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Staff Comments Re: Files: A24/10, A25/10, A26/108& B06/10, A27/10 & A28/10

A24/10 - 372 George Street South — Walter Dobrew & Reanne Schaper

The subject property is zoned R.1, R.2 Residential District and the use of the dwelling is
recognized as a legal non-conforming duplex. Referring to the Survey attached as
Exhibit A, the dwelling was constructed in 1913 with its north wall located 0.64 metres
(2.1 ft) from the lot line. The owner would like to enlarge the building, proposing to
construct the following additions that would align with the established north wall of the
dwelling that would require a reduction of the building setback from the northerly side lot
line from 1.2 metres (3.9 ft) to 0.64 metres (2.1 ft):

i} a reconstructed addition to the rear of the dwelling in line with the existing north
side of the building that would extend 2.44 metres further to the rear and would be
two storeys high.

i) an addition to the second storey over the stoop and entrance at the north west
corner of the building and

iii) a 4.26 metre wide shed dormer on the north side of the attic.

The subject property is a 10 metre (34 ft) wide lot with a depth of 38.2 metre (125.65 ).
Parking is provided in the rear yard accessed by a right of way over a laneway.
Considering the proposed reconstructed two storey extension to the rear of the building,
staff noted that there would still be room for amenity space and parking to support the
two unit dwelling to the rear of the building. Staff visited the property and considered the
established standard of development of other properties in the neighbourhood. Staff
noted that the lots are on an angle in relation to George Street so the buildings are offset
from each other, in relation to the street line and rear lot line. The result is that the
proposed extension fo the rear would not extend as far to the east as the addition to the
rear of the building on the adjacent property to the north. Staff also noted that the
building on the adjacent property is setback from the common side lot line in conformity
with the zoning regulations and there fore there would be adequate space between
buildings.

Staff considered and compared the height of buildings in the vicinity of the subject
property and noted that some dwellings do have dormers constructed as a part of the
attic on the south side of the building. While the proposal to construct dormers on both
the north and south side of the attic will not technically constitute a third storey, staff is of
the opinion that the proposed expansion to the attic would appear as such and
considering its height would be too close to the lot line compared to other buildings in the
vicinity and would have an perceived impact of encroaching building mass.
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Staff can appreciate the practical requirement for additional space within older buildings
and for that reason would not object to the variance requested to permit the proposed
addition to the second storey extension to the rear and the addition over the stoop at the
north west corner of the building. Staff however, is of the opinion that the variance
requested to permit the dormer on the north side of the attic is not minor and would result
in development too high and too close to the north lot line resulting in a departure from
the established standard of property development in the neighbourhood. It should be
noted that a variance is not required to permit the proposed 4.2 metre wide dormer on
the south side of the building.

Subject to concerns raised by neighbouring property owners, Staff would not object to
the variance described to permit the proposed additions to the building to a height of two
storeys both to the rear and the addition over the stoop at the north west corner of the
building. Staff cannot support the variance to permit the shed dormer on the north side
of the attic as proposed.

A25/10 — 1535 Water Street - 2250820 Ontario Inc.

The proponent is ptanning modifications to the development of the site plan as a part of
the plan to renovate and upgrade of the service station and car wash on the subject
property. The proposed redevelopment will involve replacement of the sub surface fuel
tanks on the property, installation of two rows of three fuel pump islands, construction of
a new canopy over the pump islands and fuelling pad and conversion of three self serve
carwash bays into a restaurant. The existing temporary structure (chip truck) will be
removed from the property. The automated car wash and four of the manual car wash
bays will remain. The proposed redevelopment will require the following variances to the
by-law

a. reduce the minimum number of motor vehicle parking requirements in

advance of each of four self serve car wash bay from 3 fo 2 and

b. reduce the minimum building setback from the centre line of Water Street
road allowance from 24.4 mefres (80 ft) to 13.3 metres (43.6 ft) to permit a
14.6 metre wide by 18.2 metre canopy roof over the existing parking area
associated with the pump islands.

Water Street North is a high capacity arterial road. Referring fo the proposed site plan
attached as Exhibit B, the plan proposes to shift the fuelling area to the south and
allocate space for stacking two motor vehicles in relation to each manual car wash bay to
the north side of the property. The site plan illustrates space for motor vehicle access
and egress in relation to each of the four bays while providing access to parking in front
of the restaurant and space for vehicles to access and leave the additional pump islands
on the site. Considering the proposed site plan, staff is of the opinion that adequate
space for motor vehicle movement and parking and stacking can be provided on the site
and therefore staff would not object to the Committee granting the variance requested to
reduce the number of motor vehicle parking space requirements in advance of each of
four self serve car wash bay from 3 to 2, provided that the fuel tanks on the property are
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replaced with new tanks in accordance with Ministry of Environment contemporary
standards and the site plan agreement is amended to reflect the changes to
accommodate the redevelopment including the delineation of motor vehicle parking. The
existing temporary structure (chip truck) will be removed from the property.

Considering the nature of this land use and the scale of the site redevelopment, the city
will be requiring a 6 metre wide strip of land be conveyed to the City for the purpose of
widening the Water Street road allowance as a requirement of the approved amendments
to the site plan agreement. Because this will reduce the size of the subject property staff
is of the opinion that the proposed relocation of the fuel pumps on the property is
reasonable and the variance regarding the setback of the proposed canopy shelter over
the fuel pumps from the centreline of Water Street is also reasonable. It should be noted
that the existing fuel tanks will be removed from the road widening requirement and new
fuel tanks will be located on the site.

Staff reviewed the site plan in relation Water Street and verified that the Water Street
road allowance is 24.7 metres wide so the proposed setback for the canopy would be
19.5 metres from the centre line of the road allowance. Therefore staff would not object
to the Committee granting the variance to reduce the minimum setback from the centre
line of Water Street road allowance from 24.4 metres (80 ft) to 19.5 metres (63.9 ft) to
permit a 14.25 metre wide by 18.2 metre canopy roof over the parking area associated
with the pump islands on the condition that the site plan is amended including a
comprehensive review of storm water management for the site.

Staff is relying on Section 2.3 of the by-law that allows consideration of a property’s ability
to comply with the by-law before a road widening requirement was taken in how the
property is regarded after the land taking. Staff would therefore ask the Committee to
grant a further variance to reduce the minimum required landscaped open space along
the front lot line from 1.5 metres to 0 to acknowledge the proposed state of development
of the property after the road widening is taken.

A26/10 & B06/10 — 1597 Lansdowne Street West - Eddie Apelowicz

The subject property has split commercial and residential designation. The zoning of the
northerly 72.85 metres of the property has been changed to SP.268-244 Commercial for
development of a commercial car wash while the southerly 152 metres is designated for
future residential purposes and remains zoned D.2 Development District as shown on
Exhibit C.

The owner is proposing to sever and covey the southerly 152 metres of the property
designhated for future residential purposes while retaining the northerly portion of the
property for development of the car wash. Regarding the southerly portion of the
property zoned D.2 Development District, a variance would be necessary to reduce the
minimum required lot area from 16 hectares to 0.5 hectares and reduce the minimum lot
width from 305 metres to 36 metres to address the regulations of the zoning district of the
separate parcel. The proposed severance would facilitate the ability of the owner to deal
with the property separate from the commercial parcel and facilitate its potential for
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residential development looking toward the future. Staff would not object to the
Committee granting the severance subject to the following conditions:
1) that the Committee also grant the associated variances to the lot width and
area and
2) that the owner enter into and agreement with the City acknowledging that the
use of the property is restricted to only that of the established use which is
vacant land.
Because the property to be severed is not immediately intended to be a building lot,
Section 6.5 of the by-law requiring a building lot to abut a street need not apply, however,
access for the purpose of maintaining the property is necessary and could be achieved
over the property owned and retained by the City as a potential future access from
Spillsbury Drive (P.I.N 28051.) As a third condition for severance, Staff would require
the owner to enter into a agreement with the City to secure access rights over the road
stub until such time that alternative access is acquired.

Regarding the northerly portion of the property zoned SP.268-244, a variance has been
requested to reduce the minimum building setback from the east side lot line from 10
metres (30 ft) to 3.3 metres (10.8 ft).

The adjacent property to the east is also designated commercial and is zoned SP.268 ~
187 Commercial. Itis currently developed and used as a carrental agency. The setback
of the building on the property from the common property line is approximately 3.5
metres. The Committee should note that the concept site plan attached as Exhibit D was
.advanced by the proponent at the time the zoning was considered by City Council and
the design considered the reduced setback at that time. Considering the commercial
nature of the two land uses, the grade separation between the two properties and that
both are subject to site plan approval, Staff is of the opinion that site plan design can be
relied upon to address the interface between the two properties.

Subject to concerns raised by the neighbouring property owner, Staff would not object to
the Committee granting the variance as described.

A27/10 — 1 McGregor Court - 1612328 Ontario Inc.

The subject property is located at the corner of Marsdale Drive and McGregor Court.
Because of the irregular configuration of the street line of the corner lot in relation to the
cul-de-sac, and the choice made to locate the dwelling so as to preserve the rear yard,
the applicant is seeking a variance to the setback of building from the street line.

A variance is requested to reduce the minimum required building setback from the street
line from 6 meters (20 ft) fo 5.77 meters (18.9 ft} to permit the construction of a regularly
shaped (rectangular) dwelling in relation to an irregular shaped street line as illustrated on -
Exhibit E.

Considering the irregular configuration of the street line, staff is of the opinion that a
minor variance to one corner of the front of the building in relation to the street line is
minor and would not object to the variance as described.
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A28/10 — 459 Albertus Avenue - Jill and Neil Emery

The building on the property is a two storey dwelling constructed in the mid 1940’s. The owners
are proposing the following renovations and additions to the dwelling:

1) the foundation under the attached garage has slumped and is in need of major repair work.
While the repair work will involve reconstruction of the garage from the foundation up, the
owner would like to update the garage and dwelling by increasing the width of the attached
garage to provide 4 metres (13.125 ft) and extend the garage 2.12 metres (6.95 ft) toward
the street to increase the usable space within the garage to better accommodate a motor
vehicle used on a day to day basis.

2) As part of the garage renovation, a second storey addition to the dwelling is to be
constructed over the garage.

3) The owneris planning to construct a one storey addition to the rear of the garage that would
extend 3.14 metres (10.33 ft} into the rear yard but will jog in 0.6 metres (1 ft) to comply with
the side yard setback.

4) Finally, the owner is proposing to construct a pergola to the rear of the building that would
be located in line with the north side, wall of the dwelling as established.

A variance is therefore requested to reduce the minimum required building setback from the south
side lot line from 1.2 metres (3.9 ft) to 0.93 (3 ft) to permit the wider garage and second storey
addition. A variance to reduce the minimum building setback from 6 metres (20 ff) o 1.2 metres
(3.9 ft) from the Hopkins Avenue property line is also requested to permit a pergola structure to the
rear of the building as illustrated on the Plan attached as Exhibit F.

Albertus Avenue and Hopkins Avenues are both designated as local streets in a mature,
residential neighbourhood west of Queen Mary Elementary School. Staff have visited the
neighbourhood and considered the established standard of development of other properties in the
neighbourhood and noted other buildings involving two storey buildings with side yard setbacks
simitar to what would result from the proposed development, Staff considered the practical nature
of the proposed renovations and is of the opinion that the impact of the variance would be minor
considering the aesthetic and physical improvements to the property that would result from the
initiative.

Subject to concerns raised by the neighbouring property owners, Staff would not object to the
Committee granting the variance to reduce the minimum building setback from the south side lot
line as described.

Considering the established building line of the north wall of the dwelling in relation to Hopkins
Avenue and the solid board fencing of the rear yard amenity space, staff is of the opinion that the
impact of the variance requested to permit the pergola to the rear of the dwelling would also be
minor. Staff would not object to the Committee granting the variance as described to permit the
proposed pergola structure to project 2.75 metres to the rear of the dwelling in line with the north
wall of the dwelling as established.

T=Vede.

Richard Straka Waldron, CET., CBCO
Planner Policy & Research Manager, Building Bivision
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