
 

 

Committee of Adjustment 
Agenda 

Date: Wednesday, June 7, 2017 
Location: Municipal Operations Centre, 408 James Street South, St. Marys 
Time: 6:30 pm 

Agenda Items 

1.0 Call to order 

2.0 Declaration of Pecuniary Interest 

3.0 Approval of Minutes 

Regular Meeting of May 17, 2017 

Motion:   Second: 

4.0 Conditions for Consent to Sever: B03-2016 affecting Lot 22, Registered 
Plan 44M-48, 310 Tracy Street, St. Marys, from Meadowridge Properties 
Ltd. 

5.0 Applications for Consent to Sever: B04-2017; B05-2017; B06-2017 
affecting Part Lot 17, Concession 19, 825 and 895 Queen Street East, 
St. Marys for Margaret McMillan Baird and Bairds of Strathaven Inc.  

6.0 Next Meeting 
7.0 Adjournment 
 



 

 

Committee of Adjustment 
Wednesday, May 17, 2017 

A meeting of the St. Marys Committee of Adjustment was held on Wednesday, May 17, 
2017 at 6:30pm in the Board Room, Municipal Operations Centre, 408 James Street South, 
St. Marys, Ontario, to discuss the following: 

1. Call to Order 
2. Disclosure of Pecuniary Interest 
3. Approval of Minutes dated April 5, 2017 
4. Application for Minor Variance: A02-2017 affecting  Registered Plan 235, Pt Lot 18 w/s 

Church, n/s Victoria, 256 Church Street South, St. Marys, for Marianne DeBrabandere 
5. Application for Consent to Sever: B01-2017 affecting Concession 18, Part Lot 20 e/s 

James Street, 243 James Street South, St. Marys for Robert Brenner 
6. Application for Consent to Sever: B02-2017 affecting Concession 18, Part Lot 20 e/s 

James Street, 243 James Street South, St. Marys for Robert Brenner 
7. Application for Consent to Sever: B03-2017 affecting Registered Plan 210, Part Lot 2, 

as Part 2 on Reference Plan 44R-5205, 299 Queen Street West, St. Marys for 
2398315 Ontario Limited 

8. Next Meeting 
9. Adjournment 

Present: 
• Chairman Steve Cousins 
• Member William J. (Bill) Galloway 
• Member Clive Slade 
• Member Steve Ische 
• Member Dr. J. H. (Jim) Loucks 
• Mark Stone, Planner 
• Susan Luckhardt, Secretary-Treasurer 

Regrets: 
• Grant Brouwer, Director of Building and Development 

Call to Order: 
Chairman Steve Cousins called the meeting to order at 6:30 pm. 

Disclosure of Pecuniary Interest: 
Member Dr. Jim Loucks declared pecuniary interest with Agenda Item #7 as he is related to 
one of the owners of the property. 

Approval of Minutes dated April 5, 2017 
Motion by Member Bill Galloway 
Seconded by Member Clive Slade  
That the Minutes dated April 5, 2017 be approved as circulated. CARRIED 



 

 

Resume Public Hearing A02-2017 
Application for Minor Variance: A02-2017 affecting Registered Plan 235, Pt Lot 18 w/s 
Church, n/s Victoria, 256 Church Street South, St. Marys, for Marianne DeBrabandere 
 
Mark Stone, Planner introduced the application. The property is designated “Residential” in 
the Town's Official Plan and zoned “Residential Zone Four – R4” in the Zoning By-law Z1-
1997, as amended. 
 
The property is currently the site of a converted dwelling containing two dwelling units and 
the proponent is proposing to develop a third dwelling unit as permitted under Residential 
Zone Four – R4 provisions. However, the property is deficient under Residential Zone Four 
provisions for a converted dwelling containing three dwelling units, requiring variances to the 
provisions of the Zoning By-law as follows. The existing lot measures approximately 599.8m² 
whereas zone provisions require a lot area of 740.0m² for a converted three-unit dwelling, 
requiring a variance for lot area for a converted three-unit dwelling of approximately 
140.2m². The existing lot frontage measures approximately 16.46m whereas zone 
provisions require a lot frontage of 20.0m for a converted three-unit dwelling, requiring a 
variance for lot frontage for a converted three-unit dwelling of approximately 3.54m. 

Mark Stone summarized the Public Hearing held March 1, 2107 during which the 
application which was deferred to permit the proponent the opportunity to provide additional 
information regarding a parking plan. The proponent has provided a parking plan and 
correspondence from Upper Thames River Conservation Authority (UTRCA). 

Mark Stone summarized the comments received regarding the application as follows: 

Festival Hydro: no issues with water account for the property. 

Town Tax Department: no outstanding taxes. 

Upper Thames River Conservation Authority (March 29, 2017): no objection; a permit will be 
required from the UTRCA for the proposed parking area; and (April 11, 2017): recommended 
that site grading of parking area be completed in such a way that future runoff is not 
directed towards adjacent properties. 

Town Engineering and Public Works Department (February 23, 2017): the proponent has not 
satisfied conditions of a previous minor variance (#A10-2008) where the proponent was to 
remove the existing gravel driveway located within the Victoria Street road allowance to the 
satisfaction of the Director of Public Works; the gravel area located within the Victoria Street 
road allowance that was previously utilized for parking is to be removed and replaced with 
topsoil and seeded to the satisfaction of the Director of Public Works. Written confirmation 
of such should be required prior to issuance of any building permits; the 
telecommunications panel next to the existing hard surface driveway should be protected to 
the satisfaction of the Director of Public Works; and (March 16, 2017): staff has completed 
an on-site review of the proposed parking plan and have no comments; grading plan not 
required for minor grading modifications for the parking lot; contact Upper Thames River 
Conservation Authority to confirm any requirements with respect to on-site excavation for 
the proposed parking area. 



 

 

This concluded correspondence received regarding the application. 

Chairman Steve Cousins asked the applicant for any comments. 

Marianne DeBrabandere enquired about the requirement of a lot grading plan. Mark Stone 
confirmed that a lot grading plan is required to confirm that grading will be such that runoff 
will not affect adjacent properties. 

Marianne DeBrabandere questioned Town Engineering and Public Works Department 
comments regarding the conditions of a previous minor variance in that the existing parking 
area had to be removed.  

Mark Stone reviewed the four tests of the minor variance as per his planning report. The 
requested variances maintain the general intent and purpose of the Official Plan which is to 
provide for a full range of residential activities and housing forms. The requested variances 
maintain the general intent and purpose of the Zoning By-law in that sufficient amenity 
areas are able to be provided; parking requirements have been demonstrated to be met 
through a parking plan; and the applicant has demonstrated that the minimum landscaped 
open space requirement of 35 percent will be maintained after the parking area is 
constructed. The application is minor in nature in that the requested variances represent 
appropriate deviations from the Zoning By-law requirements and the potential impacts 
resulting from the proposed variances are considered “minor” in nature. The proposed 
development is desirable for the appropriate development or use of the subject property in 
that the addition of a dwelling unit in the existing house will not impact the residential 
character of the neighbourhood. It is recommended that the Committee impose a condition 
to require the owner to install and maintain the following to reduce the impacts of headlights 
on adjacent properties – fencing along the north property line extending from the northwest 
corner of the lot terminating at a point in line with the rear wall of the dwelling; and 
landscaping south of proposed parking space number five to reduce the impacts of 
headlights. Also as per comments from UTRCA it is recommended that the Committee 
require the owner to submit a lot grading/drainage plan to demonstrate that the grading will 
be such that no runoff affects adjacent properties. 

Chairman Steve Cousins asked for comments from members of the public. 

Ted Ingram, 150 Victoria Street, provided photos to Committee members to illustrate the 
parking issues that exist on Victoria Street and provided comments to the matter in that he 
has been blocked into his own driveway by vehicles parked on the road allowance. 

Chairman Steve Cousins asked for comments from Committee members.  

Member Dr. Loucks had nothing further. 

Member Steve Ische asked about fencing for the property as a fence already exists to the 
west on the adjacent property. Steve Ische asked if the proponent needs to provide an 
additional fence to keep the headlights out in the case that the neighbouring fence were not 
maintained or was removed in future by the neighbour. Mark Stone responded that the 
existing fence will suffice and if the neighbor removes the fence, it would be with the 
knowledge that they will have the effect of the headlights from this parking area. 



 

 

Member Clive Slade asked about the location of the proposed fencing along the north 
property line. Mark Stone showed the areas requiring fencing and landscaping. It was noted 
that the landscaping barrier on the south property line would be on municipal property. The 
landscaping and fencing will be included under a development agreement for the property 
which is a recommended condition if the application is approved. 

In response to Member Clive Slade, Mark Stone confirmed that the parking area is in the 
UTRCA erosion area. 

Member Bill Galloway commented on the parking issues with respect to enforcement and 
signage. 

Ted Ingram stated that he does not have issue with parking on the street, but does have 
issue with vehicles blocking his driveway. 

Marianne DeBrabandere provided additional comments regarding enforcement for parking. 

Member Bill Galloway asked Chairman Steve Cousins to adjourn the application to a point 
later in the meeting. 

Chairman Steve Cousins moved to adjourn to the next application and to resume discussion 
of application A02-2017 later in the meeting. 

Discussion of application A02-2017 reconvened at 8:07 pm. 

Marianne DeBrabandere provided comments regarding the application and the use of the 
property. 

In response to Member Clive Slade, Mark Stone provided information regarding the parking 
requirements for a converted dwelling including the previous requirements of 1.5 spaces per 
unit under the Zoning By-law; and the new requirements under the Zoning By-law of 2 
spaces per unit, resulting in a requirement for a total of five parking spaces for three units 
within the dwelling. 

Mark Stone indicated on the parking plan where fencing would be required to guard against 
headlight spillage onto adjacent properties; being the north side of the property extending to 
the dwelling with barrier landscaping on the south side of the property. 

Marianne DeBrabandere asked if the current cedars located on the north side of the 
property could be regarded as sufficient barrier in the area from the edge of the parking lot 
to the dwelling. It was the consensus of staff and the Committee that the barrier fence to be 
installed at the north end of the parking area would be required to continue to the dwelling 
as the existing cedar plantings do not form an opaque barrier. 

There was discussion regarding the development agreement that will be required as a 
condition if the Committee approves the application; to ensure that landscaping and fencing 
is suitable and maintained. 

This concluded discussion of minor variance application A02-2017. 

DECISION A02-2017 
Application for Minor Variance: A02-2017 affecting  Registered Plan 235, Pt Lot 18 w/s 
Church, n/s Victoria, 256 Church Street South, St. Marys, for Marianne DeBrabandere 



 

 

Moved by: Member Steve Ische 
Seconded by: Member William J. (Bill) Galloway 
That the Committee of Adjustment for the Corporation of the Town of St. Marys approve 
Minor Variance Application No. A02-2017 from Marianne DeBrabandere subject to the 
following conditions: 
 
1. This approval is granted only to the nature and extent of this application being relief 

for minimum lot area for a 3-unit building measuring 599.8m²; and relief for 
minimum lot frontage for a 3-unit building measuring 16.46m; 

2. A building permit shall be obtained within one (1) year of the Committee’s 
decision; 

3. The space shall not be used for home occupation or any other business; 
4. Confirmation in writing from the Engineering and Public Works Department that their 

concerns/issues communicated in their correspondence dated February 23, 2017 
have been addressed; 

5. The owner is required to install and maintain a parking area on the property in 
accordance with the approved parking plan and the Town’s Zoning By-law; 

6. The owner is required to install and maintain the following to reduce the impacts of 
headlights on adjacent properties; 
•6 foot high barrier fencing along the north property line extending from the 
northwest corner of the lot terminating at a point in line with the rear wall of the 
dwelling on the lot: 
•Landscaping south of proposed parking space number five (as shown on the 
parking plan); 

7. That the owner submit a lot grading/drainage plan to demonstrate that any grading 
associated with the parking area will be completed in such a way that future runoff is 
not directed towards adjacent properties; 

8. The owner is required to enter into a development agreement with the Town to 
ensure proper installation of all works associated with the approved parking plan and 
any required fencing and landscaping, and to ensure the owner (and subsequent 
owners) maintain these works accordingly; 

9. The gravel area located within the Victoria Street road allowance that was previously 
utilized for parking is to be removed and replaced with topsoil and seeded to the 
satisfaction of the Director of Public Works at the applicant’s expense. Written 
confirmation of such should be required prior to issuance of any building permit. 

 
And for the following reasons: 
1. The relief requested is minor in nature; 
2. It is required for appropriate development of the property; 
3. It maintains the general intent and purpose of the Town Official Plan; 
4. It maintains the general intent and purpose of the Town Zoning By-law. 
CARRIED 



 

 

Public Hearing B01-2017 and B02-2017 
Applications for Consent to Sever: B01-2017 and B02-2017 affecting Concession 18, Part 
Lot 20 e/s James Street, 243 James Street South, St. Marys for Robert Brenner 

Mark Stone introduced  application B01-2017. The property is designated “Residential” in 
the Town's Official Plan and zoned “Residential Zone Three – R3” in the Zoning By-law Z1-
1997, as amended. 

The subject property is the site of a single-detached dwelling. The proponent has applied to 
sever a portion of the lands measuring 632m², having dimensions of  20.73m X 30.48m 
located to the rear of the property for the purpose of conveying those lands as a lot addition 
to the property to the east. This property is also subject to Consent to Sever application B02-
2017 to be considered by Committee of Adjustment on May 17, 2017. 

Mark Stone introduced application B02-2017. The property is designated “Residential” in 
the Town's Official Plan and zoned “Residential Zone Three – R3” in the Zoning By-law Z1-
1997, as amended. 

The subject property is the site of a single-detached dwelling. The proponent has applied to 
sever a portion of the lands fronting onto James Street South measuring 697m² and having 
frontage of 15.24m and depth of 45.72m for the purpose of creating an infill lot for 
residential use. This property is also subject to Consent to Sever application B01-2017 to be 
considered by Committee of Adjustment on May 17, 2017. 

Mark Stone summarized comments received regarding the applications as follows: 

Town Tax Department: no outstanding taxes. 

Bell Canada: no concerns or objections to the applications. 

Festival Hydro: there is an existing underground hydro service which terminates at a hydro 
pole located at north property line; Festival Hydro met with the owner and it was agreed that, 
at the time of construction, the existing service would be removed and a new underground 
service will be installed. 

Town Engineering and Public Works Department: no comments regarding B01-2017; 
regarding B02-2017 – the sanitary service records show that the service for the existing 
house is potentially within the proposed section of property to be severed. The proponent 
should be required to daylight the service and confirm that the sanitary service for the 
existing house is located within the property line of the retained parcel. Services already 
exist for severed lot. 

Trevor McNeil, MTE/OLS Ltd., agent for the application provided comment regarding the 
proposed severances. The proponent has requested to sever the lands from the rear of the 
existing property for the purpose of conveying those lands to the adjacent property to the 
east. The second severance application (B02-2017) is to request that an infill lot be severed 
from the lands fronting on James Street South. 

Mark Stone provided comments regarding the applications as per his planning report. The 
application to sever the lands from the rear of the property proposes a lot addition from one 
residential property to lands designated Residential in the Official Plan. The severing of the 



 

 

lands to the rear and the conveying of these lands to the adjacent property will create lot 
lines for the properties fronting James Street that align with the existing lots on James 
Street. The proposed severance to create a second residential lot will provide additional 
housing opportunities and represents efficient use of land and existing infrastructure. The 
proposed residential use of the severed and retained parcels will be compatible with the 
area which consists of single-detached dwellings. 

There were no comments from members of the public. 

Chairman Steve Cousins asked for questions and comments from Committee members. 

Member Dr. Jim Loucks confirmed with Mark Stone that the lands severed to the rear will be 
consolidated with the adjacent lands to the east. 

Member Steve Ische asked about an increased setback for the front yard for the infill lot to 
allow for parking. Rob Brenner confirmed that development plans for the infill lot at this time 
have not been confirmed. Trevor McNeil stated this application has only to do with the land 
and the severing of an infill lot. A building footprint has not been determined at this time. 

This concluded discussion of consent applications B01-2017 and B02-2017. 

DECISION B01-2017 
Application for Consent to Sever: B01-2017 affecting Concession 18, Part Lot 20 e/s James 
Street, 243 James Street South, St. Marys for Robert Brenner 

Moved by: Member William J. (Bill) Galloway  
Seconded by: Member Steve Ische  
That the Committee of Adjustment for the Corporation of the Town of St. Marys approve 
Consent to Sever Application No. B01-2017 from Robert Brenner subject to the following 
conditions: 

1. The Certificate of the Official must be issued by the Secretary-Treasurer for 
Committee of Adjustment within a period of one year from the date of the mailing of 
the Notice of Decision; 

2. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Town’s Treasury Department that their financial requirements 
have been met; 

3. The Committee be provided with a description that is consistent with the application 
and equal to that required for registration of a deed/transfer or other conveyance of 
interest in land under the provisions of the Registry Act or Land Titles Act; 

4. Confirmation be provided to the Secretary-Treasurer for Committee of Adjustment 
from the solicitor that the Certificate of the Official will be scanned and attached to 
the electronic registration of the Transfer; 

5.  An undertaking be provided to the Secretary-Treasurer for Committee of Adjustment 
from the solicitor that the parcels will be consolidated under Land Titles onto one 
P.I.N.; 



 

 

6. That the severed parcel be deeded as a lot addition only, to the property abutting in 
accordance with Section 50 (3 or 5) of the Planning Act, R.S.O. 1990. 

7. Section 50(3) or (5) of the Planning Act, 1990 shall apply to any subsequent 
conveyance or transaction of the severed parcel and the Certificate under Section 
53(42) shall contain reference to this stipulation; 

8. Confirmation be received from the solicitor that the resultant lot (severed lands and 
the lands being added) will not be encumbered by the existing mortgage and will 
therefore be discharged. 

CARRIED 

DECISION B02-2017 
Application for Consent to Sever: B02-2017 affecting Concession 18, Part Lot 20 e/s James 
Street, 243 James Street South, St. Marys for Robert Brenner 

Moved by: Member William J. (Bill) Galloway 
Seconded by: Member Steve Ische  
That the Committee of Adjustment for the Corporation of the Town of St. Marys approve 
Consent to Sever Application No. B02-2017 from Robert Brenner subject to the following 
conditions: 

1. The Certificate of the Official must be issued by the Secretary-Treasurer for 
Committee of Adjustment within a period of one year from the date of the mailing of 
the Notice of Decision; 

2. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Director of Engineering and Public Works (or designate) that 
their concerns/issues regarding Engineering and Public Works issues communicated 
to the Committee as per their correspondence dated May 11, 2017 have been 
addressed; 

3. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from Festival Hydro that their concerns/issues communicated to the 
Committee as per their email correspondence dated May 5, 2017 have been 
addressed; 

4. To make payment to the Town for one boulevard hardwood tree per lot created as 
per the Town’s tree planting policy; 

5. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Director of Engineering and Public Works (or designate) that a 
hard surface driveway ramp will be installed for each of the lots from the edge of 
pavement to at least the property line, or that the applicant enter into an agreement 
with the Town’s Engineering and Public Works Department that a hard surface 
driveway ramp will be installed for each of the lots from the edge of the pavement to 
at least the property line; 

6. Pay 5 per cent of the value of the land as cash-in-lieu-of parkland pursuant to Section 
51 of the Planning Act; 



 

 

7. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Town’s Treasury Department that their financial requirements 
have been met; 

8. The Committee be provided with a description that is consistent with the application 
and equal to that required for registration of a deed/transfer or other conveyance of 
interest in land under the provisions of the Registry Act or Land Titles Act; 

9. Confirmation be provided to the Secretary-Treasurer for Committee of Adjustment 
from the solicitor that the Certificate of the Official will be scanned and attached to 
the electronic registration of the Transfer; 

10. That the owner remove or relocate the garage and shed to the satisfaction of the 
Town and obtain a building permit from the Town, if required. 

CARRIED 

Public Hearing B03-2017 
Application for Consent to Sever: B03-2017 affecting Registered Plan 210, Part Lot 2, as 
Part 2 on Reference Plan 44R-5205, 299 Queen Street West, St. Marys for 2398315 
Ontario Limited 

Having declared pecuniary interest with this application, Member Dr. Jim Loucks abstained 
from the discussions. 

Geoff Loucks and Scott McIntosh, owners of 299 Queen Street West were present for the 
Public Hearing. 

Mark Stone introduced the application. The property is designated “Residential” in the 
Town's Official Plan and zoned “Residential Zone Four –R4-9” in the Zoning By-law Z1-1997, 
as amended. 

The subject property is the site of a semi-detached dwelling currently under construction. 
The proponents have applied to sever the subject property into two parcels along the 
common party wall in order to convey each semi-detached dwelling unit separately. 

Mark Stone summarized the comments received as follows: 

Town Tax Department: no outstanding taxes. 

Town Engineering and Public Works Department: property was serviced for use as a semi-
detached. No comments or concerns. 

Bell Canada: Bell Canada requires a 3 metre wide easement over existing buried facilities 
along the north property line; 3 metre wide easement to be measured 1.5 metres on either 
side of the buried installation, to extend from the buried cable to a minimum 1 metre past 
the existing pedestal installation.  

Scott McIntosh spoke to the application which is to divide the semi-detached dwelling 
currently under construction along the main party wall. 

Mark Stone provided comments regarding the application as per his planning report. The 
proposal will provide additional housing opportunities through the creation of these infill 
lots. The proposed development represents efficient use of land and existing infrastructure. 



 

 

The proposed use of the retained and severed lots for semi-detached residential use will be 
compatible with the area which is characterized by a variety of building types and forms 
including single-detached and semi-detached dwellings. The majority of buildings in the area 
have one or two storeys and the proposed development will have similar setbacks and 
massing as other lots in the area. The spatial separation between the proposed buildings 
and uses on adjacent lots is not anticipated to create any negative impacts. The proposed 
development complies with minimum setbacks under the Town Zoning By-law. The proposed 
lots will have a similar area, frontage and depth to lots in the surrounding area. 

With regard to the garden shed belonging to the adjacent property which encroaches onto 
the subject lands, Mark Stone stated that staff understands the proponent has been in 
communication with the adjacent property owner regarding removal of the shed from the 
property. 

There were no comments from members of the public. 

This concluded discussion of consent application B03-2017. 

DECISION B03-2017 
Application for Consent to Sever: B03-2017 affecting Registered Plan 210, Part Lot 2, as 
Part 2 on Reference Plan 44R-5205, 299 Queen Street West, St. Marys for 2398315 
Ontario Limited 

Moved by: Member Steve Ische 
Seconded by: Member Clive Slade 
That the Committee of Adjustment for the Corporation of the Town of St. Marys approve 
Consent to Sever Application No. B03-2017 from 2398315 Ontario Limited subject to the 
following conditions: 

1. The Certificate of the Official must be issued by the Secretary-Treasurer for 
Committee of Adjustment within a period of one year from the date of the mailing of 
the Notice of Decision; 

2. To make payment to the Town for one boulevard hardwood tree per lot created as 
per the Town’s tree planting policy; 

3. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Director of Engineering and Public Works (or designate) that a 
hard surface driveway ramp will be installed for each of the lots from the edge of 
pavement to at least the property line, or that the applicant enter into an agreement 
with the Town’s Engineering and Public Works Department that a hard surface 
driveway ramp will be installed for each of the lots from the edge of the pavement to 
at least the property line; 

4. Pay 5 per cent of the value of the land as cash-in-lieu-of parkland pursuant to Section 
51 of the Planning Act; 

5. Confirmation in writing be provided to the Secretary-Treasurer of Committee of 
Adjustment from the Town’s Treasury Department that their financial requirements 
have been met; 



 

 

6. The Committee be provided with a description that is consistent with the application 
and equal to that required for registration of a deed/transfer or other conveyance of 
interest in land under the provisions of the Registry Act or Land Titles Act; 

7. Confirmation be provided to the Secretary-Treasurer for Committee of Adjustment 
from the solicitor that the Certificate of the Official will be scanned and attached to 
the electronic registration of the Transfer; 

8. That the shed partially located on the retained lot be moved or removed to the 
satisfaction of the Town; 

9. That the Secretary-Treasurer for Committee of Adjustment be provided with written 
confirmation that the concerns raised by Bell Canada in the correspondence dated 
May 5, 2017 have been satisfied and that an easement agreement between the 
property owner and Bell Canada has been registered on title to the satisfaction of 
Bell Canada; and further that the Secretary-Treasurer for Committee of Adjustment 
be provided with a copy of the easement agreement. 

CARRIED 

Next Meeting 
June 7, 2017 at 6:30 pm. 

Adjournment 
Motion by Member Clive Slade, seconded by Member Steve Ische that the meeting 
adjourn at 7:56 p.m. 
CARRIED 

_______________________ 
Steve Cousins, 
Chairman COA 

_______________________ 
Susan Luckhardt, 
Secretary-Treasurer COA 
 
Copies to: 

• Committee of Adjustment Members 
• Clerk’s Office 
• Perth County Planning Office 





 

INFORMATION REPORT 
 

To: Members of Committee of Adjustment 

Prepared by: Mark Stone, Planner 

Date of Report: 1 June 2017 

Subject: Consent to Sever Applications (Files B04-2017, B05-2017 & 
B06-2017) 
825 and 895 Queen Street East 
Part of Lot 17, Concession 19 
Town of St. Marys 

 
RECOMMENDATION 
That the Applications for Consent to Sever by Margaret McMillan Baird (Application Nos. B04-2017 & 
B05-2017) and by Bairds of Strathaven Inc. (Application No. B06-2017) be DEFERRED until approval 
of the required Official Plan Amendment and then considered for approval at the next available 
Committee of Adjustment meeting. 
 
BACKGROUND 
The subject properties are located at the east end of the municipality, northwest of the intersection of 
Queen Street East and Road 120 (the municipal boundary) as shown on the General and Specific 
Location Maps attached to this report.  The two subject properties are abutting, are irregularly shaped 
and are further described as follows with reference to the attached Sketch submitted with the 
Applications: 

1) L-shaped lot (2.07 ha) with 121.9 metres of frontage along Queen Street East (comprised of 
Parts 1, 2, 3 and 4 on the attached Sketch) 

2) Irregularly shaped lot (3.29 ha) with 185.3 metres of frontage along Road 120 (comprised of 
Parts 5 and 6 on the attached Sketch) 

 
The Town has received three Consent to Sever Applications as summarized below.  A Lot Fabric 
Sketch showing the proposed lot fabric that would result from approval of these Applications is attached.   
 
B04-2017 
Consent to Sever Application B04-2017 proposes to sever that area of the L-shaped property (Part 1 
on the attached Sketch) located between the two existing single-detached dwelling residential uses 
and add it to the irregular shaped property located to the north (Parts 5 and 6 on the attached Sketch). 
The area to be severed fronts onto Queen Street East, has a width of 20.0 metres and an area of 
1,219.2 m².  This will result in two remnant parcels from the L-shaped lot: one to the east (Part 2 on the 
attached Sketch) consisting of most of the lot for the easterly single detached dwelling use; and one to 
the west (Parts 3 and 4 on the attached Sketch) consisting of the lot for the westerly single detached 
dwelling and the vacant agricultural use area to the north.  
 
 
 



 
 

B05-2017 
Consent to Sever Application B05-2016 proposes to sever that area of the property (Part 4 on the 
attached Sketch) which is located to the north of the westerly single-detached dwelling residential use 
and add it to the adjacent irregular shaped property to the east (Parts 5 and 6 on the attached Sketch). 
The lands to be severed measure approximately 50.9 metres x 252.8 metres and have an area of 
12,867.6 m². The single-detached dwelling use will continue on the remnant parcel (Part 3 on the 
attached Sketch).  
 
B06-2017 
Consent to Sever Application B06-2017 proposes to sever a small area from the irregular shaped 
property (Part 5 on the attached Sketch) and add it to the easterly single-detached dwelling use lot 
(Part 2 on the attached Sketch). The area to be severed has a depth of approximately 8.12 metres and 
an area of 414.1 m². 
 
Table 1 provides a summary of the sizes and dimensions of the proposed new lots. 
 

Table 1: Size and Dimensions of Proposed Lots 

 Parts 2 & 5 (Existing 
Residential) 

Part 3 (Existing 
Residential) 

Parts 1, 4 & 6 
(Remaining Highway 
Commercial Lands) 

Lot Area 3,524.1 m2  3,516.1 m2 47,001 m2 

Lot Width 51.0 m  50.9 m 20 to 201.8 m 

Lot Depth 69.1 m  69.1 m 321.9 m 
 
 
Official Plan and Zoning By-law Amendment Applications were concurrently submitted to the Town with 
the purpose and effect of:  
 

• adding special policies to the Highway Commercial designation (Exceptions - Section 
3.3.3) to allow for the creation of two separate lots (Parts 2 & 5, and Part 3 on the attached 
Sketch) for each of the existing residential uses 

• adding special provisions to the Highway Commercial Zone (C3-H) (Special Provisions - 
Section 17.4) to permit the proposed residential lots and allow the existing residential uses 
to continue 

• consolidating the remaining lands (Parts 1, 4 and 6) into one lot 
 
 
SITE CONDITIONS AND CHARACTERISTICS 
The L-shaped lot contains two existing single detached dwellings (originally constructed in 1890 
and 1972) and vacant agricultural.  The irregularly shaped lot contains a storage barn and vacant 
agricultural. 

SURROUNDING LAND USES 
North:  St. Marys Golf and Country Club 



 
 

South: Queen Street East and the Stone Willow Inn 
East:  St. Marys Home Building Centre and Road 120 
West:  St. Marys Golf and Country Club 

 

PLANNING CONTEXT 
Provincial Policy Statement 
The Applications for Consent to Sever were considered in the context of the Provincial Policy Statement 
(PPS).  If approved, the proposed consents will continue to support the policies of the PPS including 
accommodating an appropriate range and mix of commercial uses, and providing opportunities for the 
efficient use of land and infrastructure. 
 
Official Plan 
The subject properties are designated Highway Commercial according to the Town’s Official Plan.  The 
Highway Commercial designation is intended to “provide for a range of commercial uses appropriate 
to meet the needs of the local residents and the travelling public which compliments the role and 
function of the central commercial area” (Objective 3.3.1.1).  Uses permitted in the Highway 
Commercial designation are set out in Section 3.3.2.2 of the Official Plan: 
 

• Uses that cater to the travelling public, particularly automobile-oriented uses, and other 
uses such as drive-thru or fast food restaurants, automobile sales and service 
establishments, gasoline bars, lodging establishments, garden centres, 
hardware/automotive type uses, and lumber yards shall be permitted. 

• Other uses that have extensive land requirements and are not appropriate for the central 
commercial area such as large plate retail uses, strip malls, shopping centres, large scale 
business and professional offices, and factory outlets may also be permitted in accordance 
with Section 3.3.2.3. 

 
A Natural Hazards Constraint Area is identified on the northern parts of the subject properties, 
according to Schedule C of the Official Plan.  The Natural Hazards Constraint Area is an overlay that 
applies “to those lands and watercourses which have been flooded, are susceptible to flooding under 
severe conditions, or are subject to erosion and which have not been designated as Natural Hazards 
in this Official Plan” (Section 3.8.2.16).  The policies of the Natural Hazards Constraint Area overlay 
are intended to apply in addition to the policies of the underlying designation. 
 
Section 4.2.1 of the Official Plan sets out general consent policies.  Section 4.2.1.6, Size Requirements, 
states that “the lot frontage, depth, and size of any parcel of land created by consent (severed or 
retained portion) shall be adequate for the proposed use of the land and consistent where possible with 
adjacent lots.  The Committee of Adjustment shall be satisfied that the proposed parcel(s) can be 
properly integrated into the anticipated urban development of the area.  Both the severed lot and the 
retained lot created as a result of a consent shall conform to the provisions of the implementing Zoning 
By-law”. 
 
Section 4.2.1.9, Compatibility of Land Uses, states that “compatibility with neighbouring land uses shall 
be considered during the review of all consent applications. Where adverse effects could occur as a 
result of the proximity of non-compatible land uses, adequate screening or buffering provisions may be 
required in order to reduce or eliminate the non compatibility”. 
 



 
 

Section 4.4.3, Lot Enlargement, states that “consents may be permitted where the lands to be conveyed 
are to be added to an abutting property provided that an undersized lot is not created, the conveyance 
is for convenience purposes only, and the minimum amount of land comprises the enlargement”. 
 
Zoning By-law 
The subject properties are zoned Highway Commercial Zone (C3-H).  The Highway Commercial Zone 
permits a wide range of commercial, service and recreational uses.  The ‘H’ represents a holding 
provision that is applied to ensure that development takes a form compatible with adjacent land uses 
and that agreements are entered into following public site plan review.  Until Council removes the H 
symbol, only existing uses are permitted.    
 
The Zoning By-law also identifies the UTRCA Regulation Limit on the northern part of the properties.  
The UTRCA Regulation Limit shows the approximate location of lands that may be subject to flooding, 
erosion and/or unstable slopes.   
 
Table 2 below provides an overview of relevant C3 Zone requirements as compared to the proposed 
lots.  There are three sets of regulations in the C3 Zone as set out in Section 17.2 of the Zoning By-
law.  Regulations are provided for commercial/business uses, automotive commercial uses and large 
plate format commercial uses. 
 

Table 2: Comparison of Proposed Lots with C3 Zone Provisions 
 

Minimums C3 Zone 
Parts 2 & 5 
(Existing 

Residential) 

Part 3 
(Existing 

Residential) 

Parts 1, 4 & 6 
(Remaining Highway 
Commercial Lands) 

Lot Area (m2) 900 / 1350 / 4000 3,524.1 3,516.1 47,001 

Lot Frontage (m) 30 / 45 / 45 51.0 50.9 20 

Lot Depth (m) 30 / 45 / 45 69.1 69.1 321.9 

Front Yard (m) 15 / 10 / 15 38.0 40.0 n/a 

Interior Side Yard (m) 3 / 7.5 / 10 8.0 6.1 1.5 

Rear Yard (m) 4.5 / 7.5 / 10 12.3 14.5 n/a 
commercial business / automotive commercial / large plate format commercial  

 
 
As previously noted, a Zoning By-law Amendment Application has been submitted to add special 
provisions to permit the creation of two residential lots and recognize the location of each of the existing 
single detached dwellings. 

COMMUNICATIONS 
Notice of the Public Meeting was given by first class mail to all land owners within 60 metres (200 feet) 
of the land affected by the proposed Consents, to those agencies as prescribed by Regulation, and a 
sign advertising the meeting was posted on the property. 
 



 
 

The following table provides a summary of comments received from Town Departments and agencies 
to date.  Copies of correspondence are attached to this Report. 

Department / 
Agency Date Summary of Comments 

Town Finance 
Department May 25, 2017 • No issues 

Bell Canada May 25, 2017 • No concerns or objections 

Upper Thames River 
Conservation 

Authority 
May 26, 2017 • No objections 

Town Engineering & 
Public Works 
Department 

June 1, 2017 

• As a condition of approval, the two existing dwellings 
are to be individually connected to the municipal water 
distribution system.  

• Existing water supply wells currently servicing the 
dwellings are to be decommissioned in accordance 
with Ontario Regulation 903 once the dwelling units are 
connected to the municipal water distribution system. 

• As per section 5 of the Town’s Official Plan, roads are 
classified based on their function.  Arterial Road right of 
ways are 30 metres wide. Queen Street East is 
classified as an Arterial Road, currently with a width of 
27 metres and as per section 5.3.7 of the Official Plan, 
the Town will require 3.0 metres from the subject 
properties as future road widening. 

 

PLANNING ANALYSIS 
Based on a review of the Provincial Policy Statement and the Town Official Plan, the following key 
policies are identified in considering the appropriateness of the Applications. 
 
Lot Size Requirements 
The frontage, depth and size of the proposed lots will be sufficient to accommodate the existing 
residential uses and future highway commercial uses planned for the area. 
Land Use Compatibility 
The proponent has submitted planning justification in support of the Applications, stating that: 

• approval of the Applications will not result in physical land use change but will allow for lot 
creation for existing residential uses while consolidating lands for future development 

• existing residential uses have operated as compatible uses in the past and there is no 
reason this will change as result of these Applications 

Undersized lots are not created, for convenience and involves minimum amount of land 
The proposed Consents will not result in undersized lots, are for convenience purposes, and involve 
the minimum amount of land. 



 
 

 

ATTACHMENTS 
1) Applications for Consent to Sever 
2) Notices of Public Hearing 
3) General Location Map 
4) Specific Location Map 
5) Proposed Sketch 
6) Lot Fabric Sketch 
7) Correspondence 

 

CONCLUSION 
The applicant has indicated that the proposed severances are required to consolidate the non-
residential lands for future development and permit the existing residential uses to continue on separate 
lots until development occurs in the future in accordance with the policies of the Highway Commercial 
designation and the Highway Commercial Zone.  The related Official Plan and Zoning By-law 
Amendment Applications do not propose to change the existing designation in the Official Plan 
(Highway Commercial) or the existing Zone in the Zoning By-law (Highway Commercial) that currently 
apply to the subject properties.  Any future proposed highway commercial development on these lands 
will be subject to required review and approval(s) under the Planning Act. 
 
It is recommended that the Committee approved the three Applications for Consent to Sever subject to 
the following conditions: 
 

1) The Certificate of the Official must be issued by the Secretary-Treasurer for the Committee of 
Adjustment within a period of one year from the date of the mailing of the Notice of Decision; 

2) Confirmation in writing be provided to the Secretary-Treasurer of the Committee of Adjustment 
from the Town’s Treasury Department that their financial requirements have been met;  

3) The Committee be provided with a description that is consistent with the application and equal 
to that required for registration of a deed/transfer or other conveyance of interest in land under 
the provisions of the Registry Act or Land Titles Act;   

4) Confirmation be provided to the Secretary-Treasurer of the Committee of Adjustment from the 
solicitor that the Certificate of the Official will be scanned and attached to the electronic 
registration of the Transfer; 

5) Undertaking from the solicitor that the parcels will be consolidated under Land Titles onto one 
P.I.N.;  

6) That the severed parcel be deeded as a lot addition only, to the property abutting in accordance 
with Section 50 (3 or 5) of the Planning Act, R.S.O. 1990; 

7) That the applicant obtain the necessary Zoning By-law Amendment for the subject property to 
the satisfaction of the Director of Building and Development; 

8) That the applicant convey to the Town, free of all costs, objects, structures and encumbrances, 
a 3.0 metre wide road widening along the Queen Street East frontage, to the satisfaction of the 
Town Engineering and Public Works Department; and, 

9) That the Secretary-Treasurer for Committee of Adjustment be provided with written confirmation 
from the Town Engineering and Public Works Department that their requirements in their 



 
 

memorandum dated June 1, 2017 respecting the need for the existing dwellings to be connected 
to the municipal water distribution system and decommission of the existing water supply wells 
have been addressed to the satisfaction of the Town Engineering and Public Works Department. 

 
However, it is also recommended that the approvals be deferred until the required Official Plan 
Amendment is approved without appeal.  Section 53(12) of the Planning Act requires that in determining 
whether a provision consent should be given, certain matters shall be considered including whether the 
proposal conforms with the Official Plan [under Section 51(24)].  Unlike an Official Plan Amendment, 
an Amendment to the Zoning By-law or Minor Variance can be a condition of a provisional consent. 
 

Respectfully submitted, 

 

 

         

Mark Stone,     
Planner  
 
 





































































ELG I N  S T E

HU
R

ON
 S

T
 S

QUEEN ST E

ELGIN ST E

HU
RO

N 
ST

 S

WIDDER ST E

JONES ST E

BR
OC

K 
ST

 S CA
IN

 ST

WA
TE

RL
OO

 S
T S

ROGERS AVE

ELIZABETH ST

CH
AR

LE
S S

T S

HU
RO

N 
ST

 N

IN
DU

ST
RI

AL
 R

D

HI
LL

SI
DE

 C
RT

12
0 R

D

CH
AR

LE
S S

T N

HU
RO

N 
ST

 N
General Location Map

Town of St. Marys
825 and 895 Queen Street East

To w n s h i p  o f  P e r t h  S o u t hTo w n s h i p  o f  P e r t h  S o u t h

¯
May 11, 2017

0 100 200 300 400
Metres

Subject Area

To w n s h i p  o f  P e r t h  S o u t hTo w n s h i p  o f  P e r t h  S o u t h



QUEEN ST E

¯
May 11, 2017

0 50 100 150
Metres

Subject Area

Specific Location Map
Town of St. Marys

825 and 895 Queen Street East

To w n s h i p  o fTo w n s h i p  o f
P e r t h  S o u t hP e r t h  S o u t h

To w n s h i p  o fTo w n s h i p  o f
P e r t h  S o u t hP e r t h  S o u t h





 

Proposed New Lot Fabric Based on Consent to 
Sever Applications B04-2017, B05-2017 & B06-2017 



 
 

TOWN OF ST. MARYS 
 
CONSENT TO SEVER:    B04-2017, B05-2017, B06-2017 
 
PROPERTY:      825 and 895 Queen Street East  
 
DATE OF HEARING:   June 7, 2017  
 
OUTSTANDING TAXES:   $  Nil 
  
 
 
 
 
INFORMATION SUBMITTED BY:   Christine Brine, Tax Department 
       
 
 
ON This 25th day of May 2017.  
 
 
 
 
 
 
 



From: McCartney, Mary
To: Susan Luckhardt
Subject: RE: Consent to Sever applications B04-2017; B05-2017; B06-2017 Bell File: 519-17-374
Date: Thursday, May 25, 2017 2:33:12 PM

Good afternoon Susan,  
 
Re File No: B04-2017; B05-2017; B06-2017
 
Agents:  Dave Hanly
              Janet Baird-Jackson
 
Owners:  Margaret McMillan Baird
               Bairds of Strathaven Inc.
 
Legal Description of Property:  Part Lot 17, Concession 19
                                                  825 and 895 Queen Street East
                                                  St. Marys, ON
 
Subsequent to review by our local Engineering Department of the above noted lands, it has
been determined that Bell Canada has no concerns or objections to the proposed
Application for Consent.    
 
Should you have any questions or concerns, please contact me.
 
Thank you,
Mary McCartney
Bell Canada - Right of Way Associate
Floor 2, 140 Bayfield St
Barrie, ON L4M 3B1
705-722-2219 or 1-888-497-8735
 
From: Susan Luckhardt [mailto:sluckhardt@town.stmarys.on.ca] 
Sent: Wednesday, May 24, 2017 3:38 PM
To: ROWCC
Subject: Consent to Sever applications B04-2017; B05-2017; B06-2017
 
Hello:
Attached is the Notice of Public Hearing for Consent to Sever applications B04-0217; B05-2017; B06-
2017 affecting 825/895 Queen St E, St. Marys.
Thank you.
 

Susan Luckhardt,
Planning Coordinator
Town of St. Marys
Municipal Operations Centre
408 James Street South, St. Marys ON
Tel: 519-284-2340 ext 243

mailto:sluckhardt@town.stmarys.on.ca


Fax: 519-284-0903
www.townofstmarys.com
 

http://www.townofstmarys.com/
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May 26, 2017 

 

 

Town of St. Marys 

175 Queen Street East 

P.O. Box 998 

St. Marys. Ontario N4X 1B6 

  

 

Attention: Susan Luckhardt, Planning Coordinator, (via e-mail sluckhardt@town.stmarys.on.ca) 

 

Dear Ms. Luckhardt, 

 

Re:  Applications for Official Plan Amendment, Zoning By-law Amendment & Consent: 

B04-2017; B05-2017; B06-2017   

  Owners: Margaret McMillan Baird (Bairds of Strathaven Inc.) 

  Agents: Dave Hanly & Janet Baird-Jackson  

  Property: 825 & 895 Queen St. East in the Town of St. Marys 

 

The Upper Thames River Conservation Authority (UTRCA) has reviewed the subject application with regard 

for policies contained within the Environmental Planning Policy Manual for the Upper Thames River 

Conservation Authority (June 2006).   These policies include regulations made pursuant to Section 28 of the 

Conservation Authorities Act, and are consistent with the natural hazard and natural heritage policies contained 

in the Provincial Policy Statement (2014).  The Upper Thames River Source Protection Area Assessment 

Report has also been reviewed in order to confirm whether the subject property is located within a vulnerable 

area.  The Drinking Water Source Protection information is being disclosed to the Municipality to assist them 

in fulfilling their decision making responsibilities under the Planning Act. We offer the following comments:  

 

PROPOSAL 

The purpose of the application for Official Plan Amendment is to request a change to the land use 

designation of the lands on which two single-detached dwellings are currently located.  The two single-

detached dwellings are to remain in the “Highway Commercial” designation with a special 

policy/exception added to Section 3.3.3 of the Official Plan to permit the creation of separate lots for each 

of the two single-detached dwelling residential uses. The proposed retained lands are to remain in the 

“Highway Commercial” designation. 

 

The purpose of the Zoning By-law Amendment application is to request that the zoning of the lands on 

which the two single-detached dwellings are located remain in the “Highway Commercial Zone (C3-H)” 

with a special provision added to Section 17.4 of the Zoning By-law to permit the two single-detached 

dwelling residential uses on separate individual lots as permitted uses in the “C3-H” zone and for the 

continued use of same. 

mailto:infoline@thamesriver.on.ca
mailto:sluckhardt@town.stmarys.on.ca
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The purpose of the applications for Consent is to sever the existing residential dwelling uses from the 

balance of the lands.  The three (3) consent applications will result in The Bairds of Strathaven Inc. 

property being enlarged to consist of Parts 1, 4, and 6.  It will have a frontage of 20 metres along Queen St. 

East, a frontage of 185.32 metres on Road 120, and an area of 4.7 hectares.  

 

CONSERVATION AUTHORITIES ACT 

As shown on the enclosed mapping, the subject property (retained lands) is affected by the Authority’s 

Regulation Limit which includes the riverine flooding and erosion hazards associated with the Sheldon 

Drain/Trout Creek.  The UTRCA regulates development within the Regulation Limit in accordance with 

Ontario Regulation 157/06 made pursuant to Section 28 of the Conservation Authorities Act.  This regulation 

requires the landowner to obtain written approval from the UTRCA prior to undertaking any development or 

site alteration in the regulated area which includes filling, grading, construction, alteration to a watercourse 

and/or interference with a wetland.    

 

UTRCA ENVIRONMENTAL PLANNING POLICY MANUAL 

The UTRCA’s Environmental Planning Policy Manual is available online at 

http://thamesriver.on.ca/planning-permits-maps/utrca-environmental-policy-manual/ 

The policies which are applicable to the subject lands include: 

 

3.2.2 General Natural Hazard Policies 

These policies direct new development, and site alteration, away from hazard lands.   No new hazards are to be 

created and existing hazards should not be aggravated.  Furthermore, the Authority does not support the 

fragmentation of hazard lands through lot creation.  This policy is consistent with the Provincial Policy 

Statement (PPS, 2014) and is intended to limit the number of owners of hazardous land and thereby reduce the 

risk of unregulated development etc.  

 

3.2.3 Riverine Flooding Hazard Policies 

These policies address matters such as the provision of detailed flood plain mapping, uses that may be 

permitted in the flood plain, one & two zone flood plain policy areas as well as special policy areas.   

 

3.2.4 Riverine Erosion Hazard Policies 

The Authority generally does not permit development and site alteration in the meander belt or on the face of 

steep slopes, ravines and distinct valley walls. The establishment of the hazard limit must be based upon the 

natural state of the slope, and not through re-grading or the use of structures or devices to stabilize the slope.  

 

Given that the applications (OPA, ZBA & Consents) do not propose the further fragmentation of hazard lands, 

the foregoing, at this time, is being provided for information purposes only.  

  

DRINKING WATER SOURCE PROTECTION 

Clean Water Act 

The Clean Water Act (CWA), 2006 is intended to protect existing and future sources of drinking water. The 

Act is part of the Ontario government's commitment to implement the recommendations of the Walkerton 

Inquiry as well as protecting and enhancing human health and the environment.  The CWA sets out a 

framework for source protection planning on a watershed basis with Source Protection Areas established based 

on the watershed boundaries of Ontario’s 36 Conservation Authorities. The Upper Thames River, Lower 

Thames Valley and St. Clair Region Conservation Authorities have entered into a partnership for The Thames-

Sydenham Source Protection Region.   

http://thamesriver.on.ca/planning-permits-maps/utrca-environmental-policy-manual/
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The Assessment Report for the Upper Thames watershed delineates three types of vulnerable areas:  Wellhead 

Protection Areas, Highly Vulnerable Aquifers and Significant Groundwater Recharge Areas.  We wish to 

advise that the subject property is within identified as being within a vulnerable area. Mapping which shows 

these areas is available at:  http://maps.thamesriver.on.ca/GVH_252/?viewer=tsrassessmentreport 

 

Provincial Policy Statement (PPS, 2014): 

Section 2.2.1 requires that: 

“Planning authorities shall protect, improve or restore the quality and quantity of water by: e) implementing 

necessary restrictions on development and site alteration to: 

1. protect all municipal drinking water supplies and designated vulnerable areas; and 

2. protect, improve or restore vulnerable surface and ground water features, and their hydrological 

functions” 

 

Section 2.2.2 requires that: 

“Development and site alteration shall be restricted in or near sensitive surface water features and sensitive 

ground water features such that these features and their related hydrologic functions will be protected, 

improved or restored”.    

Municipalities must be consistent with the Provincial Policy Statement when making decisions on land use 

planning and development. 

 

Policies in the Approved Source Protection Plan may prohibit or restrict activities identified as posing a 

significant threat to drinking water.  Municipalities may also have or be developing policies that apply to 

vulnerable areas when reviewing development applications.  Proponents considering land use changes, site 

alteration or construction in these areas need to be aware of this possibility. The Approved Source Protection 

Plan is available at: http://www.sourcewaterprotection.on.ca/source-protection-plan/approved-source-

protection-plan/ 

 

 We would remind the Town that a Section 59 Screening Form is required to be submitted as part of 

these applications.  Please complete and submit the form for our review at your earliest convenience. 

 

RECOMMENDATION 

At this time, given that fragmentation of hazard lands is not being proposed, nor is any development being 

proposed within the Regulated area at this time, the UTRCA has no objection to the subject applications (OPA, 

ZBA & Consents) affecting property municipally known as 825 & 895 Queen St. East, St. Marys.  The 

foregoing comments are provided for the information of the applicant/agent, owner(s) the Planning Advisory 

Committee, Land Division Committee, Council and the Planning Department.  

 

UTRCA REVIEW FEES 

In June 2006, the UTRCA’s Board of Directors approved the Environmental Planning Policy Manual for the 

Upper Thames River Conservation Authority. This manual authorizes Authority Staff to collect fees for the 

review of Planning Act applications including applications for Official Plan Amendment, Zoning By-law 

Amendment & Consent ($200.00 each).   When applications are submitted concurrently, the fees will be 

reduced by 50%.  The total fee for our review of these applications is $600.00 ($200.00 + 50% of $800.00).  

An invoice will be sent directly to the applicant under separate cover.       

 

Thank you for the opportunity to comment.  If you have any questions, please contact the undersigned at 

extension 228. 

http://maps.thamesriver.on.ca/GVH_252/?viewer=tsrassessmentreport
http://www.sourcewaterprotection.on.ca/source-protection-plan/approved-source-protection-plan/
http://www.sourcewaterprotection.on.ca/source-protection-plan/approved-source-protection-plan/
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Yours truly, 

UPPER THAMES RIVER CONSERVATION AUTHORITY 

 
Spencer McDonald 

Land Use Planner 

SM/sm    c.c.  Dave Hanly, Planner/Agent (via email: ctkelly@rogers.com)   

     Mark Stone, Planner (via email: mark@mlsplanning.ca)   

 

Enclosure: UTRCA Regulation limit mapping (please print on legal sized paper for the scales to be accurate)  

mailto:ctkelly@rogers.com
mailto:mark@mlsplanning.ca


The UTRCA disclaims explicitly any warranty,  representation or 
guarantee as to the content, sequence, accuracy, timeliness, 
fitness for a particular  purpose, merchantability or 
completeness of any of the data depicted and provided herein. 

This map is not a substitute for professional advice. Please 
contact UTRCA staff for any changes, updates and 
amendments to the information provided. 

The UTRCA assumes no liability for any errors, omissions or 
inaccuracies in the information provided herein and further 
assumes no liability for any decisions made or actions taken or 
not taken by any person in reliance upon the information and 
data furnished hereunder.

Sources: Base data, 2010 Aerial Photography used under licence with 
the Ontario Ministry of Natural Resources Copyright © Queen's Printer 
for Ontario; City of London. 

Legend

Copyright ©          UTRCA.
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characteristics of the hazard land and the land use proposed, 
the Regulation Limit may be subject to change.
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MEMO  

   Engineering & Public Works  
 
To: Susan Luckhardt, Secretary-Treasurer,  From: Jeff Wolfe 
 Committee of Adjustment  

 
 For Your Information  

 For Your Approval 

 For Your Review 
 As Requested 

Date: June 1, 2017 
File: B04-2017 

  Subject: 825 & 895 Queen Street East Consent to Sever Application – Comments 
 

 
In reply your circulation on May 24, 2017 regarding the proposed consent to sever, 
Public Works staff have the following comments:  
 
Water Supply 

• As a condition of approval, the two (2) existing dwellings are to be individually 
connected to the municipal water distribution system.  

• Existing water supply wells currently servicing the dwellings are to be 
decommissioned in accordance with Ontario Regulation 903 once the dwelling 
units are connected to the municipal water distribution system. 

 
Road Right of Way 

• As per section 5 of the Town’s Official Plan, roads are classified based on their 
function in an effort to keep the movement of traffic safe for pedestrians and 
motorists. Arterial Roads are the major routes in the road network designed to 
carry high volumes of traffic from one area of Town to another. Arterial Road right 
of ways are 30m wide. Queen Street East is classified as an Arterial Road, 
currently with a width of 27 meters and as per section 5.3.7 of the Official Plan, 
the Town will require 3.0m from the applicant property as future road widening. 
 

 
Respectfully submitted, 
 
 
 
    
    
Jeff Wolfe, C.Tech.       
Asset Management/Engineering Specialist 
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	Consent to Sever Applications (Files B04-2017, B05-2017 & B06-2017)

	The subject properties are located at the east end of the municipality, northwest of the intersection of Queen Street East and Road 120 (the municipal boundary) as shown on the General and Specific Location Maps attached to this report.  The two subje...
	1) L-shaped lot (2.07 ha) with 121.9 metres of frontage along Queen Street East (comprised of Parts 1, 2, 3 and 4 on the attached Sketch)
	2) Irregularly shaped lot (3.29 ha) with 185.3 metres of frontage along Road 120 (comprised of Parts 5 and 6 on the attached Sketch)
	The Town has received three Consent to Sever Applications as summarized below.  A Lot Fabric Sketch showing the proposed lot fabric that would result from approval of these Applications is attached.
	B04-2017
	SITE CONDITIONS AND CHARACTERISTICS
	The L-shaped lot contains two existing single detached dwellings (originally constructed in 1890 and 1972) and vacant agricultural.  The irregularly shaped lot contains a storage barn and vacant agricultural.
	SURROUNDING LAND USES
	North:  St. Marys Golf and Country Club
	South: Queen Street East and the Stone Willow Inn
	East:  St. Marys Home Building Centre and Road 120
	West:  St. Marys Golf and Country Club
	PLANNING CONTEXT
	Provincial Policy Statement
	The Applications for Consent to Sever were considered in the context of the Provincial Policy Statement (PPS).  If approved, the proposed consents will continue to support the policies of the PPS including accommodating an appropriate range and mix of...
	Official Plan
	The subject properties are designated Highway Commercial according to the Town’s Official Plan.  The Highway Commercial designation is intended to “provide for a range of commercial uses appropriate to meet the needs of the local residents and the tra...
	Zoning By-law
	The subject properties are zoned Highway Commercial Zone (C3-H).  The Highway Commercial Zone permits a wide range of commercial, service and recreational uses.  The ‘H’ represents a holding provision that is applied to ensure that development takes a...
	The Zoning By-law also identifies the UTRCA Regulation Limit on the northern part of the properties.  The UTRCA Regulation Limit shows the approximate location of lands that may be subject to flooding, erosion and/or unstable slopes.
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