COMMITTEE OF ADJUSTMENT AGENDA (RESCHEDULED MEETING)
Tuesday, November 16, 2021 | 5:00 pm
Virtual Meeting via Zoom

ZOOM MEETING – PUBLIC ACCESS WEBSITE
https://us02web.zoom.us/j/83941960311

MEMBERS PRESENT
OTHERS PRESENT
DISCLOSURE OF PECUNIARY INTEREST
DELEGATIONS
DISCUSSIONS & DECISIONS
1.

Adoption of November 3, 2021 Regular Meeting Minutes

2.

Business Arising from Minutes

3.

Minor Variance Application No. A3-21----------2854116 Ontario Ltd. c/o Sloan, Amy

4.

New Business

5.

Adjournment

1.
COMMITTEE OF ADJUSTMENT MEETING MINUTES
Wednesday, November 3, 2021 | 5:00 pm
Virtual Meeting via Zoom

MEMBERS PRESENT

Chair Pat Murphy | Mark Ebert | Larry Lantz | Brandon Koebel | Barbara
Hicks

MEMBERS ABSENT

Nil

OTHERS PRESENT

Craig Hill, The GeoFocus Group | Amelia Sloan, Stantec Consulting
Ltd. | Paul Ricciuto, The Avenue Hanover | Alan Ricciuto, The Avenue
Hanover | Adam Altobelli, The GeoFocus Group | Erica Bayley,
Paradigm Transportation Solutions | Amir Nayebi, Square Vis
Architects | Patrick Maloney, Sullivan Mahoney LLP | Jeannette
Wilken | Rose Ahrens | Ian & Ruth McCombie | Kim Mighton | Don
Tedford, Secretary-Treasurer | Brenda Goetz, Deputy SecretaryTreasurer | Brian Tocheri, CAO/Clerk | Andrew Wilken | Sue Paterson
| Shaun & Catherine Schaefer | Scott Johnston | Shane & Brandy
Lester | Linda Schwartz | Chris Barfoot | Selwyn Hicks

DISCLOSURE OF
PECUNIARY INTEREST

DELEGATIONS

Brandon Koebel declared a pecuniary interest to Item #3, as he
lives within the circulation area of the subject property
Craig Hill, The GeoFocus Group | Amelia Sloan, Stantec Consulting
Ltd. | Paul Ricciuto | Alan Ricciuto | Adam Altobelli | Erica Bayley,
Paradigm Transportation Solutions | Amir Nayebi, Square Vis
Architects | Patrick Maloney, Sullivan Mahoney LLP | Jeannette
Wilken | Rose Ahrens | Ian & Ruth McCombie | Kim Mighton

DISCUSSIONS & DECISIONS
1.

Adoption of September 13th, 2021 Regular Meeting Minutes
MOVED BY MARK EBERT / SECONDED BY BRANDON KOEBEL
THAT the minutes of the September 13, 2021 Regular Meeting are hereby adopted as
circulated and printed.
CARRIED

2.

Business arising from Minutes
Nil

3.

Minor Variance Application No. A3-21 --- 2854116 Ontario Ltd. c/o Sloan, Amy
Chair Pat Murphy welcomed Craig Hill, The GeoFocus Group and Amelia Sloan, Stantec
Consulting Ltd. to the meeting.
The Deputy Secretary-Treasurer stated that Minor Variance Application No. A3-21 was
advertised in The Post and circulated to applicable agencies and notice was given by
ordinary mail to every owner of land within 60 metres of the subject lands on October 21,
2021 as required by Section 45 of the Planning Act, RSO 1990.

Minor Variance Application No. A3-21 applies to lands located at 651 23rd Avenue and
described as Part of Lot 10, Concession 1, NDR and more specifically described as Part 1
to 3, Reference Plan 16R-11334 in the Town of Hanover, in the County of Grey.
The purpose of Minor Variance Application No. A3-21 is to vary the provisions of Zoning
By-law 2912-15 to allow a height extension and relief from density and parking
requirements to construct two 6-storey buildings with 71 units per building (142 total units)
in the Large Format Commercial (C3) Zone to be constructed as per Section 12
Residential Type 5 (R5) Zone located at 651 23rd Avenue.
The Secretary-Treasurer stated that relief from Comprehensive Zoning Bylaw 2912-15 is
being sought for building height, from 4 floors to 6 floors. The proposed multi-residential is
a permitted use in accordance with Section 16.2(a)(iii) of the Large Format Commercial
(C3) Zone.
At the time of application, it was determined with the current Provincial Policy Statements,
that ‘density within our zoning bylaw was unenforceable’ and subsequent to a parking
requirement survey, and the proposed housekeeping zoning bylaw amendment would
reduce the parking from 1.5 spaces to 1.0 spaces per unit. Therefore, with the site plan as
submitted, there would not need for relief from the parking space requirements.
However, this application created a need for a further study of parking requirements in the
surrounding municipalities, together with the previous review of larger municipalities, and
the proposed housekeeping amendment will be changed to require 1.25 parking spaces
per unit.
A review of our current 6-storey apartment buildings within Town resulted with Riverside
Towers having 1 space/unit, Hanover Towers having 1 space/unit, Townview Condos
having 1.25 spaces/unit and Revera Retirement Apartments is less than 0.6 spaces/unit.
Therefore, it was determined that the Application for Minor Variance was considered minor
in nature, with only height being relieved from the Zoning Bylaw.
Hanover Planning Advisory Committee (PAC) reviewed the proposal site plan and
apartment buildings at their meetings on September 14 and October 12, 2021. The
GeoFocus Group made a presentation to PAC on September 14th which highlighted the
need for this type of housing for Hanover. The Committee requested a further review on
parking, sidewalks and the need for a future entrance onto 24th Avenue. On October 21,
2021, a further presentation was made and upon a good discussion, PAC recommended
to Council and the Committee of Adjustment that the proposal proceed to a public meeting
and that they had no objections.
The Secretary-Treasurer reviewed comments received from Council, Planning Advisory
Committee, Ron Cooper, Director of Public Works, Grey County Planning and
Development Department and Saugeen Valley Conservation Authority.
Comments were also received from Jim & Lois Jackson, 770 17th Street; Scott Johnston,
776 17th Street; Mark & Linda Schwartz, 778 17th Street; Kim Walton, Walton, Scott
Young, 683 23rd Avenue; Shaun & Catherine Schaefer, 681 23rd Avenue; Shane &
Brandy Lester, 656 23rd Avenue; Shirley Lahn, 664 23rd Avenue; Craig Byers, 672 23rd
Avenue; George & Liisa Kuusisto, 680 23rd Avenue; Diane McNichol-Byers, 777 17th
Street; Ian & Ruth McCombie, 775 17th Street; Sandy & Kathy Limebeer, 777 15th Street;
Adam & Kim Mighton, 775 15th Street; Robert Tarzwell, 765B 15th Street; Jeannette
Wilken, 763A 15th Street; Matt & Jess Mulder, 774 15th Street; Bernie McGuigan &
Sabrina Calamusa, 775 16th Street; Rose Ahrens, 765A 15th Street; and Ken Schaak,
648 23rd Avenue.
Upon reviewing all comments, the Secretary-Treasurer stated that during the Site Plan
Control Agreement consideration should be given to a cost sharing agreement for abutting
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sidewalks, curbs and the community trails program. As well, lands will be required for road
widening and daylight triangles plus a future access onto 24th Avenue.
Craig Hill, The GeoFocus Group introduced his associates, comprising of Amy Sloan,
Stantec Consulting Ltd., Patrick Maloney, Sullivan Mahoney LLP, Erica Bayley, Paradigm
Transportation Solutions and Amir Nayebi, Square Vis Architects.
Amy Sloan stated there is a market demand for residential units of this density and for
which provides attainable rental opportunities for the 55+ demography. The development
is aesthetically pleasing. Local residents can stay in their community with all existing public
services (parks, trails, etc.) and community supports (hospital, schools, library, etc.) and
draws new residents for the region’s quality of life. Ms. Sloan highlighted her PowerPoint
Presentation and Planning Justification Report (see attached) to the members and visiting
public. Ms. Sloan reviewed the Provincial Policy Statement relating to range and mix of
housing options and densities. Municipalities are encouraged to respond to dynamic
market-based needs for residential uses, and promote and facilitate development on
vacant and/or underutilized lands. She reviewed and elaborated the request for variance
for height, density and parking spaces. Stantec Consulting Ltd. prepared a Sun-Shadow
Study and the results indicate a minimal impact to neighbouring properties as the shadows
are directed inward onto the site. However, during mornings in December, longer shadows
will occur to the west and north-west. It was also noted that the water tower currently
impacts the surrounding properties with greater shadows. The proposed building is further
set back along 23rd Avenue, than what is required within the Zoning Bylaw, to maintain
sightlines and allow sufficient buffering. The site plan, as prepared by Stantec Consulting
Ltd. includes snow storage areas, day-light triangle and paved area leading to Community
Trail.
Amy Sloan stated that in her professional planning opinion, the requested variance is
minor in nature and meets all four tests associated. The proposed land use better serves
to mitigate with the surrounding residential properties, and traffic patterns will be very
similar. Ms. Sloan provided an illustration reflecting the proposed sight lines along 14th
Street, in comparison to the water tower whereby the lower 4 storeys of the proposed
apartment buildings are at the same level as the existing residential properties to the west.
Patrick Maloney responded to the public comments as follow; he corroborated many
aspects of Amy’s presentation, such as sidewalks along 23rd Avenue, access to 24th
Avenue, community trail connections, etc. Mr. Maloney impressed that the Large
Commercial Format (C3) Zone permits commercial uses which could potentially have a
greater negative impact to the residential surroundings, such as increased traffic, and
noise with truck delivery, together with high frequency lighting and the general hustle &
bustle of a commercial site. Trip generations is significantly greater for commercial sites,
and has the reverse effect of persons coming onto the site.
Mr. Maloney and the other associates from GeoFocus Group are respectful to the
concerns presented in writing from the neighbourhood, and therefore retained expert
advice from architects, traffic consultants, planners to complete the necessary studies and
reports to obtain an objective and qualified planning opinion for this proposed
development.
Erica Bayley, Paradigm Transportation Solutions apprised the Committee members and
visiting public relating to the Traffic Report dated October 2021. The results of the
investigation concluded that all study area intersections are forecasted to operate within
acceptable levels of service, and no remedial measures are required for this proposed
development. There are no negative impacts relating to proposed increased traffic levels.
Jeannette Wilken, 763A 15th Street reiterated her concerns expressed in her letter of
objection. Ms. Wilken believes the Application for Variance is not minor. The increased
height will block sunlight and impact privacy within her back yard. The increased parking,
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traffic and noise will be an issue. The reduction of parking spaces will cause spillover to
surrounding streets. The proposed development will have a serious impact on her quality
of life and value of her home. Ms. Wilken felt there was not satisfactory notice provided, in
order to research and secure alternate planning perspectives.
Ian & Ruth McCombie, 775 17th Street reviewed the letter he submitted objecting to this
proposal and recommending rejection of the application. Mr. McCombie does not believe
the application is minor in nature, as the Applicant is requesting 50% increased height and
30% fewer parking spaces than what is required by the Zoning Bylaw. One parking space
per unit is not adequate, as many tenants will have two vehicles, and the Town does not
have public transportation options. Mr. McCombie requested that the Applicant reconsider
the development to be 3 or 4 storeys in height.
Ms. Rose Ahrens, 765A 15th Street stated that she objects to the minor variance request.
Parking is permitted on both side of 23rd Avenue. She has grave concerns that overspill of
vehicles will park on local streets which will impede snow removal and emergency
vehicles. Ms. Ahrens questioned whether cell towers will be located on these buildings?
She feels there was insufficient time for the neighbours to hire experts to analyze the
impacts.
Kim Mighton, 775 15th Street stated that she and her family moved to Hanover from
London. Her neighbourhood comprises of many young families with small children and
seniors, some whom are visually and hearing impaired and have limited mobility. Her
children walk to the bus stop, but with increased traffic and lack of sidewalks, she fears
this cannot continue. In order to earn a living wage, many households require more than
one vehicle to travel to workplaces, and the Town does not have public transit. Therefore,
she feels there is inadequate parking spaces provided. Furthermore, the proposed building
height will eliminate the privacy and sunlight within their back yard. No privacy fence will
be sufficient to mitigate this loss. Ms. Mighton believes this Application for Minor Variance
will have an impact to a greater number of households than were provided notice of
proposed development. Insufficient time was provided for submitting comments, which
limits equal opportunity for residents to participate in the process.
Subsequent to a very good discussion relating to the traffic study, alternative uses for
the site, parking and storage for bikes/motorcycles, garbage disposal, delivery vehicles
and accessible spaces, underground parking consideration, plus sidewalk and
community trail connection, it was then;
MOVED BY LARRY LANTZ / SECONDED BY BARBARA HICKS

4.

THAT Minor Variance Application No. A3-21 be deferred to address proportionality of
relationship for parking spaces and access onto 24th Avenue
CARRIED
New Business
Nil

5.

Adjournment
Moved by LARRY LANTZ
THAT this meeting now be adjourned at 6:50 pm.

__________________________________
Committee Chair, Pat Murphy
__________________________________
Secretary-Treasurer, Don Tedford
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Committee of Adjustment
Town of Hanover
November 3, 2021

Overview of Need
for Housing Type
Provincial Policy Statement requires municipalities to “provide an appropriate range and mix of
housing options and densities required to meet projected requirements of current and future
residents of the regional market area” (1.4.1)
Municipalities are to encourage “residential uses to respond to dynamic market-based needs and
provide necessary housing supply and range of housing options for a diverse workforce” (1.7.1).
Housing options means a range of housing types such as, but not limited to single-detached, semidetached, rowhouses, townhouses, stacked townhouses, multiplexes, additional residential units,
tiny homes, multi-residential buildings.
The Grey County Official Plan recognizes that growth should be directed to primary settlement
areas, such as Hanover, and required municipalities to promote and facilitate development on
vacant and/or underutilized lots within previously developed areas.
Hemson Report – Population and Employment projections for Town of Hanover

Request for
Variance
Provision of Zone

Required

Requested

Height

12m [~4 storeys]

18m [6 storeys]

Density

74 uph [82]

130uph [142]

Parking

1.5/unit
[213 spaces]

1/unit
[150 spaces w/ 8 visitor]

Conceptual
Site Plan

Cross-section drawing for here? Of street or building

Planning Justification
To:

Town of Hanover c/o Don Tedford

From:

341 10th Street
Hanover, ON
N4N 1P5
File:

1614-14141

Amelia Sloan, MCIP, RPP
Stantec Consulting Ltd.
600-171 Queens Avenue
London ON N6A 5J7

Date:

September 27, 2021

Re: Application for a Minor Variance for: 651 23rd Ave, Town of Hanover – Part of Lot 10, Concession
1, Town of Hanover, County of Grey

INTRODUCTION
This memorandum provides a planning opinion regarding the matters related to a request for a minor variance
from the Town of Hanover Comprehensive Zoning By-law (No 2912-15, Adopted December 7, 2015). The
following presents a land use planning justification for the requested increased height and density of the Site
municipally known as 651 23rd Avenue.

SITE CONTEXT
The Site is located at the northeast corner of 14th Street and 23rd Avenue. Currently vacant, the Site is bound
by three existing roadways – two arterial roads (24th Ave and 14th Street) and one local road (23rd Ave.). As
shown in aerial photography and in Figure 1, the Site is surrounded by residential uses to the immediate
north and west, including single-detached housing to the north and west along 23rd Ave., as well as
townhouse residential uses along 14th Street. Lands to the east, across 24th Ave., are vacant. Hazard lands
within the Conservation Authority (CA) regulated area are located to the east and large format commercial
uses are located the south of 14th Street. In total, the Site is 2.5 acres, or 1.01 hectares, in size.

Figure 1. Subject Site Location (2018 Official Plan Overlay)
The Site is designated and zoned for Large Format Commercial uses in the Town of Hanover Official Plan
(Schedule “A” Land Use) and Zoning By-law (No. 2912-15). From a topography perspective, the lands

sa k:\active\161414141\planning\reports\drafts\pjm_mv\mem_hanover-site_20210927.docx
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generally slope to the west and north of the Site. The northwest portion of the Site borders a larger natural
area that is designated as Hazard Lands, although 24th Ave. (Grey Road 28) buffers the Site from the feature
itself.

PROPOSED DEVELOPMENT
The Site is at the intersection of two Arterial roads and a Local Road, as indicated in Schedule “C” of Town of
Hanover Official Plan. As 24th Ave. is a County Arterial Road, additional accesses are limited and typically
require approval by the municipality with jurisdiction, in this case Grey County. Design standards for locating
new access points a set distance from the intersection of 14th Street and 24th Ave. would impact the location
of the buildings on the Site. As outlined in the attached Conceptual Site Plan, the buildings have been
proposed to be located along the streetscape to create a positive interface with the street with active
frontages for both Building A and B. Therefore, two driveway access points have been placed facing 23rd
Avenue, with the appropriate spacing for a fire route.
Two buildings with 71 units (6-storeys) each have been proposed to maximize the available density of the
subject lands. With the two-building concept proposed, the parking ratio of 1:1 is easily met. The parking has
been set back behind the buildings, which is a layout that provides screening from the roadway and nearby
lower density housing. Also, this provides ample side yard and landscaping buffers from the single-detached
dwellings to the north, as requested by staff, and places the buildings at a safer distance from the
neighbouring hazard lands and woodlands, which are located across 24th Avenue.
The sample rendering shown in Figure 2 illustrates the anticipated exterior of the six-storey building, with
architectural features defining the first two storeys of the building and individual balconies providing an
articulation to the façade. The provision of distinct material to identify the first two storeys serves to
complement the character of the surrounding built environment, which is a lower-density form, creating a
more ‘human-scaled’ appearance. High-quality building materials and colours that provide harmony with the
surrounding housing forms will be utilized in the proposed apartment development.

Figure 2. Sample Architectural Rendering

SUMMARY OF STAFF FEEDBACK TO DATE
Preliminary feedback received from the Town of Hanover staff indicated positive support for a conceptual plan
that provided three (3) buildings on the Site with approximately 140 residential units (approximately 130 uph).
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The concept proposed all parking at grade with a ratio of 1 space per unit. Staff also indicated that an
increased buffer between the existing residential and proposed structure would be sought by staff. Town Staff
indicated that a multi-residential use would be permitted on the Site, in accordance with the R5 standards of
the Zoning By-law, without the need for a zoning by-law amendment. It was also indicated that phasing the
project would be acceptable from staff’s perspective.
At that time, Stantec Consulting Ltd. prepared and submitted a Conceptual Site Plan following the R5 Zone
regulations for the Site (Drawing No. CP-1) for staff consideration, which was also provided to the Planning
Advisory Committee (PAC) for information and support. The Conceptual Site Plan continued with a similar
density, as previously approved by staff, and presented a layout in which two-buildings, Building A and
Building B, faced streets 14th Street and 23rd Avenue with two laneways accessible from 23rd Ave leading to a
joint parking area to the rear of the Site, screened from the local roadways.
The following resolution was made at the August 3, 2021 PAC meeting:
THAT the Planning Advisory Committee recommend to Council that the Site plan prepared by
Stantec Consulting Ltd. and dated July 2021 is acceptable for a Site plan agreement for development
of property known as 680 24th Avenue, with the same density, however the Committee would like to
see further concept drawings with the possibility of reduced heights.
Follow up communication with Town staff indicated that the municipal address was to be 651 23rd Ave, as the
entrance ways should reflect the municipal address.
Stantec Consulting Ltd. revisited the design of the Site to reduce building heights while maintaining density,
and noted the following main issues and constraints of the Site:
•

Loss of parking spaces (about 20%) and the creation of two disconnected lots that would be exposed
to the street. This would not be feasible from a marketing perspective and would have less overall
urban design appeal.

•

The easement on the property running parallel to 24th Ave restrict buildings being located along the
east portion of the parcel. This would be a challenge to locate buildings in a way that would maintain
the use of the easement lands for a parking lot/area.

•

Loss of landscaped areas and buffer lands would serve to reduce ‘curb appeal’ and could decrease
the on-site management of stormwater.

•

There would be no viable way to maintain two vehicular access points, as there is limited frontage on
14th Street.

These main issues would result in a site design that would not be feasible if the density were maintained at
approximately 130 units per hectare.
As such, the Client prepared a Sun-Shadow Study (attached) to assess the impacts of the increased height
on neighbouring properties and potential shading impacts. There were minimal impacts to neighbouring
properties as the shadows are directed inward onto the Site and primarily impact the parking lot. During the
mornings in December, there are longer shadows to the west and north-west. These long shadows are typical
for development of this height, in this region.
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Based on PAC and staff feedback, small adjustments were made to the Conceptual Site Plan including the
additional of snow storage areas, a day-light triangle, and the identification of a paved area that would lead to
an actively used community trail. The revised Conceptual Site Plan was again submitted to PAC, and, after
lengthy discussions, the following motion was resolved at their September 14, 2021 meeting:
THAT the Planning Advisory Committee recommend to Council that the site plan prepared by Stantec
Consulting Ltd. and dated July 2021 proceed to the necessary public meeting required for the building
height and density and for the necessary site plan agreement for development of property known as
651 23rd Avenue.
Therefore, the Client is proceeding with the required public meeting for the requested increased height and
density to support their development intentions for the Subject Site.

PLANNING CONTROLS
The Site is located within Grey County and the Town of Hanover. Therefore, proposed development of the
Site will be required to be in compliance with the Official Plans for both Grey County and the Town of
Hanover.

GREY COUNTY OFFICIAL PLAN
The lands are fully within the Primary Settlement Area, as identified on Schedule “A” of the Official Plan for
Grey County, with approximately 315 sq metres (0.04ha) in the northeast corner designated as “Hazard
Lands”. There is an area along the eastern boundary of the property that is regulated by the Saugeen Valley
Conservation Authority (SVCA).
The general intent of the Primary Settlement Area is to identify the larger settlements within the County, which
contain full municipal servicing, a wide range of uses, services and amenities. These areas are intended to be
the primary target for residential and non-residential growth across Grey County. Furthermore, minimum
targets for residential intensification are identified, by settlement area, in the Official Plan with the residential
intensification target for the Town of Hanover being 15%. To this end, local municipalities, such as Hanover,
must promote and facilitate development of vacant and/or underutilized lots within previously developed area
as a form of residential intensification.
As outlined in Section 3.5 of the Official Plan, Primary Settlement Areas are suitable for high intensification
targets, public transit services and have full municipal services. The development of high-quality urban form
and open public spaces is encouraged through site design and urban design standards. This creates vibrant
and attractive urban spaces that support active transportation for everyday activities.
Furthermore, it is important to design and build communities to support people’s needs by providing equitable
and convenient access to an appropriate range of services, infrastructure and facilities. Complete
communities are encouraged in Grey County and aim to provide a mix of employment opportunities, local
services, and a full range of housing, among other key community infrastructure. Policy objectives serve to
encourage complete communities that support people’s daily needs for all age groups. The Official Plan notes
that “complete communities encompass place-making that creates livable communities by providing an
identifiable character, a sense of place and a high quality of life” (Section 1.4.1.8)
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This proposal meets the intent of this designation by providing a development opportunity that serves to
provide an alternative form of housing density than currently available in Hanover, contributing to the range
and mix of housing options that are needed on the market. The development contributes to the Town’s goals
for residential intensification and aims to contribute to a high-quality urban fabric, and lead to the
establishment of a superior complete community. The aim is to maintain the neighbourhood character through
enhance urban design features, and bringing the buildings to the street frontage has positive benefits like
‘eyes on the street’, screening parking, have a more continuous street frontage

GREY COUNTY GROWTH MANAGEMENT STRATEGY (HEMSON)
Grey County recently experienced a surge in population, according to the 2020 Statistics Canada numbers.
The growth expected for the County is not anticipated to the evenly distributed, as communities like Blue
Mountains, Hanover, Southgate and Owen Sound are expected to experience significant development
pressures making up 70% of the combined total growth. Settlement areas with full municipal servicing are
assumed to be the primary location to support the boom in residential growth. Much of the residential growth
is anticipated to be accompanied by employment growth as well. Hanover is expected to be the third most
populated settlement area of Grey County for both job growth and residential growth.
This proposal serves to provide residential growth in a prime location, that is easily accessible to the
community’s amenities, services, and local jobs. The proposed development provides a more dense housing
option for those in the community that may be ‘over-housed’, providing a viable option for local residents to
stay in their community. It will also be an attractive housing option for new residents who are drawn to the
region for its quality of life and sense of place.

TOWN OF HANOVER OFFICIAL PLAN
The Town of Hanover Official Plan policies strive to provide an ample supply of affordable and desirable
accommodation in terms of dwelling types, densities, tenure and location for the present and future residents
of Hanover (Section D2.1.1). Furthermore, the Town shall ensure that an appropriate range of housing types
and densities are provided within Hanover as well as an appropriate supply of rental housing in order to meet
the projected requirements of current and future residents.
The Official Plan policies serve to provide opportunities for a range of commercial uses in the Large Format
Commercial areas, including medium and large-scale retail establishments that cannot be reasonably
accommodated in the downtowns due to their size and/or nature. A range of permitted uses are identified in
the Official Plan and Zoning By-law for the Town, including multi-residential developments in commercial
areas.
The Town’s Official Plan also recognizes that an ample supply of land within the Town will remain
undeveloped to encourage the orderly growth of the Town and to provide for future land use options
consistent with changing socio-economic conditions. The preservation of agricultural lands will be improved
with the support of residential intensification opportunities within the existing serviced areas of the Town, such
as the Subject Site.
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TOWN OF HANOVER STRATEGIC PLAN
The 2018 Town of Hanover Strategic Plan outlines the strategic intent to work with the development
community to create additional opportunities for attainable and affordable housing. Over 70% of residents
polled were concerned about attainable housing supply, yet there is little desire to encourage such
development through increased contribution of tax dollars.
The Plan identified a strategic direction to work with local developers to create a broader mix and attainably
priced housing. The proposed development and minor variance request will serve as a way to incent the
increase of attainable rental units without undue expense by the Town to attract such development.

TOWN OF HANOVER ZONING BY-LAW 2015-2912
As outlined in Section 16 of the Zoning By-law, the Large Format Commercial Zone (C3 Zone) outlines the
permitted uses into three categories: Commercial, Recreational, and Utility Service Building and Public Uses.
Within the commercial uses’ category, there is an extensive list of types of commercial uses permitted in this
zone, with the following noted for residential uses:
Dwelling units above or behind commercial establishments and other uses permitted in clause (a) (1)
of this subsection or multiple residential development exceeding nine (9) units.
A similar allowance for residential uses are permitted in the Corridor Commercial Zone (C2), as “a multiple
residential development exceeding nine (9) units in accordance with the R5 Zone provisions” is permitted.
With clarification sought from Town of Hanover staff, multiple residential development exceeding nine (9)
units is permitted in the commercial areas of Hanover, granted that it is designed in accordance with the R5
zone provisions which are outlined in Section 12.3, and as follows (with the corresponding proposed
provisions):
Table 1: Zoning Compliance Review Table
Required

Proposed

30m lot frontage

76.6m

14,646 sq metre minimum lot area

10,974.6 sq m

7.5m minimum front yard

7.5m

6m interior side yard and 7.5m exterior side yard
minimums

7.5m and 16.9m on each side, which are both
considered exterior side yards

10.5m rear yard minimums

35.7m
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Minimum floor areas per dwelling unit, as follows:

To be determined during design of interior units

Bachelor: 39.5 sq m
1 bedroom: 51 sq m
2 bedrooms: 62.5 sq m
3 bedrooms: 74 sq m
4 bedrooms: 83.5 sq m
Lot coverage maximum of 40%

21.6%

Building height maximum of 12 metres

18m*

Landscaped open space minimum of 35%

36.5%

Off Street parking, which was determined through
conversations with the CBO to be a 1:1 ratio

150 spaces provided

A maximum density of 74 units per hectare, which
on a site this size is 76 units in total

130 units per hectare (142 units)*

*Indicates where the proposed development does not comply with the required zoning provisions.
The Conceptual Site Plan does not meet the density requirements of the R5 Zone, as it exceeds the
maximum permitted units by 48 apartment units with a total of 142 units (71 per building) and it exceeds the
maximum building height by 6.0 metres. Therefore, in our professional opinion, a site-specific variation of
zoning by-law is required to support a unit count above 76 units and 4-storeys. This can be considered
through a minor variance, considering the tests of a minor variance under Section 45(1) of the Planning Act
are met. These are as follows:
1.
2.
3.
4.

Is the application minor in nature?
Is the application desirable for the appropriate development of the lands in question?
Does the application conform to the general intent of the Zoning By-law?
Does the application conform to the general intent of the Official Plan?

An explanation of how the application meets these four tests of a minor variance are outlined below.

MINOR IN NATURE
The addition of height and density on the Site would result in an increase of 66 permitted units, resulting in 33
additional units per building. As the size of the lot provides an adequate space to support two vehicular
access points, excess setbacks to neighbouring residential uses, and ample parking area, the impact of the
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additional density would be minimal on the layout, parking, drainage and maintenance of the proposed
development. The Site is an adequate size to reduce the potential impacts on the surrounding lands uses, in
relation to the potential use of the Site as a large format commercial operation. Furthermore, design and
architectural detailing would be employed to minimize the appearance of the mass of the building and provide
a cohesive, community space facing the public streets.
The primary concerns for the consideration of the additional density are two-fold: the potential for additional
flow of traffic; and the potential shadowing concerns that may be caused by the addition of two-storeys in
height. Both these considerations have been evaluated by the Client and determined that the impacts would
be minor in nature.
Firstly, the shadow cast by the buildings at 6-storeys would be comparable to the shadow cast by a 4-storey
building. In both circumstances, the buildings primarily cast shadows to the internal parking area of the Site.
The variation of the heights provides little deviation from the six-storey shadows which are more fully
articulated in the attached Sun/Shadow Study. Secondly, the impacts of the additional traffic are minimal in
that the potential for negative impacts due to the higher volumes will be mitigated through potential
improvements to traffic calming measures, access considerations, and public and private realm improvements
to the transportation infrastructure that may be needed as a result of increased allowable density for the
Subject Site.

DESIRABLE FOR APPROPRIATE DEVELOPMENT OF LANDS
The six-storey (18 metre) height contemplated for the development of the lands situated at 651 23rd Ave
represent a typical and appropriate mid-rise residential development for a Site located at the intersection of
two arterial roadways. Both 14th Street and 24th Avenue are designed to be thoroughfares providing a priority
for the through movement of vehicles and freight and moving high volumes of traffic (pedestrian, cycle and
vehicular). The heights of buildings located at this intersection should have a proportional relationship to the
width of the abutting public right-of-way to achieve a sense of enclosure to interact with the public
streetscape, while allowing sunlight to penetrate into the right-of-way and reduce the potential for a wind
tunnel impacts. Since the Site is located at the intersection of two arterial roadways, and with consideration to
its size, the subject lands can withstand this additional height without creating unreasonable shadowing
impacts to the neighbouring residential uses. The additional two storeys proposed for this Site allows for a
viable business case to develop the subject lands for providing attainable rental opportunities within the Town
of Hanover.
Good planning dictates that an appropriate transition of building height, scale and massing should be
provided between developments of significantly different intensities, which may be a consideration for this Site
within the context of the surrounding low density residential building types. This is an important consideration
at the interface of two different residential forms, which has been addressed through clustered townhouse
developments opposite the Site to the west as well as the enhanced setback to the northern property line.
The Subject Site is a prime location for development of this nature and scale, given its surrounding context
and need for future residential units of the densities being proposed.

ZONING CONFORMITY
As the Subject Site is located within a Large Format Commercial (C3) Zone, permitted uses such as motels,
hotels, and larger service establishments and places of entertainment are permitted. Additionally, it is the
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general intent of the commercial zones of the Town of Hanover to provide for residential uses that are
“multiple residential development exceeding nine (9) units”.
The provisions of the R5 Zone guide the development of apartments in the Town of Hanover. The proposed
development intents to meet the majority of the required stipulations of the R5 Zone, with only the expect for
height and density. The proposal maintains the original intent of the Town’s Zoning By-law to provide for
multiple residential development exceeding nine units.

OFFICIAL PLAN CONFORMITY
The proposed development serves to contribute to the supply of a desirable form of housing that will
contribute to the variety of densities and tenures currently witnessed in Hanover. The supply of rental
accommodation will increase as a result of this proposal, on a Site that is well located to not interfere with the
uses of the Downtown but centrally-located in a way that provides opportunities for active transportation and
contributes to the neighbourhood character of the existing built-up area. By realizing the additional densities
that are being proposed here, the Town will serve to provide additional protection to the undeveloped
farmlands surrounding Hanover and contributing to the rural charm of the area.

CONCLUSIONS
Upon the evaluation of the design and the costing this building, a business case was developed that supports
the addition of two storeys over the permitted 12m (4-storey) height maximum of the Town of Hanover’s
Zoning By-law. This additional height and density for the subject lands is supported by the Provincial Policy
Statement, as land use patterns within settlement areas should be providing a range of uses and
opportunities for intensification and redevelopment in areas where it can be appropriately accommodated to
be transit-supportive, suitable for existing or planned infrastructure and public services, and can be developed
in a compact form while mitigating the risks to public health and safety.
Furthermore, there is market demand for residential units of this density. Many ‘over-housed’ Ontarians are
looking for reasonably priced apartment units which are located in close proximity to public services (parks
and trails), community supports (hospitals), and the necessary neighbourhood servicing commercial uses.
With additional opportunities to provide attainable housing options for these individuals and families, more of
the existing housing stock can be ‘freed up’ for those entering the housing market providing additional supply.
In summary, the provincial policies encourage municipalities to build inward and upwards, in a manner that
contributes to the neighbourhood character and does not provide undue stress on the municipal infrastructure
or the natural environment. As the Site is current vacant and projected for redevelopment, there is no
anticipated negative impacts on the municipal water or wastewater servicing capacity or the surrounding
woodlands.
The Client recognizes that following this request, the subsequent Town of Hanover’s Site Plan Control
process will review the design and layout of the buildings and development including building location,
landscaping, parking, drainage, pedestrian access, etc. to ensure compliance with the Town standards, bylaws, and guidelines. At that time, the servicing, detailed elevations, and detailed site design will be provided
and reviewed by Town staff.
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With regards to the application for a minor variance for relief of Section 12.3 of the Town of Hanover Zoning
By-law to permit additional height and density, it is our professional planning opinion that requested variance
is minor in nature and meets all four tests associated. We believe that the requirements of the Minor Variance
have been demonstrated and would appreciate such consideration by the Committee of Adjustment.
Should you have any question, please contact the undersigned.
Stantec Consulting Ltd.

Amelia Sloan, MCIP, RPP
Phone: 226-926-8794
Amelia.Sloan@Stantec.com
Attachments:

CP-1 Preliminary Site Concept
CP-1 Preliminary Concept with Aerial Base
Sun/Shadow Study

c.c.

Craig Hill, The Avenue Hanover (craig@theavenuehanover.com)
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NOTICE OF A PUBLIC HEARING
CONCERNING A PROPOSED MINOR VARIANCE

TAKE NOTICE that the Committee of Adjustment for the Corporation of the Town of Hanover will hold a
public hearing on:

WEDNESDAY, NOVEMBER 3, 2021 at 5:00 P.M.
in the Winkler Room/Hanover Civic Centre at 341 10th Street, to consider a proposed Minor Variance
Application under Section 45 of the Planning Act, RSO 1990 as amended.
This Minor Variance Application (A3-21) applies to lands located at 651 23rd Avenue and described as Part of
Lot 10, Concession 1, NDR and more specifically described as Part 1 to 3, Reference Plan 16R-11334 in the
Town of Hanover, in the County of Grey.
The purpose of this application is to vary the provisions of Zoning By-law 2912-15 to allow a height extension
and relief from density and parking requirements to construct two 6-storey buildings with 71 units per building
(142 total units) in the Large Format Commercial (C3) Zone to be constructed as per Section 12 Residential
Type 5 (R5) Zone located at 651 23rd Avenue.
Provision - Section 12.3

By-law

Proposed

Building Height
Density
Parking Spaces

Max. 12.0 m
Max. 74 units/ha
Min. 1.5 spaces/unit

Max. 18.0m
Max. 130 units/ha
Min. 1.05 spaces/unit

A Planning Report is available for review at the
Municipal Office, 341 10th Street, Hanover, ON.

KEY MAP

ANY INTERESTED PERSONS can submit
written correspondence via email directly to
dtedford@hanover.ca or mail your comments to
Don Tedford, Secretary-Treasurer, Town of
Hanover, 341 10th Street, Hanover, ON N4N
1P5 by noon on Wednesday, October 27, 2021.
Walmart
ANY INTERESTED PERSONS wanting to
address the Committee of Adjustment at the
public meeting on November 3, 2021, please
note that at this time, the Town of Hanover will
Canadian
Tire
not be allowing the public into the Winkler
Room/Hanover Civic Centre. Members of the
public can speak via electronic means during
SUBJECT PROPERTY
the meeting. If you wish to address the
Committee during the meeting, please contact the Secretary-Treasurer by calling 519.374.5534 by noon on or
before Friday, October 29, 2021. Staff will provide you with the details on how to participate in the meeting. You
can also view the livestream of the meeting at https://us02web.zoom.us/j/84558296374.

All submissions received in writing, and those opinions expressed at the Public Meeting, will be considered
prior to the Committee of Adjustment decision.
ADDITIONAL information relating to the proposed minor variance application may be obtained by contacting
the undersigned.
Dated at the Town of Hanover
this 21st day of October, 2021.

Don Tedford, Secretary/Treasurer
Committee of Adjustment
Town of Hanover
341 10th St. Hanover ON N4N 1P5
t 519.364.2780 | f 519.364.6456 | hanover.ca
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PART “A” (Page 2 of 2)
10. Is the property subject of a current application under the Act: (Please indicate File Number and status of application)
Consent ✔ No
Yes
Plan of Subdivision ✔ No
Yes
Other _______________________
File Number____________________ File Number______________________ File Number______________________
11. Has the subject property ever been the subject of a previous application for relief from the Zoning By-Law?
No
Yes (please indicate File Number and status of application.) unknown
12. DESCRIPTION OF PROPERTY AS SHOWN ON SKETCH
EXISTING
BY-LAW
PROPOSED
PROVISIONS
FRONTAGE (m.)
70.4m
30m
70.4m
DEPTH (m.)
127m
N/A
127m
AREA (m.)
Min 2000 sq m (C3
10974 sq m
10974 sq m
WIDTH OF STREET
N/A
N/A
7m
13. USE OF PROPERTY
EXISTING USE
Length of time Existing Uses of subject land have continued:
vacant
unknown
PROPOSED USE

Residential Use (Apartments)

14. EXISTING USES OF ABUTTING PROPERTIES: residential (N+W); commercial (S); vacant (E)
Yes ✔ No ____________________________
Have you contacted your neighbours regarding this application?
15. ZONING PROVISIONS
EXISTING
BY-LAW
PROPOSED
PROVISIONS
TYPE OF BUILDING/STRUCTURE
N/A
commerical/residential
residential
SETBACK FROM FRONT LOT LINE
N/A
7.5m
7.5m
SETBACK FROM REAR LOT LINE
N/A
10.5m
35.7m
SETBACK FROM SIDE LOT LINE
N/A
7.5m
16.9m
SETBACK FROM SIDE LOT LINE
N/A
7.5m
7.5m
HEIGHT OF BUILDING/STRUCTURE
N/A
12m
18m
DIMENSIONS OR FLOOR AREA
N/A
TBD
TBD
PARKING SPACES
N/A
142 spaces
150 spaces
LOT COVERAGE
N/A
40%
21.6%
N/A
74 uph
130 uph
DENSITY
16. SERVICING - ROAD ACCESS
23rd Ave (Local Road)
COMMON NAME OF ROAD
EXISTING
PROPOSED
✔
a. OWNERSHIP
Municipality
✔
Crown
Ministry of Transportation
County
Private
✔
b. MAINTENANCE
i. Municipality
✔
Unassumed Municipal Road
Ministry of Transportation
County
Private or Right of Way
None
ii.
Seasonal
✔
✔
Year-Round
c. WATER ACCESS:
If the proposed access is by water, please describe the nearest public boat launching and car parking facility.

*
*
*

n/a

How far is it from the property, and what facilities are there?

n/a

Please also show on key plan portion of the sketch map.

d. OTHER ACCESS (Specify)
17. SERVICING - WATER
Water Supplied By:

Municipality
Local Services Board

EXISTING

PROPOSED

✔

✔

EXISTING

PROPOSED

✔

✔

EXISTING

PROPOSED

✔

✔

Private: Well, Lake or Communal (Specify)

18. SERVICING - SEWAGE
Sewage System Supplied By:

Municipality
Local Services Board
Private: Septic, Pit, Chemical (Specify)

19. SERVICING - STORM DRAINAGE
Storm Drainage Supplied By:

Municipality
Sewers
Ditches
Swales

Other: (Specify)
20. OTHER DOCUMENTS (as specified below)
Shadow Study Sketches
_______________________________________
Planning Justification Memo
_______________________________________
Revised Oct.2014
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Conceptual Site Plan
________________________________________
________________________________________
[minvar.appl]

PART “B”
Sketch Accompanying Application
See Information Below denoting requirements.

KEY MAP

N
See attached Conceptual Site Plan

See attached Conceptual Site Plan

The above sketch should include the following:
i. The boundaries and dimensions of the subject land.
ii. The location, size and type of all existing and proposed buildings and structures on the subject land, indicating the
distance of the buildings or structures from the front yard lot line, rear yard lot line and the side yard lot lines.
iii. The approximate location of all natural and artificial features on the subject land and on land that is adjacent to the
subject land that, in the opinion of the applicant, may affect the application. Examples include buildings, railways,
roads, watercourses, drainage ditches, river or stream banks, wetlands, wooded areas, wells and septic tanks.
iv. The current uses on land that is adjacent to the subject land.
v. The location, width and name of any roads within or abutting the subject land, indicating whether it is an unopened
road allowance, a public travelled road, a private road or a right of way.
vi. If access to the subject land is by water only, the location of the parking and docking facilities to be used.
vii. The location and nature of any easement affecting the subject land.
Revised Oct.2014

Page 3 of 4

[minvar.appl]

PART “C”
AFFIDAVIT (This affidavit must be signed in the presence of a Commissioner)
Dated at the ____City of St. Thomas____________________ of _the Municipality of Central
Elgin___________________ this ______28th_ day of __September_________________ , 20 21___.
I/We, ______Amelia Sloan____________________________________ of the __City
_________________________ of _St. Thomas______________ in the County/District/Regional Municipality
of ______Central Elgin_________ , do solemnly declare that all the statements contained in this application
are true, and I/We make this solemn declaration conscientiously believing it to be true, and knowing that it
is of the same force and effect as if made under oath and by virtue of the CANADA EVIDENCE ACT.

DECLARED remotely by Amelia Sloan, Planner Community Development, stated as being located
in the City of St. Thomas, of the Municipality of
Central Elgin, in the Province of Ontario, before me
at the Town of Whitby, in the Regional Municipality
of Durham on this 28th day of September, 2021,
in accordance with O.Reg 431/20 Administering
Oath or Declaration Remotely

}
}
}
}
}
}
}
}

______________________________
Amelia Sloan

______________________________________
Ashley A Pichut, in the Province of Ontario
Being a licensed paralegal, LSO #P06191
Commissioned by video conference

AUTHORIZATION FOR AGENT/SOLICITOR TO ACT FOR OWNER
If this application is made by an agent or solicitor on behalf of the landowner, the owner’s written
authorization must be included. Without such authorization, the application cannot be considered. If
surface and subsurface rights are held by different parties, both signatures are required.

Paul Ricciuto
I/We _______________________________________,
Owner(s) of the lands as described in this application
651 23rd Avenue
Town
Hanover
and known as ________________________________
of the ___________________of
_________________
County
Grey
Amelia Sloan, Stantec
in the ___________________
of _________________
do hereby authorize ___________________________
Consulting Ltd.
__________________________________________________to
act as my Agent/Solicitor for this application.

____________________________________
Signature of Owner(s)

September 27, 2021
_____________________
Date

____________________________________
Signature of Owner(s)

_____________________
Date

Personal information on this form is collected under the authority of the Planning Act, RSO 1990, Chapter P. 13,
as amended, and will be used to assess applications for Minor Variances to the Zoning By-Law for the Town of
Hanover.
Questions about this collection should be directed to the Chief Building Official/Planning
Administrator, Town of Hanover, 341 10th Street, Hanover, Ontario N4N 1P5 Phone (519) 364-2780.
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