
A G E N D A 

 

 THE FIFTH MEETING OF THE COMMITTEE OF ADJUSTMENT 

                                                     OF THE CITY OF ST. THOMAS_2022______________        
                    
  

          THURSDAY 

VIA ZOOM              10:00 A.M.                    APRIL 14, 2022 
 

DISCLOSURE OF INTEREST 

 

MINUTES 
  

Confirmation of the minutes of the meeting held on March 24, 2022.   

 

HEARING OF APPLICATIONS 

 

 

B03/22 - Karl Kenneth St. Gelais & Susan Kim St. Gelais - 9630 Sunset Drive Pages 2-33 

 

Planning Report - B03/22 Pages 34-37 

 

 

NEW BUSINESS  

 

Next Meeting 

 

The next meeting is scheduled to take place on April 28, 2022 at 10:00 a.m.  

 

ADJOURNMENT 
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March 15, 2022  

Attention: Jim McCoomb 

Manager of Planning Services 

City of St. Thomas 

Planning and Building Services 

9 Mondamin Street 

St. Thomas, ON, N5P 2T9 

 

Re: consent application St Gelais to Lecram Inc. – supplementary memorandum  

 

Jim, I apologize for not responding sooner to your email request for:  

• additional clarification on the review of the City’s consent policies; and 

•  and staff concerns related to the replacement of the septic system on the severed parcel 

should the system fail. 

 

Background Context 

 

The following provides context for the policy review and the options related to the interim and future 

servicing of the retained parcel. 

 

The purpose of the consent is to sever a parcel of land at the rear of 99630 Sunset Drive and merge the 

severed parcel with adjacent lands to the east and south owned by Lecram Inc. 

 

The severed parcel is being assembled to add to Lecram’s s development holdings in the new Northwest 

Urban Area.  

 

Lecram Inc and Landrise Developments Inc., in partnership, are submitting concurrent subdivision 

applications to develop their land holdings in the Northwest Urban area. 

 

The City’s Positioned for Growth Study recommended expanding the settlement area along Sunset Drive 

in the northwest area of the City by adding approximately 63 ha of vacant land for residential 

development. Engineering studies, among other studies, were prepared to identify the infrastructure 

requirements needed to enable additional development and service the current unserviced portion of 

the settlement area along Sunset Drive as part of the PFG growth study. 

 

In February 2021, planning approvals for the City's PFG project were finalized, approving the Northwest 

Area of the City (AREA1) as part of the City's settlement area. 

 

Early in 2021, the City initiated a Municipal Class EA study to address the sanitary infrastructure needed 

to service the expansion lands and neighbouring unserviced lands in the Northwest settlement area 

Completed in September of 2021 the study documents the planning and decision-making for a new 

pumping station and the required infrastructure to bring sanitary service to the Northwest Settlement 

area.  
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The City’s 2022 capital projects budget includes funds for the construction of infrastructure to provide 

sanitary services to the Northwest area. 

 

Lecram Inc. and Landrise Developments Inc., in partnership with the City, have initiated negotiations to 

share the upfront costs of the installation of the municipal infrastructure required to provide Municipal 

sanitary and water services to the Area 1 lands and the existing unserviced lands within the northwest 

settlement area.  

 The agreement is being prepared under the Development Charges Act. Projects for Sanitary and water 

services are proposed to be tendered early in 2022.  

 

POLICY REVIEW 

The following provides a more thorough evaluation of the relevant areas of provincial interest under the 

PPS and the City's Official Plan policies about the consent and staff concerns about the retained parcel's 

septic system viability. 

  

PROVINCIAL POLICY STATEMENT 

I reviewed the 2020 PPS and extracted definitions and policy sections that provide context for this 

consent application. My comments on specific policies are shown shaded in grey. 

Provincial interests regarding consents are focused on “Lot Creation and Lot Adjustments” in “prime 

agricultural areas. 

There are no clear policies on consents within settlement areas in the PPS. 

The policies under subsection 1.6 of the PPS are important to the consideration of the proposed consent 

and to the City's concerns about the long-term viability of the existing septic system servicing the 

retained parcel, as well as the solutions available if the existing system fails. 

PPS Definitions  

Individual on-site sewage services: means sewage systems, as defined in O. Reg. 332/12 under the 

Building Code Act, 1992, that are owned, operated, and managed by the owner of the property upon 

which the system is located.  

 Individual on-site water services: means individual, autonomous water supply systems that are owned, 

operated, and managed by the owner of the property upon which the system is located.  

 Development: means the creation of a new lot, a change in land use, or the construction of buildings 

and structures requiring approval under the Planning Act, but does not include:  

1. a)  activities that create or maintain infrastructure authorized under an environmental 

assessment process;  

2. b)  works subject to the Drainage Act; or  

3. c)  for the purposes of policy 2.1.4(a),  

underground or surface mining of minerals or advanced exploration on mining lands in 

significant areas of mineral potential in Ecoregion 5E, where advanced exploration has the same 

meaning as under the Mining Act. Instead, those matters shall be subject to policy 2.1.5(a).  
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Municipal sewage services: means a sewage works within the meaning of section 1 of the Ontario 
Water Resources Act that is owned or operated by a municipality, including centralized and 

decentralized systems.  

Municipal water services: means a municipal drinking-water system within the meaning of section 2 of 

the Safe Drinking Water Act, 2002, including centralized and decentralized systems.  

Sewage and water services: includes municipal sewage services and municipal water services, private 
communal sewage services and private communal water services, individual on-site sewage services and 

individual on-site water services, and partial services.  

 

1.6 Infrastructure and Public Service Facilities  

1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner that prepares for 

the impacts of a changing climate while accommodating projected needs.  

Planning for infrastructure and public service facilities shall be coordinated and  integrated with land use 

planning and growth management so that they are:  

a) financially viable over their life cycle, which may be demonstrated through asset management 

planning; and   

b) available to meet current and projected needs.  

The PGF Study and the other supporting studies prepared in support of the expansion of the City’s 
settlement area in the Northwest area addressed the relevant policies of subsections 1.6.1 above and, 
1.6.2, 1.6.4 and 1.6.5 of the PPS.  

 

1.6.6  Sewage, Water and Stormwater  

1.6.7 1.6.6.1  Planning for sewage and water services shall:  

1. a)  accommodate forecasted growth in a manner that promotes the efficient use and 

optimization of existing:  

1. municipal sewage services and municipal water services; and 

2. private communal sewage services and private communal water services, where 

municipal sewage services and municipal water services are not available or feasible;  

2. b)  ensure that these systems are provided in a manner that:  

1. can be sustained by the water resources upon which such services rely; 2. prepares 

for the impacts of a changing climate; 
3. is feasible and financially viable over their lifecycle; and 

4. protects human health and safety, and the natural environment;  

c)  promote water conservation and water use efficiency;  

3. d)  integrate servicing and land use considerations at all stages of the planning process; 

and  

4. e)  be in accordance with the servicing hierarchy outlined through policies  

1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5. For clarity, where municipal sewage services and 
municipal water services are not available, planned, or feasible, planning authorities 
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have the ability to consider the use of the servicing options set out through policies 

1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that the specified conditions are met.  

1.6.6.2  Municipal sewage services and municipal water services are the preferred form of 

servicing for settlement areas to support protection of the environment and minimize 

potential risks to human health and safety. Within settlement areas with existing 

municipal sewage services and municipal water services, intensification and 

redevelopment shall be promoted wherever feasible to optimize the use of the services.  

The purpose of the PFG study was to expand the City settlement area (Urban Service Area) to 
accommodate forecasted residential growth with full municipal services. The work completed by the City 
confirms that providing full municipal services to the Northwest (Area 1) and the existing unserviced 
lands in the Northwest settlement area has been planned and is feasible. 

The commitment by the City and the Developers to partner in financing the new infrastructure as noted 
in the background information also confirms that the extension of municipal services to the Northwest 
area is feasible and now planned for construction in 2022. 

The PPS servicing hierarchy indicates that municipal sewage and water services are the preferred form of 
servicing for a settlement area.  

It’s also important to note that where full services are “planned or feasible” the use of the servicing 
options under policies 1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5. related to individual on-site sewage and 
individual on-site water services, communal services, and other servicing options other than full urban 
services are no longer available to approval authorities when making their decisions.  
The proposed consent does not create a new lot, new development, redevelopment, or any change of 
use, and these actions are not proposed or possible without further planning approval and municipal 
services. 

Both the retained and the severed parcel will remain as existing uses until municipal services are 
available.  

City of St Thomas Official Plan 

5.1.4.4 New development by means of consents to create individual parcels of land is discouraged 

and severances will only be permitted when it is clear that a plan of subdivision is 

unnecessary.  Consents are subject to the general consents policies in section 10.4. 

 The consent is technical. The severed parcel will be merged with adjacent land.  There is no 
new development on the retained or severed land. 

 A plan of subdivision is not required. 

 

9.2 PIPED MUNICIPAL SERVICES 

9.2.1 Requirements 

9.2.1.1 New development in the St. Thomas Urban Service Area shall be serviced with full municipal 

water supply and distribution, sanitary sewage collection and treatment and stormwater 

management.  The only exception is the limited Employment Land development subject to the 

policies of Subsection 5.10.4.4. 

The lands subject to consent are located within the new Northwest Urban Service area. The 
proposed lot addition is part of a land assembly by Lecram and is being added to his existing 
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landholdings 

There will be no new development of the retained or severed parcel until required planning 
approvals are completed and municipal services are available.  

 

9.2.4.2 The criteria to be followed in the preparation of the sanitary sewer works program area: 

i) provision of sewer systems for those areas unserviced or serviced by private systems; 

ii) expansion of existing services to unserviced but developable lands; 

iii) reinforcement and reconstruction of existing facilities. 

 

The Northwest Area of the City (AREA1) was confirmed as part of the City's settlement area 
after the City's PFG project planning documents were approved in February 2021. 

A municipal Class EA was completed in September of 2021, confirming the infrastructure 
required to provide sanitary service to the expansion lands and adjacent unserviced lands in 
the new Northwest settlement area. 

The above actions comply with policy 9.2.4.2 ii).  

 

10.4  CONSENTS 

10.4.1 Consents will be granted only if it is apparent to the Committee of Adjustment that a plan of 

subdivision is unnecessary and the land in question can be serviced adequately.  The following 

policies, in addition to other applicable policies in this Plan, apply to the creation of new lots 

by the consent process: 

i) consents should be granted only in areas where the undue extension of any major service 

would not be required; 

 The consent is an adjustment to a lot boundary, adding and merging the severed parcel with 
adjacent lands. There are no services required. 

ii)  consents should be granted only when the land fronts on an existing public road that is or will 

be developed to accepted municipal standards; 

The retained parcel fronts onto Sunset Drive. The severed portion is to be merged with abutting 
lands to the east and south which have frontage on two streets. 

iii)  consents should have the effect of infilling in existing urbanized areas and not of extending 

the urban area unduly; 

The adjustment of the lot boundary and the addition and merging of the severed parcel with 
adjacent lands does not extend the urban area. 

iv)  size of any parcel of land created by such consent should be appropriate for the use proposed 

considering the public services available and the soil conditions and in no case should any 

parcel be created which does not conform to the provisions of the zoning by-law. 

The retained portion fronts onto Sunset drive and is designated in the Official plan as Highway 
Commercial and Zoned highway commercial C7-16. The retained parcel conforms with the 
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Official Plan and the Zoning By-law. 

The severed portion will be merged with adjacent lands and is designated in the Official Plan as 
Highway Commercial and Natural Heritage and Zoned highway commercial C7-16 and Natural 
Heritage NH.  

v) direct access from arterial or collector streets should be restricted, and residential lots should, 

where possible, have access only from local streets; 

 The severance does not create a new lot, the severed parcel will be added to existing lands 
which have access to existing streets   

vi) consents should not be granted for land adjacent to a road from which access is to be 

obtained where a traffic hazard would be created because of limited sight lines on curves or 

grades.  

 The severed portion is not adjacent to a road. 

vii) within the Residential and Rural Area designation on Schedule “A” where full urban services 

are not available consents may be permitted for reasons of lot boundary adjustment, rights of 

way, easements, long term leases, and to convey additional lands to an abutting lot, provided 

where there are existing dwellings a certificate of approval for servicing can be obtained from 

the appropriate approval authority.  

 

The lands subject to the consent are not within the residential and/or the Rural Area 
designation on Schedule ‘A’ to the Official Plan.   

Regardless, there is an existing dwelling on the retained parcel with an operating septic system 
and drilled well. 

For many years, Lake Services (Lake)  has provided septic services to the adjacent St Thomas 
Motel. The Motel hired Lake in July of 2020 to prepare an inspection report for the current 
septic system on the St Gelais property. The report was submitted in support of St Gelais' 
consent application, B06-20, to severe a parcel of land, on the north side of the lot, to add to 
and merge with the Motel property. The severed parcel was added to the Motel lands to permit 
the development of a detached residential dwelling. 

Lake, in January of 2022 visited the site and reconfirmed in the attached letter and site plan the 
location of the septic system, and that, in his opinion the system is in good working condition 
and there were no signs of failing. He recommends that the system be pumped out every 3-4 
years. 

 

PLANNING OPINION AND CONCLUDING COMMENTS 

Lecram Inc. is preparing a Plan of Subdivision and wishes to add the severed parcel to his current land 

holdings. The consent will adjust the rear boundary of the St Gelais property by severing a parcel of land 

having an approximate area of approximately 0.7 ha. This parcel will be merged with Lecram Inc. lands. 

A new lot is not being created and there will be no development or change of use on the retained or 

severed parcel until municipal services are available.  
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There are no policies in the PPS relating to consents within settlement areas. The proposed consent is 

not development as defined in the PPS as no new lot being created, no change in use and no buildings or 

structures being erected. The adjustment of the property line to assemble lands is not development.  

The PPS servicing hierarchy states that full municipal services are the preferred form of servicing in 

settlement areas. As noted above the servicing for the Northwest area has been planned and is feasible. 

The developers and the City are working to have Municipal services extended to the Northwest 

development lands in 2022. The servicing is being designed to eventually service the Northwest 

settlement area development lands and existing lands in the built area adjacent to Sunset Drive and 

Major Line. 

The proposed consent conforms to the servicing and consent policies of the Official Plan as noted in the 

analysis above. The official plan does not contain any policies that are directly related to a requirement 

to provide additional area for septic field beds if a system fails.  

The retained parcel has existing septic that is in good working order. Mr. St Gelais advised me verbally 

that he replaced the old system circa 2017. The original septic system was in the rear yard. The new 

system has been in operation for approximately 6 years. The lake report indicates that there is no visual 

evidence that the system is failing. 

The possibility of the retained parcel septic system failing is remote and not likely to occur before 

municipal services are available.  The options to mitigate a septic system failure if it occurs are to replace 

the field bed in the same location or install a holding tank as an interim measure which would be a more 

cost-effective solution when the extension of municipal services to an area is planned and feasible.  

Based on the analysis and reasons stated within this report, it is my opinion, that the proposed consent 

to assemble lands in the new development by adjusting the lot boundary at the rear of the St Gelais lot 

and adding and merging a parcel of land with Lecram Inc. lands is justified.  

 

The approval of the consent is not contrary to provincial interests and conforms to the City’s official plan 

policies and the City’s zoning by-law. The application is appropriate and represents good land use 

planning.  

 

Lecram Inc. is respectively requesting that City staff review the memorandum and then arrange a virtual 

meeting with Mr. Lehouillier and myself to further discuss the application if staff deem it necessary.  

 

Respectively submitted 

 

Patrick J C Keenan 
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SEPTIC INSPECTION LETTER

TO: ST.Thomas Motel

ADDRESS: 9668 Sunset RD ST.Thomas

DATE: July 31/2020

INSPECTION ADDRESS 9630 SUNSET DRIVE

As background, | completed a visual inspection of the St Gelais septic system in July of 2020. | locted the septic
system, inspected the septic tank and examined the field bed. At that time there were no visual signs that the
bed is failing. My recommendation is that the septic tank be pumped every 3 to 4 years.
The system is a class 4
Soil conditions are a clay loam

Septic tank

Two compartment tank
Approximant 1000 gallon in size
Made of concrete
Both inlet and outlet baffles are intact
Located on south side of house

Septic bed

The approximant location of the septic bed would be at the south ~——*_:orner of the property
There are no visual signs that the bed is falling in any way

Thank you ,wit Gt
David lake

BCIN 14195

David Lake
1222 Talbot Street St.Thomas On N5P 1G9
519-808-9384 david@lakeservices.ca

west
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Field bed

Drilled Well
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The Corporation of the City of St. Thomas  

Report No.: B03-2022 

 
Applicant: Karl Kenneth & Susan Kim St. 
Gelais 

Directed to:     Members of the Committee of Adjustment 
 
Report Date:   April 6, 2022 
Meeting Date: April 14, 2022 

Location:         9630 Sunset Drive, 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 2020  
Aerial Photography 
                        

 
Recommendation: 
 
That: Report B03-2022 be received. 

 
 
BACKGROUND 

Consent Application B03-2022 has been filed for the  

purpose of a lot addition, to facilitate a land assembly. 

 

PROPOSAL 

The applicant is proposing to sever a vacant parcel of  

land with an area of 703.72sqm, the lands will be merged  

with the abutting lot to the north, municipally known as  

41041 Major Line. The applicant is proposing to retain a lot  

with frontage of 23.79m on Sunset Drive, a depth of  

53.46m and a lot area of 1,272.29sqm, containing one 

single detached dwelling, the lands will remain in residential 

use. 

 

OFFICIAL PLAN 

 The subject lands are in the Highway Commercial and 

Natural Heritage designation, as shown on Schedule A 

(Land Use Plan) to the Official Plan for the City of St. Thomas.  

 Permitted uses in the Highway Commercial designation on Schedule "A" include commercial uses that serve the 

needs of City residents and businesses and the needs of the traveling public, including hotel/motel, automotive 

service business, gas bar, car wash, convenience store, automotive maintenance garage, motor vehicle dealership, 

restaurant, financial institution, existing business offices, existing food store, existing retail uses (5.8.3.1). 

 

Location Plan: 
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 Within the Natural Heritage designation on Schedule "A" Land Use Plan the permitted uses are passive open space, 

walking/biking trails, forest and resource management uses, conservation uses, erosion and flood control, low-

intensity public and private recreation uses, necessary public utilities, infrastructure and services, existing 

agricultural use and accessory buildings and structures thereto. Development and/or site alteration associated with a 

permitted use shall only be permitted when it can be demonstrated in accordance with the policies of subsection 

8.3.4 of this Plan, that there will be no negative impacts to the natural heritage features and/or their ecological 

functions (8.3.2.2). The proposed lot addition is not considered development under the Provincial Policy Statement 

(PPS), as the application does not contemplate the creation of a new lot, a change in land use, or the construction of 

buildings and structures requiring approval under the Planning Act. Further the proposed lot addition is not 

considered site alteration as the application does not contemplate activities, such as grading, excavation and the 

placement of fill that would change the landform and natural vegetative characteristics of a site. 

 Consents will be granted only if it is apparent to the Committee of Adjustment that a plan of subdivision is 

unnecessary and the land in question can be serviced adequately (10.4.1).  

 Consents for a boundary adjustment, right of way, easement, long term lease, and to convey lands to an abutting lot 

are generally permitted in any land use designation, subject to the policies of the Plan. 

 

ZONING BY-LAW 

 The subject lands are in the Highway Commercial Zone (C7-16) and Natural Heritage Zone (NH) pursuant to the City 

of St. Thomas Zoning By-Law 50-88, as shown on Zoning Map 45. 

 Permitted uses of the C7 zone include an animal clinic, automotive service business, automotive trade, car wash, car 

rental business, convenience store, existing business office, existing retail commercial uses, fast food restaurant, gas 

bar, hotel/motel, pet grooming shop, private recreational facility, restaurant, retail food store, self-storage business 

and uses accessory to the foregoing (18.1). The special provisions of the C7-16 Zone permit a single detached 

dwelling (18.5.16(b)).  

 No buildings or structures shall be erected or used for any purpose permitted by Subsection 18.1 unless the 

following municipal services are available to service the building or structure and the land on which it is situate, a 

water supply system and a sanitary sewage system and a storm system or a combined sanitary and storm water 

sewage system (18.3(a)). 

 Buildings or structures may be used for any purpose permitted by Subsection 18.1 if a water supply system provided 

by the Municipality is available to service any building or structure and the land on which it is situate and the 

sanitary waste for such building or structure is discharged to a sanitary waste disposal system approved by the 

Medical Officer of Health for the County of Elgin (18.3(b)). 

 Minimum lot area – No minimum (18.4.1.1). 

 Minimum lot frontage – No minimum (18.4.1.2). 

 Minimum front yard depth – 12m (18.4.1.3). 

 Minimum side yard depth – 3m (18.4.1.4). 

 Minimum rear yard depth – Nil (18.4.1.5). 

 Permitted uses of the NH zone include conservation of the natural environment, forest, wildlife, and fisheries 

management (25.1).  

 In the NH zone, no building or structure shall be erected except for the uses permitted in Subsection 25.1 (25.2). 
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COMMENTS 

 The subject lands were brought into the City of St. Thomas as part of a mutual boundary adjustment with the 

Township of Southwold in 1995, as part of the process the lands were designated Highway Commercial and Natural 

Heritage, in the City of St. Thomas Official Plan. The Highway Commercial and Natural Heritage designations do not 

include policies for residential uses, the use existed prior to being brought into the City and is recognized through 

the special provisions of the C7-16 zone.  

 Water service for the subject lands is currently accommodated by a private well, which was constructed in the rear 

yard in 2021. The applicant has provided a letter from Hadden Water Wells, dated September 29, 2020, that 

indicates that a new well could be drilled on the subject lands and supply sufficient quantity and quality required by 

Provincial Standards for the existing dwelling. Staff are recommending that approval of the application be conditional 

on the applicants providing written confirmation from a qualified well installer that confirms that the existing well 

that was constructed on the subject lands in 2021 provides the quality and quantity of potable water required by 

Provincial standards. 

 

 

2020 AERIAL PHOTOGRAPHY: 
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 Sewage service for the subject lands is currently accommodated by a private septic system, which according to the 

applicant was replaced in 2017. The City of St. Thomas Building Services file does not contain a record for the work 

that was completed in 2017, if a building permit was not obtained the applicants will be required to apply for and 

obtain a building permit for the installation of the septic system, which will require plans prepared by a qualified 

designer or engineer and confirmation that the installed system is compliant and that it matches the plans. 

 In staff’s opinion Consent Application B03-2022 conforms 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 application is supportable, should the Committee of Adjustment approve the application 

staff recommends the following conditions:  

1) the applicants provide written confirmation from a licensed well installer that the existing well servicing the 

dwelling provides the quality and quantity of potable water required by Provincial standards; 

2) the applicants demonstrate that a building permit was issued for the existing septic system servicing the 

dwelling, or the applicants obtain a building permit to the satisfaction of the City of St. Thomas Building 

Services Department;   

3) the applicants enter into an agreement with the City of St. Thomas requiring the connection to municipal 

services at such time when it becomes available; 

4) the severed portion of the subject lands be merged with 41041 Major Line; 

5) that Subsection 3 or 5 of Section 50 of the Planning Act, R.S.O., 1990, as amended shall apply to any 

subsequent conveyance or transaction involving the subject lands; 

6) the solicitor for the applicant is to provide an undertaking, whereby they inform the Committee in writing, that 

the lands are being conveyed to an abutting property owner and thus a merger of title will take place, which 

merger shall include all interests held inclusive or mortgagee’s interest;  

7) The solicitor for the applicant shall undertake in writing to provide a copy of a registered application for 

consolidation of parcels, confirming the severed land and abutting lands of the transferee are described under 

one parcel identification number; and 

8) 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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