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Planning Rationale

To:  Rob Franklin, MCIP, RPP, Manager of Planning Services
From: RFA Planning Consultant Inc.
Cc: 2471366 Ontario Inc., Owner/Applicant

Date: September 23, 2020

Re: Applications for Consent and Minor Variance — 105 Havelock Street,
Town of Cobourg, County of Northumberland (2471366 Ontario Inc.,

Owner/Applicant)

Applications for Consent and Minor Variance have been filed with the Town of
Cobourg Planning & Development Department to request a single-lot consent and
site-specific relief from certain R3 Zone provisions, respectively. We have reviewed
the Provincial Policy Statement (PPS), Growth Plan, the County of Northumberland
Official Plan, Town of Cobourg Official Plan, have assessed the applicable Zoning
By-law provisions, and offer the following planning opinion in support of the
applications. Below is a summary of our analysis.

BACKGROUND

RFA Planning Consultant Inc. was retained in October, 2019 by the owner/applicant,
2471366 Ontario Inc., to undertake consent and minor variance applications for the
subject property. The land is municipally known as 105 Havelock Street and legally
described as Part of Lots 2 and 3, Block B, South Side of University Avenue and
West Side of George Street, Caddy Plan (Formerly Lot 17, Concession A, Township
of Hamilton), Town of Cobourg, County of Northumberland. The subject property
has an area of 837 square metres (9,009 square feet) with 34.6 metres (113.5 feet)
of frontage on the south side of Havelock Street and 25.6 metres (84.0 feet) of
frontage on the east side of Spring Street. The subject lands currently consist of a
137-square-metre, 1.5-storey single-detached dwelling, a 59-square-metre
detached garage and a 21-square-metre shed. The dwelling (No. 105) is currently
serviced by municipal water and sanitary services.
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Applications for Consent and Minor Variance 2
105 Havelock Street (2471366 Ontario Inc.)

The subject property is designated “Residential Area” on Schedule ‘A’ Land Use
Plan of the Town of Cobourg Official Plan, and is within the “Built Boundary” and
“Neighbourhood Planning Area 1” on Schedule ‘C’ Neighbourhood Planning Area.
Spring Street is designated “Existing Collector” and “Transit Routes” on Schedule
‘E’ Transportation Plan. The site is within the “Residential 3 (R3) Zone” on Schedule
A — Map 2 of the Town of Cobourg Zoning By-law No. 85-2003, as amended. The
surrounding land uses along the portions of Spring Street, Havelock Street, Bond
Street and James Street West are predominantly residential. Further to the north
and south are other commercial uses (“Speedy Glass” and “Ready Print,”
respectively).

The site is also within the George Street Heritage Conservation District. This
generally extends north of the site to Princess Street, south to Orange Street, west
of George Street to Spring Street and east to Division Street, excluding St. Michael’s
School.

A summary of the subject lands is provided in Table 1, below:

TABLE 1: BACKGROUND SUMMARY
PIN 51094-0262

Legal Part of Lots 2 and 3, Block B, South Side of University Avenue

Description and West Side of George Street, Caddy Plan (Formerly Lot
17, Concession A, Township of Hamilton), Town of Cobourg,
County of Northumberland

Civic Address 105 Havelock Street

Lot Area 837 square metres (9,009 square feet)

Lot Frontage 34.6 metres (113.5 feet) — Havelock Street;
25.6 metres (84.0 feet) — Spring Street

Access Havelock Street and Spring Street

Official Plan Residential Area (Schedule ‘A’ Land Use Plan)
Designation

Zoning Residential 3 (R3) Zone (Schedule A — Map 2)

The following images and photographs depict the existing conditions of the subject
lands:
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105 Havelock Street (2471366 Ontario Inc.)
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105 Havelock Street — View of Retained Lot interior side yard looking south. Detached
garage in background.
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105 Havelock Street (2471366 Ontario Inc.)
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Severed Lot — View from the Havelock Street and Spring Street intersection looking
south.
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Severed Lot — View of exterior side yard looking east from Spring Street. No. 105 in
background.
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Applications for Consent and Minor Variance 6
105 Havelock Street (2471366 Ontario Inc.)

Severed Lot — View of rear yard looking east from Spring Street. No. 105 and shed in
background.

APPLICATION FOR CONSENT

The nature of the consent application is for a single-lot severance, with the intent of
creating one new residential lot. The Severed Lot will have an area of 367 square
metres (3,950 square feet) with 14.8 metres (48.6 feet) of lot frontage on the south
side of Havelock Street and 20.6 metres (67.6 feet) on the east side of Spring Street.
It is the intent of the owner to divest of the Severed Lot. The Retained Lot will have
an area of 470 square metres (5,059 square feet) with 18.2 metres (59.7 feet) of lot
frontage on the south side of Havelock Street. Havelock Street and Spring Street
are public roads maintained year-round and will provide access to the severed and
retained lots. Further to pre-consultation with Town planning staff, a 1.5-metre road
widening has been provided as well as a 5-metre sight triangle.
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105 Havelock Street (2471366 Ontario Inc.)

APPLICATION FOR MINOR VARIANCE

The extent of the minor variance is to request site-specific relief from certain
Residential 3 (R3) Zone provisions for both the Severed and Retained Lots. The
nature of the minor variance is to request:

Severed Lot:

Lot Area (minimum) — from 370m? to 367m?

Lot Coverage (maximum) — from 40% to 45%
Exterior Side Yard (minimum) — from 6m to 4.5m

Retained Lot:
Lot Coverage (maximum) — from 40% to 50%
Detached Accessory Building Interior Side Yard (minimum) — from 1m to 0.6m

For the Severed Lot, flexibility is needed to facilitate the construction of decks,
porches, sheds, etc. and negate the need for a future minor variance. In addition,
the proposed exterior side yard setback is intended to account for the required 1.5-
metre Spring Street road widening, to both mimic the setback of No. 350 Spring
Street abutting to the south and negate the need for a future minor variance
application by creating a more flexible building envelope. This is deemed
appropriate, as access to the Severed Lot is ideal from Havelock Street, being a
local road, versus Spring Street, a collector. Access from Spring Street is considered
undesirable, as a driveway and potential garage would occupy what is intended to
be the private rear yard amenity area, affecting the amount of landscaped open
space. For the Retained Lot, the higher lot coverage is a result of the severance
application and the existing interior side yard setback for accessory buildings is to
be recognized. All other provisions of the R3 Zone can be met.
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Applications for Consent and Minor Variance 23
105 Havelock Street, Town of Cobourg (2471366 Ontario Inc.)

PLANNING OPINION AND CONCLUSION

The subject property is located within the Residential Area designation of the Town
of Cobourg Official Plan and is within George Street Heritage Conservation District.
It is also designated as a Delineated Built-up Area within the Growth Plan and
designated Urban Area within the County of Northumberland Official Plan. The
subject property currently consists of a 138-square-metre, 1.5-storey single-
detached dwelling, municipally known as No. 105 Havelock Street. The existing
dwelling is currently serviced with municipal water and sanitary. The site also
includes detached garage and shed accessory buidlings. The subject property has
frontage on both Havelock Street and Spring Street.

It is proposed to create one new building lot as a single-lot severance. The requested
Minor Variance will recognize the proposed 367-square-metre lot area, 45% lot
coverage and 4.5-metre exterior side yard for the Severed Lot. The variance will
also recognize the proposed 50% lot coverage and existing 0.6-metre detached
accessory building interior side yard for the Retained Lot, resulting from the consent
and an existing condition, respectively. The proposed development will optimize use
of existing infrastructure and public service facilities and is considered residential
infill intensification. The Cobourg urban area shall be the focus of growth and
intensification is encouraged. The Severed Lot is within 95 metres of University
Avenue West (a designated pedestrian/bicycle path) and a transit stop, facilitating
active transportation and supporting transit.

The Residential Area, design and consent policies of the Cobourg Official Plan that
set out criteria to be considered when developing within this area and have guided
the planning process for the project. As the proposed building envelope is limited
and single-detached dwelling intended for construction, there will be negligible
change to character of the area. The prospective new dwelling will be subject to a
Heritage Permit that will review conformity to the George Street Heritage
Conservation District and the Cobourg Urban Design and Landscape Guidelines.
On this basis, it is our professional planning opinion that there are sufficient controls
to ensure that the proposed development will be compatible with surrounding land
uses and that its character is appropriate. The proposal maintains the general intent
and purpose of the Official Plan.

It is our professional planning opinion that the Applications for Consent and Minor
Variance for the subject property are consistent with the policies of the Provincial
Policy Statement and Growth Plan and conform to the County and Cobourg Official
Plans. Aside from the requested special provisions for lot area, lot coverage, exterior
side yard and detached accessory building interior side yard, the proposed
development will comply with all other R3 Zone provisions and general provisions
of Zoning By-law No. 85-2003, and represents good planning.
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Applications for Consent and Minor Variance

24
105 Havelock Street, Town of Cobourg (2471366 Ontario Inc.)

If you have any questions about this information, please do not hesitate to contact
our office at 613-966-9070.
Yours truly,
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Shawn Legere, MCIP, RPP
Senior Planner
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RFA Planning Consultant Inc.

(/'3
",

(/

\@“9
D
R

0
"

i
\\\\\“ “"”’I,

1 % 2
U105 CONTARIO
tW

/ Encl.

SEPTEMBER, 2020




