99 CONCORD ST NORTH
PLANNING RATIONALE
November 5, 2013
Heather MacLean
Committee of Adjustment
101 Centrepointe Dr. (4th Floor)
Ottawa, ON
K2G 5K7
RE: Applications for Consent & Minor Variance – Lands at 99 Concord Street North, City of Ottawa
Dear Ms. MacLean,
Tyse Limited has retained FOTENN Consultants to act as an agent on their behalf for the preparation of
Consent and Minor Variance applications for the property municipally known as 99 Concord Street
North, in the City of Ottawa. The requested Consents and Minor Variances relate to a development of a
3-storey back-to-front semi-detached dwelling, north of existing single family dwelling that is being
preserved at 99 Concord Street North.
Please find enclosed the following for your consideration:
Three (3) copies of this cover letter prepared by FOTENN Consultants Inc.;
Three (3) copies of each of the completed application forms;
Four (4) full sized copies and one (1) reduced copy of building elevations prepared by Colizza
Bruni Architecture;
Four (4) full sized copies and one (1) reduced copy of the Site Plan prepared by Colizza Bruni
Architecture;
Four (4) copies of the Landscaping Concept Plan prepared by Colizza Bruni Architecture;
Four (4) full sized copies and one (1) reduced copy of the Survey Plan prepared by Farley Smith
& Denis Surveying Ltd.;
Four (4) full sized copies and one (1) reduced copy of the Draft Reference Plan prepared by J D
Barnes Limited;
A Parcel Abstract Page (PIN);
A cheque payable to the City of Ottawa in the amount of $6,020 for one (1) Combined Consent
& Minor Variance Application (Urban), one (1) Secondary Combined Consent & Minor Variance
Application (Urban); and one (1) Secondary Consent Application.
Site Description
The property at 99 Concord Street North (referred to herein as “the site”), is located on the east side of
Concord Street North, at the corner of Concord Street North and Harvey Street. As Figure 1 shows, the
site is located in Ottawa East, west of Sandy Hill and east of Centretown. The site is located directly
north of Highway 417 and east of the Rideau Canal.
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Figure 1: Site Location Map
The irregularly shaped site consists of a two and a half (2 ½) storey brick dwelling with a lot area of
approximately 498.3 m² and a lot frontage of 20.165 m. A site plan has been provided with this
submission which illustrates the location of the new severed and retained lots. Figures 2 below,
illustrates the existing home as viewed from Concord Street North. Figure 3 illustrates the streetscape
on both the east and west sides of Concord Street North.
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Figure 2: Existing Dwelling at 99 Concord St. North
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Figure 3: East & West Streetscapes of Concord Street North (Prepared by Colizza Bruni Architecture)
Site Context
The subject property is located on the northeast corner of Concord Street North and Harvey Street,
south of Havelock Street and north of Highway 417 in the Ottawa East neighbourhood. The site is
located within close proximity to Highway 417 and Arterial Roads: Greenfield Avenue, Nicholas Street,
and Main Street as depicted on Official Plan Schedule F: Central Area/Inner City Road Network. The
property is close to Main Street which is a Traditional Mainstreet in the City of Ottawa Official Plan that
responds to the day to day retail and personal service needs of the community while offering spaces for
civic engagement. The site is also within a reasonable distance to two (2) nearby parks and a community
centre (Montgomery Memorial Park/Old Town Hall Community Centre and Ballantyne Park
approximately 357 m away). OC Transpo bus route (#5) runs along Main Street and services the
immediate site, while the transitway runs along Nicholas Street just east of the subject property.
The uses immediately surrounding the site primarily consist of low-rise single-detached dwellings
located on Concord Street North between Havelock Street and Harvey Street. The following describes
the adjacent land uses:
North: A one and a half (1 ½) storey low-rise apartment is located immediately to the north of the
subject property.
East: The subject property abuts the lands owned by the Ministry of Transportation to the east.
South: The subject property abuts lands owned by the Ministry of Transportation (MTO) and Highway
417 directly to the south.
West: The west side of the street and directly across from the site on Concord St. North are two (2)
dwellings that are between two (2) and two and a half (2 ½ ) storeys.
The site is within close proximity of the National Capital Commission (NCC) historic Rideau Canal. The
recreational pathways along the canal provide excellent opportunities for scenic touring,
running/walking/cycling and picnic areas.
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Overview of the Subject Applications
The applicant is proposing to sever the subject lands into three (3) separate lots to allow for the
construction of a three (3) storey back-to-front semi-detached dwelling on the northern portion of the
lot which is currently vacant. The proposed semi-detached dwelling will be designed to front onto
Concord Street North maintaining an east-west orientation of the lots that is characteristic of the
immediate area. The retained parcel will contain the existing 2 ½ storey brick single family dwelling. A
servicing easement is being requested over a small portion of the lot of the front semi to provide the
necessary width to service the rear semi. Parking will be provided for the front semi partially under the
second storey of building in the front yard. The rear semi will not have a parking space. Parking for the
existing dwelling will be moved from the north side of the existing dwelling to the south side. Figure 4
below illustrates the propose Site Plan.

Figure 4: Site Plan
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The proposed development exhibits an exceptionally high standard of modern architectural design,
utilizing various building materials and horizontal and vertical modulation of the external building
facades. This design is intended to animate and articulate the pedestrian environment along Concord
Street North. This proposed design takes inspiration from neighbourhood elements and incorporates a
playful design response. The approach to the design was to develop a semi-detached home that appears
from the street as though it were a single family home with no front garage, similar to its neighbours.
The mass is broken down and shifted apart to animate the street and to suit the scale of the adjacent
houses.
The proposed design is an example of creative infill development that integrates harmoniously with the
existing neighbourhood, and provides surveillance on the street and enhanced landscaping in the front
and side yards. The proposed development will compliment an existing area by combing both new and
traditional materials in innovative ways to provide affordable ground-oriented living in a downtown
setting. A second storey uncovered balcony is proposed on the north side of Unit 1 to compliment the
side and front yard amenity area and to provide additional surveillance on the street. The balcony has
been designed with screening on both sides to preserve the privacy of adjacent properties. Both the
south and north building walls of the proposed semi-detached dwelling have been designed with small
windows to mitigate privacy concerns on adjacent lots. The owner is proposing to provide front and
side yard landscaping in the form of mature trees, tall ornamental grasses (such as Feather Reedgrass,
Maidengrass), shrubs and bushes (such as Sandcherry, Dogwood), groundcover planting (such as
Creeping Juniper, Stonecrop) and ornamental stones and rocks. Three large tress (such as Shademaster
Honey Locust and a Harvest Gold Crabapple) will be planted in front of the new and existing
developments, to provide street landscaping (which is currently sparse) at the southern end of Concord
Street North. The proposed landscaping treatment will result in a development that integrates
harmoniously into a local landscape, improving and enriching the neighbourhood, and increasing the
value of the infill development itself. Figure 5 below shows architectural renderings of the front and rear
of the proposed development. Figure 6 illustrates the proposed site landscaping. The Landscape
Concept Plan is provided in Appendix I.
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Figure 5: Site Renderings – Front & Rear (Prepared by Colizza Bruni Architecture)
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Figure 6: Proposed Site Landscaping (Prepared by Colizza Bruni Architecture)

Overview of the Proposed Severance
The proposed lots will have the following dimensions:
Lot

Width (m)

Depth (m)

Area (m²)

Part 1

12.85

>12.93 (Irregular)

277.4

Parts 2 & 3

5.79

13.48

77.9

Parts 4

1.52

30.24 (irregular lot)

143

Figure 7 below, illustrates the proposed draft Reference Plan.

Figure 7: Draft Reference Plan
In order to create two (2) new lots from the existing lot of record, reciprocal consent applications are
requested. The consent applications include a request to permit an easement over Part 3 in favour of
Part 4 for servicing. In support of the proposed consent applications, minor variances to the minimum
lot width and area are required for Parts 4 and 2 & 3, respectively. Minor variances are also required for
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front, rear and side yard setbacks on Parts 1, 2 & 3, and to permit no parking on Part 4, and front yard
parking on Parts 2 & 3. Variances are also required to the City’s Low-Rise Residential Infill Development
in Mature Neighbourhoods as an amendment to the Zoning By-law which is currently under appeal. All
variances related to the required building performance standards are also detailed later in the report.
J D Barnes Limited has prepared a Draft R-plan in support of the proposed consents which illustrate the
two (2) proposed lots, Part 4 consisting of one (1) part and Parts 2 & 3 consisting of two (2) parts. The
proposed lots are oriented in an east-west direction resulting in frontage onto Concord Street North
that is consistent with the lot pattern of neighbouring lots. A review of lots in the surrounding area has
concluded that there are existing lots with similar sized widths and areas to those being proposed as
part of this application.
Figure 8 below. illustrates the lot fabric of the surrounding neighbourhood, highlighting lots with similar
sized widths and areas to the proposed new lots.
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Figure 8: Area Lot Fabric
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Policy and Regulatory Framework
Provincial Policy Statement (2005)
The Provincial Policy Statement (PPS) came into effect on March 1, 2005. The PPS provides direction on
matters of provincial interest related to land use planning. The proposed development conforms to the
objectives and intent of the PPS and supports several of its specific policies. The PPS focuses growth
within settlement areas and away from significant or sensitive resources and areas which may pose a
risk to public health and safety. It recognizes that land use must be carefully managed to accommodate
appropriate development to meet the full range of current and future needs, while achieving efficient
development patterns. The proposal conforms to the objectives and intent of the PPS and support
several of its specific policies. In particular, the proposal:
Focuses growth within a settlement area (Policy 1.1.3.1);
Makes efficient use of land, resources, infrastructure, and public service facilities, and supports
the use of alternative transportation modes and public transit (Policies 1.1.3.2, 1.4.3); and
Contributes to providing an appropriate range of housing types and densities required to meet
projected requirements of current and future residents (Policy 1.4.1).
City of Ottawa Official Plan (2007, As Amended)
The subject property is designated as General Urban Area as per Schedule B: Urban Policy Plan on the
City of Ottawa Official Plan. The General Urban Area designation permits the development of a full
range and choice of housing types to meet the needs of all ages, incomes and life circumstances, in
combination with conveniently located employment, retail, service, cultural, leisure, entertainment and
institutional uses.
The redevelopment of existing neighbourhoods is one of the central tenets of the Official Plan. When
considering a proposal for a minor variance in an existing residential neighbourhood, the City will
recognize the importance of a proposal relating to the existing community character; apply the policies
of Section 2.5.1 and Section 4.11; and consider the contribution to maintenance and achievement of a
balance of housing types and tenures for a variety of demographic profiles.
Section 2.5.1 addresses Urban Design and Compatibility criteria. The proposal supports a number of the
objectives and principles provided in this section, including:
Objective 2: To define quality private and public spaces through development.
Principle: Encourage a continuity of street frontage. Where continuous building facades are not
the dominant feature of a streetscape, the gradual infilling […] between a building and the
street edge is promoted to occur over time.
Principle: Address the relationship between buildings and between buildings and the street.
Objective 4: To ensure that new development respects the character of existing areas.
Principle: Integrate new development to complement and enliven the surroundings.
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Principle: Allow built form to evolve through architectural style and innovation.
Principle: Complement the massing patterns, rhythm, character, and context.
Objective 5: To consider adaptability and diversity by creating places that can adapt and evolve easily
over time and that are characterized by variety and choice.
Principle: Achieve a more compact urban form.
Principle: Provide flexibility for buildings and spaces to adapt to a variety of possible uses in
response to changing social, economic and technological conditions.
Principle: Allow for varying stages of maturity in different areas of the city, and recognize that
buildings and site development will exhibit different characteristics as they evolve over time.
Principle: Accommodate the needs of a range of people of different incomes and lifestyles at
various stages in the life cycle.
The proposed development meets several of the compatibility criteria outlined in Section 2.5.1 such as:









The proposal encourages continuity of street frontage though the development of a new
building fronting on Concord Street North with large windows and an outdoor amenity space
facing the street.
The new development is complimentary to the character and context of the surrounding
neighbourhood which consists of mainly 1 ½ to 2 ½ storey buildings that range from singledetached to low rise apartments.
The proposed development exhibits an exceptionally high standard of modern architectural
design. The design is intended to animate and articulate the pedestrian environment along
Concord Street North.
The proposal represents a unique opportunity for creative infill in a transitioning neighbouhood,
which will benefit from new and unique forms of development.
The new development achieves a more compact urban form and provides housing which is
affordable and accessible to different areas of the City by public transit.

The City generally tests the impact and compatibility of a proposed development using the criteria set
forth in Section 4.11 of the Official Plan (2003). This proposal has been assessed against Section 4.11 as
amended and found to meet the objective compatibility criteria. Of particular relevance are the
following criteria outlined under Policy 3:
a. Traffic: As the proposed development involves the creation of only one (1) new semi-detached
dwelling with one (1) new parking space, the resulting increase in area traffic will be minimal.
b. Vehicular Access: The proposed development contains only one (1) access that complies with
the City’s Private Approaches By-law 2003-447. The existing access which is double-wide will be
reconstructed as a single-wide access and relocated south of the existing dwelling. Therefore,
there will be no increase in the number of accesses/parking spaces on the current site, achieving
the preservation of an abundance of green space.
c. Parking requirements: The proposed development contains one (1) on-site parking space, which
is one (1) fewer than what is required in the City’s Comprehensive Zoning By-law but conforms
with the City’s new Infill By-law. The proposed dwelling is located nearby to public transit and is
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a short walk to two (2) parks, a community centre and commercial uses located along Main
Street. The units will be designed to attract a segment of the population looking for affordable
downtown living in close proximity to public transit. The required parking will be
accommodated within the front yard of the proposed dwelling; however will not obstruct the
main floor living space, thereby providing adequate surveillance on the street.
d. Outdoor Amenity Areas: The proposed building design offers a combination of traditional rear
yard and front yard areas. In addition to those spaces that have been preserved, the
development incorporates a second storey balcony that will be screened from views over
adjacent yards to ensure that privacy is respected. This is also a consideration in the design of
the north and south building façade which contain minimal windows in the interest of
preserving privacy on adjacent properties. It is important to note that the property owner will
be landscaping the front and side yards with, trees (such as Shademaster Honey Loust and
Harvest Gold Crabapple), tall ornamental grasses (such as Feather Reedgrass, Maidengrass),
shrubs and bushes (such as Sandcherry, Dogwood), groundcover planting (such as Creeping
Juniper, Stonecrop) and ornamental stones and rocks.
h. Sunlight: The proposed dwelling height is consistent with the maximum permitted height within
the Zoning By-law and consistent with other dwelling heights within the neighbourhood. Any
sun shadow impacts are not anticipated to be significant.
j. Supporting Neighbourhood Services: The subject property is situated in a location that is well
served by amenities such as parks, public transit and services such as financial institutions,
restaurants and other retail outlets located along Main Street (Traditional Mainstreet) nearby.
Policy 14 of Section 4.11 speaks to intensification in stable, low-rise neighbourhoods where minor
variances are required to enable development. It outlines that proposals will be considered in light of
building height, massing and scale; the prevailing patterns of rear and side yard setbacks and landscaped
open space; and any need to transition between areas of different development intensity. As outlined
above, the proposed development is consistent with other buildings within close proximity and achieves
compatibility with the abutting one and a half (1 1/2) storey low-rise apartment through its architectural
design; provision of varied amenity spaces; and front yard landscaping. The minor variances to reduce
the building setbacks are required in essence because the proposal represents two (2) units in one (1)
building to be located on individual properties. Although the variances for the performance standards
are being requested, the building as a whole is consistent with the design and setbacks of many of the
existing buildings in the surrounding neighbourhood and with that of a single family dwelling envelop if
proposed with a secondary dwelling unit in the rear.
The proposed development meets the general intent and policy direction of the Official Plan by
complimenting the existing community character. In addition, when evaluating the proposed
development in relation to the compatibility criteria in Sections 2.5.1 and 4.11 of the Official Plan, the
proposed new semi-detached dwelling meets the majority of the urban design and compatibility criteria
for new development.
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City of Ottawa Urban Design Guidelines for Low-Medium Density Infill Housing Update 2012
The Urban Design Guidelines for Low-Medium Density Infill Housing apply to infill and intensification
proposals. Residential intensification means intensification of a property, building or area that result in a
net increase in residential units or accommodation.
The Guideline states that in order to make development a good fit into an existing neighbourhood, the
character of the neighbourhood should be honoured but it also recognizes there are opportunities for
new styles and innovation to “provide new housing designs that offer variety, quality and a sense of
identity” (Section 1.1). It states that a desirable addition “means that development that, although it is
not necessarily the same as or similar to existing buildings in the vicinity, nonetheless enhances an
established community and coexists with existing development without causing undue adverse impact
on surrounding properties” (Section 1.2).
It must be noted that not every design guideline will apply to every development and as such, the intent
is not to use the guidelines as a checklist but to demonstrate a general adherence to the design
direction provided in the above-noted documents.
The proposed development supports the general intent and objectives of the Infill Guidelines and meets
several of the individual guidelines, as follows:


Provides a streetscape that is inviting, emphasizing the façade of the building with
windows and porches (Guideline 2.1);



If the streetscape character and pattern is less desirable, with asphalt parking lots and
few trees lining the street, build infill which contributes to a more desirable pedestrian
character and landscape pattern (Guideline 2.2);



Landscape the front yard and right-of-way to blend with the landscape pattern and
materials of the surrounding homes. Where surrounding yards are predominately soft
surface, reflect this character (Guideline 3.1);



Where the soft surface boulevard in the right-of-way is limited, increase front yard
setbacks to allow more room for tree planting (Guideline 3.2);



Ensure new infill faces and animates the public streets. Ground floors with principal
entries, windows, porches and key internal uses at street level and facing onto the
street, contribute to the animation, safety and security of the street (Guideline 4.1.1);



Locate and build infill in a manner that reflects the existing or desirable planned
neighbourhood pattern of development in terms of building height, elevation and the
location of primary entrances, the elevation of the first floor, yard encroachments such
as porches and stair projections, as well as front, rear and side yard setbacks (Guideline
4.1.2);
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Orient buildings so that their amenity spaces do not require sound attenuation walls
and that noise impacts are minimized. Design amenity areas such as second floor
balconies and roof top decks to respect the privacy of the surrounding homes (Guideline
4.1.4);



Design infill in a manner that contributes to the quality of the streetscape, and that
considers the impacts of scale and mass on the adjacent surrounding homes (Guideline
4.2.1);



Where they are in keeping with the character of the neighbourhood, add front yard
projections, such as porches, bay windows and balconies, to enhance the façade of the
infill and to contribute to the sociability of the street (Guideline 4.3.6);



Limit the width of the front yard parking in order to retain the maximum amount of soft
landscape area in the front yard (Guideline 5.10 & 8.3);



Design houses where the principal living space is at grade and where ground floor doors
and windows face the street and create possibilities for interaction with the
neighbourhood (Guideline 8.1).

As discussed earlier, the proposed dwellings will incorporate an interesting design with large front yard
windows and a second storey balcony while providing front and rear yard setbacks that are consistent
with the abutting lands and the general zoning requirements. While the surrounding residences have
varied styles and materials, the proposed buildings will balance visual interest and identity with a style
that blends well into the existing neighbourhood building context. New grasses, shrubs and trees will be
planted to provide a more desirable pedestrian character and landscaping pattern of the
neighbourhood.
Old Ottawa East Secondary Plan
The subject property is within the planning area of the Old Ottawa East Secondary Plan which
designates the subject property for low-rise residential development. Little direction is given to the
development of these areas, except for a height limitation of four storeys for all buildings. The proposed
development complies with the height limitation outlined in the Old Ottawa East Secondary Plan.
City of Ottawa Zoning By-law 2008-250
The subject property is Residential Fourth Density – Subzone T (R4T) in the City of Ottawa Zoning By-law.
The Sub-Zone T outlines specific performance standards to the site specifically in relation to building
setbacks. The following table lists the Zoning By-law provisions for the subject property and the
dimensions for the proposed development with the required variances illustrated.
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Figure 9, below illustrates the zoning in the vicinity of the subject property.
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Figure 9: Zoning in Vicinity of the Subject Property City of Ottawa - Zoning By-law

Discussion of Variances Required
The requested variances are required in support of the proposed development. They are minor in nature
and will not significantly impact the adjacent properties. The following will discuss the variances being
requested.
Setbacks
Section 162: To permit a minimum lot width of 1.52 m for Part 4, whereas Section 162 of the Zoning Bylaw requires 4.5 m.
Minor Variance for lot width: The lot width for Part 4 is reduced as this lot contains the rear portion of
the semi-detached building. The lot width for the front of the building (Parts 2 & 3) meets the
requirements of the by-law and contains parking, a walkway and landscaping. The reduced frontage will
accommodate a walkway which will be used to access the unit in the rear and an easement over Part 3 is
proposed to meet the City’s servicing requirements.
Section 162: To permit a minimum lot area of 77.9 m2 for Parts 2 and 3, whereas Section 162 of the
Zoning By-law requires 110 m2.
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Minor Variance for lot area: The proposed severed lot (Parts 2 & 3) requires a lot area variance to the
Zoning By-law requirement of 110 m², to permit a lot area of 77.9 m2. Again the entirety of the building
will be located on both Parts 2 & 3 and Part 4 which allow the building to have adequate amenity space,
and a lot coverage ratio that is similar to other lots in the neighbourhood. Again if a low rise apartment
dwelling is considered as an alternative development these variances would not be required.
Section 162: To permit a minimum front yard setback of 1.80 m for Parts 2 and 3 whereas Section 162
of the Zoning By-law requires 3 m.
Minor Variance front yard setback: The requested variance for Part 2 will reduce the required front yard
setback to a point that is consistent with the existing dwelling on Part 1 and that of the other existing
dwelling to the north.
Section 162: To permit a minimum rear yard setback for Parts 2 and 3 of 0 m whereas Section 162 of
the Zoning By-law requires a setback of 4 m.
Minor Variance rear yard setback: The semi-detached dwelling will be located on both Parts 2 & 3 and
Part 4, and therefore the building as a whole will meet the rear yard setback requirements of the zone.
A variance is being sought for Part 2 which will be built adjacent to the lot line dividing the two (2) units
in the building.
Section 162: To permit a minimum interior yard setbacks for Parts 2 & 3 of 0.61 m and 0 m; and for Part
4 of 0.61 m and 1.2 m, whereas Section 162 of the Zoning By-law requires an interior side yard setback
of 1.2 m.
Section 65(6)(c): To permit a maximum projection for a second storey balcony of 0 m, whereas Section
65(6)(c) of the Zoning By-law requires a maximum projection of 1 m (to any lot line).
Minor Variance interior lot line setback/projection (building and balcony): To maximize the amount of
usable space in the proposed lot’s front yard, the building has been allocated towards the southern lot
line to make use of the existing driveway thereby minimizing pavement in the front yard in favour of
providing an increase in soft landscaping. Again, because the semi-detached dwelling is located on a
combination of lots, the interior side yard setbacks of the building as a whole, which abut the
neighbouring properties will be meet the by-law requirement on the north side, and will come close to
meeting the by-law requirements on the south side. The intent of the interior lot line setbacks is to
provide a buffer between properties and buildings. Because the semi-detached dwelling is being built
back to front, maintaining the interior side yard setbacks of each lot (for each unit) will not assist in
achieving the intent of the By-law to provide a buffering between units. The existing building (97
Concord Street N) located to the north of the proposed development has an interior side yard setback of
over 5 m from the property line, therefore it is anticipated that there will not be any privacy concerns
pertaining to the reduced interior lot line setbacks of the building or balcony. The existing building (99
Concord Street N) located to the south of the proposed development has an interior side yard setback of
0.68 m (on the north side) which is consistent with the requirement of the Zoning By-law and with the
interior side yard setbacks of the dwelling units in the surrounding neighbourhood.

PLANNING RATIONALE | 99 CONCORD ST NORTH | NOVEMBER, 2013| 19

Parking
Section 101: To permit no parking for Part 4, whereas Section 101 requires a minimum of 1 parking
space per dwelling unit.
Section 109(3)(a): To permit front yard parking whereas Section 109(3)(a) of the Zoning By-law prohibits
front yard parking.
Section 106(1)(b)/Section 139(4): To permit a parking space length of 4.79 m, whereas Section 106(1)(b)
/ Section 139 (4) requires a minimum length of 5.2 m
Minor Variance parking: As a result of the limited front yard width of Part 4, parking will not be provided
on the subject property. The proposed development contains one (1) on-site parking space, which is one
(1) fewer than what is required in the Comprehensive Zoning By-law but conform with the City’s Infill
Zoning By-law. In keeping with the intent of the Infill By-laws, the overall proposal will instead allow for
one driveway, one walkway, and an abundance of street front landscaping. The proposed dwelling is
located nearby to public transit and is a short walk to two (2) parks, a community centre and commercial
uses located along Main Street. The units will provide affordable downtown living in close proximity to
public transit. One (1) parking space will be accommodated within the front yard of the proposed
dwelling; however it will not obstruct the main floor living space, thereby providing adequate
surveillance on the street. A variance is also being sought to slightly reduce the required length of the
parking space. The proposed 4.79 m provides adequate space for the parking of a car on the subject
property, a length that exceeds the 4.6 minimum that is found in Section 109(5) of the By-law that
S
contemplates front yard parking in other circumstances.
A variance is being requested to Section 109(3)(a) which prohibits front yard parking. The Low-Rise
Residential Infill Development in Mature Neighbourhoods By-law, produced as an amendment to the
Zoning By-law and approved by City Council in 2012 (under appeal), permits front yard parking where
the minimum lot width is less than 7.6 m. It is therefore the intent of Staff and Council to move forward
in the direction of permitting front yard parking on narrow lots in mature urban neighbourhoods. The
proposal to allow front yard parking is also consistent with existing development in the surrounding
neighbourhood which also contains parking in the front yard. Figure 7 identifies other properties with
front yard parking that currently exist in the greater neighbourhood in relation to the property at 99
Concord Street North.
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Figure 7: Properties with front yard parking in the Area

Low-Rise Residential Infill Development in Mature Neighbourhoods as an amendment to the Zoning Bylaw in 2012 (By-law 2012-147) (Currently Under Appeal)
The Low-Rise Residential Infill Development in Mature Neighbourhoods By-law 2012-147 has been
approved by Council but is currently under appeal. This By-law provides performance standards for
assessing infill development in mature residential neighbourhoods in the urban core. The By-law was
approved by Council and because it represents the will of council for reviewing infill development, we
have reviewed the proposed development with respect to this By-law and seek the following variances:
Section 139(4): To permit a parking space in the front that does not abut at least one (1) side lot line,
and is a maximum of 4.79m in length whereas Section 139(4) requires that the parking space abuts at
least one side lot line and is a minimum of 5.2 m in length.
Section 139(15): To permit a minimum front yard setback of 1.80 m for Parts 2 & 3 whereas Section
139(15) requires a minimum front yard setback of 7.60 m. [Average of the Abutting: 13.38 m (property
to the North) + 1.82 m (existing dwelling at 99 Concord St. North, to the south)/2 = 7.6 m]
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Section 139(16): To permit a maximum front yard setback of 13.38 m for Part 4 when Section 139(16)
requires the maximum front yard setback of the front wall to be 6 m.
The proposed parking space will not abut the side lot line as it is to be located under the second storey
of the building. The building requires structural beams to accommodate the parking space and a side
yard setback from the lot line; therefore it will not be feasible to locate the parking space directly
adjacent to the lot line. The intent of this provision is to avoid creating small orphaned strips of
landscaping on narrow lots. In response to this objective the driveway width has been minimized to 2.6
m as has the width in the right-of-way (2.4 m). As a result, the right-of-way space to the north should
allow for a walkway and more significant landscaping to co-exist. In addition, the proposed lot to the
south containing the existing single detached dwelling will be fully landscaped on the northern portion
of the lot therefore creating a continuous landscaped space between the existing and the proposed
semi-detached dwelling to the north.
Conclusions
Let’s first reiterate that the lands are zoned R4, are adjacent to a highway and are buffered from
development at all sides. While a back-to-front semi naturally triggers additional variances, this is due
more to a lack of appropriate development standards than the inappropriateness of the proposal. In
fact, the proposal and associated variances represent a balanced opportunity to intensify these lands
with a ground-oriented built form that will complement, not impact the context of the surrounding
lands. It is our professional planning opinion that the proposed Consent and Minor Variance applications
constitute good planning as they meet the general policy intent of the Official Plan as well as the criteria
for approval of Consent and Minor Variance applications as set out in the Ontario Planning Act. The
proposed development fits well within the lot fabric of the neighbourhood, meets the Official Plan’s
strategic growth direction to intensify land uses within the urban area, and will be well served by
community amenities and public transit.
Yours truly,

Dayna Lafferty, MCIP, RPP
Planner
FOTENN Consultants Inc.

Brian Casagrande, MCIP, RPP
Senior Planner
Manager | Development Planning
FOTENN Consultants Inc.
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APPENDIX I – LANDSCAPE CONCEPT PLAN

