 

review, however, does not imply any approval of the project or plan.   

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum 
clearances to the existing overhead or underground electrical distribution system as specified by the applicable 
standards, codes and acts referenced. 
 
In the event that construction commences, and the clearance between any component of the work/structure and the 
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and 
Safety Act, the customer will be responsible for 100% of the costs associated with Alectra making the work area safe. 
All construction work will be required to stop until the safe limits of approach can be established.  
 
In the event construction is completed, and the clearance between the constructed structure and the adjacent existing 
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes 
referenced, the customer will be responsible for 100% of Alectra’s cost for any relocation work.  
 
References:  

 

• Ontario Electrical Safety Code,  latest edition (Clearance of Conductors from Buildings) 

• Ontario Health and Safety Act,  latest edition (Construction Protection) 

• Ontario Building Code, latest edition (Clearance to Buildings)  

• PowerStream   (Construction Standard 03-1, 03-4),  attached 

• Canadian Standards Association, latest edition (Basic Clearances) 
 

 

 

 

 

 

 

If more information is required, please contact either of the following:  
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