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A07/22 - Drawbuild Inc. - 21 Jessie Street Pages 159-173 

 

Planning Report - A07/22 Pages 174-175 
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INTRODUCTION AND SUMMARY 
JEG Home Solutions has made an application to the City of St. Thomas to amend the Zoning By-

law to permit the development of townhouse dwellings on a portion of the lands known municipally 

as 30 South Edgeware Road (the “subject lands”). The proposed development consists of two (2) 

one- and two-storey townhouse buildings, with each building containing a total of three (3) units, 

for a total of six (6) new units on the subject lands, plus the existing single detached dwelling. A 

Zoning By-law Amendment application is required for the purpose of re-zoning the subject lands 

to permit the proposed development. In addition, a Consent to Sever application has been 

submitted with the intent of severing the subject lands into three lots. The existing dwelling on the 

subject lands is to remain. 

The purpose of the following Planning Justification Report is to evaluate the proposed Zoning By-

Law Amendment and Consent to Sever applications within the context of existing land use policies 

and regulations, including: 

• 2020 Provincial Policy Statement (PPS); 

• City of St. Thomas Official Plan; and, 

• City of St. Thomas Zoning By-Law. 

This report concludes that the proposed Zoning By-Law Amendment and Consent to Sever 

applications are appropriate and desirable for the following reasons: 

• The proposed Zoning By-Law Amendment is generally consistent with the policies of the 

2020 Provincial Policy Statement and City of St. Thomas Official Plan; 

• The proposed Zoning By-Law Amendment generally maintains the purpose and intent of 

the City of St. Thomas Zoning By-Law; 

• The proposed Zoning By-Law Amendment will permit an appropriate built form and density 

for the subject lands by locating more intensive forms of housing along a higher order 

road;  

• The proposed development will make efficient use of underutilized lands within an 

established built-up area in keeping with the 2020 Provincial Policy Statement and City of 

St. Thomas Official Plan; and,  

• The proposed Zoning By-Law Amendment will encourage a more efficient use of the 

subject lands by allowing for housing to be provided at less cost than a typical single 

detached dwelling, which is the dominant form of housing in the surrounding area; and, 

• The proposed development provides a site design and residential built form that is 

compatible with, and complementary to, proximate low-density residential dwellings, 

ensuring appropriate building setbacks, landscaped areas, and vehicular and pedestrian 

connections.  
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SUBJECT LANDS 
The subject lands consist of a single, rectangular-shaped parcel of land located north side of 30 

South Edgeware Road at the northwest corner of South Edgeware Road and Woodworth 

Crescent (Figure 1). The subject lands have a total area of approximately 4,437m2 (47,757ft2) 

with a lot frontage of approximately 60.5m (198ft) of frontage along South Edgeware Road, and 

a lot depth of approximately 68m (223ft) along Woodworth Crescent. 

The subject lands are occupied by a two-storey single detached dwelling. The remainder of the 

subject lands is comprised of landscaped open space and hardscaped surface area parking. 

Vegetation on the subject lands consists of ornamental trees and shrubs, ornamental herbaceous 

gardens, and conifer hedgerows. Several large, mature trees are dispersed throughout the 

subject lands. The subject lands slope downward to the south towards the front of the property. 

A stone retaining wall is located along a portion of the South Edgeware Road frontage (Figures 

2-5).  

Vehicular access is currently provided by a semi-circle driveway with two access driveways from 

South Edgeware Road. The driveways are located on opposite sides of the South Edgeware Road 

frontage and are separated by the aforementioned retaining wall. Pedestrian sidewalks are 

available along both sides (north and south) of South Edgeware Road, as well as along the west 

side of Woodworth Crescent. Access to public transit (Northside Route 1) is available at the 

intersection of South Edgeware Road and Woodworth Crescent (Stop 120). 

The subject lands are within the “Residential” land use designation in the City of St. Thomas 

Official Plan and are currently zoned “First Residential Zone (R1)” in the Zoning By-Law.  

Figure 1 – The Subject Lands 
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Figure 2 – The Subject Lands (looking northwest from South Edgeware Road)  

 
 
Figure 3 – The Subject Lands (looking southwest from Woodworth Crescent) 
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Figure 4 – The Subject Lands (looking west from Woodworth Crescent)  

 
 
Figure 5 – The Subject Lands (looking northeast from South Edgeware Road)  
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SPATIAL ANALYSIS and NEIGHBOURHOOD 
CHARACTER 
The following section provides a regional spatial analysis and a site-specific spatial analysis. A 

regional spatial analysis, which considers land uses within 400m and 800m from the subject 

lands, analyzes the range and mix of surrounding land uses, built form characteristics, key 

structures, landmarks, and/or transportation networks. A site-specific spatial analysis provides an 

analysis of immediate land use relationships between the subject lands and abutting properties. 

REGIONAL SPATIAL ANALYSIS 

Figure 6 illustrates the surrounding land uses, as well as significant landmarks, within a 400-meter 

and 800-meter buffer radius in relation to the subject lands. These buffers represent straight line 

walking distances of approximately five (400 meters) and ten minutes (800 meters), respectively. 

However, given the existing configuration of sidewalk networks and other pedestrian barriers, 

these buffers may not represent true walking times. 

Figure 6 – Spatial Analysis  
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Notable features within 400m include (labeled with corresponding numbers on Figure 6):  

1. Waterworks Disc Golf Course 

2. Dalewood Reservoir Trail 

3. Church of Christ 

4. Lockes Public School 

5. Monsignor Morrison Catholic School 

Notable features within 800m include (labeled on Figure 6):  

6. Dalewood Conservation Area 

7. Woodhaven Park 

8. Kin Park 

9. June Rose Callwood P.S. 

10. Waterworks Park Splash Pad 

11. Waterworks Park 

Lands within 400m are characterized by a mix of land uses, containing predominantly low density 

residential uses in the form of one- and two-storey single-detached dwellings. Limited medium 

density residential uses are integrated throughout the surrounding area. Open space uses and 

recreational amenities are located throughout the surrounding area, including Waterworks Disc 

Golf Course and Dalewood Reservoir Trail. Proximate corridors provide connections to the 

Dalewood Reservoir and associated parkway. Limited commercial and light industrial uses are 

located along the south side of South Edgeware Road. A range of institutional uses and 

recreational facilities are located through the surrounding area, including the Church of Christ, 

Lockes Public School, and Monsignor Morrison Catholic School. Generally, the neighbourhood is 

considered walkable with a wide range of amenities within walking and cycling distance. 

Lands within 800 meters are comprised of a wider mix of uses, however, the broader land use 

context is still characterized by predominantly low density residential uses in the form of one and 

two-storey single-detached dwellings. A range of commercial and light industrial uses are located 

along proximate main streets, such as South Edgeware Road, First Avenue, and Edward Street 

to the west and southwest of the subject lands. Additional open space uses, recreational 

amenities, and natural heritage resources are located throughout the surrounding area, including 

Dalewood Conservation Area, Woodhaven Park, Kin Park, Waterworks Park, and Waterworks 

Park Splash Pad. Additional institutional uses, in the form of educational facilities (June Rose 

Callwood P.S.), are located further to the south.  

SITE SPATIAL ANALYSIS  

The neighboring lands located immediately adjacent the subject lands are comprised of single 

detached dwellings. The built form of these abutting lots are characterized mainly by one and two-

storey, mid-century dwellings (Figures 7-14).  
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Figure 7 – 220 Woodworth Crescent (abutting the subject lands to the north, looking west from Woodworth 
Crescent) 

 
 
Figure 8 – 34 South Edgeware Road (abutting the subject lands to the east across Woodworth Crescent, 
looking northeast from Woodworth Crescent) 
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Figure 9 – 219 Woodworth Crescent (adjacent to the east of the subject lands across Woodworth Crescent, 
looking east from Woodworth Crescent) 

 
 
Figure 10 – 221 Woodworth Crescent (adjacent to the northeast of the subject lands across Woodworth 
Crescent, looking east from Woodworth Crescent) 
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Figure 11 – 33 South Edgeware Road (adjacent to the southeast of the subject lands across South Edgeware 
Road, looking south from South Edgeware Road) 

 
 
Figure 12 – 31 South Edgeware Road (adjacent to the south of the subject lands across South Edgeware Road, 
looking south from South Edgeware Road) 
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Figure 13 – 29 South Edgeware Road (adjacent to the south of the subject lands across South Edgeware Road, 
looking south from South Edgeware Road) 

 
 
Figure 14 – 28 South Edgeware Road (abutting the subject lands to the west, looking north from South 
Edgeware Road) 
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Generally, the adjacent lands are generally defined by single detached dwellings that exhibit 

moderate to large setbacks from the street with large front yards and well-appointed landscaping. 

The public realm is characterized by such front yards, front porches facing the street, side yard 

driveways, and a number of large trees. However, the public realm on the east side of Woodworth 

Crescent, opposite the subject lands, is characterized by detached garages and two dwellings 

that do not have a strong relationship with the street. There is no sidewalk on the east side of 

Woodworth Crescent. 

THE PROPOSAL 
SITE DESIGN 

The easterly portion of the subject lands is proposed to be redeveloped for two (2), one- and two-

storey, three-unit townhouse buildings, providing a total of six townhouse units. The outer 

townhouse units are one storey in height, whereas the middle units are two storeys. The existing 

single detached dwelling, which has recently undergone interior renovations, is proposed to 

remain. A Consent to Sever application is intended to sever subject lands into three lots. One lot, 

being the lands to be retained, will contain the existing single detached dwelling and landscape 

areas. Two new lots are proposed along the Woodworth Crescent frontage (shown on the plan 

as Lots 1 and 2). A three-unit townhouse building is proposed on each of the two proposed lots 

as described above (Figure 15).  

Figure 15 – Conceptual Site Plan  
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The proposed site layout locates the proposed townhouse buildings on the two proposed severed 

lots (one building on each lot), which are located on the east side of the subject lands, facing 

Woodworth Crescent. The rear of each townhouse unit will interface with the side yard of the 

existing single detached dwelling.  

The proposed buildings are positioned six (6) meters from the easterly lot line along Woodworth 

Crescent to provide an opportunity for a strong streetscape and pedestrian friendly public realm, 

while also allowing a driveway parking spaces between the street and garage. 

Vehicular access is provided by private driveways that provide individual access to each dwelling 

unit. A total of two (2) parking spaces are provided for each unit: one (1) parking space in each 

attached garage and one (1) parking space in each individual driveway. The easterly portion of 

the existing circular driveway for the existing dwelling is proposed to be removed. Vehicular 

access for the existing dwelling will be provided from South Edgeware Road by the remaining 

portion of the existing driveway located on the west side of the lands to be retained. 

Each proposed townhouse dwelling provides a gross floor area of approximately 149.3m2 

(1,607ft2) per unit. The development corresponds to a residential density of 16 units per hectare 

(UPH) across the entire subject lands. More specifically, a residential density of 5 UPH is 

proposed for the retained lands, a residential density of 30 UPH is proposed for ‘Lot 1’ and 

residential density of 31 UPH is proposed for ‘Lot 2’. The townhouse density falls within the 

“Medium Density Residential” land use designation in the Official Plan. 

Pedestrian circulation is accommodated from the front of each unit to the public sidewalks along 

Woodworth Crescent. Each unit will offer a private, outdoor amenity area to the rear of the 

proposed townhouses. It is anticipated that a rear deck will be provided for each unit.  

An Arborist Report has been prepared to address tree removals on the site. Healthy trees are 

proposed to be retained where possible, however, it is in the best interests of both the proposed 

development and abutting property owners to remove trees that are in poor or hazardous 

condition. A Black Walnut tree was recently removed from the subject lands due to hazardous 

conditions. It is noted that specific tree removals and landscape details will be addressed through 

the Site Plan Approval process.  

BUILDING DESIGN 

The built form of the proposed development is two-storey townhouse buildings (Figure 16-17). 

The low-rise, rectangular-shaped buildings are oriented close to, and perpendicular with, 

Woodworth Crescent, to optimize the efficient use of the subject lands for desirable residential 

intensification.  

The proposed development provides front doors facing the street (Woodworth Crescent). 

Additional urban design features will be considered for the townhouse building on ‘Lot 1’, 

specifically ‘Unit A’, to ensure the compatibility of the building with the street and to reinforce the 

established character of the South Edgeware Road streetscape at this highly visible location. 
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The proposed building will be two-storeys in height with a peaked roof, generally consistent with 

the surrounding low density residential neighborhood. The sloped roof contributes to the 

traditional residential character of the building. Notably, the townhouse buildings present to the 

street as a single-storey elevation with a high sloped roof. Only the middle unit contains usable 

floor area on the 2nd floor, but no 2nd floor windows are proposed to face the street. 

The buildings are articulated by street-facing gables, projecting front porches at main entrance 

locations, and attached garages facing Woodworth Crescent. 

While specific materials and colours are not available at this time, conceptually, the primary 

materials include brick and stone on the ground floor, with vinyl siding on the 2nd floor. It is 

anticipated that the selected colours will be similar to those existing in the surrounding area. The 

proposed materials are generally consistent with the dominant cladding materials in the 

surrounding residential neighborhood.  

Figure 16 – East Elevation (facing Woodworth Crescent) 

 
Figure 17 – South Elevation (facing 30 South Edgeware Road) 
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PROPOSED ZONING BY-LAW AMENDMENT 
Given that the current “First Residential Zone (R1)” does not permit townhouses, a Zoning By-

Law Amendment is required to permit the proposed development. As such, a Zoning By-Law 

Amendment application (“ZBA”) has been proposed to re-zone portions of the subject lands 

(severed lands) to permit the various components of the proposed development, as follows. 

Lot 1, the southerly lot proposed to be developed for a two-storey townhouse building containing 

three (3) units, is proposed to be rezoned to a site specific, special regulation “Third Residential 
Zone (R3A-(_))” with the following special regulations: 

• Front Lot Line is along Woodworth Crescent; 

• Maximum lot coverage of 42%; and, 

• Minimum rear yard depth of 7m. 

Lot 2, the northerly lot proposed to be developed for a two-storey townhouse building containing 

three (3) units, is proposed to be rezoned to a site specific, special regulation “Third Residential 
Zone (R3A-(_))” with the following special regulations: 

• Maximum lot coverage of 43%; and, 

• Minimum rear yard depth of 7m. 

The lands to be retained comply with the exiting R1 zone and therefore no amendment is required. 
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The following table highlights the applicable zoning regulations as per the new lots (Lots 1 and 2) 

according to the proposed R3A Zone. Any asterix (*) below indicates a special regulation that is 

required as part of the requested site specific Zoning By-Law Amendment application.  

Table 1 – Site Statistics (R3A Zone)  

SITE STATISTICS: THIRD RESIDENTIAL ZONE (R3A) REGULATIONS 

 Regulation Proposed 

Required 
(Townhouse 

Dwelling) 

Lot 1 Lot 2 

LOT AREA (m2) MINIMUM 555 (185 per 
dwelling) 

1,010.4 981.8 

LOT FRONTAGE (m) MINIMUM 21 34.7 33.2 

MAIN BUILDING HEIGHT (m) MAXIMUM 11 8.9 8.9 

LOT COVERAGE (%) MAXIMUM 40 41.7* 42.9* 

NUMBER OF DWELLING UNITS 
MAXIMUM 

4 per lot 3 3 

ROOF AREA (%) MAXIMUM 55 44.3 45.6 

FRONT YARD DEPTH (m) MINIMUM 6 6 6 

REAR YARD DEPTH (m) MINIMUM 9 7* 7* 

INTERIOR SIDE 
YARD DEPTH 
(m) MINIMUM 

NORTH 2 2 3 

SOUTH 2 N/A 2 

EXTERIOR SIDE YARD DEPTH (m) 
MINIMUM 

4 4 N/A 

INTERIOR SIDE YARD ALONG 
COMMON WALL BETWEEN 
DWELLING UNITS (m) MINIMUM 

0 0 0 

GROUND FLOOR AREA (m2) MINIMUM 
(1-STOREY) 

56 149.3 149.3 

DWELLING UNIT FLOOR AREA (m2) 
MINIMUM 

70 149.3 149.3 

NUMBER OF PARKING SPACES 
MINIMUM 

(1.25 per dwelling 
unit) 

2 2 
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The following table highlights the applicable zoning regulations as per the lands to be retained 

according to the existing R1 Zone. The existing single detached dwelling on the lands to be 

retained is consistent with the regulations of the R1 Zone. As such, a Zoning By-Law Amendment 

is not required for the lands to be retained.  

Table 2 – Site Statistics (R1 Zone)  

SITE STATISTICS: FIRST RESIDENTIAL ZONE (R1) REGULATIONS 

 Regulation Proposed 

Required (Single 
Detached Dwelling) 

Retained Lands 

LOT AREA (m2) MINIMUM 464 2134 

LOT FRONTAGE (m) MINIMUM 15 31.27 

MAIN BUILDING HEIGHT (m) MAXIMUM 11 <11 

LOT COVERAGE (%) MAXIMUM 35 8 

NUMBER OF DWELLING UNITS 
MAXIMUM 

1 per lot 1 

ROOF AREA (%) MAXIMUM 50 <50 

FRONT YARD DEPTH (m) MINIMUM 6 35.18 

REAR YARD DEPTH (m) MINIMUM 10.5 18.09 

INTERIOR SIDE 
YARD DEPTH 
(m) MINIMUM 

EAST 1 2 

WEST 1 16.39 

EXTERIOR SIDE YARD DEPTH (m) 
MINIMUM 

4.5 N/A 

GROUND FLOOR AREA (m2) MINIMUM 
(1-STOREY) 

74 161.5 

NUMBER OF PARKING SPACES 
MINIMUM 

 1 (1 per dwelling) 1 
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PLANNING POLICY ANALYSIS 
The following section of this Planning Justification Report provides analysis evaluating the 

proposed Zoning By-Law Amendment through applicable land use policies and regulations, 

including the following: 

• 2020 Provincial Policy Statement (PPS); 

• City of St. Thomas Official Plan; and, 

• City of St. Thomas Zoning By-Law. 

2020 PROVINCIAL POLICY STATEMENT 

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning 

Act “provides policy direction on matters of provincial interest related to land use planning” in 

order to ensure efficient development and the protection of resources. All planning applications, 

including Zoning By-law Amendment applications and Consent to Sever applications are required 

to be consistent with these policies. The proposed applications are generally consistent with the 

PPS for the following reasons: 

• The proposed development is an efficient and, as discussed in more detail later in this 

report, appropriate form of development for the subject lands. It adds to the range and mix 

of housing types to help meet the long-term housing needs for a variety of demographics. 

Given that the proposed development is a compact, cost-effective form of development 

that will make full use of municipal services within an existing built-up area of St. Thomas, 

land consumption and servicing costs are minimized. (Section 1.1.1) 

• The subject lands are within the City of St. Thomas, more specifically, they are located 

within a defined settlement area. The proposed density is reflective of a compact, efficient 

form of housing which adds to the mix of uses and densities in this area (Sections 1.1.3.1, 

1.1.3.6) 

• The proposed form of housing (townhouses) is inherently more efficient than the existing 

form (single detached dwelling); is appropriate for the underutilized subject lands; and, the 

subject lands are well-suited to support a new form of housing with increased density. The 

proposed development broadens the range of residential forms and intensities in the area, 

making efficient use of existing land, resources, infrastructure, and transportation 

networks, including existing municipal services available along Woodworth Crescent. A 

range of institutional uses and recreational resources are located within easy walking and 

cycling distance from the subject lands, which are accessible via public pedestrian 

sidewalks and bike lanes, thus encouraging active transportation. Additionally, the subject 

lands have convenient access to public transit along South Edgeware Road: Northside 

Route 1 is available at the intersection of South Edgeware Road and Woodworth Crescent 

(Stop 120) (Sections 1.1.3.2, 1.1.6.2).  
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• The proposed development is considered to be intensification as it adds more dwelling 

units than what currently exists. The proposed development, which provides a broader 

range of housing in the area, is intended to be reflective of its location proximate to South 

Edgeware Road, a transit route and arterial road in the City. The subject lands are an 

appropriate location for the proposed development as they are located close to an arterial 

road, have access to public transit, and are proximate to open space and many amenities 

along South Edgeware Road. The lands are sufficiently sized to accommodate the 

necessary components associated with the proposed development, including parking, 

amenity space, and appropriate vehicular and pedestrian circulation. (Sections 1.1.3.3, 

1.1.3.4, 1.4.3) 

• As the subject lands are located proximate to educational facilities, such as Lockes Public 

School and Monsignor Morrison Catholic School, and recreational amenities, including 

several public parks, residents may choose to use active transportation to carry out daily 

activities to minimize the length and number of vehicle trips. As, previously discussed in 

this report, the subject lands are located proximate to a transit route (South Edgeware 

Road), which provides convenient access to public transit services. (Section 1.6.7.4) 

• The proposed development contributes to long-term economic prosperity by adding to 

range of housing options available in existing low density residential neighbourhood. The 

proposed dwelling units are intended to accommodate a population that will support 

existing commercial uses in the area. The proposed development is a direct response to 

the current and anticipated housing market. (Section 1.7.1) 

Based on the above analysis, the proposed Consent to Sever and Zoning By-Law Amendment to 

permit the redevelopment of a portion of the subject lands for two (2) townhouse buildings are 

generally consistent with the policies of the 2020 Provincial Policy Statement.  
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CITY OF ST. THOMAS OFFICIAL PLAN 

The subject lands are designated “Residential” according to “Schedule A – Land Use Plan” in the 

City of St. Thomas Official Plan (Figure 18).  

Figure 18 – Schedule ‘A’ – Land Use Plan (excerpt)  

 
 

The “Residential” designation permits the full range of low, medium, and high-density residential 

uses, with each category of use dependent on locational criteria. Generally, low density residential 

uses permit densities up to 25 UPH, medium-density residential uses permit densities up to 75 

UPH, and high-density residential uses permit densities up to 250 UPH.  

A residential density of 16 units UPH is provided across the entire subject lands. More specifically, 

a residential density of 5 UPH is proposed for the retained lands, a residential density of 30 UPH 

is proposed for ‘Lot 1’, and residential density of 31 UPH is proposed for ‘Lot 2’. The retained 

lands correspond with the “Low Density Residential” land use designation in the Official Plan, 

while the severed lands (Lots 1 and 2) correspond with the “Medium Density Residential” land 

use designation.  
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The proposed applications are generally consistent with the City of St. Thomas Official Plan for 

the following reasons: 

• The existing single detached dwelling, which is proposed to remain as part of the lands to 

be retained, is consistent with the “Low Density Residential” polices in the Official Plan. 

(Section 5.1.3.2); 

• The proposed townhouses are consistent with the policy direction for medium density 

housing by adding to the range of dwelling types in the area and by locating more intense 

forms of housing towards a higher-order road. (Section 5.1.3.3); 

• The subject lands are located within walking distance to several elementary schools. 

Further, the site is located along an arterial road (South Edgeware Road). Vehicular 

access to the proposed townhouses is provided from Woodworth Crescent to South 

Edgeware Road. The proposed development is consistent with the locational criteria set 

out in the Official Plan, in that medium density uses, including townhouses, must be 

located in proximity to elementary or secondary schools (i.e. Lockes Public School and 

Monsignor Morrison Catholic School) and must have access to an arterial or collector 

street (i.e. South Edgeware Road via Woodworth Crescent) (Section 5.1.3.3); 

• The subject lands are large enough to accommodate intensification for medium density 

residential uses, with the site design providing all the necessary site functions, including 

adequate off-street parking for residents and guests, landscaping, general storage 

facilities within each dwelling, at-grade outdoor amenity area, and privacy (Section 

5.1.3.3); 

• The proposed development makes efficient use of existing land, resources, infrastructure, 

and transportation networks, including existing municipal services available along South 

Edgeware Road (Section 5.1.3.3); 

• The proposed townhouse lots may be regarded as “comprehensively planned housing” as 

per the Official Plan. The proposed development has been designed in advance for 

specific a layout and profile of buildings, parking, landscaping areas, and road access 

points to ensure compatibility with the existing single detached dwelling and adjacent low 

density residential uses (Section 5.1.3.3, Section 5.1.3.5); 

• Infill development, including the proposed townhouse lots, refers to new residential 

development within an established neighbourhood on an underutilized site. As discussed 

previously, a Consent to Sever application will facilitate the proposal for infill development. 

The proposed development is generally consistent with the redevelopment/infill polices 

(Section 5.1.3.6) in the City of St. Thomas Official Plan for the following reasons: 

• While a new form of housing in the area, the proposed one- and two-storey 

townhouse dwellings are generally compatible with the scale and character of 
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adjacent lands uses and the surrounding area and no undue adverse impats are 

anticipated;   

• The subject lands have access full municipal services. It is anticipated that such 

facilities have the capacity to accommodate the proposed development;  

• The proposed development is sensitive to the height, scale and architectural 

design of buildings in the surrounding neighbourhood. Additional refinement of the 

building design to address South Edgeware Road may be accommodated through 

the Site Plan Approval process; 

• Although tree removals are required, the proposed development compliments the 

residential streetscape along Woodworth Crescent by encouraging a strong 

streetscape and pedestrian friendly public realm;  

• Adequate off-street parking and outdoor amenity areas are provided; and,  

• The proposed townhouse lots meet the requirements of the Zoning By-law, as 

proposed to be amended.  

PLANNING ANALYSIS (Section 5.1.3.6 vii)) 

The Official Plan provides that redevelopment/infill projects requiring an amendment to the Zoning 

By-law will require the submission of a planning analysis to determine the appropriateness of the 

proposed development and to identify ways of mitigating any potential adverse impacts on 

surrounding uses. In addition to the analysis presented in the remainder of this report, the 

responses to specific policy criteria in Section 5.1.3.6.viii are provided below: 

a) Compatibility of proposed use with surrounding land use;  

Response: The proposed use of the easterly portion of the subject lands for two, 3-unit 

townhouse buildings is generally compatible with surrounding single detached dwellings. 

Although it is recognized that the proposed use is a new form of housing in the area, the 

proposed form is of appropriate density and scale to remain compatible with surrounding 

uses, and importantly, will not create any undue adverse impacts on surrounding land 

uses. 

b) The size and shape of the parcel of land on which the development is to be located, 

and the ability of the site to accommodate the intensity of the proposed use; 

Response: The subject lands are considered an underutilized parcel of land that can 

accommodate residential intensification, being significantly larger than adjacent parcels. 

Further, given the location of subject lands along an arterial road in combination with the 

size and shape of the parcel of land, the subject lands can accommodate a higher density 

form of housing. The subject lands are of sufficient size to support the proposed 
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development, including sufficient setbacks, parking, outdoor amenity space, and 

pedestrian circulation. It is noted that standard zone regulations, save and except for minor 

modifications to the lot coverage and rear yard setback regulations, are proposed to be 

implemented.  

c) The proximity of any development to public open space, recreational and 

community facilities; 

Response: The subject lands, which have convenient access to an arterial road (South 

Edgeware Road), are located in proximity to range of public open space, recreational 

facilities, institutional facilities, and community facilities. Further, the subject lands have 

convenient access to public transit services, which provides connections to additional 

amenities through the City of St. Thomas.   

d) The height, location and spacing of any buildings in the proposed development, 

and any potential impacts on surrounding land uses; 

Response: The height, location, and spacing of buildings are shown on the site plan and 

are generally acceptable for this type of intensification development. 

The proposed townhouse buildings are positioned closer to the street than the majority of 

dwellings along Woodworth Crescent (6m) and South Edgeware Road (4m). Locating the 

buildings as proposed contributes to the enhancement to the public realm and 

strengthening of the sub-urban streetscape. The proposed setback, though closer to the 

street than adjacent dwellings, is considered compatible within the context of the existing 

streetscape character, promoting a strong, pedestrian friendly, streetscape presence.  

e) The extent to which the proposed development provides for retention of any 

desirable vegetation or natural features that contribute to the visual character of the 

surrounding area;  

Response: There are several large trees located on the subject lands along the boundaries 

of the lot. An Arborist Report was prepared to address tree removals on the site. The 

report concludes that an existing hazardous Black Walnut tree should be removed to 

accommodate the proposed development. Any additional tree removals will be addressed 

through the Site Plan Approval process. Healthy trees and vegetation are proposed to be 

retained where possible. 
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f) The location of vehicular access points and the impact of traffic generated by the 

proposal on the surrounding area;  

Response: Vehicular access for the townhouse units is proposed from Woodworth 

Crescent, providing individual access to each townhouse dwelling unit. There are no 

anticipated undue, adverse impacts from traffic by permitting the development of six (6) 

new townhouse units on the subject lands. The Traffic Impact Assessment concludes that 

the development will have no measurable impact on South Edgeware or Woodworth 

Crescent. 

g) The potential impact of the development on surrounding natural feature;  

Response: As there are no adjacent natural features, the proposed development will have 

no impact on such features. 

h) Measures planned by the applicant to mitigate any adverse impacts on surrounding 

land uses; and,  

Response: Mitigation measures primarily consist of appropriate building setbacks, 

fencing, and landscaping. The prosed townhouse buildings been positioned to place the 

highest activity areas (i.e. front doors, driveways) facing Woodworth Crescent to promote 

a strong, pedestrian friendly, streetscape presence and to encourage a positive interface 

with the abutting single detached dwelling. The rear of each townhouse unit will interface 

with the side yard of the existing single detached dwelling. 

Specific buffering measures, such as landscaping, will be identified through the Site Plan 

Approval process, and may include such items as conifer plantings along lot lines for year-

round visual screening. 

i) Redevelopment/infill projects are also subject to the policies in sections 5.1.3.3, and 

5.1.3.4; 

Response: The proposed townhouses are a medium density form of development. As 

discussed previously, the proposed development is generally consistent with the medium 

density residential polices (Section 5.1.3.3) in the Official Plan.  

Based on the above analysis, the proposed Consent to Sever and Zoning By-Law Amendment to 

permit the redevelopment of the subject lands for two, 3-unit townhouse buildings are generally 

consistent with the policies of the City of St. Thomas Official Plan. 
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CITY OF ST. THOMAS ZONING BY-LAW 

The subject lands are currently zoned “First Residential Zone (R1)” in the City of St. Thomas 

Zoning By-law No. 74-2018 (Zoning By-law) (Figure 19).  

Figure 19 – Schedule 11 to By-law No. 17-2010 (excerpt) 
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While current R1 zone permits the existing single detached dwelling, townhouses are not an 

permitted use within the R1 zone. The lands to be retained, which include the existing single 

detached dwelling, comply with the regulations of the exiting R1 zone and therefore no 

amendment is required. A Zoning By-Law Amendment application (“ZBA”) is required to re-zone 

a portion of the subject lands (the severed lands) to multiple site specific, special regulation zones 

to permit the proposed development. It is noted, however, that a site-specific R3A zone is not 

required to permit the form of development (townhouses), but rather the specific development 

proposal as shown on the site plan. The location of the proposed zones correspond with each 

new townhouse lot (Lots 1 and 2) as follows: 

Lot 1, the southerly lot proposed to be developed for a two-storey townhouse building containing 

three (3) units, is proposed to be rezoned to a site specific, special regulation “Third Residential 
Zone (R3A-(_))” with the following special regulations: 

• Front Lot Line is along Woodworth Crescent; 

• Maximum lot coverage of 42%; and, 

• Minimum rear yard depth of 7m. 

Lot 2, the northerly lot proposed to be developed for a two-storey townhouse building containing 

three (3) units, is proposed to be rezoned to a site specific, special regulation “Third Residential 
Zone (R3A-(_))” with the following special regulations: 

• Maximum lot coverage of 43%; and, 

• Minimum rear yard depth of 7m. 

THIRD RESIDENTIAL ZONE (R3A) 

R3A zone is the standard implementing zone for a wide range of housing forms, including medium 

density residential uses, such as townhouse dwellings. Townhouses are an appropriate form of 

infill development on the subject lands, as discussed throughout this report. The R3A zone 

provides for generally appropriate regulations, including lot requirements, building setbacks, lot 

coverage, and parking that are established as appropriate for this type of residential 

intensification. Given the land use policies in the St. Thomas Official Plans, the R3A zone is an 

appropriate implementing zone to establish medium density residential infill development on the 

subject lands. The proposed special regulations, as identified above and discussed in more detail 

below, are appropriate for the site and provide the opportunity to make efficient use of the 

underutilized subject lands for an appropriate form of development.  

SPECIAL REGULATIONS 

FRONT LOT LINE INTERPRETATION (Lot 1)  

The front lot line for corner lots, such as the subject lands, refers to the shorter lot line abutting 

the street. As per Section 1 (Definitions) in the City of St. Thomas Zoning By-law, the front lot line 

for Lot 1 would be the lot line abutting the South Edgeware Road street line, being the shorter lot 
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line abutting a street. However, given that Lot 2 provides only one lot line abutting a street, the 

front lot line is the lot line abutting the Woodworth Crescent street line, the only lot line fronting 

onto a municipal road. The proposed development provides front doors facing the street 

(Woodworth Crescent) for both townhouse lots. In order to provide the same building orientation 

and setbacks to allow for a strong streetscape and pedestrian friendly public realm, it is requested 

that the lot line along Woodworth Crescent be considered as the front lot line for Lot 1. This 

interpretation will allow for consistent building orientations and setbacks to respect and reinforce 

the Woodworth Crescent streetscape. It is noted that the southerly townhouse unit should be 

designed to address South Edgeware Road to ensure the compatibility of the building with the 

street and to reinforce the established character of the South Edgeware Road streetscape at this 

highly visible location. Specific details of these design features will be refined through the Site 

Plan Approval process.  

LOT COVERAGE (Lots 1 and 2)  

Due to location of the existing building on the retained lands, although the proposed townhouse 

lots meet the minimum lot requirements, specifically in terms of lot area and lot frontage, the 

coverage is slightly over 40% for both lots. The requested lot coverage provisions of 42% and 

43% is a minor departure from the established 40% and is considered appropriate for these lots, 

given their context. The minor increase in lot coverage allows for an appropriate building envelope 

to respond to market demand, and is not anticipated to have any meaningful impact on adjacent 

properties.  

REAR YARD DEPTH (Lots 1 and 2) 

As the rear yards of the proposed townhouse lots interface with the interior side yard of the 

retained lands, the rear yard depth of the proposed townhouse lots are restricted by the existing 

single detached dwelling. The proposed townhouse buildings are proposed to have a rear setback 

of 7.0m, a reducing of 2m from the R3A standard regulation of 9m. The proposed setback is 

considered appropriate and does not have a meaningful impact on the adjacent single detached 

dwelling. Each unit is proposed to have its own private outdoor amenity space, which will include 

a rear deck or patio, with privacy screening between units. Additional landscaping and fencing 

may be considered as part of the Site Plan Approval process to ensure adequate screening from 

the adjacent dwelling.  

 

Given the above, the proposed site-specific, special regulation R3A-(_) zones are appropriate for 

the severed portions of the subject lands. 
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OTHER CONSIDERATIONS 
TRAFFIC 

A Traffic Impact Study (TIS) was prepared by FR Berry & Associates in April 2021 to analyze 

potential vehicular traffic impacts to the existing road network (Woodworth Crescent and South 

Edgeware Road). Generally, the analysis concludes that the small addition of site generated trips 

associated with the proposed development would have no measurable impact on the function of 

the two streets. 

ARBORIST REPORT 

An arborist report was prepared by Vroom + Leonard for the subject lands in May 2021. As per 

this report, there were no issues noted regarding the removal of the hazardous Black Walnut to 

accommodate the proposed development.  

URBAN DESIGN 

Due to the highly visible and prominent positioning of the southerly townhouse unit on Lot 1, 

located at the corner of South Edgeware Road and Woodworth Crescent, it is recommended that 

the building elevation facing South Edgeware Road exhibit a similar degree of attention, 

articulation, and detail as the elevation facing Woodworth Crescent. This approach will ensure a 

positive contribution to the South Edgeware Road streetscape. 

 

CONCLUSION 
The proposed Consent to Sever and Zoning By-Law Amendment seek to permit two (2) one- and 

two-storey townhouse buildings, with each building containing a total of three (3) units, for a total 

of six (6) new units on the subject lands, plus the existing single detached dwelling. A Zoning By-

law Amendment application is required for the purpose of re-zoning the subject lands to permit 

the proposed development. In addition, a Consent to Sever application has been submitted with 

the intent of severing the subject lands into three lots. Generally, the proposed development and 

associated Planning Act applications are appropriate for the development of the subject lands for 

the following key reasons: 

• The proposed development is generally consistent with the 2020 Provincial Policy 

Statement, the City of St. Thomas Official Plan, and the purpose and intent of the City 

of St. Thomas Zoning By-Law; 

• The special zoning regulations are intended to make appropriate and cost-effective 

use of the subject lands to provide for medium density residential uses and respond 

to the housing needs of current and future residents; 
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• The proposed townhouses are a new form of housing that will be provided at less cost 

than a typical single-detached dwelling, the dominant housing form in the surrounding 

area; and,  

• The proposed site and building designs have been designed to be compatible with 

surrounding site and built forms, ensuring appropriate building setbacks, landscaped 

areas, and vehicular and pedestrian connections. 

Given the above, the proposed Consent to Sever and Zoning By-Law Amendment are appropriate 

for the subject lands and represent good land use planning practice.  
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V R O O M    +    L E O N A R D 
BIOLOGISTS & LANDSCAPE ARCHITECTS  
 
154 Baker’s Lane       paigevroom@gmail.com     mlla@isp.ca 
Windham Centre, ON      519.909.9872    519.671.5267 
N0E 2A0 
                                                                                                                                                
                                                                                     

 

To:            The City of St. Thomas 
 
From:        Mike Leonard & Paige Vroom 
 
Date:         2021 04 21 
 
SUBJECT:    30 SOUTH EDGEWARE RD ARBORIST REPORT 
  

 
1.0 INTRODUCTION 

 
This report is being submitted on behalf of JEG Home Solutions (the proponent) as part of a 
tree cutting permit submission related to the proposed severance and development at 30 South 
Edgeware Rd, St. Thomas.  
 
According to the Private Tree Preservation By-law #131-2017 REVISED 2019 for the City of St. 
Thomas, a Tree Cutting Permit is required for trees >30 cm diameter at breast height (DBH). 
The bylaw also states that “removal of a dead, terminally diseased or Hazardous Trees(s) or a 
portion of such a Tree(s), provided an Arborist Report has been submitted to the Director, 
which report confirms, to the satisfaction of the Director, the need for Injury or Destruction of 
the subject Tree(s);” are exempt to this by-law (Bylaw Section 4.1f).  
 
This residential estate property would be severed into three lots. One lot will remain with 
vegetation and a single family home. The two new lots will front onto Woodworth Crescent. A 
three-unit townhouse will be developed on each of the two newly severed lots. Please see the 
attached proposed concept plan.  
 
Vegetation on-site consists of young ornamental trees and shrubs, ornamental herbaceous 
gardens, and conifer hedgerows. The landscape on-site can be defined as anthropogenic 
vegetation. It is defined as cultural habitat under the MNRF Ecological Land Classification 
System, not natural habitat. 
 
One Private Tree >30 cm DBH exists within the development envelope and is the subject of this 
report.  
 
 
 
2.0 METHODOLOGY 

 

Vroom + Leonard (VL) attended the property on April 13, 2021. 
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A topographic survey and proposed concept plan was prepared by CJDL and used as the basis 
for our analysis. An inventory of trees >30 cm DBH within the proposed development envelope 
took place. Data collection included species (common and scientific names), DBH, crown spread 
radius (m), height (m), structural failure potential prior to construction, and vigor. Trees were 
not tagged in the field.  
 

The ISA Basic Tree Risk Assessment Form was used in data collection. The ISA instructions note 
that the ISA Basic Tree Assessment Form “is intended to act as a guide for collecting and 
recording tree risk assessment information” and “may be adapted for your specific needs”. 
Notes are provided for those trees in Section 3 below. These forms can be provided for those 
specific trees that the municipality has an interest in.  
 
3.0 DATA SUMMARY 

 
One Private Tree >30 cm DBH will be removed to accommodate the proposed development. 
The tree is a Black Walnut (Juglans nigra) that is 103 cm DBH, 30 m in height, and the crown 
radius ranges from 9-14 m. Several concerns are evident from the current condition of this tree. 
The mature tree exhibits three large linear cankers on the trunk of the tree that exhibit 
deadwood inside.  

- Canker 1 is on the north side of the tree and is ±3 m in length. The canker wraps 
around the first limb.  
- Canker 2 is on the west side of the tree and is ±3.5 m in length. The canker edges 
exhibit frass indicating that the canker has not properly compartmentalized.  

 - Canker 3 is on the east side and is ±7 m length.  
 
The Black Walnut has been pruned over the years. There is one improperly pruned limb that is 
20 cm diameter and ±4 m out from the trunk. Additionally, there are two 10 cm diameter 
branches that have been sheared mid limb. When the limbs were visually inspected it was 
evident that the wood was structurally weak and internally compromised.  
 
The Black Walnut should be removed, and the proposed townhouse location necessitates its 
removal. The tree’s vigor can be defined as normal; the structural failure potential prior to 
construction is high due to the presence of three cankers in the bole of the tree.  
 
A Municipal Tree is defined as “any Tree, the trunk of which at ground level is located 60% or 
more on Municipal Property.” While the Black Walnut is entirely on one of the two lots to be 
developed, there is a Norway Spruce (Picea abies) that is a minimum 60% on public lands. The 
Norway Spruce is 64.5 cm DBH, 20 m in height and has a crown spread radius of 5-7 m. The 
tree’s vigor is normal and the potential for structural failure prior to development is improbable.  
 
Based on the current concept plan the foundation of one of the townhouses will extend beyond 
the dripline of the Norway Spruce and therefore impact its roots. Following the approval of the 
ZBA and severance, this impact should be considered by the city during the Site Plan Approval 
process.  
 
All other vegetation within and directly adjacent to the proposed development are young and 
<30 cm DBH therefore not subject to the City of St. Thomas Private Tree Preservation By-law 
#131-2017 REVISED 2019. 
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4.0     CONCLUSION 
 
For the reasons noted in this report, we to not see any issue with the removal of the Black 
Walnut to accommodate the proposed development. Furthermore, we recommend its removal 
given its hazard status.  
 
 

 
 

Mike Leonard   O.A.L.A.  C.S.L.A.  
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Figure 1: Subject Lands 
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Figure 2: Concept Plan 
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Figure 3: Black Walnut to be Removed 
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APPENDIX 3: MIKE LEONARD CV 
MIKE LEONARD  O.A.L.A., C.S.L.A. 

  

Mike has four decades of experience as a landscape architect registered for practice in Ontario. During this time he has 

served private, public and institutional clients who require landscape assessment and liturgical landscapes. He has 
developed alliances with consultants that complement the internal skill sets of the practice so that project teams 

consistently reflect a broad range of professional capabilities. Mike interacts collaboratively with clients to define their 
programmatic, aesthetic and cultural requirements, assisting them in the creation and management of large-scale 

landscapes that are functional, attractive, and both financially and ecologically viable over the decades of their design life.  

 
Private clients have included industrial, commercial and institutional landowners.  Public clients include municipalities, 

provincial ministries and conservation authorities. 
 
He regularly interacts with consultants from the disciplines of land use planning, land surveying, land use law, property 
appraisal, forestry, arboriculture, floral & faunal biologists and archivists & historians.  

 

Specific practice sectors include: 
- Subwatershed studies participation 

- Environmental impact studies for municipal and regulatory agency permitting processes  
- Class environmental assessment reports for municipal and provincial servicing 

- Ecosystem classification 

- Ecosystem monitoring 
- Land use capability studies 

- Vegetation appraisal for financial compensation 
- Hazard tree assessment for municipal and insurance industry due diligence reporting 

- Heritage landscape archival studies and restoration plans 
- Expert witness testimony before the courts and administrative tribunals including the Ontario Municipal Board 

 
CREDENTIALS  
 

Graduated with Honours in Landscape Architecture, 1981, from the University of Toronto, Ontario 

  
Registration as full member granted in the Ontario Association of Landscape Architects, 1985 

 
Certified Wetland Evaluator Province of Ontario  

 
Qualified as an expert witness before the Ontario Municipal Board in matters relating to the assessment of woodlands and 

wetlands 

 
Qualified as an expert witness before the courts and administrative tribunals in matters relating to the viability of both 

woodlands and individual trees. 
 

 

PROFESSIONAL EXPERIENCE  
 

Vroom – Leonard Biologist + Landscape Architect 
Principal Landscape Architect in association with Paige Vroom M.Sc. Aquatic Biologist         2020 - Present 

 
Environmental consulting for natural heritage impact assessment, wetland evaluation, stream assessment, woodland 

evaluation, class environmental assessments, hazard tree assessment, tree valuation, mitigation of urban land uses on 

the natural environment, landscape regeneration and the restoration of historic landscapes. 
 

 
Leonard+Associates in Landscape Architecture 

Principal Landscape Architect    2007 - 2020 
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BioLogic  
Principal Landscape Architect in association with Dave Hayman M.Sc. Aquatic Biologist          1995 - 2007 

 
 

Upper Thames River Conservation Authority  

Resource Planner and Site Planner                                                                                    1978 -1995 
  

Co-ordinated the development of long-range plans for Conservation Authority lands in urban and rural settings. Initiated 
and maintained resource inventory data bases for biological populations within woodlands and wetlands. Prepared 

assessments relating to impact of recreational facilities and aggregate extraction operations on terrestrial and aquatic 
ecosystems. Acted as a consultant to municipalities within the watershed in the development of site plans for spatially-

extensive recreational facilities and open space networks.  

 
Ontario Ministry of Natural Resources  

Site Planner, 
Southwestern Regional Office  1977 

 

Developed site plans for specific facilities within provincial parks, within the context of impact assessments prepared by 
others. 

 
PROJECT REFERENCES  

Detailed project-specific references available for Mr. Leonard in the following areas of  practice: 
 
RESOURCE ANALYSIS 
SUBWATERSHED STUDIES 
MUNICIPAL RESOURCE ASSESSMENT FOR PLANNING ACT PERMITS 
TERRESTRIAL ECOSYSTEM CLASSIFICATION 
LAND USE CAPABILITY STUDIES 
ECOSYSTEM MONITORING 
VEGETATION APPRAISAL 
HAZARD TREE ASSESSMENT 
 

IMPACT ASSESSMENT 
PROVINCIAL CLASS ENVIRONMENTAL ASSESSMENT REPORTS 
MUNICIPAL ENVIRONMENTAL IMPACT STUDIES 
IMPACT MITIGATION REPORTS 

 
OPEN SPACE PLANNING 
MUNICIPAL PARK MASTER PLANS 
MUNICIPAL PARK DESIGN 
HERITAGE LANDSCAPE RESTORATION PLANS 

 
BIODESIGN 
CONSTRUCTION SUPERVISION 
STORMWATER MANAGEMENT FACILITY DESIGN 
HABITAT RESTORATION & ENHANCEMENT 
VEGETATION RETENTION STRATEGIES 
SHORELINE RETENTION STRATEGIES 
BUFFER DESIGN 

 
LIASON 
REGULATORY AGENCY / COMMUNITY GROUPS 
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14 February 2022 20064

30 SOUTH EDGEWARE ROAD
LOT SEVERANCE & TOWNHOME DEVELOPMENT

CITY OF ST. THOMAS
SERVICING BRIEF

1.0  Introduction

This Servicing Brief has been prepared to support the concurrent Zoning By-law Amendment and 
Consent Applications by JEG Home Solutions to permit the severance of an existing lot and the 
construction of two (2) 3-unit townhome blocks at 30 South Edgeware Road in St. Thomas. 

The subject land is approx. 0.44ha and is legally described as Part 1 of Lot 5, Range South of Edgeware 
Road, City of St. Thomas, known municipally as 30 South Edgeware Road. The property is bounded by 
South Edgeware Road to the south, Woodworth Crescent to the east and existing single-detached 
residential usages to the north and west. There is an existing single-detached dwelling on-site that is 
proposed to be severed and remain, with two (2) new lots being created from the severed lands for each 
townhome block.

2.0  Transportation

A traffic impact assessment was completed by F.R. Berry & Associates to review the potential increase in 
traffic flow due to the two proposed 3-unit townhome blocks. The traffic impact assessment letter 
indicated the proposed development would have no measurable impact on the operation of South 
Edgeware Road or Dalewood Drive from Woodworth Crescent.

All six townhome units are proposed to have direct driveway access to Woodworth Crescent.

3.0  Grading & Geotechnical

Existing contours range in elevation from 233.0m – 235.0m±, with intermittent steep slopes, providing 
an overall grade of approx. 5% from the existing residence towards Woodworth Crescent and 3.5% 
towards South Edgeware Road. The existing residence is approx. 1.1 – 2.9m± higher than the property 
boundaries. The high-point of the existing lot boundary is in the northwest corner, with all flow being 
tributary to South Edgeware Road to the south and Woodworth Crescent to the east. The existing 
grading on the lot to be retained does not direct any flow towards the existing residence and no 
significant ponding has been observed during heavy rainfalls. The existing site grading is not proposed to 
be altered on the lot to be retained, apart from some sloping along the proposed east lot boundary, 
down to the proposed townhome lots.

There is an existing retaining wall within the South Edgeware Road right-of-way (ROW) along the north 
side of the existing sidewalk, which is proposed to remain. An additional 0.6m± tall armour stone 
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retaining wall is proposed along the rear lot line of townhome units A & B on severed lot ‘2’. This new
retaining wall will mitigate sloping required between the retained lot and the proposed townhome rear
yards, along the length of the existing residence.

Lot grading of the new townhome blocks has been designed in general accordance with the City of St.
Thomas Design Guidelines (2022). The townhome lots were designed as split drainage with rear yard
catchbasins proposed to collect rear yard flows and convey them to the storm sewer system on South
Edgeware Road. A 4:1 slope is proposed along the rear lot limit of the townhome blocks, outside of the
proposed retaining wall area, to facilitate the change in grade between the retained lot and the
townhomes.

4.0  Watermain

There is an existing 200mmø PVC DR18 watermain on Woodworth Crescent, which connects to a
300mmø watermain on Dalewood Drive and a 400mmø PVC DR25 watermain on South Edgeware Road.

The existing water service for the single detached dwelling on-site is provided off of the 400mmø
watermain on South Edgeware Road and is proposed to remain.

Each proposed townhome unit will be provided a 25mmø PEX DR9 water service connected to the
existing 200mmø PVC watermain on Woodworth Crescent.

A WaterCAD model has been created to confirm the proposed water distribution system will provide a
satisfactory level of service for the development. The model was expanded from the existing City of St.
Thomas water distribution model. A summary of input criteria for the model are as follows:

 City of St. Thomas Design Standards (2022) Pop. Per Unit = 3ppl/unit
 City of St. Thomas Design Standards (2022) Average Daily Per Capita Demand = 450 L/cap/d
 Base Demand: 6 units x 3ppl/unit x 450 L/cap/d = 0.09 L/s
 City of St. Thomas Design Standards (2022) Peak Hour Factor = 7.8
 Peak Hour Demand: 0.09 L/s x 7.8 = 0.73 L/s
 City of St. Thomas Design Standards (2022) Max. Day Factor = 3.5
 Max. Day Demand: 0.09 L/s x 3.5 = 0.33 L/s
 Ontario Building Code (OBC) Fire Flow Requirements = 60 L/s
 Fire Underwriters Survey (FUS) Fire Flow Requirements = 103 L/s

The following is a summary of the modelling results for the existing water system;

30 South
Edgeware

Road

Base Demand
(0.09 L/s)

Peak Hour
(0.73 L/s)

Max. Day +
FUS Fire Flow

(0.33 L/s Max. Day)
(103.0 L/s Fire Flow)

Max. Fire Flow Rate @
20 PSI & 3.0 m/s
(0.33 L/s Max. Day)
(135.0 L/s Fire Flow)

Residual
Pressure

(PSI)

66.2 PSI
(45.4 m)

61.9 PSI
(43.5 m)

57.5 PSI
(40.44 m)

55.2 PSI
(38.8 m)

The WaterCAD modelling results confirm the existing water distribution system will together allow for
sufficient operating pressure (>20 PSI) to be maintained during max day + OBC & max day + FUS fire flow
scenarios, confirming sufficient fire protection can be provided for all 6 proposed dwelling units.
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The fire flow protection has also been modelled at the existing hydrant, near the northeast limit of the
site, to determine the maximum fire flow available, while maintaining a minimum 20 PSI residual
pressure and 3.0 m/s maximum flow velocity, during max. day + fire flow conditions.

Fire flow protection rates are based on the size of the townhome blocks as shown on the Site Plan (see
Appendix ‘A’). Modelling has been completed in accordance with the Ontario Building Code, Fire
Underwriters Survey (1999) and City of St. Thomas Design Standards (2022).

5.0  Sanitary Sewage

There is an existing 300mmø clay sanitary sewer on Woodworth Crescent which connects to an existing
300mmø sanitary sewer on South Edgeware and continues south along Woodworth Crescent.

The existing sanitary service for the dwelling to remain is provided off of Woodworth Crescent. This
sanitary service is proposed to be capped and abandoned, with a new 150mmø PVC sanitary PDC to be
provided 5m east of the west property boundary to connect to the existing sanitary system on South
Edgeware Road.

Each proposed townhome unit will be provided a 150mmø PVC sanitary PDC connected to the existing
300mmø clay sanitary sewer on Woodworth Crescent. The existing clay sanitary sewer inverts on
Woodworth Crescent are approx. 5.5m± below the road centerline and 3.7m± below the underside of
footing (USF) for the proposed townhome units, providing sufficient grade difference for a minimum 2%
sanitary PDC.

Based on a design population of 3 persons/unit (Section 6.1.4, St. Thomas Design Guidelines 2022), the
total design population for the development is 18 persons, resulting in a sanitary design flow of 0.25l/s.
This additional sanitary flow rate is approx. 0.5% of the sanitary sewer design capacity (53.0 l/s) and the
0.2ha townhome development area accounts for 2.6% of the assumed area tributary to this sewer
(7.8ha) on Dalewood Drive and Woodworth Crescent.

6.0  Storm Drainage & Stormwater Management

Under pre-development conditions, approx. 0.28ha of the site is tributary to the roadside catchbasins on
Woodworth Crescent, near the intersection of Woodworth Crescent and South Edgeware Road. All
tributary flow from the site, under existing conditions, is conveyed via uncontrolled overland flow to the
Woodworth Crescent roadway and into the roadside catchbasin inlets. The runoff coefficient for this pre-
development tributary area is C=0.30, based on the existing building, asphalt and grassed areas.

Under post-development conditions, the tributary area to Woodworth Crescent is still 0.28ha, but the
additional building and hard-surface areas increases the runoff coefficient to C=0.60. The post-
development tributary flow from the retained lot and the rear yards of the townhomes is conveyed by
two rear yard catchbasins through a proposed 250mmø storm pipe to the existing roadside catchbasins
on Woodworth Crescent. Tributary flow from the front and partial side yards of the townhomes will be
conveyed to Woodworth Crescent via overland flow to the roadway.

The existing roadside catchbasin (CB) in the northwest corner of the intersection of Woodworth Crescent
and South Edgeware Road is proposed to be relocated approx. 2m north, and a new 1200mmø storm
manhole (MH) is to be installed in the previous CB location. This new storm MH will have two storm inlet
pipes. The westerly inlet will be a 250mmø storm pipe from the rear yard catchbasins for the new
townhomes. The north inlet will be a 300mmø storm pipe to be extended approx. 60m north along
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Woodworth Crescent to provide storm service connections for the townhome units. The relocated 
catchbasin will be connected to this new 300mmø storm pipe on Woodworth Crescent. The new storm 
manhole will outlet to the existing roadside catchbasin at the northeast corner of the Woodworth 
Crescent and South Edgeware Road intersection, before flowing to the existing storm sewer system on 
South Edgeware Road.

Each townhome unit will be provided a 100mmø PVC storm PDC service, connected to the proposed 
300mmø storm sewer on Woodworth Crescent. 

The rear yard storm piping has been designed based on a 5-year design storm using the current 2010 
MTO IDF Factors for the 30 South Edgeware Road site location, with a 15-minute inlet time, in 
accordance with the 2022 St. Thomas Design Guidelines.

An 85mmø circular orifice is proposed at the rear yard storm sewer connection to the new storm 
manhole outlet at the northwest corner of the intersection of Woodworth Crescent and South Edgeware 
Road. This outlet orifice will restrict post-development outflows from the rear yard to pre-development 
levels for the 5-year design storm. The 5-year pre-development site outflow is 20.3 l/s, which requires 
approx. 18m3 of stormwater storage in post-development conditions, which will be provided within the 
rear yard stormwater system and swales up to a ponding level of 233.50m. For larger storm events, an 
additional approx. 12m3 of stormwater storage is available up to a ponding level of 233.60m before 
overtopping the side yard grade and flowing out to Woodworth Crescent. This stormwater quality 
control design will ensure the post-development outflow will be restricted to pre-development levels for 
the 5-year design storm, while providing a major flow route towards Woodworth Crescent during major 
storm events.

7.0 Electrical and Utilities

30 South Edgeware Road is currently within the electrical service territory of Entegrus Powerlines Inc. 
(EPI). All electrical services for the proposed townhomes are to be installed as per Entegrus Powerlines 
Inc. specifications. The electrical services are proposed to be connected to the existing services on 
Woodworth Crescent.

Coordination with Bell and Union Gas will continue following the concurrent submissions of the consent 
and zoning by-law amendment applications. 

All of which is respectfully submitted by,

Deren Lyle, P. Eng.
DL/avm
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APPENDIX ‘A’

WATER DEMAND CALCULATIONS
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CITY OF ST.THOMAS
30 SOUTH EDGEWARE ROAD TOWNHOMES

PROJECT No. 20064

DOMESTIC WATER DEMAND CALCULATIONS DATE: 14-Feb-22

DESIGN BY: AVM
CHECKED BY: DJL

30 SOUTH EDGEWARE ROAD TOWNHOMES

No. Residential Units 6 units

Pop. Per Residential Unit 3.00 ppl/unit (Section 6.1.4, St.Thomas Design Guidelines  2021)

Residential Design Population 18 cap. 6 units * 3 ppl/unit

Average Daily Demand 450 L/cap./d (Section 9.2, St.Thomas Design Guidelines  2021)

Residential Base Demand 0.09 L/s 18 cap. * 450 L/cap/d

Residential Max. Day Factor 3.50 - (Section 9.2, St.Thomas Design Guidelines  2021)

Residential Peak Hour Factor 7.80 - (Section 9.2, St.Thomas Design Guidelines  2021)

Residential Max. Day Demand 0.33 L/s 0.09 L/s * 3.50

Residential Peak Hour Demand 0.73 L/s 0.09 L/s * 7.80

Total Average Base Demand 0.09 L/s

Total Max. Day Demand 0.33 L/s

Total Peak Hour Demand 0.73 L/s

No. DATE BYREVISION
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CITY OF ST.THOMAS
30 SOUTH EDGEWARE ROAD TOWNHOMES

PROJECT No. 20064

ONTARIO BUILDING CODE FIRE DEMAND CALCULATIONS DATE: 14-Feb-22
DESIGN BY: AVM

CHECKED BY: DJL

30 SOUTH EDGEWARE ROAD TOWNHOMES

Average Floor Area 421.0 m2

No.Storeys 2

Building Height 9.00 m (Height to Underside of Roof Deck with Basement) (OBC Section 3)

Sprinkler System? No

Building Class C

Fire Resistance/Separation 1.0 h

Construction Type

K 18

Building Volume 3789.00 m3 (Average Floor Area * Building Height)

SFRONT 0.0 (Distance = 26.00 m, Figure 1:Spatial Separation) (OFM TG-03-1999 Section 6.3)
SLEFT 0.5 (Distance = 4.00 m, Figure 1:Spatial Separation) (OFM TG-03-1999 Section 6.3)

SRIGHT 0.0 (Distance = 38.00 m, Figure 1:Spatial Separation) (OFM TG-03-1999 Section 6.3)
SREAR 0.1 (Distance = 9.00 m, Figure 1:Spatial Separation) (OFM TG-03-1999 Section 6.3)
SSUM 0.6

STOT 1.6 (STOT = 1 + SSUM) (OFM TG-03-1999 Section 6.3)

Q 109123.2 L (Q = K*Volume*STOT) (OFM TG-03-1999 Section 6.3)

REQUIRED FIRE FLOW 3600 L/min (Table 2 - OFM TG-03-1999 Section 6.3)

REQUIRED FIRE FLOW 60 L/s

No. BY DATEREVISION

Building is of combustible construction with fire separations and fire-resistance ratings provided in accordance with Subsection
3.2.2. of the OBC, including loadbearing walls, columns and arches. Noncombustible construction may be used in lieu of fire-
resistance rating where permitted in Subsection 3.2.2. of the OBC.
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CITY OF ST.THOMAS
30 SOUTH EDGEWARE ROAD TOWNHOMES

PROJECT No. 20064

FIRE UNDERWRITERS SURVEY FIRE DEMAND CALCULATIONS DATE: 14-Feb-22

DESIGN BY: AVM
CHECKED BY: DJL

30 SOUTH EDGEWARE ROAD TOWNHOMES

Average Floor Area 421.0 m2

No.Storeys 2

Gross Floor Area 526 m2

Building Height 9.00 m (Height to Underside of Roof Deck, Not Including Crawl Space Below Ground) (OBC Section 3)

Type of Sprinkler System

Fire Resistance/Separation 1.0 h

Building Class C

Construction Type

Building Contents (Occupancy) (Appendix FUS, 1999)

C 1.0 (Construction Type Coefficient) (FUS, 1999)

1) Base Fire Flow 5046.83 L/min (F=220*C*√Gross Floor Area)(FUS, 1999)

2) Occupancy Safety Rating -15% (Occupancy Safety Rating FUS, 1999)
Revised Fire Flow (F) 4289.81 L/min (Fire Flow After Step 2)

3) Sprinkler System Reduction (As) 0% (Sprinkler System Reduction FUS, 1999)
Fire Flow Reduction (RF) 0.00 L/min (Fire Flow Reduction From Step 3)(F*As)

4) Exposed Structures Factor
SFRONT 7.0% (Distance = 26.00 m) (FUS, 1999)

SLEFT 19.3% (Distance = 4.00 m) (FUS, 1999)
SRIGHT 2.3% (Distance = 38.00 m) (FUS, 1999)
SREAR 15.7% (Distance = 9.00 m) (FUS, 1999)

Party Wall Building Separation 0.0% No Building Has Unpierced Party Wall/Firewall Boundary
SSUM 44.3%

Increase In Fire Flow (IF) 1901.8 L/min (Fire Flow Increase After Step 4)(F*Ssum)(FUS, 1999)

5) Final Fire Flow 6191.62 L/min (Final Fire Flow = F - RF + IF) (FUS, 1999)

REQUIRED FIRE FLOW 6192.00 L/min

REQUIRED FIRE FLOW 103 L/s

No. BY DATEREVISION

Ordinary Construction (Brick or Other Masonry Walls, Combustible Floor and Interior)

(Largest Floor + 25% of Two immediately Adjoining Floors, Not Including Basement, Based on 1-Hr Fire Rating
Between Floors)

Limited Combustible

None
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APPENDIX ‘B’

STORM DESIGN
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DATE:

Peak flow = 2.778ACi  l/s DESIGNED BY:

PROJECT: Manning Q = 1000n
-1

AR
0.667

s
0.5

l/s CHECKED BY:

MUNICIPALITY: Intensity=at
b

mm/hr JOB No.:

Return Period (Yr.) 5 a= SHEET: 1 of 1

b=

SECT. ACCUM.

CB1 CB2 0.12 0.12 0.60 0.072 0.072 0.200 15.00 15.00 81.70 16.3 250 0.013 0.60 46.1 0.94 33.4 0.59

CB2 EX.DCB7 0.07 0.19 0.60 0.042 0.114 0.317 0.59 15.59 79.52 25.2 250 0.013 0.60 46.1 0.94 34.5 0.61

EX. DCB7 EX. DCB8 0.37 0.68 0.65 0.241 0.355 0.986 0.61 16.20 77.42 76.3 300 0.013 1.10 101.4 1.43 6.3 0.07

*Max. Outflow from Orifice During 100-Year Storm = 21.2 l/s

NO REVISION DATE BY

31

-0.699

SEWER DATA
PEAK

FLOW

(l/s)

TIME OF

FLOW

(min.)

n
SLOPE

(%)

RUNOFF

COEFF.

'C'

A X C

TOTAL

A*C

∆
A*C

TOTAL

2.778 A*C

∆ A

(ha)

TOTAL

(ha)

TIME OF CONC.

(MIN)

STORM  SEWER  DESIGN  SHEET - METRIC 2022-02-14

AVM

DJL30 SOUTH EDGEWARE ROAD TOWNHOMES

DWG #

LOCATION

STREET
FROM

MH

TO

MH

FAX:  (519)842-3235

e-mail:  cjdleng@oxford.net

website:  www.cjdleng.com

CYRIL J. DEMEYERE LIMITED
CONSULTING ENGINEERS

BOX 606, TILLSONBURG, N4G 4J1
PHONE:  (519) 688-1000 ST.THOMAS

MTO IDF FACTORS - 30 SOUTH EDGEWARE RDIDF Curve Based On

CAPACITY

(l/s)

VELOCITY

(m/s)

LENGTH

(m)

RAINFALL

INTENSIT

Y (mm/hr)
PIPE SIZE

(mm)

20064

Area - A
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30 SOUTH EDGEWARE ROAD
TOWNHOME DEVELOPMENT

20064

14-Feb-22

PRE-DEVELOPMENT FLOW CALCULATIONS

TRIBUTARY AREA = 0.69 [Acres] 0.28 Ha

RUNOFF COEF. = 0.6000

AVERAGE OUTFLOW = 0.0154 [m^3/s]

PREDEVELOPMENT RUNOFF COEF. = 0.30

Q = 0.0028*C*I*A

TC = (3.26 * (1.1-f*C)*(L)^1/2)/Sw^1/3

WATERSHED LENGTH 65 m

WATERSHED SLOPE (%) 3.5

Predevelopment Flows - 1 in 5 Year Storm Event
Rainfall Intensity MTO IDF DATA - 30 SOUTH EDGEWARE
Intensity=at

b
mm/hr Intensity Factors 2 year 5 year 10 year 25 year 50 year 100 year

a= a: 23.5 31 36 42.2 46.9 51.4

b= b: -0.699 -0.699 -0.699 -0.699 -0.699 -0.699

Intensity = 86.386

Time of Concentration TC = (3.26 * (1.1-1.0*C)*(L)^1/2)/S^1/3 = 13.849

Predevelopment Flow Qpre = 0.0028 * C * I * A  = 20.318 l/s

31

-0.699
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30 SOUTH EDGEWARE ROAD
TOWNHOME DEVELOPMENT

20064
14-Feb-22

RAINFALL STORAGE CALCULATIONS - 5 YEAR
Post Development 'C'

SITE AREA = 1.09 [Acres] 0.44 Ha C Value

TRIBUTARY AREA = 0.69 [Acres] 0.28 Ha 0.70

RUNOFF COEF. = 0.59 0.95

AVERAGE OUTFLOW = 0.0203 [m^3/s] 0.20

0.9

0.59

Rainfall Intensity MTO IDF DATA - 30 SOUTH EDGEWARE ROAD
Intensity=at

b
mm/hr Intensity Factors 2 year 5 year 10 year 25 year 50 year 100 year

a= a: 23.5 31 36 51.4

b= b: -0.699 -0.699 -0.699 -0.699

RAINFALL TOTAL RATE OF VOLUME VOLUME

INTENSITY VOLUME INFLOW RELEASE RELEASED STORED

[hrs] [mm/hr] [m^3] [m^3/s] [m^3/s] [m^3] [m^3]

0.083 177 24 0.081 0.0203 6 18 <---- MAX STORAGE
0.167 108 30 0.050 0.0203 12 18

0.333 67 37 0.031 0.0203 24 13

0.50 50 42 0.023 0.0203 37 5

0.667 41 46 0.019 0.0203 46 0

0.833 35 49 0.016 0.0203 49 0

1 31 51 0.014 0.0203 51 0

1.5 23 58 0.011 0.0203 58 0

2 19 63 0.009 0.0203 63 0

3 14 72 0.007 0.0203 72 0

4 12 78 0.005 0.0203 78 0

8 7 96 0.003 0.0203 96 0

12 5 109 0.003 0.0203 109 0

18 4 123 0.002 0.0203 123 0

24 3 134 0.002 0.0203 134 0

Gravel

Building

Sod

Asph/Conc

Total

Item

0.10

0.00

Area (Ha)

-0.699

46.9

0.28

0.05

0.13

-0.699

42.2

TIME

31

-0.699
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30 SOUTH EDGEWARE ROAD
TOWNHOME DEVELOPMENT

20064

14-Feb-22

SUMMARY

1-5 YEAR STORAGE REQUIRED: 17.80 m³

OUTFLOW RESTRICTION  - 5 YEAR 20.32 l/s

Maximum Storage Provided in SWM Area = 29.5 m³

1-5 YEAR SITE OUTFLOW CALCULATION

OUTFLOW RESTRICTION 0.02031807 [m³/s]

Q=CA √(2gh) d = √((4Q/(3.14C(√(2gh))

h = E1-E2      A= 0.005674502 AREA OF ORIFICE OPENING = (πd²)/4
E1= 233.50 PONDING ELEVATION

E2 = 231.74 CENTERLINE OF ORIFICE OUTLET

h = 1.76 HYDRAULIC HEAD (m)

C = 0.61 DISCHARGE COEFFICIENT

g = 9.81 GRAVITATIONAL CONSTANT (m/s²)

d= 0.085 DIAMETER OF ORIFICE REQUIRED (m)

d= 0.085 USE DIAMETER OF ORIFICE (m)

Q= 0.0203 Flow for Orfice Used (m3/s)
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APPENDIX ‘C’

SITE DRAWINGS
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The Corporation of the City of St. Thomas  

 

Report No.: B01-2022 & B02-2022 

 

Applicant: JEG Home Solutions Inc. 

Directed to: Members of the Committee of Adjustment 

 

Report Date:   March 11, 2022 

Meeting Date: March 24, 2022 

 

Location: 30 South Edgeware Road, Range SER, Part Lot 5, City of St. Thomas 

 

 

Subject: Request for a consent pursuant to Section 53 of the Planning Act, R.S.O, as amended 

 

Department: Planning Department 

Prepared by: Steve Craig, Senior Planning Technician 

 

Attachments:  

Location Plan and Aerial Photograph 

 

 
Recommendation: 
 
That: Report B01-2022 and Report B02-2022 be received. 

 
 

BACKGROUND 

Consent Application B01/22 has been filed for the purpose of 

creating one lot for the development of a townhouse dwelling, 

containing three dwelling units.  

 

Consent Application B02/22 has been filed concurrently for the 

purpose of creating one lot for the development of a townhouse 

dwelling, containing three dwelling units. 

 

PROPOSAL (Application B01/22) 

The applicant is proposing to sever one vacant lot with frontage of 

34.7m on Woodworth Crescent and an area of 1,010sqm, proposed 

to be used for residential purposes (Townhouse Dwelling, 

containing three dwelling units). The applicant is proposing to 

retain one lot with frontage of 31.3m on South Edgeware Road and 

an area of 2,134sqm, containing one single detached dwelling, 

proposed to continue to be used for residential purposes.  

 

LOCATION PLAN: 
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PROPOSAL (Application B02/22) 

The applicant is proposing to sever one vacant lot with frontage of 33.2m on Woodworth Crescent and an area of 

982sqm, proposed to be used for residential purposes (Townhouse Dwelling, containing three dwelling units). The 

applicant is proposing to retain one lot with frontage of 31.3m on South Edgeware Road and an area of 2,134sqm, 

containing one single detached dwelling, proposed to continue to be used for residential purposes.  

 

CITY OF ST. THOMAS OFFICIAL PLAN 

 The subject lands are within the Residential designation, as shown on Schedule “A” (Land Use Plan) to the 

Official Plan for the City of St. Thomas. The Residential designation means the predominant use of land shall be 

for low, medium and high density residential uses (5.1.3.1). 

 Applications for new development, infilling or redevelopemnt for a medium density residential use shall be 

reviewed based on Subsection 5.1.3.3 (Medium Density Residential) of the Official Plan.  

 Redevelopment/Infill for the purposes of the Plan is defined as new residential development within an 

established neighbourhood, on vacant or underutilized sites and may occur by consent (5.1.3.6). Projects 

requiring an amendment to the zoning by-law will require the submission of a planning analysis to determine the 

appropriateness of the proposed development and to identify ways of mitigating any potential adverse impacts 

on surrounding uses (5.1.3.6(vii)).  

 In accordance with the Medium Density Residential and Redevelopment/Infill policies of the Official Plan the 

applicant has filed a Planning Justification Report, prepared by Zelinka Priamo Ltd., dated November 11, 2021. 

 Schedule "B" (Roads Plan) classifies South Edgeware Road as a Minor Arterial with Bike Lane. Arterial streets 

carry large volumes of all types of traffic at relatively high speeds, Arterial streets provide a through route in the 

city and traffic flow should only be interrupted at traffic lights. Right-of-way, road widths and construction 

standards shall be appropriate for the function and expected traffic volume (9.1.1.6). 

 The planned roadway widening and intersection improvements for the 2026 Road Network Plan are as shown on 

Schedule "C" (Road Widening Plan). The right-of-way widths indicate the minimum planned widths of the road 

right of ways that may be secured as part of the development approval process (9.1.10.1). South Edgeware 

Road from Balaclava Street to Centennial Avenue is identified as a 29m road allowance. As a condition of 

development approval, the City will require that sufficient lands be conveyed to provide for a road right-of-way 

in accordance with the designated width as shown on Schedule "C" – Road Widening Plan. Road widenings shall 

be reserved or obtained, at no cost to the City, through subdivision approval, condominium approval, land 

severance consent, site plan approval or by gift, bequeathment, purchase or through expropriation where 

necessary and feasible. (9.1.10.2). 

 

CITY OF ST. THOMAS ZONING BY-LAW 50-88 

 The subject lands are in the First Residential Zone (R1), as shown on Zoning Map 2, pursuant to the City of St. 

Thomas Zoning By-Law No. 50-88, as amended.  

 Permitted uses of the R1 zone include a single detached dwelling (5.1(a)), for a single detached dwelling the 

minimum lot area required is 464sqm and the minimum lot frontage required is 15m (Table 1 to Subsection 5.4, 

Column Number 2, Item 1 and 2). 

 The permitted uses of the R1 zone do not include a townhouse dwelling (5.1), however the applicant has filed a 

zoning by-law amendment application concurrently, the lot requirements for a townhouse dwelling include a 

minimum lot area of 185sqm per dwelling unit and a minimum lot frontage of 21m.  
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COMMENTS 

 The Manager of Development and Compliance, Environmental Services Department provided the following 

comments: 

1) The applicant shall enter into a development agreement with the city as a condition of this consent. 

2) All municipal services shall be from Woodworth Crescent, as per the servicing drawings supplied for this 

application. 

3) The drainage/storm sewer easement along the rear of Lot 1 and 2 shall be registered on title for these 

properties. 

4) All drawings in association with work for this application (ie. Site servicing, site grading, removals, etc.) shall 

be submitted to the city for final approval and attached to the development agreement for this application. 

5) All appropriate fees for site servicing, ROW occupancy permits, water tap permits, and other permits as needed 

to support this work shall be obtained and paid by the applicant to the City.  

6) SWM strategy for this development shall demonstrate for both minor (5year) and major (100year) flows are 

being retained to pre-development flow rates. 

7) All work done in the City’s ROW of Woodworth Crescent and South Edgeware Road shall be done in accordance 

with the City’s Design Guidelines Manual and Standard Contract Documents.   

2020 AERIAL PHOTOGRAPH 
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 In staff’s opinion Consent Application B01-2022 and B02-2022 conform with the City of St. Thomas Official Plan, City 

of St. Thomas Zoning By-law 50-88 and satisfies the criteria of Section 51(24) of the Planning Act, R.S.O, as 

amended. Therefore, approval of the applications is supportable, should the Committee of Adjustment approve the 

applications staff recommends the following conditions:  

1) Approval of a zoning by-law amendment to permit the development of townhouse dwellings on the severed lots;  

2) The applicant enters into a development agreement with the Corporation of the City of St. Thomas; 

3) The applicant satisfies the comments provided by the Manager of Development and Compliance, Environmental 

Services Department;   

4) The applicant shall convey to the Corporation of the City of St. Thomas, at no cost to the City, and free of all 

charge and encumbrances, the necessary road widening along South Edgeware Road, to be determined by a 

legal survey, and to be shown on the reference plan with all legal, surveying, land registration and administrative 

costs related to the road widening to be borne by the applicant; 

5) The payment of cash-in-lieu of the dedication of 5% of the lands for parkland purposes; and 

6) The Corporation of the City of St. Thomas be provided with a copy of the reference plan. 

 

 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
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The Corporation of the City of St. Thomas  

Report No.: COA05-2022 

 

Applicant: Jean Celocia & Victoriano  

Celocia Jr. 

Members of the Committee of Adjustment 
 
Report Date:    March 11, 2022 
Meeting Date:  March 24, 2022 

Location: 90 Fairview Avenue, Plan 270, Part Lot 138 

 
Subject: Request for a minor variance pursuant to 45(1) of the Planning Act, R.S.O, as amended  

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan 

 
Recommendation: 
 
That: Report COA05-2022 be received. 
 
BACKGROUND:  

The applicants are requesting the Committee of Adjustment 

recognize the location of an existing non-conforming carport that 

was recently constructed on the subject lands, as shown on the 

plans accompanying the subject application. 

 

REQUESTED VARIANCE(s): 

1) To permit a carport in the interior side yard 0.82m from the 

southerly side lot line, whereas a minimum interior side yard 

depth of 1m is required (Table 1 to Subsection 7.4, Column 

Number 2, Item Number 11a). 

2) To permit a carport 18.39m from the centre line of Fairview 

Avenue, whereas a minimum setback of 19m is required 

(Section 4.1.4.2). 

 

OFFICIAL PLAN:  

 The subject lands are within the Residential designation as shown on Schedule A (Land Use Plan) to the Official Plan 

for the City of St. Thomas.  

 The "Residential" designation means the predominant use of land shall be for low, medium, and high-density 

residential use (5.1.3.1). 

 Wherever a use is permitted in a land use classification, it is intended that uses, buildings or structures normally 

incidental, accessory, and essential to that use are also permitted (11.2.1). 

Location Plan
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ZONING BY-LAW:  

 The subject lands are within the Third Residential Zone (R3) pursuant to the City of St. Thomas Zoning By-Law No. 

50-88, as shown on Zoning Map 22. 

 Permitted uses of the R3-42 zone include a single detached dwelling and uses accessory to the foregoing (7.1(a)(q)). 

 The requirements and setbacks for a single detached dwelling include (Table 1, Subsection 7.4, Column 2): 

minimum lot area - 371.5m2; 

minimum lot frontage - 12m; 

maximum main building height - 11m; 

maximum accessory building height - 4m; 

maximum lot coverage - 35%;  

maximum floor area of an enclosed accessory building - the lesser of 15% of the lot area or 67m2; 

maximum number of dwelling units - 1 per lot;  

maximum roof area - 50%; 

minimum front yard depth - 6m; 

minimum rear yard depth - 9m; 

minimum interior side yard depth - 1m; 

minimum exterior side yard depth - 4m; 

minimum ground floor area - 1 storey dwelling 74m2; and  

minimum number of parking spaces - 1 parking space per dwelling unit. 

 The setback for any building or structure erected on Fairview Avenue, from Wellington Street to the southerly limit of 

the City of St. Thomas shall be the sum of 13m and the required front yard depth (6m) for the lot on which the 

building or structure is erected (4.1.4.2). 

 Setback is defined as the distance between the centre line of a street and the main building wall that is closest to the 

street (1.110).  

 In any residential zone eaves and eavestroughs forming part of the main building or part of an accessory building 

may project or extend a maximum of 0.75m into any required yard (4.2.2). 

 

LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 

In considering this application, the Committee must have regard to the following criteria and determine whether: 

 The general intent and purpose of the Official Plan will be maintained; 

 The general intent and purpose of the Zoning By-Law will be maintained; 

 The variance is desirable for the appropriate development or use of the land, building or structure; and  

 The variance is minor in nature. 

 

COMMENTS:  

 The previous owner of the property constructed the detached carport without the benefit of a building permit, to 

obtain a permit for the work that was completed a site plan was submitted that identified the carport did not conform 

with the Zoning By-law. 

 The first variance is required to permit a carport located in an interior side yard a minimum of 0.82m (2.69ft) from 

the southerly side lot line, whereas 1m (3.28ft) is required. Providing the carport remains unenclosed a reduction of 

0.18m (7.08 inches) will not result in any adverse impacts to the subject lands and neighbouring property.  

 

112



 
 

-3-

 

 The Zoning By-law permits roof eaves for a detached accessory building (carport) located within an interior side yard 

a minimum of 0.25m of an interior side lot line. According to the sketch prepared by AGM, dated January 24, 2022 

the carport eaves are setback a minimum of 0.49m and conform with the Zoning By-law.  

 The second variance is required to permit a carport 18.39m (60.33ft) from the centre line of Fairview Avenue, 

whereas 19m (62.33ft) is required. Setbacks from certain streets are required for future road widening purposes, the 

existing house and neighoubouring house to the south are located closer to the centre line of Fairview Avenue than 

the subject carport, resulting in no further adverse impacts to the future road widening of Fairview Avenue. During 

the consultation process no concerns were brought forward by the Manager of Development and Compliance, 

Environmental Services. 

 The previous owner constructed a concrete driveway that exceeds 50% of the area of the front yard and does not 

conform with the Zoning By-law, which provides that no parking lot, parking space or residential driveway shall be 

located or used within a front yard if the area of all driveways, parking spaces and parking lots in such yard exceeds 

50% of the area of such yard (4.2.6.3). The new owners have agreed to work with the city to reduce the area of the 

driveway to conform with the Zoning By-law.  

 In Staff’s opinion the proposed variances meet the general intent and purpose of the Official Plan, Zoning By-law, are 

minor in nature, and are desirable and appropriate for the use of the lands, thereby satisfying the four tests, as set 

out in Section 45 of the Planning Act. Therefore, planning staff recommend that minor variance application COA05-

2022 be approved, subject to the following conditions: 

1. The carport shall remain unenclosed and in accordance with plans accompanying the subject application;  

2. The owner shall obtain a building permit for the carport to the satisfaction of the Building Services Department; 

3. The existing driveway in the front yard shall be brought into conformity with the City of St. Thomas Zoning By-

law 50-88 and to the satisfaction of the Environmental Services Department. 

 

Respectfully submitted, 

 

 

Steve Craig 

Senior Planning Technician 
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PLANNING & BUILDING SERVICES DEPARTMENT 
t. (519) 633.2560   f. (519) 633.6581 

 9 Mondamin Street 
St. Thomas, Ontario, N5P 2T9 

 

 
CONFIRMATION OF AN APPLICATION FOR MINOR VARIANCE 

 
 

March 1, 2022 
 
Secretary-Treasurer, Committee of Adjustment  
Attention: Jon Hindley 
 
Pursuant to By-Law 30-2015, there were several consultation meetings held with Planning staff and the 
applicant.  
 
An application for a Minor Variance, regarding 244-248 Talbot Street, was filed on January 13, 2022 and 
the required fee under Section 69 of the Planning Act has been provided.  
 
Please contact the Planning & Building Services Department if you have any questions.                

 
 
Regards, 
 
 
     
 
Jim McCoomb, MCIP, RPP 
Manager of Planning Services 
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The Corporation of the City of St. Thomas 
 

Report No.: COA06-2022 

 

Applicant: 2735125 Ontario Inc. 

Members of the Committee of Adjustment 
 
Report Date:    March 11, 2022 
Meeting Date:  March 24, 2022 

 
Location: 244-248 Talbot Street, Plan 23 Part Lot 12 S/S Talbot W/S Queen 
 
 
Subject: Request for a minor variance pursuant to 45(1) of the Planning Act, R.S.O, as amended  

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan and Aerial 
Photograph 

 
Recommendation: 
 
That: Report COA06-2022 be received. 
 
 

BACKGROUND:  

The applicant is proposing to redevelop the southerly back portion 

of the existing one storey building with a new four storey addition, 

containing 17 dwelling units, as shown on the plans accompanying 

the subject application.   

 

REQUESTED VARIANCE(S): 

1) To permit a four storey addition on the south side of the 

existing building, whereas the DT1 zone permits a maximum 

height of three storeys (Subsection 4.3.6.1.2). 

2) To permit a residential addition with a floor area that exceeds 

147.9% of the floor area of the existing building used for 

residential purposes, whereas the floor area of any addition or 

of all additions to any building existing at the date of the 

passing of the by-law, which addition or additions are used for 

residential purposes, shall not exceed twenty-five percent 

(25%) of the floor area in the existing building used for residential purposes (Subsection 12.3.1). 

 

CITY OF ST. THOAMS OFFICIAL PLAN:  

 The subject lands are in the Talbot West designation, as shown on Schedule “A” (Land Use Plan) to the Official 

Plan for the City of St. Thomas.  

 

Location Plan
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 Within the Talbot West designation permitted uses are offices, personal service shops, existing commercial uses 

that directly serve the automobile, tourism/recreation and residential uses. Public utilities, institutional uses, 

public uses, walkways and park/parkettes are also permitted (5.3.2.3.1). 

 Residential development in Talbot West is encouraged including the renovation or conversion of existing buildings 

for residential use and commercial and/or office uses on the ground floor level of new or existing buildings 

abutting Talbot Street (5.3.2.3.2). 

 New buildings of more than four storeys are encouraged not to have a wall containing more than four storeys 

rise directly from the Talbot Street lot line, a podium effect or setback of that part of the building beyond four 

storeys could be used in these instances (5.3.2.3.4). 

 As part of its efforts to encourage comprehensive redevelopment of underutilized lands and/or buildings in the 

Talbot West area, Council will support municipal and private sector efforts through streetscape/landscape and 

built form improvements to create a more distinctive western gateway into the Downtown (5.3.2.3.6). 

 Mixed use commercial/residential development/redevelopment as well as freestanding residential infill and 

redevelopment projects will be encouraged in the Downtown. The redevelopment of underutilized and/or 

incompatible sites will be encouraged (3.4.3). 

 A heritage conservation district for the downtown area of St. Thomas has been designated by City Council and is 

shown on Schedule "F" Heritage Conservation Districts. The Downtown St. Thomas Heritage Conservation District 

Plan will be used in the evaluation of planning and development applications in this area and for the purposes of 

the City's Property Standards By-law (4.6.11.2). 

 

CITY OF ST. THOAMS ZONING BY-LAW 50-88:   

 The subject lands are in the Downtown Talbot West Commercial Zone (C1) and Downtown Talbot Streetscape 

(DT1), as shown on Zoning Map 14, pursuant to the City of St. Thomas Zoning By-Law 50-88, as amended. 

 Permitted uses of the C1 zone include a retail store, business office, personal service shop, restaurant, repair 

shop, custom workshop, recreation centre, bakery, private club, institution, clinic, uses accessory to the 

foregoing and residential purposes, subject to the provisions of 12.3 (12.1). 

 In addition to the uses permitted any building in this zone existing at the date of the passing of the by-law or any 

part of any such building may be used for any residential purpose. Where a dwelling unit is erected in any such 

building after the date of the passing of this by-law, the floor area of any such dwelling unit shall comply with the 

provision of paragraph 12.3.5. The floor area of any addition or of all additions to any building existing at the 

date of the passing of this by-law, which addition or additions are used for residential purposes, shall not exceed 

twenty-five percent (25%) of the floor area in the existing building used for residential purposes (12.3.1). 

 The minimum floor area of any dwelling unit erected in any building in this zone shall be as follows, bachelor 

28sqm, one bedroom 42sqm, two bedrooms 56sqm and three bedrooms 70sqm (12.3.5). 

 Minimum side yard depth NIL except where a side yard of a lot within this zone abuts a Residential Zone, in 

which care the minimum side yard depth of the yard that so abuts shall be 3m (12.5.1.1). 

 Minimum rear yard depth NIL except where a rear yard of a lot within this zone abuts a Residential Zone, in 

which case, the minimum rear yard depth of the yard that so abuts shall be 3m (12.5.1.2). 

 Maximum height 45m (12.5.1.3). 
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LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 

In considering this application, the Committee must have regard to the following criteria and determine whether: 

 The general intent and purpose of the Official Plan will be maintained; 

 The general intent and purpose of the Zoning By-Law will be maintained; 

 The variance is desirable for the appropriate development or use of the land, building or structure; and  

 The variance is minor in nature. 

 

 

 

 

 

 

2020 AERIAL PHOTOGRAPH 
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COMMENTS:  

 The applicant is in the process of making some improvements to the existing three storey building, including the 

repair and preservation of the building facade and the renovation of the existing commercial units on the ground 

floor on Talbot Street and apartment dwelling units above. 

 As part of the overall redevelopment of the site the applicant is proposing to replace the existing one storey addition 

at the back of the existing building with a four storey addition. 

 The first variance is required to facilitate the construction of the proposed four storey addition, which will be setback 

a minimum of 15.3m from the Talbot Street lot line, creating a podium effect which is consistent with the Talbot 

West Official Plan polices (5.3.2.3.4). 

 The second variance is required to facilitate the construction of 17 apartment dwelling units in the proposed addition, 

as the C1 zone regulates the residential floor area of an addition to 25% of the existing building used for residential 

purposes. The residential floor area regulation has been in place since approval of the City of St. Thomas Zoning By-

Law 50-88 (April 18, 1988); however, the Official Plan polices for the Talbot West designation have evolved since the 

passing of the ZBL 50-88 and the OP policies new encourage residential development (5.3.2.3.2).  

 In support of the subject application the applicant has provided a Planning Analysis and Justification, prepared by 

Wellings Planning Consultants Inc. and a Heritage Impact Assessment, prepared by Stantec Consulting Ltd.   

 In staff’s opinion the proposed overall redevelopment of the site protects and contributes to the character of the 

downtown Talbot West area and therefore the proposed variances meet the general intent and purpose of the Official 

Plan, Zoning By-law, are minor in nature, and are desirable and appropriate for the use of the lands, thereby 

satisfying the four tests, as set out in Section 45 of the Planning Act.  

 Planning staff recommend that minor variance application COA06-2022 be approved, should the Committee of 

Adjustment approve the application, the decision should reflect that the Committee is approving a four storey 

addition, substantially as shown on the plans accompanying the application.  

 

Respectfully submitted, 

 

 

Steve Craig 

Senior Planning Technician 
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PLANNING & BUILDING SERVICES DEPARTMENT 
t. (519) 633.2560   f. (519) 633.6581 

 9 Mondamin Street 
St. Thomas, Ontario, N5P 2T9 

 

 
CONFIRMATION OF AN APPLICATION FOR MINOR VARIANCE 

 
 

March 2, 2022 
 
Secretary-Treasurer, Committee of Adjustment  
Attention: Jon Hindley 
 
Pursuant to By-Law 30-2015, a consultation meeting was held on January 27, 2022 with Planning staff 
and the applicant.  
 
An application for a minor variance, regarding 21 Jessie Street, was filed on February 28, 2022 and the 
required fee under Section 69 of the Planning Act has been provided.  
 
Please contact the Planning & Building Services Department if you have any questions.                

 
 
Regards, 
 
 
     
 
Jim McCoomb, MCIP, RPP 
Manager of Planning Services 
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The Corporation of the City of St. Thomas 
 

Report No.: COA07-2022 

 

Applicant: Draw Build Inc. 

Members of the Committee of Adjustment 
 
Report Date:    March 11, 2022 
Meeting Date:  March 24, 2022 

 
Location: 21 Jessie Street, Plan 170, Lot 11, and RP 11R1864, Part of Part 12  
 
 
Subject: Request for a minor variance pursuant to 45(1) of the Planning Act, R.S.O, as amended  

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan 

 
Recommendation: 
 
That: Report COA07-2022 be received. 
 
 

BACKGROUND:  

The applicant is requesting the Committee of Adjustment permit 

the continued use of an existing detached accessory building 

(garage) that was constructed on the subject lands in 1987 as a 

dwelling unit, as shown on the plans accompanying the subject 

application. 

 

REQUESTED VARIANCE: 

(i) To permit one dwelling unit in a detached accessory building, 

whereas the Zoning By-law provides the no accessory building 

shall be used for human habitation (Subsection 4.2.4.7).  

 

OFFICIAL PLAN:  

 The subject lands are within the Residential designation, 

Natural Heritage designation and Natural Hazard designation 

as shown on Schedule A (Land Use Plan) to the Official Plan for 

the City of St. Thomas.  

 The existing converted dwelling and detached accessory 

building are entirely within the Residential designation, the predominant use of land shall be for low, medium, and 

high-density residential use (5.1.3.1). 

 

 

Location Plan
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ZONING BY-LAW:  

 The subject lands are within the Fourth Residential Zone (R4) and Natural Heritage Zone (HL) pursuant to the City of 

St. Thomas Zoning By-Law No. 50-88, as shown on Zoning Map 10.  

 The existing converted dwelling and detached accessory building are entirely within the R4 zone, permitted uses 

include a single detached dwelling, converted dwelling, and uses accessory to the foregoing (7.1(a)(h)(q)). 

 In an R4, R5, R6 or R7 zone, more than one main building may be erected on a lot (4.2.7.2). 

 Accessory when used to describe a building or structure means customarily incidental, subordinate and exclusively 

devoted to the main use on the lot and when used to describe a use, shall mean customarily incidental, subordinate 

and exclusively devoted to the main use of the lot (1.1). 

 Dwelling unit means one or more habitable rooms occupied or designed to be occupied by one or more persons as an 

independent and separate housekeeping establishment in which separate kitchen and sanitary facilities are provided 

for the use of such person or persons (1.35). 

 Garage means a building or part of a building designed or used for the storage of one or more motor vehicles and 

includes a carport (1.49). 

 Main building means a building on a lot in which a main use is conducted (1.72). 

 

LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 

In considering this application, the Committee must have regard to the following criteria and determine whether: 

 The general intent and purpose of the Official Plan will be maintained; 

 The general intent and purpose of the Zoning By-Law will be maintained; 

 The variance is desirable for the appropriate development or use of the land, building or structure; and  

 The variance is minor in nature. 

 

COMMENTS:  

 In 1987 the City of St. Thomas issued a building permit to construct a detached garage on the subject lands, 

however at some point in time the garage was converted into a dwelling unit and used for human habitation. 

 The proposed variance is technical in nature and is for the purpose of resolving a historical zoning violation that the 

new owner is proposing to clear up. 

 In Staff’s opinion the proposed variance meets the general intent and purpose of the Official Plan, Zoning By-law, is 

minor in nature, and is desirable and appropriate for the use of the lands, thereby satisfying the four tests, as set out 

in Section 45 of the Planning Act. Therefore, planning staff recommend that minor variance application COA07-2022 

be approved, subject to the following condition: 

1. The owner shall obtain a building permit for the dwelling unit to the satisfaction of the Building Services 

Department. 

 

Respectfully submitted, 

 

Steve Craig 

Senior Planning Technician 
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