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Report
Committee of Adjustment

Filing Date:        March 22nd, 2024 
Hearing Date:    April 23rd, 2024 

File:                     A-2024-0069 

Owner/ 
Applicant:          2417563 Ontario Inc.  

Address:            73 Eastern Avenue  

Ward:                  WARD 3 

Contact:             Aferdita Dzaferovska, Assistant Development Planner
________________________________________________________________________________ 

Recommendations:

That application A-2024-0069 be refused. 
________________________________________________________________________________ 

Background: 

Existing Zoning: 
The property is zoned “Industrial 2 (M2)” according to By-law 270- 2004, as amended. 

Requested Variance: 
The applicant is requesting the following variance: 

1. To permit a motor vehicle sales establishment whereas the by-law does not permit the use. 

Current Situation:

1.  Maintains the General Intent and Purpose of the Official Plan 

The subject property is designated ‘Central Area’ in the Official Plan and ‘Industrial’ in the Queen Street 
Corridor Secondary Plan (Area 36).  The property is further designated Employment (Industrial) on 
Schedule 13e in the new Brampton Plan and located within the Kennedy Major Transit Station Area 
(MTSA). The City of Brampton Official Plan is endorsed but not yet in full force and effect and represents 
the direction of Brampton Council. 
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The ’Central Area’ designation is highlighted as an important corridor located along Queen Street where 
significant public investment (i.e. improvements to the pedestrian environment and transit) has occurred 
to revitalize the area. With an improved pedestrian environment and upgraded transit, the Central Area 
is expected to realize significant residential, commercial and tourism activities during the life of this 
Plan. Section 4.1 of the Official Plan recognizes that the Central Area east of Kennedy Road is 
dominated by extensive retailing, highway commercial and automotive related uses and appropriate 
transition policies at the Secondary Plan level are required to achieve the intended vision. 

The subject lands are further designated ‘Industrial ‘in the Queen Street Corridor Secondary Plan (Area 
36). The Industrial designation is intended to provide for the continuing operation and appropriate 
expansion of viable industrial uses in the area. Minor concentrations of relatively low density office and 
directly related business support services are permitted within the Industrial designation. The 
Secondary Plan further specifies that commercial uses permitted by the Industrial designation shall 
accommodate a limited range and amount of retail, service and office uses to be generally, but not 
exclusively selected from a range of uses including sports and recreational facilities, event catering 
facilities, business and entertainment facilities, automobile service stations and repair facilities, limited 
service motels/hotels, local serving restaurants, computer related services, architectural, engineering 
and other scientific and technical services, and other direct business related services in an industrial 
mall which also accommodates industrial uses. 

Additionally, the subject lands are recognized to be located within the Kennedy Major Transit Station 
Area (MTSA). MTSAs are generally defined as the area within a 500 meter to 800 meter radius around 
any existing or planned higher order transit station or stop, or the area including and around a major 
bus depot. The City of Brampton’s MTSAs are strategically located along Brampton’s rapid transit 
corridors and the Kitchener GO rail line and are areas where significant intensification is to be located. 
MTSAs will transition over time into vibrant high density walkable places that include open spaces, 
services and amenities, employment uses, an attractive public realm, and are located within walking 
distance or easy access to transit facilities. In the case of the subject property the intent is for these 
lands to transition to transit-supportive employment uses and densities that support the existing and 
planned transit along Queen Street. 

The new Council Adopted Brampton Plan designates the property as ‘Employment (Industrial)’. This 
designation allows for a wide range of industrial uses, located in areas where they are unlikely to cause 
negative impacts on adjacent lands. Employment areas cover areas where a large number of people 
who live in Brampton, or commute from the surrounding region, work. This designation includes 
protecting more industrial areas against conflict and encroachment of other incompatible uses. The 
goal of these areas is to create productive and desirable places to attract and retain investment. 
Employment areas will prioritize the accommodation of employment opportunities, in particular office 
uses.  

The proposed commercial use (motor vehicle sales) is generally in conflict with the long-term 
revitalization effort set out in the Official Plan, Secondary Plan, and Brampton Plan MTSA policies. 
Since the last Minor Variance approval in 2019 (A19-040), the policy regime and goals have changed 
where it is now the intent that these lands transition to transit-supportive employment uses and densities 
that support the existing and planned transit along Queen Street. The introduction and continuation of 
the existing commercial use is considered to be inconsistent with the planned transformation of the 
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Central Area as described in the policy framework. While existing industrial uses are recognized as 
permitted, the intention is to limit their expansion to prevent adverse impacts. Allowing the motor vehicle 
sales use would involve the expansion and continuation of commercial activities, which are considered 
to potentially undermine the City's objective. Furthermore, these use does not contribute positively to 
the envisioned transition of the Kennedy Major Transit Station Area (MTSA). The requested variance 
is therefor considered to have significant impacts within the context of the Official Plan, Secondary 
Plan, and Brampton Plan policies. The variance does not maintain the general intent and purpose of 
the Official Plan. 

2.  Maintains the General Intent and Purpose of the Zoning By-law 

The property is zoned “Industrial 2 (M2)” according to By-law 270- 2004, as amended. 

The variance is requested to permit a motor vehicle sales establishment, whereas the by-law does not 
permit the use. The intent of the by-law in regulating permitted uses is to ensure that the lands are 
primarily used for industrial purposes, and that uses existing on the property are compatible from a 
functional perspective. 

The Industrial (M2) zone permits various Industrial, Non-Industrial, and Accessory uses. Industrial uses 
include the manufacturing, cleaning, packaging, processing, repairing or assembly of goods, foods or 
materials including a motor vehicle repair shop and a motor vehicle body shop; printing establishment; 
a warehouse; a parking lot; a freight classification yard; and non-hazardous as well as hazardous waste 
processing uses. Permitted Non-Industrial uses include radio or television broadcasting and 
transmission establishment; building supplies sales establishment; and an animal hospital. Accessory 
uses are permitted to include associated educational use, office uses, and a retail outlet operated in 
connection with a particular purpose permitted in the Industrial zoning provided that the total gross 
commercial floor area of the retail outlet is not more than 15% of the total gross industrial floor area of 
the particular industrial use. 

The proposed variance is requested to allow the previously approved motor vehicle sales use in 2019 
to operate permanently. The subject lands are occupied by an existing one-storey industrial building 
containing four units including a motor vehicle sales establishment, motor vehicle repair shop, an auto 
detail shop, and a body shop. The area dedicated to the motor vehicle sales office occupies 
approximately 45% of the building which is greater than what the by-law permits (maximum 15%). The 
remaining area of the building is occupied by the industrial uses.   

It is staff’s understanding that the proposed motor vehicle sales establishment use is intended to be 
ancillary to the permitted motor vehicle repair use. Although the area dedicated to the motor vehicle 
sales is greater than what the by-law permits, it will remain as an accessory use and subordinate to the 
permitted industrial uses.  

While staff do not support a permanent permission of the requested use, on a limited and temporary 
basis, the requested variance is considered to maintain the general intent and purpose of the Zoning 
By-law. 

3.  Desirable for the Appropriate Development of the Land 
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The requested variance is to permit a motor vehicle sales establishment on a permanent basis. In 2019, 
Panning staff and the Committee of Adjustment previously supported the minor variance application to 
permit the motor vehicle sales use for a temporary period of five (5) years which expired in March 2024. 
As noted in the previous Staff Report and Decision included as Appendix (A) and (B) to this report, 
conditions of approval were implemented restricting the area and location of display vehicles to areas 
of the property that did not include the front yard or the City’s Right-of-Way. Conditions of approval also 
required the removal of vehicles parked within the City’s Right-of-Way and that a Site Plan application 
be applied and approved. A subsequent Site Plan application was granted and the approved site plan 
drawing is included as Appendix (C) to this report.  

Based on site visit photographs (Appendix D) and aerial photographs (Appendix E), the current site 
conditions do not appear to comply with the approved minor variance conditions and sketch, as well as 
the approved site plan. Furthermore, according to City records, there have been over a dozen parking 
related complains on the property related to vehicles parked on the City’s Right-of-Way and vehicles 
appear to be overflowing beyond the boundaries of the associated business. Notably, vehicles are 
being parked on the adjacent railway lands. 

Staff do not consider the impacts of the motor vehicle sales use to be desirable for the appropriate 
development of the lands given the above-mentioned site conditions on-site and off-site, and the 
intended long-term vision for the area. The subject lands are located within an MTSA and are 
designated Industrial in the Secondary Plan. The property does not appear to be in compliance with 
the Minor Variance conditions and site plan approval drawings. As a result, the variance is not desirable 
for the appropriate development of the land. 

4.  Minor in Nature 

The applicant is requesting to permit a motor vehicle sales establishment which is considered to be an 
incompatible commercial use given the policy context. Although the subject property was previously 
allowed for the temporary sale of motor vehicles, the business on site has operated in a manner that 
does not comply with and maintain the conditions of the previous Committee of Adjustment permissions 
or Site Plan approval. Furthermore, the requested variance is not in keeping with the intended vision 
for the area and is therefore not deemed minor in nature. 

Respectfully Submitted, 

Aferdita Dzaferovska 
Aferdita Dzaferovska, Assistant Development Planner



APPENDIX A - A19-040 Staff Report 









APPENDIX B - A19-040 Notice of Decision 







APPENDIX C - SPA-2019-0046 Approved Site Plan 
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APPENDIX D- Site Visit Photos  
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APPENDIX E – Aerial photo (2023) 
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