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301-12 JAMES STREET NORTH, HAMILTON, ON, L8R 2J9 | P: 905.639.8686 | WWW.MHBCPLAN.COM

SITE STATISTICS
ZONE: OFFICE EMPLOYMENT (E1-29)

Regulation Required Proposed
Min. Lot Area 0.2 ha 5.403 ha
Min. Lot Frontage 30.0 m 184.1 m
Min. Front Yard 3.0 m 30.0 m
Max. Front Yard 17.5 m 32.0 m
Min. Interior Side Yard 3.0 m 16.7 m
Min. Rear Yard 3.0 m 109.1 m
Max. Height 18.5 m 9.2 m
Min. Landscaping Coverage 10% 67%
Landscaping Width 3.0 m 3.0 m

Main Wall Proportions
Min. 35% of all

main walls
toward front lot

line

50%

Min. Parking Spaces 435 436
Parking Space Dimensions 2.7m x 5.7m 2.7m x 5.7m
Min. Barrier Free Parking Spaces 11 11
Min. Bicycle Parking Spaces 9 9

Proposed Variance



REPAIR GARAGE SEPARATION AS
REQUIRED BY O.B.C. 3.3.5.5 - 2 HR.
F.R.R.

PROVIDED: 200 mm CONCRETE WALL
- 2. HR. F.R.R.

OR
ULC ASSEMBLY # W453 - 2 HR. F.R.R.

ENTIRE SECOND FLOOR
(UNLESS NOTED OTHERWISE)
1 HR. F.R.R.
BEAMS: cUL D798
JOISTS: cUL D854
DECK: cUL D854
Boundary shown as:

PORTION OF THIRD FLOOR
OVERLAPPING REPAIR GARAGE
USE BELOW
2 HR. F.R.R.
BEAMS: cUL D798
JOISTS: cUL D854
DECK: cUL D854

RATED EXIT
ENCLOSUE

RATED EXIT
ENCLOSUE

FIRE SEPARATION FOR EXIT STAIR (TYP)

PROVIDED: 200 mm CONCRETE WALL
- 1 HR. F.R.R.
OR
ULC ASSEMBLY # W407
- 1 HR. F.R.R.

FIRE SEPARATION FOR EXIT STAIR (TYP)

PROVIDED: 200 mm CONCRETE WALL
- 1 HR. F.R.R.
OR
ULC ASSEMBLY # W407
- 1 HR. F.R.R.
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REQUIRED BY O.B.C. 3.3.5.5 - 2 HR.
F.R.R.

PROVIDED: 200 mm CONCRETE WALL
- 2. HR. F.R.R.

OR
ULC ASSEMBLY # W453 - 2 HR. F.R.R.
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Travel distance shown as:
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EXCEPTION TO SPATIAL PROTECTIONMEZZANINES & OPENINGS THROUGH FLOOR ASSEMBLIES

ACTUAL CONSTRUCTION

WFLAV WC LAVURINWC
FEMALEMALE COMMENTOBC

REFER.

WASHROOM CALCULATIONS (BASED ON DESIGN)
GROUP # OF PEOPLE # MALE # FEMALE

SETBACK
BUILDING

H/L (Hours)

@SECOND FLOOR

CLADDING
NON COMBUST.
COMB. CONST. /

EBF (sq.m.)
COMB. CONST. /

OR DESCRIPTION
LISTED DESIGN FRR

% OF OPENINGS
MAX. UNPROTECTEDL/H ORL.D. (m.)AREA OFWALL

SPATIAL SEPARATION - CONSTRUCTION OF EXTERIOR WALLS

FRR OF SUPPORTING MEMBERS

HORIZONTAL ASSEMBLIES FFR (Hours)REQUIRED FIRE RESISTANCE RATING

HAZARDOUS SUBSTANCES

BARRIER-FREE DESIGN @GROUND FLOOR
BASED ON 
TOTAL OCCUPANT LOAD  
MEZZANINE(S) AREA (sq.m.)

PERMITTED CONSTRUCTION
HIGH BUILDING
WATER SERVICE/SUPPLY IS ADEQUATE
FIRE ALARM REQUIRED
STANDPIPE REQUIRED

SPRINKLER SYSTEM
BUILDING CLASSIFICATION
NUMBER OF STREET ACCESS ROUTES
MAX HEIGHT OF BUILDING
NUMBER OF STOREYS
GROSS AREA
BUILDING AREA (sq.m)
MAJOR OCCUPANCY(S)

       PART 3PROJECT DESCRIPTION

OBC REFERENCEITEM

PERMITTED PROPOSED
NON-COMB CONST.

ONTARIO BUIDLING CODE DATA MATRIX PARTS 3 & 9

FIRE SEPARATION OF "E" FROM "F2"

TOTAL REQUIRED

1.1.2 [A]

TOTAL PROVIDED

GENESIS OAKVILLE

EIGHTSPACE INC. ARCHITECTURE + DESIGN

LOCATION:

NAME OF PROJECT:

FIRM NAME:

1275 SOUTH SERVICE ROAD WEST, OAKVILLE ONTARIO
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January 30, 2026 
 
Secretary-Treasurer             Via email: coarequests@oakville.ca  
Committee of Adjustment 
Town of Oakville 
1225 Trafalgar Road 
Oakville, ON  
L6H 0H3 
 
RE:     APPLICATION FOR MINOR VARIANCE 
 1275 NORTH SERVICE ROAD WEST 
           OUR FILE: 21366B 
 
On behalf of our client, 1000368750 Ontario Inc., we are pleased to submit this application for a 
Minor Variance for the lands municipally addressed 1275 North Service Road West, in the Town of 
Oakville (the ‘Subject Lands’).  
 
In support of the Minor Variance Application, please find the following digital materials enclosed: 
 

1. Completed Application Form, including Authorization and Permission to Enter; 
2. Site Survey; and, 
3. Site Plan, with the proposed variance highlighted. 

 
A fee in the amount of $4,303.00, payable to the Town of Oakville, will be submitted under separate 
cover upon confirmation from the Town of Oakville.  
 
OVERVIEW  
 
Site Context 
 
The Subject Lands have an approximate area of 5.41 hectares (54,123 square metres), an 
approximate frontage of 185 metres along North Service Road West, and an approximate depth of 
270 metres. The Subject Lands are within the ‘Employment Areas’ designation and is in proximity to 
the QEW Provincial Highway with closest access point via Third Line. The Subject Lands are currently 
occupied by one 8-storey office building with three access points along a ‘Minor Arterial Road’ (North 
Service Road West).  
 
 
 
 

mailto:coarequests@oakville.ca
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Proposed Development 
 
This project will help facilitate the development of a two-storey motor vehicle dealership on the 
Subject Lands. The motor vehicle dealership is to be two-storeys (9.2 metres) and will have a total 
gross floor area of 2,877.4 m2. The intent is to develop the west portion of the Subject Lands for the 
dealership, while the existing office building on site is intended to remain. 
 
Policy Context 
 
As per the Town’s Liveable Oakville Plan (April 2025 Office Consolidation), the Subject Lands are 
designated as ‘Business Employment’ on Schedule H – West Land Use and are within the ‘Employment 
Area’ designation on Schedule A1 – Urban Structure. The employment designation provides for 
compatible uses thar offer a variety of form, scale, and intensity of development. Lands designated 
for employment are a necessary component to make the Town a balanced and complete community. 
Lands within the Business Employment designation are to be protected and reserved for employment 
uses including manufacturing, assembling, processing, fabricating, repairing, warehousing, 
wholesaling, and motor vehicle uses on North Service Road West. 
 
As per the Town of Oakville Zoning By-law 2014-014, the Subject Lands are zoned ‘Office 
Employment’ with special provision 29 (E1-29), which specifically permits motor vehicle related uses. 
The E1 zone originally excludes motor vehicle uses from its permitted uses; however, the inclusion 
of special provision 29 permits the use for a motor vehicle dealership and outside display and sales 
area.  
 
REQUESTED VARIANCE 
 
The Minor Variance Application requests relief from ‘E1 sp:29’ zone regulations of Zoning By-law 
2014-014: 

 
1. Maximum Front Yard 

10 The lands designated E1 - SECTION 10 on Schedule 19(13) to this by-law: 
10.3 shall be subject to the following requirements and regulations: 
 Maximum Front Yard Depth: 17.5 metres 
 

The requested variance is to permit: 
 

1. A maximum front yard of 32 m whereas the by-law requires a maximum of 17.5 m to address 
the MTO required setback and main wall proportion regulation.  

 
In order to facilitate the proposed development, the identified variance is required; no additional 
variances are required to permit the proposed development. There is no request to change the 
provisions regarding the existing building or the existing uses with this application. 
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MINOR VARIANCE TESTS 
 
Section 45(1) of the Planning Act identifies the four tests which must be satisfied in order for the 
Committee of Adjustment to approve this application. The proposed variance meets the four tests, 
as demonstrated in the analysis below. 
 
1. Does the variance maintain the general intent and purpose of the Official P lan? 
 
The Subject Lands are designated Business Employment in the Liveable Oakville Plan. Employment 
Use areas are generally intended to provide industrial, business, and office activities that operate as 
the major source for employment opportunities in the Town of Oakville. Lands designated specifically 
for Business Employment are intended to provide for a wide range of business and industrial uses, 
including existing major office uses and motor vehicle related uses on North Service Road West 
between Third Line and McCraney Creek. The desire for intensification on employment lands has been 
identified as a goal in the Town’s Liveable Oakville Plan to generate greater contributions to the local 
economy.  
 
The proposed variance supports the policies of the Business Employment designation by providing an 
appropriate front yard to locate the proposed dealership and optimize an under-utilized site, allow for 
greater range of uses in a manner that is well-designed, accessible and that contributes to the planned 
function of North Service Road West. The increased front yard depth provides the necessary flexibility 
to ensure adequate site circulation can occur outside of the required minimum 14.0 metre MTO 
setback while meeting the main wall proportion regulation that ensures a consistent streetscape is 
achieved with other similar uses recently constructed. The proposed variance maintains the general 
intent and purpose of the Official Plan.   
 
Based on the above analysis, it is our opinion that the proposed variance seeks to continue the 
existing uses and will allow the development of permitted uses that maintain the general intent and 
purpose of the Business Employment designation of the Liveable Oakville Plan.  

 
2. Does the variance maintain the general intent and purpose of the Zoning By-law? 
 
The Subject Lands are zoned ‘Office Employment’ with special provision 29 (E1-29) as outlined in the 
in Town of Oakville Zoning By-law 2014-014. Permitted uses in the zones include but are not limited 
to, business office, repair shop, retail store, service commercial establishment, warehousing and the 
addition of special provision 29 also includes motor vehicle dealership, motor vehicle body shop, and 
motor vehicle repair facility. 
 
The following zoning review has been provided to demonstrate how the proposed variance maintains 
the general intent of the By-law for the proposed development and will not alter the compliance of 
the existing office building with the provisions of the E1-29 zone. Cells identified in red denote 
required variance.  
 
Regulation Required Proposed 
Office Employment (E1) Zone Regulations 
Permitted Uses 
(Section 10.2) 

• Art gallery 
• Business office 

Existing office use to 
remain. 
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Regulation Required Proposed 
Office Employment (E1) Zone Regulations 

• Commercial school 
• Conservation use 
• Contractors establishment 
• Day care 
• Drive-through facility 
• Dry cleaning depot 
• Emergency service facility 
• Financial institution 
• Food bank 
• Food production 
• Hotel 
• Manufacturing 
• Medical office 
• Park, public 
• Place of worship 
• Public hall 
• Repair shop 
• Restaurant 
• Retail store 
• Retail store, accessory and showroom 
• School, private 
• Service commercial establishment 
• Sports facility 
• Stormwater management facility 
• Taxi dispatch  
• Training facility 
• Warehousing  

 
Proposed motor vehicle 
dealership.  

Special Provision 29 Zone Regulations 
Additional Permitted 
Uses 
(Section 15.29.1) 

• Motor vehicle body shop, but only in 
conjunction with a motor vehicle dealership 

• Motor vehicle dealership 
• Motor vehicle rental facility, but only in 

conjunction with a motor vehicle dealership 
• Motor vehicle repair facility, but only in 

conjunction with a motor vehicle dealership 
• Motor vehicle washing facility, but only in 

conjunction with a motor vehicle dealership 
• Outside display and sales area, but only in 

conjunction with a motor vehicle dealership 

Existing office use to 
remain. 
 
Proposed motor vehicle 
dealership. 

Zone Requirements and Regulations (Section 10.3) 
Minimum Lot Area 0.2 ha 5.4029 ha 
Minimum Lot 
Frontage 

30.0 m 184.07 m 

Minimum Front Yard 3.0 m 30.0 m 
Maximum Front Yard 17.5 m 32 m 
Minimum Interior 
Side Yard  

3.0 m 16.7 m 

Minimum Rear Yard 3.0 m 109.07 m 
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Regulation Required Proposed 
Office Employment (E1) Zone Regulations 
Maximum Height 18.5 m Building A: 9.2 m 
Minimum 
Landscaping 
Coverage 

10% 36,227 m2 
67% 

Required Width of 
Landscaping 

3.0 m 3.0 m  
 

Main Wall 
Proportions 
(Section 10.5) 

A minimum of 35% of the length of all main walls 
oriented toward the front lot line shall be located 
within the area on the lot defined by the minimum 
and maximum front yard.  

50%  

General Provisions (Section 5) 
Minimum Number of 
Parking Spaces 
(Section 5.2.1) 

Motor Vehicle Dealership (Building A): 
1 per 100 m2 net floor area  
 
Existing Office Building:  
1 per 35 m2 net floor area  
 
Total Spaces Required = 435 

436 spaces 

Minimum 
Dimensions of a 
Parking Space  
(Section 5.2.3) 

2.7 m x 5.7 m 2.7 m x 5.7 m 

Minimum Number of 
Barrier-free Parking 
Spaces 
(Section 5.3.1) 

201 to 1000 parking spaces on the lot: 
2, plus 2% of the total number of parking spaces in the 
parking area = 11 spaces 

11 spaces 

Minimum Number of 
Bicycle Parking 
Spaces 
(Section 5.4.1) 

Employment Uses: 2 + 0.25 per 1,000 m2 NFA 
Building A: (2+0.25x2.97) = 3 spaces 
Existing Office Building: (2+0.25x12.25) = 6 spaces 
 
Total Spaces Required = 9 

9 spaces 
 
 

 
The increased maximum front yard depth aligns with the front yard setbacks of the existing office 
building and abutting recently constructed development that has a front yard setback of 29 metres, 
which helps to promote visual compatibility for existing and any future neighbouring development. 
The intent of the provision is to ensure buildings are brought closer to the street; however, 
unfortunately in this instance, the maximum zoning provision conflicts with the minimum MTO setback 
limits the placement of the building and associated drive aisles, parking, etc., which are required 
functions of the development and not allowed within the MTO setback limits.  
 
Further, as a result of the minimum MTO setback and to comply with the main wall proportion 
regulation which requires 35% of the main walls to be within the minimum and maximum front yards, 
the maximum front yard has been increased to accommodate the proposed development. The 
requested variance allows the proposed dealership building to still be sited close to the street, and 
allow the necessary elements associated with the development to be placed in a manner that respects 
the streetscape, and the other regulations required.   
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Therefore, it is our opinion that the proposed variance maintains the general intent and purpose of 
the Town’s Zoning By-law. 
 
3. Is the variance desirable for the appropriate development or use of the land?  
 
In our opinion, the requested variance is both desirable and appropriate for the continued 
development and use of the Subject Lands. The proposal will facilitate a new motor vehicle dealership 
that will complement and strengthen the existing auto-oriented employment uses along North Service 
Road West and within the surrounding area. A motor vehicle dealership is permitted under both the 
Official Plan and Zoning By-law, and represents an appropriate and context-sensitive form of 
development. The Subject Lands already contain an existing permitted office building, demonstrating 
an established pattern of employment uses that operate compatibly within the employment 
designation and zone. 
 
The proposed increase to the front yard setback allows further design flexibility while still being 
appropriate for the site and compatible with the surrounding area. Further, the increased front yard 
accommodates the proposed development while maintaining the required MTO setback and main wall 
proportion regulation and do not impose any negative impacts on the existing office uses or 
surrounding employment uses.  
 
Based on the above, it is our opinion that the proposed variance is desirable for the appropriate 
development or use of the land.  
 
4. Is the variance minor in nature? 
 
In our opinion, the requested variance is minor in nature as it represents a modest adjustment that 
is reasonable in the context of the site’s size, configuration, and intended use, and external regulations 
(MTO minimum setback) that limit the site. The form and function of the proposed development are 
consistent with what is expected in this part of the Town and align with the established character 
along North Service Road West. The test of minor is not a test of scale, but rather a determination of 
potential impact. The variance does not result in any undesirable impacts on neighbouring properties, 
infrastructure, natural heritage features, or the surrounding employment area, and does not introduce 
land use conflicts with adjacent existing or planned development. 
 
The variance for increased maximum front yard will apply to the proposed new building and creates 
a desirable transition from the existing building front yard setback. All other provisions in the By-law 
are met, and the proposed variance does not negatively impact or impose on the Subject Lands. 
 
Based on the above, it is our opinion that the proposed variance does not create any undue adverse 
impacts and are minor in nature.  
 
 
SUMMARY 
 
The requested variance meets the general intent and purpose of the Official Plan and Zoning By-law, 
is desirable for the use of the Subject Lands, and is minor in nature. For the reasons set out above, 
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it can be concluded that the requested variance satisfies the four tests set out in Section 45(1) of the 
Planning Act and warrant approval by the Committee. 
 
Should you have any questions or require any additional information, please do not hesitate to contact 
us. 
 
Yours truly, 
MHBC 
 
 
 
Oz Kemal, BES, MCIP, RPP    
President      
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