

A G E N D A 


 


 THE SIXTH MEETING OF THE COMMITTEE OF ADJUSTMENT 


                                                     OF THE CITY OF ST. THOMAS_2022______________        
                    
  


          THURSDAY 


VIA ZOOM              10:00 A.M.                    APRIL 28, 2022 
 


DISCLOSURE OF INTEREST 


 


MOMENT OF SILENCE  


 


CHAIR 


 


Appointment of Chair for 2022.  


 


MINUTES 
  


Confirmation of the minutes of the meeting held on April 14, 2022.   


 


HEARING OF APPLICATIONS 


 


B04/22 - Peter Kavcic & Marian Hudson - 26 Fairview Avenue Pages 2-11 


 


Planning Report - B04/22 Pages 12-13 


 


A08/22 - Canadian Commercial (T2) Inc. - 1025 Talbot Street Pages 14-43 


 


Planning Report - A08/22 Pages 44-46 


 


NEW BUSINESS  


 


Next Meeting 


 


The next meeting is scheduled to take place on May 12, 2022 at 10:00 a.m.  


 


ADJOURNMENT 







 
 


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


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


 


 
CONFIRMATION OF A COMPLETE APPLICATION 


APPLICATION FOR CONSENT 
 


March 30, 2022 
 


Secretary-Treasurer, Committee of Adjustment  
Attention: Jon Hindley 
 
Pursuant to By-Law 30-2015, a consultation meeting was held on March 30, 2022 with Planning 
Department Staff and the applicant.  
 
An application for Consent, regarding 26 Fairview Avenue was filed on March 30, 2022. 
 
This letter is notice that the information and material required under Subsections 53(2) and 53(3) 
and the required fee under Section 69 of the Planning Act has been provided and the application for 
consent is thereby considered complete.  
 
Please contact the Planning & Building Services Department if you have any questions.                


 
 
Yours truly, 
 
 
     
 
Jim McCoomb, MCIP, RPP 
Manager of Planning Services 
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3514 WHITE OAK ROAD, LONDON, ON, N6E 2Z9


PHONE  519-685-5300                      FAX 519-685-5303





EMAIL info@agm.on.ca                WEB www.agm.on.ca
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The Corporation of the City of St. Thomas  


Report No.: B04-2022 


 
Applicant: Peter Kavcic and Marian 
Hudson 


Directed to:     Members of the Committee of Adjustment 
 
Report Date:   April 11, 2022 
Meeting Date: April 28, 2022 


Location:         26A and 26b Fairview Avenue, 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  
 


Recommendation: 
That: Report B04-2022 be received. 
 
BACKGROUND 
Consent Application B04/22 has been filed for the purpose of creating 
separate lots for 26A Fairview Avenue and 26B Fairview Avenue.  
 
PROPOSAL 
The applicant is proposing to sever a lot with frontage of 13.64m on 
Fairview Avenue and an area of 385.85sqm, containing one semi-detached 
dwelling unit. The applicant is proposing to retain one lot with frontage of 
13.94m on Fairview Avenue and an area of 396.71sqm, containing one 
semi-detached dwelling unit. It is proposed that the severed and retained 
lots will continue to be used for residential purposes.  
 
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).  


 Low density residential use shall mean a residential use to a maximum of twenty-five (25) residential dwelling 
units per net hectare. Within a low-density residential area, the main permitted uses shall include single 
detached, semi- detached, duplex, and triplex residential dwellings (5.1.3.2). 


 The planned roadway widening and intersection improvements for the 2026 Road Network Plan are as shown on 
Schedule "C" (Road Widening Plan) to the Official Plan for the City of St. Thomas. The right-of-way widths shown 
on Schedule "C" 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). 


 Fairview Avenue from Talbot Street to Southdale line 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. A dedication of land to widen a roadway will be taken equally from both sides of the 
roadway. However, in certain circumstances, where factors such as topography and existing development may 
dictate, it may be necessary to require more than half of the widening on one side of the roadway (9.1.10.2). 


 


Location Plan: 
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ZONING BY-LAW 
 The subject lands are in the Third Residential Zone (R3) pursuant to the City of St. Thomas Zoning By-Law No. 


50-88, as shown on Zoning Map 17. 
 Permitted uses of the Third Residential Zone (R3) include a semi-detached dwelling (7(b)). 
 Maximum Main Building Height - 11m (7.4(3)(3)). 
 Maximum Accessory Building Height - 4m (7.4(3)(4)). 
 Maximum Floor Area of an Enclosed Accessory Building - The lesser of 15% of the lot Area or 40sqm 


(7.4(3)(3)(6)). 
 Maximum Number of Dwelling Units - 2 per lot (7.4(3)(3)(7). 
 Maximum Roof Area - 55% (7.4(3)(3)(8)). 
 Minimum Front Yard Depth - 6m (7.4(3)(3)(9)). 
 Minimum Rear Yard Depth - 9m (7.4(3)(3)(10)). 
 Minimum Interior Yard Depth - 1m (7.4(3)(3)(11)(a)). 
 Minimum Exterior Yard Depth - 4m (7.4(3)(3)(11)(b)). 
 Minimum Ground Floor Area - 1 ½ Storey Dwelling - 60sqm (7.4(3)(3)(12)(b)). 
 Minimum Number of Parking Spaces - 1 per Dwelling Unit (7.4(3)(3)(14)). 
 The Severance of Lots and Buildings regulations (4.2.9.4) provide that where a semi-detached dwelling is 


lawfully erected in accordance with the provisions of this by-law and any such dwelling and the lot on which it is 
located are lawfully severed, the zone requirements applicable to such semi-detached dwelling and the lot on 
which it is located as set forth in paragraphs 7.4.1, 8.4.1 and 9.4.1, as the case may be, shall apply to each lot 
created and the part of the building erected thereon except that the minimum lot area shall be 45% (Part 1 
49.5% / Part 2 50.6%) of the minimum for the lot before the severance, the minimum lot frontage shall be 45% 
(Part 1 49.4% / Part 2 50.5%) of the minimum for the lot before the severance, the maximum lot coverage shall 
be 40% (Part 1 23.5% / Part 2 22.9%) of the maximum for the lot before severance and the minimum for one 
side yard shall be nil and 1m for the other. 


 Notwithstanding any other provision of the City of St. Thomas Zoning By-law, where a road widening has been 
acquired by the City the front yard depth, exterior side yard depth, lot coverage or lot area shall remain as they 
lawfully exist on the day of the acquisition of the road widening (4.1.17). 


 
COMMENTS 
 In staff’s opinion the proposed consent complies with the Provincial Policy Statement (PPS), City of St. Thomas 


Official Plan, Zoning By-law and satisfies the criteria of Section 51(24) of the Planning Act, R.S.O, as amended. 
Therefore, approval of consent application B04-2020 is supportable. Should the Committee approve consent 
application B04-2022 staff recommends the following conditions:  
1) The applicant conveys to the City of St. Thomas, at no cost to the City of St. Thomas, and free of all charge 


and encumbrances, the necessary road widening along Fairview Avenue, 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; 


2) the applicant provide confirmation that the severed and retained lots have separate services, to the 
satisfaction of the City of St. Thomas, Manager of Development and Compliance; and 


3) That the City of St. Thomas be provided with a copy of the Reference Plan. 
 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
 
 
 
 
 
 
 


 











 


 
 
 
 


 
 
March 31, 2022        sent via email 
 
Mr. Jon Hindley 
City of St. Thomas 
545 Talbot Street 
St. Thomas, ON 
N5P 3V7 
jhindley@stthomas.ca 
 
 
RE:      Application for Minor Variance  


1025 Talbot Street 
St. Thomas, ON 


Our File:  CCI/STH/21-01 
 


Zelinka Priamo Ltd., on behalf of Canadian Commercial (T2) Inc. and Fast Forward Ventures Inc., 


is pleased to submit an application for Minor Variance for the above noted property (the “subject 


lands”) to permit a reduction in required parking spaces for a proposed 14-storey, 162-unit 


apartment building.  


The subject lands are located in the middle portion of the former Timken lands, and abut private 


roads to the east and south. The proposed 14-storey building is to be located generally abutting 


the private road to the east. An application for Site Plan Approval has already been submitted to 


the City, and has received provisional approval. 


The site plan has recently been revised based on recent comments from City staff. As part of 


those revisions, surface parking spaces have been removed in order to create a larger at-grade 


amenity space.  


The parking supply for the proposed apartment building is a total of 180 spaces, comprised of 83 


underground spaces and 97 surface spaces. Under the standard parking rate of 1.25 spaces per 


unit, a total of 203 spaces are required by the Zoning By-Law, 23 spaces more than what is being 


proposed.  


Given the above, the following variances to the Zoning By-Law are requested in order to permit 


the residential development as proposed: 


▪ Relief from Section 20.6.3 to permit a parking rate of 1.11 spaces per unit, whereas 1.25 


spaces per unit is otherwise required. 


Justification for this request relies, in part, on a Parking Study prepared by Paradigm 


Transportation Solutions Limited, dated March 29, 2022. This study concludes that the proposed 


parking supply is sufficient to meet the needs of actual parking demand. 
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To assess the merit of an application for Minor Variance, the four tests under Section 45 of the 


Planning Act are applied. An overview of the four tests is as follows: 


Does the variance meet the general intent of the Official Plan? 


The subject lands are within the “Mixed Use Development” land use designation in the City of St. 


Thomas Official Plan. The intent of this land use designation is to encourage a mix of commercial, 


service, and residential land uses in a form that provides aesthetically pleasing streetscapes in a 


highly walkable environment. Section 5.15.3.7.iv) also provides that “adequate off-street parking 


for residents and guests must be provided; the use of parking structure, depressed deck or 


underground parking is encouraged as opposed to total surface parking.” 


Providing fewer parking spaces than the Zoning By-Law typically encourages alternative forms of 


mobility, such as walking, cycling, and transit usage. Given the land use context of the subject 


lands abutting a major commercial development and transit hub, the proposed development is 


within a highly walkable environment and therefore reliance on private vehicles can be reduced. 


The reduction in parking, coupled with the provision of underground parking, reduces the amount 


of surface parking provided, contributing to a more aesthetically pleasing development and less 


paved area. 


Furthermore, the Parking Study submitted with this application concludes that the proposed 


parking supply is sufficient to meet the needs of actual parking demand. 


For the reasons above, the proposed variance is generally consistent with the purpose and intent 


the City of St. Thomas Official Plan. 


Does the variance meet the general intent of the Zoning By-Law? 


The subject lands are zoned “Mixed Use Development Zone (MU)” in the City of St. Thomas 


Zoning By-Law, which permits a wide range of uses, including the proposed apartment building, 


and requires 1.25 parking spaces per residential unit. The intent of the established parking rate 


is to ensure sufficient parking is provided for residents and guests. Notably, this parking rate is 


generally based on historical parking rates; a parking study was not undertaking at the time the 


MU zone was implemented on the subject lands.  


Based on the land use context of the subject lands, and the conclusions of the Parking Study, the 


proposed 1.11 spaces per unit is sufficient to meet the actual parking demand of the proposed 


development, and therefore the proposed variance is consistent with the intent of the Zoning By-


Law. 


Is the requested variance(s) minor in nature? 


Given that the proposed parking supply will meet the actual parking demand of the proposed 


development, the proposed variance is minor in nature. 


Is the request desirable for the appropriate use of the land, building, or structure? 


The proposed variance will allow for less area to be used for parking, assisting in achieving design 


objectives for the site, and reducing overall construction costs. As the proposed parking supply is 


deemed acceptable to meet the needs of the apartment building, it is desirable to have less 


parking on the subject lands that may not ultimately be used. Therefore, the proposed variance 


is desirable for the appropriate use of the subject lands. 
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CONCLUSION 


Given the above, it is our opinion that the proposed variances to permit 1.11 parking spaces per 


residential unit satisfy the four tests for Minor Variance under the Planning Act. 


Please find the following digital materials submitted to support the revised application:   


 


• The completed Minor Variance application form and declarations; 


• Letter of authorization from the land owner; 


• Site Plan; and, 


• Parking Study. 


 


The required application fee will be provided to City Hall separately. 
 
We trust that the enclosed information is complete and satisfactory and look forward to a timely 
approval process. Should you have any questions or require additional information, please feel 
free to contact our office. 
 
Yours very truly, 
 
ZELINKA PRIAMO LTD. 
 
 
 
 
 


Mathew Campbell, BA, CPT 


Senior Planner 


 


cc.  Fast Forward Ventures 
 Canadian Commercial Inc.  
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Talbot St. St. Thomas SRM ARCHITECTS INC.


RESIDENTIAL DEVELOPMENT 24-Mar-22


6,596 (m²) / 71,007 (ft²)


10,464 (m²) / 112,633 (ft²)


FLOOR SPACE RATIO 1.95 (Gross / Phase 1A)


PARKING REQUIRED 187


PARKING PROVIDED 180


TOTAL NO. OF UNITS 162


TOTAL GROSS FLOOR AREA 138,120


TOTAL CONSTRUCTION AREA 177,558.00


Gross (Overall 


floor plate 


Excl`ds 


Balcony)


Net 


Leasable 


(Exclds 


Services)


Amenity 


(Interior)


Amenity 


(Balcony) 


*Not Incl`d 


in Gross


Services Storage Common Circulation Studio 1BED 2BED TOTAL BEDS


LEVEL P1 (Parking) 31,364


LEVEL P1 (Basement) 8,074 1,178 694 2,632 135 1,912


LEVEL 1 10,354 6,635 526 937 985 212 1,996 10 0 9 1 11


LEVEL 2 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 3 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 4 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 5 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 6 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 7 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 8 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 9 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 10 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 11 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 12 9,924 8,650 1,029 204 1,070 12 8 4 16


LEVEL 13 8,112 6,900 0 805 204 1,008 10 8 2 12


LEVEL 14 8,112 6,900 805 204 1,008 10 8 2 12


MECHANICAL PH (+/-) 2,378 2,378 0 0


Outdoor Amenity (Patio`s) 530


Total 177,558 115,585 1,704 14,396 6,709 2,632 347 17,694


NON-RESIDENTIAL 41,816


RESIDENTIAL 115,585


GROSS FLOOR 138,120 162 0 113 49 211


CONTRUCTION AREA 177,558


TOTAL UNIT COUNT 162


TOTAL BED COUNT 211


NON-RESIDENTIAL 0 Provided 86


RESIDENTIAL 165 -2,154 Additional NA


GROSS FLOOR 0


CONTRUCTION AREA 0


UNIT TYPE BREAKDOWN
Unit Type Area (sq.ft.) Level 1 Level 2 Level 3-12 Level 13-14 Total %


Studio A NA 0 0 0 0 0 0.00%


1A 694 2 2 20 4 28 17.28%


1B 621 2 2 20 4 28 17.28%


1C 673 1 0 0 0 1 0.62%


1D 680 1 1 10 2 14 8.64%


1E 675 2 2 20 4 28 17.28%


1F 649 0 1 10 2 13 8.02%


1G 600 1 0 0 0 1 0.62%


2A 779 0 1 10 2 13 8.02%


2B 767 1 0 0 0 1 0.62%


2C 866 0 1 10 2 13 8.02%


2D 767 0 1 10 0 11 6.79%


2E 983 0 1 10 0 11 6.79%


Total: 10 12 120 20 162 100.00%


From Feb 9 stats Unexcavated area


UNIT TYPE


From previous take-off (March 21 2022) Locker Count Comments


Based on 1.4mx1m locker


Mar-22


SITE AREA (Tower 1) Phase 1A


SITE AREA (Overall Site)


Option 1


AREA (S.F.)
UNIT STATISTICS


UNITS/ LVL


UNIT MIX







SITE DATA


1025 Talbot Street, St. Thomas, Ontario


DATA REQUIRED PROVIDED


ZONING


TOTAL LOT AREA (m²) P1 + P2


FRONT YARD (m)


INTERIOR SIDE YARD (m)


EXTERIOR SIDE YARD (m)


REAR YARD (m)


N/A


XX (m) 25.5 (m)


XX (m) 39.4 (m)


XX (m) 3 / 4.7 / 6.2 (m)*


XX (m) 3 (m)


ZONING - h1 h2 h3 MU


S
E


T
B


A
C


K
S


LANDSCAPING DATA - Phase 1A (6157sq.m)


DATA REQUIRED PROVIDED


LANDSCAPE AREA (percentage)
(Hard and Soft scape)


LANDSCAPE AREA (m²)


25 (%) 31.0 (%)*


VEHICLE PARKING DATA


DATA REQUIRED PROVIDED


RESIDENTIAL PARKING 1.15 / units 180*
1.11 per unit*


VISITOR PARKING


BARRIER FREE PARKING 0.X / units 06 included


0.X / units N/A


TOTAL 180*


BICYCLE PARKING DATA


DATA PROVIDED


RESIDENTIAL BICYCLE PARKING 
(AT GRADE)


+/- 4


BUILDING DATA - TOWER 1 - PHASE 1A


DATA REQUIRED PROVIDED


TOTAL DENSITY (# of units) N/A 162 (units)


GROSS FLOOR AREA (m²).
Basement excluded


N/A


BUILDING AREA (m²) N/A


1.15 x 162 = 187


AREA STATISTICS - PHASE 1A


DATA PROVIDED


GROSS LEASABLE AREA (m²).
Suite area only


10,778 (m²) / 116,014 (ft²)


TOTAL AMENITY AREA (m²)


TOWER 1 GROSS FLOOR AREA (m²)


GROSS CONSTRUCTION AREA (m²)
BUILDING + UNDERGROUND 
PARKING


86 +/-*RESIDENTIAL BIKE PARKING 
(SECURED)


UNDERGROUND PARKING P1  
GROSS FLOOR AREA (m²)
Basement excluded


LOT AREA (m²) - Phase 1A N/A


OPTION 2A - PHASE 1A


10,464 (m²) / 112,633 (ft²)


6,596 (m²) / 71,007 (ft²)


932 (m²) / 10,032 (ft²)


12904 (m²) / 138,904 (ft²)


12,904 (m²) / 138,904 (ft²)


2,882 (m²) / 31,032 (ft²)


1377 (m²) / 14,831 (ft²) (Balcony Incl`d)


16,401 (m²) / 176,542 (ft²)


1,649 (m²) / 17,751 (ft²) 2,048 (m²) / 22,040 (ft²)*


BASEMENT FLOOR AREA (m²). N/A 563 (m²) / 6,606 (ft²)


--- 14


45 (m) MAX. 43.8 (m) (Penthouse exc`ld)


NUMBER OF STOREYS


BUILDING HEIGHT (m)


AMENITY AREA (m²) N/A (m²) 64 (m²) / 691 (ft²)*
(Rooftop / balcony exc`ld)


BASEMENT FLOOR AREA (m²). 563 (m²) / 6606 (ft²) (Unexcavated excld)


* Denotes updated stats


* Denotes updated stats


* Denotes updated stats


* Denotes updated stats


* Denotes updated stats


* Denotes updated stats
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DISCREPANCIES TO THE ARCHITECT BEFORE 
PROCEEDING WITH THE WORK.


4. ALL CONTRACTORS AND SUB-CONTRACTORS SHALL 
HAVE A SET OF APPROVED CONSTRUCTION DOCUMENTS 
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5. ALL DOCUMENTS REMAIN THE PROPERTY OF THE 
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AND/OR REPRODUCTION OF THESE DOCUMENTS IS 
PROHIBITED WITHOUT WRITTEN PERMISSION.  THE 
CONTRACT DOCUMENTS WERE PREPARED BY THE 
CONSULTANT FOR THE ACCOUNT OF THE OWNER.


6. THE MATERIAL CONTAINED HEREIN REFLECTS THE 
CONSULTANTS BEST JUDGEMENT IN LIGHT OF THE 
INFORMATION AVAILABLE TO HIM AT THE TIME OF 
PREPARATION.  ANY USE WHICH A THIRD PARTY MAKES 
OF THE CONTRACT DOCUMENTS, OR ANY RELIANCE 
ON/OR DECISIONS TO BE MADE BASED ON THEM ARE THE 
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7. THE CONSULTANT ACCEPTS NO RESPONSIBILITY FOR 
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FIRE DEPARTMENT 
CONNECTION SIGN
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ON SITE
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GENERAL NOTES
1. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS SHALL 


HAVE PRECEDENCE OVER SCALED DIMENSIONS.


2. ALL WORK SHALL COMPLY WITH THE 2012 ONTARIO 
BUILDING CODE AND AMENDMENTS.


3. CONTRACTORS MUST CHECK AND VERIFY ALL 
DIMENSIONS AND SPECIFICATIONS AND REPORT ANY 
DISCREPANCIES TO THE ARCHITECT BEFORE 
PROCEEDING WITH THE WORK.


4. ALL CONTRACTORS AND SUB-CONTRACTORS SHALL 
HAVE A SET OF APPROVED CONSTRUCTION DOCUMENTS 
ON SITE AT ALL TIMES.


5. ALL DOCUMENTS REMAIN THE PROPERTY OF THE 
ARCHITECT.  UNAUTHORIZED USE, MODIFICATION, 
AND/OR REPRODUCTION OF THESE DOCUMENTS IS 
PROHIBITED WITHOUT WRITTEN PERMISSION.  THE 
CONTRACT DOCUMENTS WERE PREPARED BY THE 
CONSULTANT FOR THE ACCOUNT OF THE OWNER.


6. THE MATERIAL CONTAINED HEREIN REFLECTS THE 
CONSULTANTS BEST JUDGEMENT IN LIGHT OF THE 
INFORMATION AVAILABLE TO HIM AT THE TIME OF 
PREPARATION.  ANY USE WHICH A THIRD PARTY MAKES 
OF THE CONTRACT DOCUMENTS, OR ANY RELIANCE 
ON/OR DECISIONS TO BE MADE BASED ON THEM ARE THE 
RESPONSIBILITY OF SUCH THIRD PARTIES.


7. THE CONSULTANT ACCEPTS NO RESPONSIBILITY FOR 
DAMAGES, IF ANY, SUFFERED BY ANY THIRD PARTY AS A 
RESULT OF DECISIONS MADE OR ACTIONS BASED ON THE 
CONTRACT DOCUMENTS.


As indicated


2022-03-24 10:28:15 AM
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TYPICAL FLOOR PLANS
- TOWER 1 - OPTION 2A


1025 Talbot Street, St.
Thomas


1055 Talbot Street


21034


GM


1 : 1501
TOWER 1 - LEVEL 3 TO 12


1 : 1502
TOWER 1 - LEVEL 13 & 14


1 : 1503
TOWER 1 - PENTHOUSE
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The Corporation of the City of St. Thomas 
 


Report No.: COA08-2022 


Applicant: Canadian Commercial (T2) Inc. 


Members of the Committee of Adjustment 
 
Report Date:    April 11, 2022 
Meeting Date:  April 28, 2022 


 
Location: 1025 Talbot Street, Yarmouth, Concession 9, Part Lot 6, Registered Plan 11R-10756, Parts 1 – 5  
 


 
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 COA08-2022 be received. 
 
 
BACKGROUND:  
The applicant is proposing to construct a 14-storey apartment  
building on the subject lands containing 162 dwelling units. 
 
REQUESTED VARIANCE: 
i) To permit 1.11 per dwelling unit, whereas Subsection 20.6.3 of 


the City of St. Thomas Zoning By-law requires a minimum of 1.25 
parking spaces per dwelling unit. 


 
OFFICIAL PLAN:  
 The subject lands are in the Mixed Use Development designation, 


as shown on Schedule “A” (Land Use Plan) to the Official Plan for 
the City of St. Thomas. Permitted uses include (5.15.3.1):  


i) a wide range of commercial, office, institutional, medical/dental, 
personal care and other service commercial uses i.e. banks, 
restaurants, other services, etc.; 


ii) hotel/motel uses; 
iii) medium and high-density residential uses in single use form 


and/or mixed-use forms that are compatible with, and 
complementary to, surrounding uses; 


iv) ground floor uses in mixed use residential buildings, such as retail, restaurants, entertainment, and personal 
service establishments, are encouraged subject to the needs identified in the City’s Retail Market Study. 


 Access will be controlled and designed to minimize the danger to vehicular and pedestrian traffic. Points of 
ingress and egress to Talbot Street will not be permitted and points of ingress and egress to First Avenue will be 
limited in number. Development shall implement where possible consolidated vehicular access/circulation points 
and safe pedestrian connections and access to the internal road system located on the Power Centre designation 
(5.15.3.9). 


Location Plan 
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 Adequate vehicular parking and loading spaces shall be provided. There shall be only a limited amount of 


vehicular parking between the street and the first tier of buildings (5.15.3.10).   
 
ZONING BY-LAW:  
 The subject lands are in the Mixed Use Development Zone (h1, h2, h3 MU), on Zoning Map 11 to the City of St. 


Thomas Zoning By-Law 50-88, as amended.  
 Permitted residential uses include an apartment dwelling, multiple dwelling, and town house dwelling (20.1(ii)). 
 No building or structure shall be erected or used for any purpose permitted by subsection 20.1 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 sewage system (20.3). 


 Minimum Lot Area 1.2 hectares (20.4.2).  
 Minimum Lot frontage 50m (20.4.3). 
 No part of any building, driveway, parking or loading area shall be erected within 3m of any lot line (20.4.4). 
 The MU zone may consist of lots that are owned by one or more persons. Where the development of the land is 


approved under Section 41 of the Planning Act and, pursuant to a consent subsequently given under section 53 
of the Planning Act or pursuant to an approval or exemption subsequently given under section 50 of the 
Condominium Act, any part of the land is conveyed or otherwise dealt with, the provisions of Section 20 and any 
other regulations of By-law 50-88 are hereby deemed to apply to the land as a whole and to any building or 
structure thereon in the same manner and to the same extent as if the consent, approval or exemption was not 
given, so long as the land and any building or structure thereon are used and continue to be used for the 
purpose for which the development was approved (20.4.5). 


 Maximum height of buildings and structures, townhouses - five storeys, apartments - 45m, multiple dwelling - 
11m and accessory buildings and structures - 4m (20.6.1). 


 Minimum landscaped area 25% (20.6.2). 
 Minimum number of parking spaces 1.25 per dwelling unit (20.6.3). 
 Residential densities (20.6.4): 


i) Townhouses and multiple dwelling – 25 to 75 units per hectare. 
ii) Apartments – 25 to 250 units per hectare. 


 Residential development within the MU zone may be phased, with an overall minimum density of 25 units per 
hectare (200 units) required at build-out (20.6.4). 


 Minimum dwelling unit floor area, bachelor - 28sqm, one-bedroom - 42sqm, two-bedroom 56sqm, and three- 
bedroom 70sqm (20.6.5). 


 
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 applicants have submitted a Residential Development Parking Study, prepared by Paradigm Transportation 


Solutions Limited, dated March 29, 2022. The study concludes that although the proposed parking supply is lower 
than the parking requirement under the City’s Zoning By-law, the proposed parking supply is higher than the parking 
requirements in other Ontario municipalities, and forecast parking demand based on ITE (Institute of Transportation 
Engineers) rates and proxy site survey in other municipalities. The development is also located less than 90m from 
the City’s transit hub and is surrounded by many different land uses, and a community centre (Joe Thornton). The 
location of the proposed development is conducive to implementing several feasible TDM (Transportation Demand 
Management) measures, including unbundled parking and promoting the use of walking, cycling and transit, all of 
which would collectively contribute to reducing the parking demand in the development. Based on these 
considerations, it is reasonable to conclude that the proposed parking supply for the subject development would be 
sufficient to meet the likely actual parking demand.    
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 The applicants have also submitted a planning justification report, prepared by Zelinka Priamo Ltd., dated March 31, 


2022. The report provides an assessment of the proposed parking reduction relative to the four tests provided in the 
Planning Act for the consideration of a minor variance application. 


 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 COA08-2022 
be approved. 


 Should the Committee of Adjustment approve Minor Variance Application COA08-2022, the decision should reflect 
that the Committee is approving a minimum of 1.11 per dwelling unit, whereas Subsection 20.6.3 of the City of St. 
Thomas Zoning By-law requires a minimum of 1.25 parking spaces per dwelling unit. 
 


Respectfully submitted, 
 
 
 
Steve Craig 
Senior Planning Technician 
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