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Report to the Committee of Adjustment 

Minor Variance Application

Item A 

Date: Thursday, February 12, 2026 

Address: 11650 Leslie Street 

Owner(s): Frank Carafano 

Applicant: JKO Planning Services, Jim Kotsopoulos 

File Number(s): MV-25-0062 

Related Application(s): N/A 

Hearing Date: Thursday, February 19, 2026 

Prepared By: Ryan Baek, Planner  

Application Request 

The following relief to Zoning By-law 128-04, as amended, and Zoning By-law 93-25, as 
amended, is requested to legalize an existing detached garage: 

Background 

Subject Property and Area Context 

The subject lands, municipally known as 11650 Leslie Street, are generally located 
north of 19th Avenue and west of Leslie Street. The property has a lot area of 4,167.63 
square metres (44,860 square feet) and a lot frontage of 45.72 metres (150 feet). The 
subject lands are presently developed with an existing single detached dwelling and 
three car detached garage which was erected prior to obtaining a Building Permit. The 
subject lands are located in the Oak Ridges Moraine Conservation Plan area. 
Surrounding land uses include single detached dwellings and townhouses to the south, 
Phyllis Rawlinson Park to the east, and agricultural related uses and natural heritage 
features to the north and west of the subject lands.  

Official Plan 

The subject lands are designated “Oak Ridges Moraine Countryside” in accordance with 
the City’s Official Plan (the “Plan”). The Oak Ridges Moraine Countryside designation 
permits a range of rural land uses such as agricultural, recreational, rural settlement 
and park uses that support the objectives of the Oak Ridges Moraine Conservation 
Plan (the “ORMCP”) in protecting prime agricultural areas and the natural environment 
and maintaining the rural character of these areas. In accordance with the Plan, which 
implements the ORMCP, uses that lawfully existed prior to November 15, 2001, are 
permitted to continue to be used for that purpose.  

By-law 
Requirement 

Proposed Deficiency 

Maximum Gross Floor 
Area of a Detached 
Garage 

40 sq. m. 
(430.55 sq. ft.) 

111.48 sq. m. 
(1,199.96 sq. ft.) 

71.48 sq. m. 
(769.41 sq. ft.) 

Maximum Height of a 
Detached Garage 

4.2 m 
(13.78 ft.) 

6.73 m 
(22.08 ft.) 

2.53 m 
(8.30 ft.) 

Maximum Development 
Envelope 

40% 43.2 % 3.2% 
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Zoning 
 
The subject lands are zoned “Oak Ridges Moraine Countryside (ORMCO) Zone” 
pursuant to Zoning By-law 128-04, as amended. This zone permits uses that lawfully 
existed prior to November 15, 2001, and new accessory uses, buildings, and structures 
subject to special provisions and specific lot and building standards.  
 

The subject lands are zoned “Oak Ridges Moraine Rural (ORMCO) Zone” pursuant to 
Comprehensive Zoning By-law 93-25, as amended. This zone permits a “Detached 
Dwelling” and accessory structures that would have been permitted prior to November 
15, 2001, subject to special provisions and specific lot and building standards. It is noted 
that Zoning By-law 93-25, is subject to an appeal before the Ontario Land Tribunal and 
is therefore not yet in force and effect. Following the resolution of the appeals, By-law 
93-25 will be applicable to the lands. 
 

Related Applications on The Subject Lands  
 
N/A 
 

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 and purpose of the 

Official Plan? 

The intent of the “Oak Ridges Moraine Countryside” land use designation is to 
protect the ecological integrity, hydrological features, and natural heritage 
systems of the Oak Ridges Moraine, while permitting limited, low-intensity 
development that is compatible with the rural character and environmental 
constraints of the area. Development within this designation is intended to be 
modest in scale, sensitive to the natural landscape, and not result in adverse 
impacts to the Moraine’s key natural features or functions. In accordance with 
the land use policies set out under Section 4.10.3 of the Plan the detached 
garage is permitted as an accessory structure in support of the existing 
residential use of the property. The proposed variances relating to the size and 
height of the detached garage do not significantly alter the overall function or 
use of the property, its rural character, or result in a negative impact to any 
environmental features.  

 
Planning 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 and purpose of the 

Zoning By-law? 

The applicant is requesting an increased maximum gross floor area of 111.44 
square metres (1,199.96 square feet) for the detached garage, whereas both 
By-laws 128-04 and 93-25, as amended, permit a maximum gross floor area of 
40 square metres (430.55 square feet). The intent of the maximum gross floor 
area provision for a detached garage is to regulate the size and floor area of 
such structures to sustain the rural character of these areas and to limit their 
impact on the natural environment. The increased size of the detached garage 
of 111.44 square metres (1,199.96  square feet) meets the general intent of the 
Zoning By law given the large size of the lot and the location of the structure, 
which is located to the rear of the existing dwelling, setback  substantially from 
the public right of way, and in an area that does not impact any environmental 
features.  
 
The applicant is requesting an increase in the maximum permitted height of a 
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detached garage of 6.73 metres (22.08 feet) whereas both By-laws 128-04 and 
93-25, as amended, permit a maximum height of 4.2 metres (13.78 feet). The 
intent of the maximum height provision for a detached garage is to limit the size 
of such structures which are to remain accessory to the primary dwelling and to 
mitigate impacts to adjacent landowners. Given the size of the subject property 
and the location of the detached garage, which is further screened from 
neighbouring properties by vegetation, the detached garage is generally in 
keeping with the general intent and purpose of the Zoning By-law.  
 
The applicant is requesting an increase to the maximum permitted development 
envelope of 43.2% whereas a maximum of 40% is permitted under the Zoning 
By-laws. The intent of the maximum development envelope provision is to limit 
the overall footprint of buildings and areas of disturbance on a lot in the Oak 
Ridges Moraine in order to minimize the impact of development on agricultural 
uses and the natural environment. In this regard, the request represents a 
modest increase of 3.2% of development envelope on the subject property, 
which is not used for agricultural purposes and does not contain any natural 
heritage features. 

 
Staff are of the opinion that the requested variances are in keeping with 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 legalizing the existing 
detached garage, which exceeds the size and height permissions of Zoning By-
laws 128-04 and 93-25, as amended. Planning staff are of the opinion that the 
variances are appropriate for the development of the land given the size of the 
subject lands and the location of the detached garage, which is compatible with 
the existing rural character of the surrounding area, is setback far from the 
street, is located behind the dwelling and does not impact any natural 
environmental features.  
 
On this basis, Planning Staff are of the opinion that the proposed variances are 
desirable for the appropriate development of the subject land. 
 

4) Are the proposed variances considered minor in nature? 

Further to the discussion outlined above, Planning Staff are of the opinion that 
the proposed variances, in meeting the general intent of both the Official Plan 
and the Zoning By-law and being considered appropriate for the development of 
the land 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. 

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 
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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-25-0062 be 
approved by the Committee of Adjustment: 
 

1) That the variance 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: December 24th 2025 

Attention: Courtney Cullum 

 

RE: Request for Comments 

File No.: MV-25-0062 

Related Files:  

Applicant: Frank Carafano 

Location 11650 Leslie 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: 

 
Stephen Cranley, C.E.T      Mitchell Penner 

Supervisor, Distribution Design, ICI & Layouts (North)   Supervisor, Distribution Design-Subdivisions 
Phone: 1-877-963-6900 ext. 31297         Phone: 416-302-6215   

E-mail: stephen.cranley@alectrautilities.com     Email: Mitchell.Penner@alectrautilities.com 

 

mailto:stephen.cranley@alectrautilities.com
mailto:Mitchell.Penner@alectrautilities.com
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