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Staff Comments Re: Files:  A35/11, A37/11, A38/11, A39/11, A40/11, B/13/11, 
A41/11, A42/11, A43/11 and A44/11  

 
A35/11 – 1119 Water Street   -  1731254 Ontario Inc. 

The subject property is designated for residential purposes and is zoned C.2 Commercial 
District.  The permitted use of the property is a “service station”, a defined term in the by-
law.  The proponent would like to use the property as a motor vehicle repair 
establishment as the primary use.  The sale of motor vehicles may also occur only as an 
accessory use.   A variance is therefore requested to Section 1 of the zoning by-law 
seeking relief from the definition of a motor vehicle “service station” as an establishment 
that must retail gasoline as a primary use.   
 
Water Street is a major arterial road way conducting traffic north and south into the 
central business district.  Along the route there are two locations at the intersection of 
Hilliard Street and Nassau Road where the land is designated as Service Commercial 
where automotive oriented land use could be pursued through zoning.  There are 
however three locations, including the subject property where dated, C.2 Commercial 
district zoning have been left.  While the intent of the C.2 zoning was to allow a service 
station that would cater to a neighbourhood on a local scale, the industry has evolved so 
it no longer serves motor vehicles that way.  There is no functional C.2 zoned property 
within the City as of October, 2011. 
 
The Official Plan also identifies the property as being located within a natural area in 
proximity to the regulated limits of the Bears Creek Flood plain and fish habitat.  
Acknowledging the location of the property next to waterways, staff would suggest that a 
motor vehicle repair shop next to Bears Creek and the Otonabee River would be a more 
environmentally compatible use than a gasoline station.  Recognizing the zoning rights of 
the property and the direction in which the interest in land use of this property is heading, 
staff would suggest that an environmental study may not be necessary provided that the 
owner agrees to relinquish the rights to use the property for the sale of gasoline not 
withstanding the existing zoning.   
 
Referring to the plan attached as Exhibit A, staff is of the opinion that the size of the 
property would only support an operation that would function on more of a local scale and 
would facilitate a small scale motor vehicle repair establishment as a more appropriate 
use of the site than a gas station located next to two waterways.  Staff also considered 
the size of the building on the property that includes two service bays and determined 
that parking for four motor vehicles would be required to support the use.  That leaves 
space for approximately 12 vehicles on the site.  Considering the proposed, primary use 
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of the property to be a motor vehicle repair establishment, that would suggest that the 
number of motor vehicles on the lot for sale should not exceed the number of motor 
vehicles on the lot being repaired. 
 
Subject to concerns raised by neighbouring property owners, Staff would not object to the 
Committee granting a variance as described, on the condition that the owner enters into 
an agreement with the City to forfeit the retail sale of gasoline from the property 
indefinitely, notwithstanding its zoning.  The agreement would also include a clause 
acknowledging that there would be no more than six motor vehicles on the property for 
sale at any one time. 
 

 
A37/11 – 82 Parcells Crescent  -  Ronald Scriver 

Please note that there are outstanding issues regarding this property that do not allow 
staff to comment on this application at this time.  Staff is therefore recommending that 
this application be adjourned sine die. 
 

 
A38/11 – 363 Rogers Street  -  Karen La Riviere  

The owner would like to construct a carport attached to the north side of the dwelling on 
the property. A variance is therefore requested to reduce the minimum building setback 
from the centre line of Rogers Street from 19 metres to 13.81 metres and reduce the 
minimum building setback from the north side lot line from 1.2 metres to 0.76 metres as 
illustrated on the plan attached to the staff report as Exhibit C. 
 
Rogers Street is a collector street with older dwellings established in close proximity to 
the street line all along the south side of the street.  The subject property happens to be 
located adjacent to a parcel of land linked to the larger area of vacant land to the west 
associated with the parking lot for the former St. Joseph’s Hospital.   
 
Staff have visited the subject property and noted the established standard of 
development of properties in the vicinity and is of the opinion a variance that would allow 
the carport to be in line with the established building line of the dwelling in relation to 
Rogers Street would not be significant.  Staff also noted that the property can only 
provide one parking space on the property between the building face and the street line 
and is concerned that if the carport became a garage the parking space could be 
compromised.   
 
Staff would not object to the Committee granting the variances as described that would 
pertain to an open sided carport only provided that an eaves trough is established and 
maintained on the structure to manage storm water on the property so as not to affect the 
neighbouring property. 
 

 
A39/11 – 211 Hunter Street East  Skyline Equities Inc. 

The subject property, known as Time Square has a site specific zoning that references a 
“Schedule A” to the zoning district that specifies the location of buildings, landscaping and 
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parking area on the property.  “Schedule A” is attached to the report as Exhibit D.  The 
proponent would like to establish a new out building on the property so a variance to 
Schedule “A” of the SP.229 Zoning district to modify the delineation the parking area 
located to the rear of the building is being requested.   
 
Exhibit E illustrates the proposed location of the 5.5 metre (18 ft) by 8 metre (26 ft), one 
storey garage to be located within the parking area to the south east side of the building 
on the property.   
 
Staff considered the proposed location of the building that would occupy 3 parking 
spaces.  Considering the scale and low profile of the structure and its proposed location, 
staff is of the opinion that the building would not be visible from the street or the Lift Lock 
Visitor Centre grounds due to the grades and landscaping.  Staff also reviewed the 
parking requirements and is satisfied that there would be no significant stress on parking 
provided in relation to the development and use of the building on the property. 
 
Subject to concerns raised by neighbouring property owners staff would not object to the 
Committee granting the variance as described on the condition that the site plan for the 
property is amended to illustrate the building accordingly. 
 

 
A40/11 – 583 Water Street  -  Laura Tighe  

The owner would like to remove the garage attached to the rear of the dwelling and 
construct a two storey, 52 sq metre addition to the building to accommodate a third 
apartment unit.  The proposed addition would project 4.8 metres to the rear of the main 
building on the property.  Considering the R.3 residential zoning regulation, the following 
variances are requested to allow the proposed addition: 
 

i) Reduce the minimum required lot area per dwelling unit from 230 sq metres to 213 
sq metres; 

ii) Increase the maximum permitted building coverage from 35% to 36%; and 
iii) Reduce the minimum distance that a driveway or motor vehicle may be located in 

relation to the south side lot line and west rear yard from 1.5 metres to zero. 
 
Referring to the Plan attached as Exhibit F, the subject property is a large lot with access 
to the rear yard from a laneway along the south side of the property.  The property is 
zoned to permit three dwelling units except the area of the property is slightly under size.  
Considering the variance requested to lot area, the Official Plan infill policies would 
anticipate a density of medium density residential – between 25 and 75 units per hectare. 
The proposed 3 units on this property would result in a density of 47 units per hectare 
which is not unreasonable for infill development.  The owner is proposing to remove the 
existing buildings on the property effectively reducing lot coverage to replace the 
structures with a two storey addition that would accommodate one additional unit and 
provide more space for parking.  
 
The property is unique having a laneway along side it to provide access to parking on the 
property.  The variance requested to the landscaping in relation to the laneway along the 
south side of the property is reasonable considering the laneway and how it could be 
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used to facilitate a functional, on site parking arrangement. 
 
Staff visited the site and considered the established standard of property development in 
the vicinity.  Staff is of the opinion that the impact of the variances requested would be 
minor and would facilitate a reasonable standard of redevelopment and land use. 
 
Subject to concerns raised by neighbouring property owners, Staff would not object to the 
Committee granting the variances as described on the condition that the owner pay a 
parks levy of an amount to be determined by the parks levy review Committee for the 
additional apartment unit and enter into a site development agreement with the City that 
would include a grading plan to address the building addition and the requirement of 5 
parking spaces on the property graded to the satisfaction of the Urban Design 
Technician. 
 

 
B13/11 – 663 – 667 Brown Street  -  Mathew Thomas Packman 

Referring to the plan attached as Exhibit G, the owner would like to convey the westerly 
12 metres of the subject property known municipally as 667 Brown Street that 
inadvertently merged in title with the 15 metre wide property to the east known 
municipally as 663 Brown Street. 
 
Municipal records indicate that notwithstanding the R.1 Residential zoning of 667 Brown 
Street the use of the property is recognized as a legal non-conforming duplex.  The 
building at 663 Brown Street is used as a single unit dwelling and has a variance File 
82/87 recognizing the location of the attached garage on the property located 0.42 metres 
(1.39 ft) from the former lot line now the proposed line of severance. 
 
While the property use of the building at 667 Brown Street as a two unit dwelling does not 
comply with the zoning today the second unit predated the time of apartments and 
housing legislation which would have recognized the use anyway.  Although the location 
of the building at 663 in relation to the east side lot line may not conform, the proposed 
line of severance would have no bearing on this issue. 
 
Staff is therefore of the opinion that the separate ownership of the two properties would 
allow the two properties to exist as they had in the past with no affect resulting from the 
consent.  Staff would not object to the Committee granting the consent as described. 
 

The owner is requesting the following variances to acknowledge 5 dwelling units within 
the building on the subject property: 

A41/11 – 165 Parkhill Road West  -  Stephen L. Lawson  

i) Reduce the minimum required lot area per dwelling unit from 230 sq 
metres; to 180 square metres and 

ii)  Reduce the minimum number of required motor vehicle parking spaces 
from 8 to 6. 

The subject property is zoned R.1, R.2, R.3 Residential District that would anticipate a 
multi unit dwelling.  The subject property has an area of 909 sq metres.  Considering the 
variance requested to lot area, the Official Plan infill policies would anticipate a density of 
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medium density residential – between 25 and 75 units per hectare. The proposed 5th

 

 unit 
on this property would result in a density of 55.5 units per hectare.  While the density is 
edging toward the high side of the medium density range, the variance should be 
considered along with the variance requested to parking and the size of the property with 
regard to the ability of the property to function in the context of its location on Parkhill 
Road. 

The property is located on Parkhill Road West, a major arterial roadway near the 
intersection at George Street. This section of Parkhill Road was identified by the City’s 
Transportation plan as under stress in its ability to conduct traffic particularly at peak rush 
hour.  The width of the Parkhill Road road allowance is 20 metres while the 
Transportation Plan and Official Plan requirement is for a 26 metre wide road allowance 
so any development should consider the requirement to widen the road allowance.  
 
Referring to the plan attached as Exhibit H, the existing building on the property is legal 
non-conforming considering its location relative to the Parkhill Road.  The plan illustrates 
six parking spaces to be provided one of which would have to back out onto Parkhill 
Road conflicting with Official Plan policy 5.4.7.  Considering the relationship of this 
property to a major arterial road, Staff cannot support the variances particularly the 
variance to reduce the parking based on the plans provided.   
 
The proposal is to legalize a fifth dwelling unit on the property.  Buildings containing five 
dwelling units are typically subject to a site plan agreement with the City.  Staff is 
recommending that the application be adjourned to a future meeting of the Committee to 
allow the applicant to prepare an accurate site plan illustrating how the property will be 
developed to accommodate parking for 6 motor vehicles on the property considering the 
road widening requirement of 3 metres and the elimination of the driveway to Parkhill 
Road to the east side of the building on the property.  
 

 
A42/11 – 400 Lansdowne Street East  -  1783883 Ontario Inc. (Willowcreek Plaza)  

The proponent would like to construct a 6.51 metre addition to the building at the east 
end of the plaza.  The applicant is therefore requesting the following variances to the 
zoning district: 
 i)  Increase the total maximum gross leaseable area of retail establishments not     
            exceeding 1,000 sq metres per purpose from 2,500 sq m to 2,507 sq metres;        
           and 
 ii) reduce the minimum required width of landscaped open space in relation to        
               Willowcreek Boulevard lot line from 6 metres to 3 metres. 
 
Willowcreek Plaza is a part of a land base with a Major Shopping Centre designation.  
The SP 252 Site Specific zoning has allowed development of the plaza anchored by a 
3757 sq metre (40,447 sq ft) grocery store and a series of smaller commercial units (less 
than 1000 sq metres (10763 sq ft) each that in total, have a gross leasable area of 2,500 
sq metres (26, 909 sq ft).  The intent and purpose of the zoning regulation is to ensure 
space is available in such designated and zoned lands to accommodate larger scale 
retail establishments by avoiding the space being allocated to many smaller retail 
purposes. 
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Referring to the Plan attached as Exhibit I, Staff considered the size and number of units 
within the plaza and is of the opinion that the variance requested is minor and would not 
compromise the intent of the regulation. 
 
Considering the second variance requested to reduce the landscaping in relation to the 
Willowcreek Boulevard Streetscape, the intention of the regulations was to provide a 
spatial separation of noise associated with activities on the commercial property from the 
residential properties to the east and to ensure space to accommodate landscaping 
including a berm to separate the activities. 
 
Referring to the Exhibit J the plan illustrates transport trucks that may be moving by or 
parked within the driveway idling.   
 
The Committee should consider the response to the circulation of the notice in 
considering the variance to the reduced landscaping.  Should the Commmittee grant the 
variance it should be on the condition that the site plan be amended to include 
landscaping and solid board fencing along the east limit of the property to the satisfaction 
of the planner of Urban Design. 
 

 
A43/11 – 209 London Street  -  Sandy Choy  

The proponent would like to construct an addition to the rear that would accommodate 
three additional dwelling units.  The following variances are therefore requested to permit 
the use of the building for 4 apartment units: 

i) Reduce the minimum lot width per dwelling unit from 6 metres to 4.3 metres, and 
ii) Reduce the minimum number of motor vehicle parking spaces required from 6 to 5. 

 
The subject property is zoned R.1, R.2, R.3, R.4 Residential District.  Referring to the 
Plan attached as Exhibit K, the subject property is a narrow but deep lot with the dwelling 
established to the west side of the lot located approximately 1 metre from the lot line.   
 
The property is zoned to permit four dwelling units except the area of the property is 
narrow.  The Official Plan infill policies would anticipate a density of medium density 
residential – between 25 and 75 units per hectare. The proposed 4 units on this property 
would result in a density of 39 units per hectare which is not unreasonable as infill 
development.  Appreciating the heritage value of the existing dwelling, the proponent 
would like to preserve and if possible designate the building for use as a single unit 
dwelling while removing the one storey garage to the rear and replacing it with a two 
storey addition that will contain three apartment units. 
 
With the building uniquely situated to the west side of the lot, the balance of the rear yard 
will be redeveloped for four parking spaces accessed by a driveway along the east side of 
the property.  One additional parking space will be established in the front yard. 
 
Staff visited the site and considered the established standard of property development in 
the vicinity.  Staff is of the opinion that the impact of the variances requested would be 
minor and would facilitate an appropriate standard of redevelopment and land use. 
Subject to concerns raised by neighbouring property owners, Staff would not object to the 
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Committee granting the variances as described subject to the following conditions: 
 
       1)  That the owner enter into a development agreement with the City to provide and   
             maintain the parking on the site for four motor vehicles, including a grading plan   
             designed so as to not affect the neighbouring properties. 
       2)  the owner agree to have the dwelling designated as a heritage building if  
            approved by the heritage designation Committee. 
       3)  that the owner pay a parks levy of an amount to be determined by the parks levy  
            review Committee for the additional apartment units. 
 

 
A44/11 – 953 Clonsilla Avenue  - Peterborough Community Housing 

Referring to the plan attached as Exhibit L, the proponent would like to construct an 
unenclosed sun shelter and a garage to the rear of the building on the property to be 
located as shown.  A variance is therefore requested to the regulations of the zoning 
district to reduce the minimum building setback from the west side lot line from 9 metres 
to 7.5 metres regarding the shade shelter and from 9 metres to 3 metres from the west 
side lot line and rear lot line regarding a garage to be located in the north west corner of 
the property. 
 
The subject property is zoned C.4 – 204 Commercial District.  While development of the 
property is subject to commercial zoning regulations, the property is used as a multi suite 
residence.  To improve the ability of the property to accommodate the residents, relief is 
sought from the setback regulations from the side and rear lot line to allow the shade 
shelter and garage. 
 
Staff have examined the site and considered the impact of the development on adjacent 
properties to be minor.  Subject to concerns raised by neighbouring property owners Staff 
would not object to the Committee granting the variances described provided that the 
variances pertain only to one 7.5 m by 9 m shade shelter and one 7.5 metre by 9 metre 
garage used to support the use of the property for residential purposes only. 
 
 
 
 
_________________________    _________________________ 
Richard Straka     R. Waldron, C.E.T., CBCO 
Planner Policy & Research   Manager, Building Division 
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