
 

 

Topic: Planning Advisory Committee  

Time: April 16, 2025, PM 9 CT 

Join Zoom Meeting 

https://us06web.zoom.us/j/83529723856?pwd=NANSX78yebRJwm4frQPm51dgtqScEx.1 

Meeting ID: 835 2972 3856 

Passcode: 908965 

Phone:  +1 204 272 7920 Canada 

 

 
 
 

 
 

Agenda 
City of Kenora Planning Advisory Committee 

Hybrid Meeting- In-Person and g via Zoom 
Wednesday, April 16, 2025 

6:00 PM (Central Time) 
 

1) Call meeting to order 
2) Declaration of Pecuniary Interest & General Nature Thereof  

• On Today's Agenda 
• From a meeting at which a member was not in attendance. 

3) Additions to the Agenda 
4) Approval of Minutes:  

• Regular Meeting of March 19, 2025 
• Special Meeting of March 28, 2025 

5) Correspondence  
• None 

6) Adjournment requests 
• None 

7) Consideration of Application for Minor Variance 
• D13-25-04 
• D13-25-05 
• D13-25-06 

8) Consideration of Applications for Land Division  
• D10-25-02 

9) Recommendations to Council for Amendments 
• None  

10) Old Business 
• None  

11) New Business 
• None 

12) Other  
• Update OP, Zoning By-law and CIP Review 

13) Adjournment 
 
 
 

 

City of Kenora 

Planning Advisory Committee 

60 Fourteenth Street N., 2nd Floor 

Kenora, Ontario P9N 4M9 

807-467-2292 

https://us06web.zoom.us/j/83529723856?pwd=NANSX78yebRJwm4frQPm51dgtqScEx.1
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Minutes  

City of Kenora Virtual Planning Advisory Committee  
Zoom meeting 

Wednesday, March 19, 2025 
6:00pm (CST) 

Video Recording:  
Present:  
Tara Rickaby Chair  
Robert Bulman    Vice Chair  
Renee Robert Member 
Linda Mitchell    Member 
Keric Funk     Member 
Andrea Campbell    Member (Entered at 6:04 PM) 
Christopher Price    Member 
Janis Pochailo    Director of Planning and Building 
Tara Vader     Associate Planner  
Ryan Haines   Planner 
Melissa Shaw    Secretary-Treasurer 
Nadine Gustavson             Minute Taker 
 
 

I. Call meeting to order: 

The meeting was called to Order by the Chair, Tara Rickaby, at 6:00 PM Central Time, 

and a Land Acknowledgement was provided recognizing the traditional territories of 

Treaty Three First Nations and Metis people. The Chair stated the meeting was being 

recorded and that all participants agree to be recorded by choosing to attend. The Chair 

described the expected protocols and processes to be followed during the meeting. 

 

II. Declaration of Interest by a member for this meeting or at a meeting at which 

a member was not present: None for both 

 

III. Additions to the Agenda: OACA Conference 

 

The Secretary-Treasurer stated that the budget for attendance at the conference 

is $6000.00. The recommendation is for Tara Vader, Tara Rickaby and Linda 

Mitchell to attend. 

City of Kenora 
Planning Advisory Committee 

60 Fourteenth Street N., 2nd Floor 
Kenora, Ontario P9N 4M9 

807-467-2292 
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Carried 

 

Moved by: Robert Bulman            Seconded by: Keric Funk 

In Favour:  7       Opposed:  0          Abstained:  0 

 

IV. Approval of the minutes from previous meetings: 

 

a. That the minutes of the February 19, 2025, regular meeting be approved 

as distributed.  

 

Moved By: Renee Robert    Seconded By: Chris Price 

In Favour: 7  Opposed: 0  Abstained: 0 

 

V. Correspondence before the Committee: None 

 

VI. Adjournment Requests – None 

 

VII. Consideration of Applications for Minor Variance: 

i. D13-25-03 – Joseph, David & Shyla Kubisewsky 

501 / 609 Sixth Avenue S. 

 

Laura Wheatley was present to represent the application. 

Associate Planner, Tara Vader, presented the Planning Report, which addressed both 

the Application for Minor Variance and Consent D07-25-01. 

Purpose of Application: The proposed severance is to create one new residential lot, 

separating the two existing single-family dwellings on the subject property onto 
their own lots.  
 
The Effect of Approval: This application proposes to reduce the minimum lot area by 

190 m² to permit a minimum lot area of 260 m² which would apply to the proposed 

severed and retained lands. 

 

Public in favour of the application: 0 

Public in opposition of the application: 0 

Letters in Favour: 0 

Letters in Opposition: 0 

Questions or comments from the Committee: 
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Renee Robert asked if it was an unusual occurrence to have a property that has two (2) 

dwellings on it. 

Janis Pochailo stated that this situation took place in the distant pass and back then it 

was not uncommon.  

Decision: That the Planning Advisory Committee approves application D13-25-03 to 

to seek relief from the City of Kenora By-law 101-2015, Section 4.1.3 (b) be approved 

to permit a minimum lot area of 260 m². 

1. This variance shall apply to the severed and retained lands of consent 
application D10-25-01. 

 

Moved By: Robert Bulman Seconded By:  Renee Robert 

In favour:  7  Opposed:  0  Abstained: 0 

Approved 

The Secretary-Treasurer indicated that the Applicant received approval from the 

Committee and identified the appeal period and stipulations that must be followed prior 

to the application being able to receive a building permit. 

VIII. Consideration of Applications for Land Division: 

a. D10-25-01 – Joseph, David & Shyla Kubisewsky 

501 / 609 Sixth Avenue S.  

 

Purpose of Application: This consent application is for the creation of one new lot. The 

application proposes to sever the subject property which contains two existing single-

family dwellings. 

The Effect of Approval: The severance would result in each single-family dwelling 

being on their own lot. 

 

Public in favour of the application: 0 

Public in opposition of the application: 0 

Letters in Favour: 0 

Letters in Opposition: 0 

Questions or comments from the Committee: None (were asked in item #7) 

Decision: That application D10-25-01 for consent for lot severance on property located at 

501/609 Sixth Avenue South, and legally described as PCL 13378 SEC DKF; LT 121 PL 

M38, PIN: 42166-0139; is approved and provisional Consent be granted, subject to the 

following: 
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Expiry Period 

1. Conditions imposed must be met within two years of the date of notice of decision, 

as required by Section 53(41) of the Planning Act, RSO 1990, as amended. If 

conditions are not fulfilled as prescribed within tow years, the application shall be 

deemed to be refused. Provided the conditions are fulfilled within two years, the 

application is valid for three years from the date of notice of decision. 

Survey/Reference Plan 

2. Provide to the satisfaction of the City: 
a. A survey showing the lot lines of the severed parcel, and 

b. A reference plan based on an approved survey. 
3. One original copy and one PDF copy of the reference plan of survey, bearing 

the Land Registry Office registration number and signatures as evidence of 

deposit therein, and illustrating the parts(s) to which the consent approval 
relates, which must show in general the same area and dimensions as the 

sketch forming part of the application be provided. 

 

Zoning 

4. Where a violation of any City Zoning by-law is evident, the appropriate minor 
variance or rezoning be obtained to the satisfaction of the City. 

5. That Minor Variance application D13-25-03 is approved permitting a minimum 
lot area of 260 m² for the severed and retained lots. 

 

 

City Requirements 

6. That the payment of any outstanding taxes, including penalties and interest 

(and any local improvement charges if applicable) shall be paid to the City of 
Kenora. 

7. The original executed Transfer/Deed of Land form, a duplicate original and one 

photocopy for City records be provided for each parcel. 
8. A Schedule to the Transfer/Deed of Land form on which is set out the entire 

legal descriptions of the PINs in question and containing the names of the 
parties indicated on page 1 of the Transfer/Deed of Land form to be provide 
for each parcel. 

 

9. Prior to endorsement of the deeds, the Secretary-Treasurer shall receive a 
letter, from the owner or the owner’s Agent/Solicitor, confirming that 
conditions 1 through 7 have been fulfilled. Clearance from the City of Kenora 

and external agencies as required are to be included. 

 

Reasons for Decision: The Committee has evaluated the consent application based 

on the City of Kenora Official Plan (2015), Zoning By-law No. 101-2015 as amended, 
the provisions of section 51(24) of the Planning Act and the Provincial Planning 
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Statement, 2024 (PPS) Section 2.2 contains policies relating to Housing. Specifically, 
2.2.1 c) states that Planning authorities shall provide for an appropriate range and 

mix of housing options and densities to meet projected needs of current and future 
residents of the regional market area by promoting densities for new housing which 

efficiently use land, resources, infrastructure and public service facilities, and support 
the use of active transportation. Additionally, the PPS direct that settlement areas 
shall be the focus of growth and development. As this application is an efficient use 

of land and infrastructure, and is located within the settlement area, it is supported 
by these policies of the PPS. 

 

Approved 

Moved By: Renee Robert Seconded By: Keric Funk 

In favour: 7  Opposed: 0  Abstained: 0 

The Secretary-Treasurer indicated that the Applicant received approval from the 

Committee and  -identified the appeal period and stipulations that must be followed prior 

to the application being able to receive a building permit. 

Chair, Tara Rickaby asked Andrea Campbell if she had any conflicts of interest as she 

entered the meeting late. 

Andrea Campbell stated that she did not.  

 

IX. Recommendations to Council for Zoning By-law Amendment: 

 

• None 

 

X. Old Business: 

a. None 

 

XI. New Business: 

a. None 

 

XII. Other 

a. Update OP, Zoning By-law and CIP Review 

Janis Pochailo stated that they had 50 people sign in to the open house and that there 

were a lot of questions asked. They also received lots of great feedback from the public 

that were present.  

 

Janis also reminded the Committee that there is presently a survey being conducted on 

the City of Kenora Website and that so far, the City had received 200 responses. 
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Janis informed the Committee that a PAC Special Meeting was being held on Friday, 

March 28th, 2025, at Noon via Zoom to discuss the Committee questions pertaining to the 

new Terms of Reference. 

 

 

ix.  Adjournment: 

Motion for adjournment.  Moved By: Member Keric Funk  

In Favour: 7                  Opposed: 0                     Abstained: 0 

Meeting Adjourned at 6:23 PM. 

*Please refer to PAC Meeting Video for full details of all questions and responses. 

 Kenora Planning Advisory Committee Meeting March 19, 2025 (youtube.com)  

https://youtu.be/Cv8b_4EhWOc  

 

 

Minutes of the Kenora Planning Advisory Committee meeting, March 19, 2025 are 

approved as of April 16, 2025. 

 

 

 

 

Chair, Tara Rickaby 

 

 

 

 

Secretary-Treasurer, Melissa Shaw 

 

 

 

 

 

https://youtu.be/Cv8b_4EhWOc
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Minutes  

City of Kenora Virtual SPECIAL Planning Advisory Committee  
Hybrid meeting 

Friday, March 28, 2025 
12:00pm (CST) Via Zoom 

Video Recording:  
Present:  
Tara Rickaby Chair   
Renee Robert Member 
Keric Funk     Member 
Christopher Price    Member 
Janis Pochailo    Director of Planning and Building 
Melissa Shaw    Secretary-Treasurer 
Nadine Gustavson             Minute Taker 
 
Regrets: Robert Bulman and Linda Mitchell 
 

i. Call meeting to order: 

The meeting was called to Order by the Chair, Tara Rickaby, at 12:00 PM Central Daylight  

Time, and a Land Acknowledgement was provided recognizing the traditional territories 

of Treaty Three First Nations and Metis people. The Chair stated the meeting was being 

recorded and that all participants agree to be recorded by choosing to attend. The Chair 

described the expected protocols and processes to be followed during the meeting. 

 

At 12:02 PM Committee Member Andrea Campbell entered meeting via zoom. 

 

ii. Declaration of Interest by a member for this meeting or at a meeting at which 

a member was not present:  

On Today’s Agenda: None 

From at meeting at which a member was not in attendance: None 

 

iii. Adjournment Requests: None 

 

iv. Consideration of Applications for Minor Variance: None  

 

v. Consideration of Applications for Land Division: None 

City of Kenora 
Planning Advisory Committee 

60 Fourteenth Street N., 2nd Floor 
Kenora, Ontario P9N 4M9 

807-467-2292 
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vi. Recommendations to Council for Amendments: None 

 

vii. Old Business: None 

 

viii. New Business: 

1) DRAFT Planning Advisory Terms of Reference 

Opening statements made by Janis Pochailo: In the fall of 2024, Council 

directed Administration to do a comprehensive review of By-law #74-2021, 

which is a by-law to establish Terms of Reference and Rules of Order and 

Procedure for the City of Kenora Planning Advisory Committee. This review 

revealed several procedure challenges as well as inconsistencies with By-law 

#77-2016 being a By-law for Consent, Subdivision and Condominium 

delegation and approval under the Planning Act.  

 

Proposed changes by Administration include: 

1. The removal of Planning Advisory Committees responsibility to 

make Council recommendations for Zoning By-laws and Official 

Plan Amendments. 

 

It was recommended that the Planning and Building Department 

conducts a traditional open house, as deemed appropriate (under 

the Planning Act, an open house is optional for zoning or official 

plan amendments) and present their recommendations directly to 

Council of the City of Kenora at a Public Meeting. That PAC would 

be renamed as the City of Kenora Committee of Adjustment and 

Property Standards Committee. 

 

2. That the Approval of Plans of Subdivision and Condominiums be 

delegated to the Director of Planning and Building Services. 

 

At present the City of Kenora does not have a City Planner. It is 

therefore recommended that By-law #77-2016 be amended, 

thereby delegating the approval of Plans of Subdivision and 

Condominiums to the Director of Planning and Building Services 

and remove reference to these responsibilities from the COA 

terms of reference. 

 

3. That clarification of the procedures for the consideration of 

amended applications was needed.  

 

It is recommended that that the City of Kenora adopt the same 

procedure as the Ontario Land Tribunal as follows: 
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The Committee may consider an amended application for a 

consent or variance after the statutory public meeting. The 

Committee will determine whether the amended application 

addresses concerns raised by the  public or public agencies at 

the statutory public meeting. If it lessens the impacts of concerns 

raised by the public or public agencies at the statutory public 

meeting, the Committee may proceed to render its decision 

without further public notice and circulation of materials. If the 

amended application does not address or increases the impacts 

of concerns raised by the public or public agencies at the 

statutory meeting, the Committee will issue fresh notice and 

circulate the amended application materials for a further public 

meeting prior to deliberating on and rendering a decision. 

  

4. That various housekeeping changes were needed to both by-

laws to eliminate duplication, make corrections and clarify current 

processes. 

 

The Planning Advisory Committee reviewed and provided input 

on the proposed changes to the PAC Terms of Reference. 

 

Suggested Changes by Committee Members: 

 

Chris Price asked for an amendment to Section 15.0 to receive Honorarium 

before Christmas, after the December meeting. That there was no mention of 

a dress code. That all meetings should have a Chair.  

 

Janis Pochailo stated that under the new Terms of Reference Section 2.50 

states “Should the Vice-Chair also be unavailable for a meeting or hearing, the 

remaining Members will appoint a Chair at the outset of the meeting, should 

they have quorum to proceed.” 

 

Tara Rickaby commented that the Committee was presiding in accordance with 

the Planning Act which states all meetings must have a Chair. 

 

15.0 – Honorarium 

15.10 – An honorarium for Committee Members shall be established by 

Council. Payment of the honorarium shall be twice annually, after the June 

meeting and after the December meeting. 

 

Requested an amendment to Section 4.0 – Regardless of retirement and 

including Members not returning or not reappointed. 
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4.40 – Retiring Members will receive a letter of appreciation on behalf of the 

Mayor and City Council at the end of their term if they are not reappointed, or 

if they voluntarily retire from their position on the Advisory Committee. 

 

Tara Rickaby: Stated that she needed to leave the meeting at 12:50 PM and 

that Member Renee Robert would then chair the remainder of the meeting.  

 

Renee Robert asked how the key changes that had been highlighted, were 

reflected in the Terms of Reference? 

 

Janis Pochailo said that the previous by-law had the Committee as an Advisory 

Committee which by changing the name, made them no longer an Advisory 

Committee. 

 

Tara Rickaby requested that in accordance with Committee Member 

identification cards, provided by the City of Kenora, that they should: 

1) Amend the name of the Committee on the card, and 

2) Identify the need for Committee Members identification being used 

during site visits in the Terms of Reference. 

      

Tara Rickaby also suggested that: 

1)  Pertaining to Section 7.70 that the comment “The Planning Staff shall 

put forward a motion to the Committee Members for a decision as 

per Section 11.0” be added. 

2) That under Section 2.0 – Roles and Responsibilities: Add: Committees 

of Adjustment operate on a “quasi-judicial” basis, meaning “like a court 

of law” only in a less formal setting. This means that the Committee 

Members are under an obligation to hear and consider all available 

evidence when rendering a decision. She suggested using the definition 

provided by OACA. 

3) Add right after the numbering in Section 12.30 Minor Variance -  

“Committee may approve, refuse or defer applications.” 

4) That Section 19.0 – that this section be reviewed and amendments be 

made to the description of duties of Secretary-Treasurer, Deputy 

Secretary-Treasurer and Minute Taker roles. 

5) That Section 9.0 be amended to read “ are still TO be required.”   

 

At 12:48 PM Chair Tara Rickaby left the meeting and Committee Member Renee Robert 

now presided over the remainder of the meeting.  

 

Decision: Resolved that the Planning Advisory Committee as established under By-law 

74-2021 recommends an amended Terms of Reference and Rules of Order and 

Procedure for the City of Kenora Committee of Adjustment and Property Standards 
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Committee; and further supports the delegation of Approval of Plans of Subdivision and 

Condominium to the Director of Planning and Building Services. 

 

Approved 

 

Moved by: Keric Funk             Seconded by: Andrea Campbell 

In Favour:  4           Opposed:  0              Abstained:  0 

 

The Secretary-Treasurer indicated that it was resolved that the Planning Advisory 

Committee as established under By-law 74-2021 recommends an amended Terms of 

Reference and Rules of Order and Procedure for the City of Kenora Committee of 

Adjustment and Property Standards Committee; and further supports the delegation of 

Approval of Plans of Subdivision and Condominium to the Director of Planning and 

Building Services.  

 

ix.  Adjournment: 

Motion for adjournment.  Moved By: Member Chris Price 

In Favour:   4            Opposed: 0               Abstained:  0 

Meeting Adjourned at 12:52 PM. 

*Please refer to PAC Meeting Video for full details of all questions and responses. 

Kenora Planning Advisory Committee Special Meeting March 28, 2025 (youtube.com)  

https://youtu.be/Cv8b_4EhWOc  

Minutes of the Kenora Planning Advisory Committee meeting, March 28, 2025 are 

approved as of April 16, 2025. 

 

 

 

 

Chair, Tara Rickaby 

 

 

 

 

Secretary-Treasurer, Melissa Shaw 

 

https://youtu.be/Cv8b_4EhWOc


                                  

 
 
 

 
 

THE CORPORATION OF THE CITY OF KENORA 
PLANNING ADVISORY COMMITTEE 

NOTICE OF COMPLETE APPLICATION AND PUBLIC HEARING 
Section 45 of the Planning Act, RSO 1990 

 
TAKE NOTICE that the City of Kenora Planning Advisory Committee (PAC) will hold a regular 
meeting on April 16th, 2025, at 6 p.m. 
 
As part of the meeting, PAC will consider a proposed Minor Variance under Section 45 of the 
Planning Act (RSO 1990), as described below and shown on the attached map. 
 
FILE(s): D13-25-04 
LOCATION: 342 Bruckenberger Road 

 
PURPOSE AND EFFECT 
This minor variance application is seeking relief from the City of Kenora Zoning By-law 101-2015 to 
permit a sleep cabin with a 6 m front yard setback. 
The application is seeking relief from Section 4.5.3 (k) which requires a minimum front yard (yard 
abutting the waterway) of 20 m for waterfront lots. The application proposes to reduce the 
minimum front yard by 14 m to permit a 6 m minimum front yard setback for a sleep cabin. The 
minor variance would enable the lawful permitting of the unpermitted structure. 
The subject property is designated Rural Area in the City of Kenora Official Plan and zoned ‘RR’ 
Rural Residential Zone in the City’s Zoning By-law. 

 
PAC           When: Wednesday, April 16th, 2025, at 6:00 p.m. (CST) 
Meeting Location: Training Room, Operations Centre 

60 Fourteenth Street North, 2nd Floor, Kenora, ON 
 

Members of the public interested in attending the meeting may attend in person, or via Zoom 
Meeting at: https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx. For 
the link to join the meeting please access the agenda under the Agenda and Minutes section. 
 
PUBLIC MEETING 
We want to hear from you! If you have comments, email them to us at planning@kenora.ca or send 
them by regular mail to the address below, and quote File Number: D13-25-04. You may also 
attend the PAC meeting and speak or simply observe. Written comments must be submitted by 
4:30 p.m. on Wednesday, April 9th, 2025. 
 
FAILURE TO ATTEND 
If you do not attend the hearing, it may proceed in your absence and, except as otherwise provided 
in the Planning Act, you will not be entitled to any further notice in the proceedings. 
 
NOTICE OF DECISION 
If you wish to be notified of the decision of the Planning Advisory Committee in respect of this 
application, you must submit a written request to the Planning Advisory Committee via email to 
planning@kenora.ca. 
 
ADDITIONAL INFORMATION 
Additional information relating to the proposed minor variance is available through the Planning 
Department, for further information please email: planning@kenora.ca and quote File Number 
D13-25-04. 
 
Dated at the City of Kenora this 20th day of March, 2025. 
Tara Vader, Associate Planner, 60 Fourteenth St N, 2nd Floor, Kenora, ON 
P9N 4M9, Phone: 807-467-2152, email: tvader@kenora.ca. 
 
 
 
 
 
 

https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx
mailto:planning@kenora.ca
mailto:planning@kenora.ca
mailto:tvader@kenora.ca


 
 
 
Figure 1. Location Map (Kenora GIS 2022) 

 



















1

Tara Vader

From: Aaron Brown <aarondouglasbrown@gmail.com>
Sent: Friday, April 4, 2025 10:05 AM
To: Tara Vader
Subject: Fwd:

Follow Up Flag: Follow up
Flag Status: Flagged

Ms. Vader.  
 
Please see attached my email to my contractor dated March 29 2024.  
 
This is me enquiring that all permits for this build were acquired.  
 
I feel this is important as part of minor variance application to further show I was not trying to be 
malicious in my building of this structure.  
 
I note the meeting is April 16.  
 
 
 
Aaron Brown.  
 
---------- Forwarded message --------- 
From: Aaron Brown <aarondouglasbrown@gmail.com> 
Date: Fri, Mar 29, 2024 at 10:19 AM 
Subject: Re: 
To: Jeremy Schwartz <revolution4@hotmail.com> 
 

Jeremy.  
 
Thank you for the update.  
 
We will send a cheque on Tuesday (I believe Monday is a holiday for the postal service) as this is beyond 
what our e-transfer can send.  
 
A timeline of May weekend is perfect as we have no renters before that. Our first renter so far is June so 
there is leeway so to speak.  
 
Just confirming that all permits (if required) are acquired and the conversation around the electrical 
work. Just making sure as I left that conversation a bit confused. That it will be done and arranged by 
you? 
 
Aaron.  
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On Fri, Mar 29, 2024 at 3:17 AM Jeremy Schwartz <revolution4@hotmail.com> wrote: 
Hi Aaron. We are hoping to start framing the floor week after next. Would you be able to transfer the 
funds for materials. I like to get all the material amounts up front so I can purchase items as we need. I 
keep it in a seperate account dedicated to your job. The material amount including HST is 48,903. I 
assume this is too large of an amount to e transfer. Perhaps you could mail a check? My account will let 
me deposit large checks without them needing to be certified. Check would be made out to Jeremy 
Schwartz. Mailing address  
Site 14, Box 94, RR1 
Keewatin, ON 
P0X 1C0. 
 
If you have other questions give me a call. We will communicate frequently once the job begins. Is there 
a certain timeline you were hoping to have us finished by for your renters? I imagine we would be mostly 
finished up by may long. But I cannot guarantee anything. Weather and other factors sometimes stretch 
jobs longer. But the brunt of the work would be done by that point. I have my uncle scheduled to mud 
and tape the drywall mid May.  
 
Get Outlook for Android 
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THE UNDERSIGNED HAS REVIEWED AND TAKES 
RESPONSIBILITY FOR THE DESIGN, AND HAS THE 
QUALIFICATIONS AND MEETS THE REQUIRMENTS SET 
OUT IN THE ONTARIO BUILDING CODE TO DESIGN THE 
WORK SHOWN ON THE ATTACHED DOCUMENTS. 

It is proposed that this work be done on a fixed fee basis for $12,500.00 not inclusive of applicable taxes. Invoices 
will be issued based on the progress of work completed.  

I hope you find the above proposal acceptable. Please don’t hesitate to contact me with any questions you may 
have. I look forward to working with you toward the successful completion of the project.  

Regards, 

Tim Fleury, 

Principle Designer I Owner I MMAH Qualified Designer

QUALIFICATION INFORMATION
INDIVIDUAL BCIN 115439 (TIM FLEURY)

REGISTRATION INFORMATION
FIRM BCIN 119389

SIGNATURE:_______________________
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GENERAL NOTES
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THE UNDERSIGNED HAS REVIEWED AND TAKES 
RESPONSIBILITY FOR THE DESIGN, AND HAS THE 
QUALIFICATIONS AND MEETS THE REQUIRMENTS SET 
OUT IN THE ONTARIO BUILDING CODE TO DESIGN THE 
WORK SHOWN ON THE ATTACHED DOCUMENTS. 

It is proposed that this work be done on a fixed fee basis for $12,500.00 not inclusive of applicable taxes. Invoices 
will be issued based on the progress of work completed.  

I hope you find the above proposal acceptable. Please don’t hesitate to contact me with any questions you may 
have. I look forward to working with you toward the successful completion of the project.  

Regards, 

Tim Fleury, 

Principle Designer I Owner I MMAH Qualified Designer

QUALIFICATION INFORMATION
INDIVIDUAL BCIN 115439 (TIM FLEURY)

REGISTRATION INFORMATION
FIRM BCIN 119389

SIGNATURE:_______________________
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GENERAL NOTES
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3.

UPNORTH DESIGN CO. WAS RETAINED TO DO A 
REVIEW AND DOCUMENT THE EXISTING BUNKIE 
FOR THE PURPOSES OF OBTAINIGN A BUIODNG 
PERMIT. UPNORTH DESIGN DID NOT REVIEW THE 
CONSTUCTION OF THE BUILDING. 

ITEMS IN RED ARE NEW WORK TO BE COMPLETED 
BY THE OWNER/CONTRACTOR.

IT IS THE RESPONSIBILITY OF THE 
OWNER/CONTRACTOR TO ENSURE THE WORK 
CARRIED OUT IS IN CONFORMANCE WITH THE 
OBC.



To: City of Kenora Planning Advisory Committee 
From: Tara Vader, Associate Planner 
Date: April 11th, 2025 
Re: Minor Variance Application – File D13-25-04 
 Location:  342 Bruckenberger Road 
 Owner/Applicant:  Aaron Brown (0838392 BC Ltd) 

 
 

RECOMMENDATION 
It is staff’s opinion that the proposed variance does not meet the intent of the City of Kenora 
Official Plan (OP), does not maintain the general intent and purpose of the Zoning By-law, 
and is not considered to meet the four tests of a minor variance as outlined in Section 45(1) 
of the Planning Act. As a result, it is recommended that this application for minor variance, 
to permit a reduced front yard setback of 6 m for a sleep cabin on a waterfront lot, be 
refused. 
 
INTRODUCTION 
The purpose of this minor variance application is to seek relief from the City of Kenora Zoning 
By-law 101-2015 to permit a sleep cabin with a 6 m front yard setback. The application is 
seeking relief from Section 4.5.3 (k) which requires a minimum front yard (yard abutting the 
waterway) of 20 m for waterfront lots. The application proposes to reduce the minimum front 
yard by 14 m to permit a 6 m minimum front yard setback for a sleep cabin. 
 
The sleep cabin was constructed in 2024 without a building permit. The City of Kenora 
Building Department issued a stop work order and requested that the structure be lawfully 
permitted. During the zoning review of the building permit process, the sleep cabin was 
identified as being located within the required 20 m front yard. The applicant confirmed that 
the sleep cabin is located 6 m from the waterbody. The minor variance is required to enable 
the building permit to be approved. 
 
The subject property is used for residential purposes and has access via Bruckenberger 
Road. The site is serviced by private on-site water and sewage services. The subject lands 
are approximately 2 acres. 
 
REVIEW 
 
AGENCY/PUBLIC COMMENTS 
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City Staff 
City staff made the recommendation to ensure that storm runoff quantity and quality from 
the site directed to the lake do not have any adverse impacts on the lake. 
 
Agency 
The MNR had no concerns with the application. No comments were received from other 
agencies. 
 
Public 
No comments were received from members of the public at the time of report submission. 
 

Figure 1. Location Map (Kenora GIS 2022) 

 
 
PLANNING REVIEW 
 
The subject property is designated Rural Area in the City of Kenora Official Plan and zoned 
“RR” Rural Residential Zone in the City’s Zoning By-law. 
 
In considering an application of minor variance, Section 45(1) of the Planning Act gives 
authority of granting minor relief from the provision of the Zoning By-law to the Committee 
of Adjustment. Such relief can only be granted if the application satisfies the four tests. To 
be approved the requested variance must: 

1. Maintain the general intent of the Official Plan, 
2. Maintain the general intent and purpose of the Zoning By-law, 
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3. Be desirable for the appropriate development or use of the land, building or structure, 
and 

4. Be minor. 
 
The requested variance is recommended for refusal because it does not maintain the 
general intent of the City of Kenora Official Plan (OP), does not maintain the general intent 
and purpose of the Zoning By-law, and is not considered minor. 
 
Does the variance maintain the intent of the Official Plan? 
The City of Kenora Official Plan (OP) Section 2.2.2 contains objectives for Principle 2 – 
Natural Environment. The OP lists one of the objectives to limit shoreline development. The 
OP Section 4.8.3 contains policies for Residential Development in the Rural Area. 
Specifically, that development shall preserve rural character and the scenic quality of the 
rural landscape and shall avoid densities more appropriately found in the settlement area. 
As this application is proposed to encroach on the setback along the shoreline, it does not 
maintain the intent of these policies of the OP. 
 
Does the variance maintain the intent and purpose of the Zoning By-law? 
The City of Kenora Zoning By-law No. 101-2015 contains specific provisions for the “RR” 
Rural Residential zone. The RR zone allows for the development of low density single-
detached, seasonal or permanent housing and compatible uses in a rural setting. 
 
This application is seeking to permit a minimum front yard of 6 m for a sleep cabin. This is a 
relief request of 14 m from the permitted 20 m. The unpermitted sleep cabin was 
constructed within the required 20 m front yard which results in the requirement for this 
minor variance to enable lawful permitting of the structure. The 20 m front yard setback is 
from the lake. This setback is required from watercourses, waterbodies, and shore reserves. 
The minimum setbacks are required to be provided to provide a margin of safety from 
hazards associated with flooding and unstable slopes and to help protect the environmental 
quality of watercourses and water bodies. This application seeking a 6 m front yard for a 
sleep cabin does not maintain the intent of protecting the environmental quality of 
watercourses and water bodies. 
 
Is the application desirable for the appropriate development of the land, building or 
structure? 
The proposed variance will enable a sleep cabin with a 6 m front yard, which is a permitted 
use. The proposed variance enables the unpermitted sleep cabin to be lawfully permitted, 
which is desirable for the appropriate development of the land. 
 
Is the variance minor? 
The requested relief is to permit a sleep cabin with a 6 m setback, a total relief request of 14 
m. The proposed variance is also expected to have an impact on the environmental quality 
of the waterbody. It is not expected to impact on the ability of adjacent neighbours to utilize 
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their properties for permitted uses. The variance is not considered minor in nature and 
impact due to the relief request of 14 m and the impact on the waterbody. 
 
 
 
Provincial Policy Statement 
The Provincial Planning Statement, 2024 (PPS) promotes development on rural lands that 
can be sustained by rural service levels. The sleep cabin is proposed to be sustained by on-
site services in the rural area, it is consistent with this policy of the PPS. 
 
Figure 2. Site plan (provided by applicant) 

 
 
 
Recommendation 
 

As a result, it is recommended that minor variance application D13-25-04 to seek relief from 
the City of Kenora Zoning By-law 101-2015, Section 4.5.3 (k) be refused. 
 
Should the Planning Advisory Committee consider approving this application for minor 
variance, the following conditions are recommended: 

1. That a Site Plan Control application be submitted and approved for the sleep cabin 
prior to the issuance of a Building Permit. 

2. That any additional studies deemed required to support the Site Plan Control 
application and review be submitted. 
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Tara Vader          April 11th, 2025 

Associate Planner 
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THE CORPORATION OF THE CITY OF KENORA 
PLANNING ADVISORY COMMITTEE 

NOTICE OF COMPLETE APPLICATION AND PUBLIC HEARING 
Section 45 of the Planning Act, RSO 1990 

 
TAKE NOTICE that the City of Kenora Planning Advisory Committee (PAC) will hold a regular 
meeting on April 16th, 2025, at 6 p.m. 
 
As part of the meeting, PAC will consider a proposed Minor Variance under Section 45 of the 
Planning Act (RSO 1990), as described below and shown on the attached map. 
 
FILE(s): D13-25-05 
LOCATION: Unaddressed property on Airport Road (see location map) 

 
PURPOSE AND EFFECT 
This minor variance application is seeking relief from the City of Kenora Zoning By-law 101-2015 to 
permit two driveways with a width of 36.6 m. 
The application is specifically seeking relief from Section 3.12.2 which requires the width of any 
ingress or egress driveway along any street not be more than 9 m or less than 7.5 m. The 
application proposes to increase the width of two driveways, to a maximum width of 36.6 m, which 
is a relief request of 27.6 m. 
The subject property is designated Residential Development Area in the City of Kenora Official Plan 
and the eastern part of the property is zoned ‘HC[61]’ Highway Commercial Exception Zone - 
permits the establishment of a bulk fuel sales and handling facility, including a warehouse, office 
space, “card lock” and fuel storage; the western part of the property is zoned ‘R2(h)’ Residential – 
Second Density Zone with a holding provision. 

 
PAC           When: Wednesday, April 16th, 2025, at 6:00 p.m. (CST) 
Meeting Location: Training Room, Operations Centre 

60 Fourteenth Street North, 2nd Floor, Kenora, ON 
 

Members of the public interested in attending the meeting may attend in person, or via Zoom 
Meeting at: https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx. For 
the link to join the meeting please access the agenda under the Agenda and Minutes section. 
 
PUBLIC MEETING 
We want to hear from you! If you have comments, email them to us at planning@kenora.ca or send 
them by regular mail to the address below, and quote File Number: D13-25-05. You may also 
attend the PAC meeting and speak or simply observe. Written comments must be submitted by 
4:30 p.m. on Wednesday, April 9th, 2025. 
 
FAILURE TO ATTEND 
If you do not attend the hearing, it may proceed in your absence and, except as otherwise provided 
in the Planning Act, you will not be entitled to any further notice in the proceedings. 
 
NOTICE OF DECISION 
If you wish to be notified of the decision of the Planning Advisory Committee in respect of this 
application, you must submit a written request to the Planning Advisory Committee via email to 
planning@kenora.ca. 
 
ADDITIONAL INFORMATION 
Additional information relating to the proposed minor variance is available through the Planning 
Department, for further information please email: planning@kenora.ca and quote File Number 
D13-25-05. 
 
Dated at the City of Kenora this 20th day of March, 2025. 
Tara Vader, Associate Planner, 60 Fourteenth St N, 2nd Floor, Kenora, ON 
P9N 4M9, Phone: 807-467-2152, email: tvader@kenora.ca. 
 
 
 

https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx
mailto:planning@kenora.ca
mailto:planning@kenora.ca
mailto:tvader@kenora.ca


 
 
Figure 1. Location Map (Kenora GIS 2022) 
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SITE PLAN STATISTICS
MORGAN FUELS
PARCEL 14151 AIRPORT ROAD,
KENORA, ON
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A ISSEUD FOR COMMENT 2024-12-17



 
To: City of Kenora Planning Advisory Committee 
From: Ryan Haines, Planner 
Date: April 11, 2025 
Re: Minor Variance Application – File D13-25-05 
 Location: Unaddressed property on Airport Road (see location map) 
 Address: Unaddressed 
 Owner/Applicant: Morgan Fuels 

 
 

Please note this report is prepared without the benefit of input from the public as may be 
obtained through the public meeting. The Planning Advisory Committee should carefully 
consider any comments and/or concerns expressed at the public meeting prior to making 
their decision on this application. 
 
RECOMMENDATION 
That Minor Variance Application File No. D13-25-05, requesting relief from Section 3.12.2(d) 
of the City of Kenora Zoning By-law No. 101-2015 to permit a driveway width of 11.5 metres 
along the street line (where a maximum of 9.0 metres is permitted), be approved, subject to 
the implementation of enhanced landscape buffering along the frontage to mitigate any 
associated visual and compatibility impacts. 
 
INTRODUCTION 
Morgan Fuels has applied for a minor variance to support its proposed bulk fuel handling 
facility located at Parcel 14151 Airport Road. The variance pertains to the maximum 
allowable driveway width as regulated by Section 3.12.2(d) of Zoning By-law No. 101-2015, 
which states: 
 
“3.12.2 Automobile Service Stations 
Notwithstanding any other provisions of this By-law, where Automobile Service Stations and 
Gas Bars are permitted in Commercial Zones, the following provisions apply: 
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d) The width of any ingress or egress driveway along any street line shall not be more than 
9.0 metres or less than 7.5 metres.” 
 
The application proposes two separate entrance driveways: 

• The eastern driveway width at the street line is proposed to be 11.5 metres wide. 
• The western driveway width at the street line is proposed to be 10.5 metres wide. 

These driveway widths are requested to accommodate the safe ingress and egress of large 
fuel transport vehicles, given the operational needs of the proposed cardlock and fuel 
storage facility. 
 
Figure 1. Location Map (Kenora GIS 2024) 

 
 
SITE CONTEXT 

• Official Plan Designation: Residential Development Area 
• Zoning: HC[59] – Highway Commercial, Exception Zone 
• Lot Area: Approximately 3.0 ha (7.4 acres) 
• Current Use: Under development for commercial fuel distribution and cardlock 

services 
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Figure 2. Site Plan (provided by the applicant)  

 
 
NEIGHBOURING/ADJACENT OFFICIAL PLAN DESIGNATIONS, ZONING AND USES 
The Official Plan designation for the subject property in addition to all of the adjacent and 
neighouring properties with frontage along the Airport Road is Residential Development 
Area. Residential Development Areas have been established to meet the needs of new 
residential development in the City to 2031.  
 
The properties within 500 m of the subject lands that do not have frontage on the Airport 
Road have an Official Plan designation of Rural.  Rural Areas include a variety of agricultural, 
residential, industrial, commercial, recreational, tourism and open space uses. 
 
Current zoning designation for properties adjacent to and/or within 500 m of the subject 
lands include Rural (RU), Rural Residential (RR), Residential-First Density (R1), Light 
Industrial (ML), Institutional (I), and Extractive Industrial (MX) as shown in Figure 2. There are 
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two Light Industrial (ML) properties, one is currently home to an excavating and logging 
business located on Tetroe Road and the other is located on Airport Road and is owned by 
Transport Canada and this site was historically part of airport operations (tower site). The 
one Institutional zone property is currently a Place of Worship. 
 
AGENCY/PUBLIC COMMENTS 
City Staff 
No comments or concerns were received from City staff regarding the application. 
Agency 
The MNR had no concerns with the application. No comments were received from other 
agencies. 
Public 
A member of the public expressed concern that the subject property, formerly part of a 
residential area, is now functioning as a Heavy Industrial site and that the proposed minor 
variance to expand driveway widths would intensify its industrial appearance. They 
recommended maintaining standard driveway widths and requiring landscape buffering, 
such as trees and shrubs, along Airport Road to preserve the rural residential character of 
the area. 
 
Figure 3. Zoning Designations of Subject Lands and Surrounding Properties 
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PLANNING INTERPRETATION: "STREET LINE" AND ACCESS WIDTH 
In interpreting the regulation, the “street line” refers to the lot line where the subject 
property abuts the public right-of-way (Airport Road)—a standard understanding in land 
use planning and zoning administration. This is consistent with the intent of Section 
3.12.2(d), which is to regulate how much of the lot frontage is allocated to access, ensuring 
safe design, manageable vehicle-pedestrian interactions, and opportunities for 
landscaping. 
 
While the term “driveway throat” is not used in the Zoning By-law, the Transportation 
Association of Canada (TAC) defines the throat as: 
 
"The portion of a driveway extending into a site from the roadway, typically measured at the 
lot line or street line." 
— TAC Geometric Design Guide for Canadian Roads (2017) 
 
This supports the interpretation that the intent of Section 3.12.2(d) is to regulate driveway 
width at the point of transition from public to private lands (i.e., at the street line/lot line), 
not including curb returns or apron flares which are located in the municipal right-of-way 
and governed by engineering standards. 
 
In Ontario, the term "street line" is commonly defined in municipal zoning by-laws as the 
boundary separating a lot from a street or public road allowance. These definitions indicate 
that the "street line" is interpreted as the property line where the private lot meets the public 
street or road allowance. This interpretation is consistent across various municipalities in 
Ontario. 
 
Accordingly, the relief requested is for the 11.5 metre driveway width (or “throat”) along the 
street line, not for the wider apron or approach area, which measures up to 36.6 metres but 
falls outside the scope of the zoning regulation. 
 
PLANNING REVIEW 
Zoning By-law No. 101-2015 – Section 3.12.2(d) 
The purpose of the driveway width regulation is to: 

• Ensure pedestrian safety along public roads 
• Maintain consistent access standards 
• Preserve municipal streetscape character 
• Allow for the integration of landscaped buffers and minimize hardscaping along lot 

frontages 
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Proposed Widths: 
• Eastern driveway: 11.5 m 
• Western driveway: 10.5 m 

The proposed driveway widths exceed the 9.0 m maximum allowed under the By-law. 
However, the increased width is considered operationally necessary to support safe ingress 
and egress of long-haul fuel tankers in and out of the site. The site is designed with one-way 
internal circulation, and the separate entrances are designed for efficient and safe truck 
flow. 
 
MINOR VARIANCE TESTS (Section 45(1) of the Planning Act) 
In considering an application of minor variance, Section 45(1) of the Planning Act gives 
authority of granting minor relief from the provision of the Zoning By-law to the Committee 
of Adjustment. Such relief can only be granted if the application satisfies the four tests. To 
be approved the requested variance must: 

1. Maintain the general intent of the Official Plan, 
2. Maintain the general intent and purpose of the Zoning By-law, 
3. Be desirable for the appropriate development or use of the land, building or structure, 

and 
4. Be minor. 

 
1. Does the variance maintain the intent of the Official Plan? 

Yes. The Official Plan promotes compatible commercial development while protecting the 
character and function of surrounding areas. Permitted uses in the Residential 
Development Area include “Residential and all housing types, commercial, retail, and 
institutional uses such as schools, places of worship, shall be permitted.” 
 

2. Does the variance maintain the intent and purpose of the Zoning By-law? 
Yes. With enhanced buffering, the broader objectives of Section 3.12.2, to promote safety 
and manage visual impacts along the street, are maintained. 
 

3. Is the application desirable for the appropriate development of the land, building 
or structure? 

Yes. The requested relief supports efficient and safe vehicle access to a permitted 
commercial use that involves heavy truck traffic. 
 

4. Is the variance minor? 
Yes. The variance requested is a modest increase over the 9.0 metre maximum and will not 
generate adverse impacts if buffered appropriately. 
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MITIGATION RECOMMENDATION 
Due to the proposed increase in driveway width along the street line, the total area available 
for landscaping along the property’s Airport Road frontage is reduced. The intent of the 
buffering requirement is to mitigate noise, visual impacts, and land use incompatibility. 
 
To mitigate any impacts due to the relief from the maximum driveway widths, it is 
recommended that prescriptive landscaping should be applied between the two driveway 
entrances and on either side of each driveway along the Airport Road. A minimum depth of 
4.0 m should be maintained, with enhanced screening (evergreens, dense shrubs, or solid 
fencing) implemented to maximize visual separation. It is felt that this will improve 
compatibility with nearby residential properties and maintain a consistent and attractive 
streetscape. 
 
RECOMMENDATION 
The application seeks relief for a driveway width of 11.5 metres along the street line, 
exceeding the Zoning By-law maximum of 9.0 metres. With appropriate landscape buffering, 
the variance satisfies the four tests under the Planning Act and is recommended for 
approval, with the following conditions: 
 

1. That the development proceed in general accordance with the Civil Entrance Plan 
prepared by TBT Engineering as part of this application. 

2. That a landscape buffer plan be submitted and approved by the City of Kenora 
Planning Department as part of Site Plan Control, demonstrating: 

a. A minimum 4.0 metre buffer between and adjacent to the driveways 
b. Dense vegetative screening (evergreen species and/or solid fencing) to 

mitigate visual and compatibility impacts with Airport Road and nearby 
residential uses 

3. That all applicable permits and approvals be obtained before construction of the 
entrances. 

 
I hereby certify that this report was prepared by a Registered Professional Planner, within 
the meaning of the Ontario Professional Planners Institute Act. 1994. 
 
 

 

 

Ryan Haines          April 11, 2025 

Planner 



                                  

 
 
 

 
 

THE CORPORATION OF THE CITY OF KENORA 
PLANNING ADVISORY COMMITTEE 

NOTICE OF COMPLETE APPLICATION AND PUBLIC HEARING 
Section 45 of the Planning Act, RSO 1990 

 
TAKE NOTICE that the City of Kenora Planning Advisory Committee (PAC) will hold a regular 
meeting on April 16th, 2025, at 6 p.m. 
 
As part of the meeting, PAC will consider a proposed Minor Variance under Section 45 of the 
Planning Act (RSO 1990), as described below and shown on the attached map. 
 
FILE(s): D13-25-06 
LOCATION: 400 Coney Island 

 
PURPOSE AND EFFECT 
This minor variance application is seeking relief from the City of Kenora Zoning By-law 101-2015 to 
permit a seasonal dwelling with a 15.83 m front yard setback. 
The application is seeking relief from Section 4.5.3 (k) which requires a minimum front yard (yard 
abutting the waterway) of 20 m for waterfront lots. The application proposes to reduce the 
minimum front yard by 4.17 m to permit a 15.83 m front yard setback for a seasonal dwelling. The 
minor variance would enable the lawful permitted of the unpermitted structure. 
The subject property is designated Rural Area in the City of Kenora Official Plan and zoned ‘RR’ 
Rural Residential Zone in the City’s Zoning By-law. 

 
PAC           When: Wednesday, April 16th, 2025 at 6:00 p.m. (CST) 
Meeting Location: Training Room, Operations Centre 

60 Fourteenth Street North, 2nd Floor, Kenora, ON 
 

Members of the public interested in attending the meeting may attend in person, or via Zoom 
Meeting at: https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx. For 
the link to join the meeting please access the agenda under the Agenda and Minutes section. 
 
PUBLIC MEETING 
We want to hear from you! If you have comments, email them to us at planning@kenora.ca or send 
them by regular mail to the address below, and quote File Number: D13-25-06. You may also 
attend the PAC meeting and speak or simply observe. Written comments must be submitted by 
4:30 p.m. on Wednesday, April 9th, 2025. 
 
FAILURE TO ATTEND 
If you do not attend the hearing, it may proceed in your absence and, except as otherwise provided 
in the Planning Act, you will not be entitled to any further notice in the proceedings. 
 
NOTICE OF DECISION 
If you wish to be notified of the decision of the Planning Advisory Committee in respect of this 
application, you must submit a written request to the Planning Advisory Committee via email to 
planning@kenora.ca. 
 
ADDITIONAL INFORMATION 
Additional information relating to the proposed minor variance is available electronically through 
the Planning Department, for further information please email: planning@kenora.ca and quote File 
Number D13-25-06. 
 
Dated at the City of Kenora this 20th day of March, 2025. 
Tara Vader, Associate Planner, 60 Fourteenth St N, 2nd Floor, Kenora, ON 
P9N 4M9, Phone: 807-467-2152, email: tvader@kenora.ca. 
 
 
 
 
 
 

https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx
mailto:planning@kenora.ca
mailto:planning@kenora.ca
mailto:tvader@kenora.ca


 
 
 
Figure 1. Location Map (Kenora GIS 2022) 

 

















Planning rationale for 400 Coney Island, Kenora, Ontario.  
Plan Number 23R-3950 
Lot No. Part 1 PCL 30652 
          March 14, 2025 
To Whom It May Concern: 
 
I, Lee Nuttall, registered owner of 400 Coney Island am requesting a minor variance of 4m as a 
result of an error on my behalf.  As a young cottage owner, it has been my dream to construct a 
new cottage for my growing family to enjoy for generations to come. I designed the building to 
meet my family’s needs and to maintain the Ontario Building Codes. However, in my 
excitement I proceeded to begin construction prior to my  building permit from the City of 
Kenora being issued.. I applied for the permit in August, 2024 and have been in communication 
with the City of Kenora about any changes required for the approval of said building permit. 
 
That being said, I made an error when I began construction thinking that the approval process 
would be a smooth and fast process, where in reality it has taken considerably more time on 
my part to complete all the required documents to get this permit.  It is now waiting on the 
final part, which is obtaining a minor variance for the building I have already began to build 
which turns out is 4 meters too close to the waterfront setback.  
 
When I did my original measurements and planning for the build location I had planned on it 
being 20 meters from the setback, however once I had actually built the structure it came to my 
attention that the northern section of the building was indeed closer (4.17m) than I had 
intended since I had measured the slope distance, rather than the horizontal distance. 
 
I ask for your forgiveness for my error in granting me a minor variance since the location of the 
building does not interfere with any neighboring buildings or lot lines, the physical geography of 
the build site does not allow for the building to be moved or altered without significant design 
changes, and demolition of the existing structure. The current structure does not impede the 
quality of the surrounding areas for neighbors and outdoor enthusiasts to enjoy as it is quite 
high on a hill, on a piece of the property the building was designed to fit on. 
 
I am not a wealthy man, I work extremely hard to enjoy this magnificent property on our 
beautiful lake, and I am extremely grateful for the privilege to call it home, and I hope to one 
day retire here. Any changes to the building dimensions or design would incur significant cost, 
which I am sorry to say that I likely cannot afford. 
 
I respectfully ask for your positive consideration of my minor variance application knowing that 
I consider myself a steward of this property and lake and I take the upmost care to respect 
both. I accept responsibility for my errors and ask for forgiveness knowing that I am making my 
best effort to fix these mistakes and conform to all local by-laws. 
 
I look forward to your decision and hope you have compassion for my situation. 
 
With respect, 
 
           Lee Nuttall 
 
             
 





To: City of Kenora Planning Advisory Committee 
From: Tara Vader, Associate Planner 
Date: April 11th, 2025 
Re: Minor Variance Application – File D13-25-06 
 Location:  400 Coney Island 
 Owner/Applicant:  Lee Nuttall 

 
 

RECOMMENDATION 
It is staff’s opinion that the proposed variance does not meet the intent of the City of Kenora 
Official Plan (OP), does not maintain the general intent and purpose of the Zoning By-law, 
and is not considered to meet the four tests of a minor variance as outlined in Section 45(1) 
of the Planning Act. As a result, it is recommended that this application for minor variance, 
to permit a reduced front yard setback of 15.83 metres for a seasonal dwelling on a 
waterfront lot, be refused.  
 
INTRODUCTION 
The purpose of this minor variance application is to seek relief from the City of Kenora Zoning 
By-law 101-2015 to permit a seasonal dwelling with a 15.83 m front yard setback. The 
application is seeking relief from Section 4.5.3 (k) which requires a minimum front yard (yard 
abutting the waterway) of 20 m for waterfront lots. The application proposes to reduce the 
front yard by 4.17 m to permit a seasonal dwelling with a 15.93 m front yard. 
 
Construction on the seasonal dwelling began in 2024 without a building permit. The City of 
Kenora Building Department issued a stop work order and requested that the structure be 
lawfully permitted. During the zoning review of the building permit process, it was identified 
that the seasonal dwelling is located within the required 20 m front yard. The applicant 
confirmed that the seasonal dwelling is located 15.83 m from the water. The minor variance 
is required to enable the building permit to be approved. 
 
The subject property is used for seasonal residential purposes and accessed by water. The 
site is proposed to be serviced by private on-site water and sewage services. The subject 
lands are approximately 2 acres. 
 
REVIEW 
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Figure 1. Location Map (Kenora GIS 2022) 

 
 
AGENCY/PUBLIC COMMENTS 
 
City Staff 
City staff made the recommendation to ensure that storm runoff quantity and quality from 
the site directed to the lake do not have any adverse impacts on the lake. 
 
Agency 
The MNR had no concerns with the application. No comments were received from other 
agencies. 
 
Public 
No comments were received from members of the public at the time of report submission. 
 
PLANNING REVIEW 
 
The subject property is designated Rural Area in the City of Kenora Official Plan and zoned 
“RR” Rural Residential in the City’s Zoning By-law. 
 
In considering an application of minor variance, Section 45(1) of the Planning Act gives 
authority of granting minor relief from the provision of the Zoning By-law to the Committee 
of Adjustment. Such relief can only be granted if the application satisfies the four tests. To 
be approved the requested variance must: 
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1. Maintain the general intent of the Official Plan, 
2. Maintain the general intent and purpose of the Zoning By-law, 
3. Be desirable for the appropriate development or use of the land, building or structure, 

and 
4. Be minor. 

 
The requested variance is recommended for refusal because it does not maintain the 
general intent of the City of Kenora Official Plan (OP), does not maintain the general intent 
and purpose of the Zoning By-law, and is not considered minor. 
 
Does the variance maintain the intent of the Official Plan? 
The City of Kenora Official Plan (OP) Section 2.2.2 contains objectives for Principle 2 – 
Natural Environment. The OP lists one of the objectives to limit shoreline development. The 
OP Section 4.8.3 contains policies for Residential Development in the Rural Area. 
Specifically, that development shall preserve rural character and the scenic quality of the 
rural landscape and shall avoid densities more appropriately found in the settlement area. 
As this application is proposed to encroach on the setback along the shoreline, it does not 
maintain the intent of these policies of the OP. 
 
Does the variance maintain the intent and purpose of the Zoning By-law? 
The City of Kenora Zoning By-law No. 101-2015 contains specific provisions for the “RR” 
Rural Residential zone. The RR zone allows for the development of low density single-
detached, seasonal or permanent housing and compatible uses in a rural setting. 
 
This application is seeking to permit a minimum front yard of 15.83 m for a seasonal 
dwelling. This is a relief request of 4.17 m from the permitted 20 m. The unpermitted 
structure began construction within the required 20 m front yard which results in the 
requirement for this minor variance to enable lawful permitting of the structure. The 20 m 
front yard setback is from the lake. This setback is required from watercourses, 
waterbodies, and shore reserves. The minimum setbacks are required to be provided to 
provide a margin of safety from hazards associated with flooding and unstable slopes and 
to help protect the environmental quality of watercourses and water bodies. This 
application seeking a 15.83 m front yard for a seasonal dwelling does not maintain the intent 
of protecting the environmental quality of watercourses and water bodies. 
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Figure 2. Site plan (provided by applicant) 

 
 
Is the application desirable for the appropriate development of the land, building or 
structure? 
The proposed variance will enable a seasonal dwelling with a 15.83 m front yard, which is a 
permitted use. The proposed variance enables the unpermitted structure to be lawfully 
permitted, which is desirable for the appropriate development of the land. 
 
Is the variance minor? 
The requested relief is to permit a seasonal dwelling with a 15.83 m setback, a total relief 
request of 4.17 m. The proposed variance is expected to have an impact on the 
environmental quality of the waterbody. It is not expected to have an impact on the ability of 
adjacent neighbours to utilize their properties for permitted uses. The variance is not 
considered minor in nature and impact due to the impact on the waterbody. 
 
Provincial Policy Statement 
The Provincial Planning Statement, 2024 (PPS) promotes development on rural lands that 
can be sustained by rural service levels. The seasonal dwelling is proposed to be sustained 
by on-site services in the rural area, it is consistent with this policy of the PPS. 
 
 
Recommendation 
 

As a result, it is recommended that minor variance application D13-25-06 to seek relief from 
the City of Kenora By-law 101-2015, Section 4.5.3 (k) be refused. 



Page 5 of 5 

 

 

 

 
Should the Planning Advisory Committee consider approving this application for minor 
variance, the following conditions are recommended: 

1. That a Site Plan control application be submitted and approved for the seasonal 
dwelling prior to the issuance of a Building Permit. 

2. That any additional studies deemed required to support the Site Plan Control 
application and review be submitted. 

 

 

 

 

Tara Vader         April 11th, 2025 

Associate Planner 
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THE CORPORATION OF THE CITY OF KENORA 
PLANNING ADVISORY COMMITTEE 

NOTICE OF COMPLETE APPLICATION AND PUBLIC HEARING 
Section 53 of the Planning Act, RSO 1990 

 
TAKE NOTICE that the City of Kenora Planning Advisory Committee (PAC) will hold a regular 
meeting on Wednesday, April 16th, at 6 p.m. 
 
As part of the meeting, PAC will consider a proposed Consent under Section 53 of the 
Planning Act (RSO 1990), as described below and shown on the attached map. 
 
FILE(s): D10-25-02 
LOCATION: 661 Ninth Street North, Kenora, ON, P9N 2S9 

 
PURPOSE AND EFFECT 
The purpose of the consent application is for a lot addition to add a parcel of land to Lot 3, 
Plan 23M974, PIN 421 700 279. The subject lands are designated ‘Commercial 
Development Area/Industrial Area’ in the City’s Official Plan and zoned ‘General 
Commercial/Light Industrial’ in the City’s Zoning By-law. 

 
PAC           When: Wednesday, April 16th, 2025 at 6:00 p.m. (CST) 
Meeting Location: Training Room, Operations Centre 

60 Fourteenth Street North, 2nd Floor, Kenora, ON 
 

Members of the public interested in attending the meeting may attend in person, or via 
Zoom Meeting at: https://www.kenora.ca/en/your-government/planning-advisory-
committee.aspx. For the link to join the meeting please access the agenda under the 
Agenda and Minutes section. 
 
PUBLIC MEETING 
We want to hear from you! If you have comments, email them to us at planning@kenora.ca 
or send them by regular mail to the address below, and quote File Number: D10-25-02. You 
may also attend the PAC meeting and speak or simply observe. Written comments must be 
submitted by 4:30 p.m. on Wednesday, April 9th, 2025. 
 
FAILURE TO ATTEND 
If you do not attend the hearing, it may proceed in your absence and, except as otherwise 
provided in the Planning Act, you will not be entitled to any further notice in the proceedings. 
 
NOTICE OF DECISION 
If you wish to be notified of the decision of the Planning Advisory Committee in respect of this 
application, you must submit a written request to the Planning Advisory Committee via email to 
planning@kenora.ca. 
 
ADDITIONAL INFORMATION  
Additional information relating to the proposed consent is available through the Planning 
Department, for further information please email: planning@kenora.ca and quote File Number 
D10-25-02. 
 
Dated at the City of Kenora this 24th day of March, 2025.   
Ryan Haines, Planner, 60 Fourteenth St N, 2nd Floor, Kenora, ON P9N 4M9,  
Phone: 807-467-2059, email: rhaines@kenora.ca 
 
 
 

https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx
https://www.kenora.ca/en/your-government/planning-advisory-committee.aspx
mailto:planning@kenora.ca
mailto:planning@kenora.ca
mailto:rhaines@kenora.ca


Figure 1. Location Map (Kenora GIS 2024) 
 

 
 

Figure 2. Site Sketch (provided by Applicant) 
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GENERAL NOTES 1. DRAWINGS ARE DIAGRAMMATIC ONLY. DO NOT SCALE. DRAWINGS ARE DIAGRAMMATIC ONLY. DO NOT SCALE. 2. CONTRACTOR SHALL VERIFY ALL DIMENSIONS ON SITE PRIOR TO CONTRACTOR SHALL VERIFY ALL DIMENSIONS ON SITE PRIOR TO INSTALLATION AND REPORT ANY ERRORS AND/OR OMISSIONS TO THE ENGINEER. 3. CONTRACTOR SHALL MAINTAIN DIGITAL PHOTOGRAPHIC RECORDS OF CONTRACTOR SHALL MAINTAIN DIGITAL PHOTOGRAPHIC RECORDS OF ALL INSTALLATIONS PRIOR TO CONCEALMENT BY SUPPORTING TRADES. 4. ALL WORK TO BE COMPLETED BY APPROPRIATELY LICENSED ALL WORK TO BE COMPLETED BY APPROPRIATELY LICENSED PERSONNEL IN ACCORDANCE WITH THE LATEST EDITION OF THE ONTARIO BUILDING CODE AND ALL APPLICABLE RULES AND REGULATIONS. 5. ALL WORK SHALL COMPLY WITH THE MOST CURRENT VERSION OF ALL WORK SHALL COMPLY WITH THE MOST CURRENT VERSION OF ALL APPLICABLE CODES AND STANDARDS. IN THE CASE OF CONFLICTING REQUIREMENTS, THE MOST STRINGENT REGULATION SHALL PREVAIL. 6. CONTRACTOR TO OBTAIN AND PAY FOR ALL NECESSARY PERMITS CONTRACTOR TO OBTAIN AND PAY FOR ALL NECESSARY PERMITS TO ALLOW COMPLETION OF THE WORK. 7. CONTRACTOR TO ARRANGE AND PAY FOR ALL NECESSARY CONTRACTOR TO ARRANGE AND PAY FOR ALL NECESSARY INSPECTIONS REQUIRED BY THE AUTHORITIES HAVING JURISDICTION. 8. DOCUMENT THE COMPLETE INSTALLATION WITH PHOTOGRAPHS. DOCUMENT THE COMPLETE INSTALLATION WITH PHOTOGRAPHS. SUBMIT PHOTOGRAPHS TO THE OWNER AND ENGINEER AS THE PROJECT PROGRESSES. 9. ANY CHANGES FROM THE DRAWINGS TO BE APPROVED BY ANY CHANGES FROM THE DRAWINGS TO BE APPROVED BY ENGINEER BEFORE COMPLETION. 10. KEEP ONE SET OF DRAWINGS ON SITE TO RECORD ALL CHANGES KEEP ONE SET OF DRAWINGS ON SITE TO RECORD ALL CHANGES FROM THE DRAWINGS.  MARK THE DRAWINGS “AS BUILT” AND AS BUILT” AND  AND SUBMIT TO OWNER OR ENGINEER UPON COMPLETION OF THE PROJECT. 11. CONTRACTOR IS RESPONSIBLE FOR FINAL LAYOUT AND ROUTING. CONTRACTOR IS RESPONSIBLE FOR FINAL LAYOUT AND ROUTING. 12. SUBMIT SHOP DRAWINGS TO ENGINEER FOR APPROVAL PRIOR TO SUBMIT SHOP DRAWINGS TO ENGINEER FOR APPROVAL PRIOR TO ORDERING EQUIPMENT. 13. THE APPROVAL OF SHOP DRAWINGS DOES NOT RELIEVE THE THE APPROVAL OF SHOP DRAWINGS DOES NOT RELIEVE THE CONTRACTOR FROM THE RESPONSIBILITY OF THE FITTING OF EQUIPMENT AND COMPONENTS. ANY DISCREPANCIES IN THE SHOP DRAWINGS ARE THE RESPONSIBILITY OF THE CONTRACTOR. SHOP DRAWINGS 1. REFER TO SPECIFICATIONS FOR SHOP DRAWINGS WHICH NEED TO REFER TO SPECIFICATIONS FOR SHOP DRAWINGS WHICH NEED TO BE SUBMITTED FOR REVIEW. 2. REVIEW OF SHOP DRAWINGS BY LBE IS ON A SAMPLING BASIS, REVIEW OF SHOP DRAWINGS BY LBE IS ON A SAMPLING BASIS, FOR GENERAL CONFORMITY WITH CONTRACT DOCUMENTS. IT IS NOT A DETAILED CHECK AND MUST NOT BE CONSTRUED AS RELIEVING THE CONTRACTOR OF HIS RESPONSIBILITY TO MAKE THE WORK ACCURATE AND IN CONFORMITY WITH ALL THE CONTRACT DOCUMENTS, TO REVIEW SHOP DRAWINGS AND TO COORDINATE WORK OF INTERFACING TRADES AND MANUFACTURE OF INTERFACING PRODUCTS. 3. REVIEW OF SHOP DRAWINGS DOES NOT IMPLY ANY CHANGE IN REVIEW OF SHOP DRAWINGS DOES NOT IMPLY ANY CHANGE IN ANY OTHER CONSULTANTS' OR PROFESSIONALS' RESPONSIBILITIES RELATED TO DESIGN OF SPECIFIC ITEMS AS OUTLINED BY THE SPECIFICATIONS. 4. ALLOW A MINIMUM OF 10 WORKING DAYS FOR REVIEW OF EACH ALLOW A MINIMUM OF 10 WORKING DAYS FOR REVIEW OF EACH SUBMISSION OF SHOP DRAWINGS IN LBE OFFICE. ALLOW MORE TIME WHEN LARGE QUANTITIES OF SHOP DRAWINGS ARE SUBMITTED. SUBMIT IN GENERAL CONFORMITY WITH THE SEQUENCE OF CONSTRUCTION INTENDED. 5. AFTER REVIEW, THE DRAWINGS WILL BE STAMPED AND RETURNED. AFTER REVIEW, THE DRAWINGS WILL BE STAMPED AND RETURNED. DO NOT COMMENCE FABRICATION UNTIL RETURNED SHOP DRAWINGS HAVE BEEN EXAMINED. 6. SHOP DRAWINGS MARKED "REVIEWED" CAN BE USED FOR SHOP DRAWINGS MARKED "REVIEWED" CAN BE USED FOR FABRICATION. DO NOT MAKE ANY CHANGES OR ADDITIONS TO THESE DRAWINGS WITHOUT NOTIFYING THE CONSULTANT. 7. SHOP DRAWINGS MARKED "REVIEWED AS NOTED" CAN BE USED SHOP DRAWINGS MARKED "REVIEWED AS NOTED" CAN BE USED FOR FABRICATION AFTER THE REVISIONS NOTED ARE IMPLEMENTED. DO NOT MAKE ANY FURTHER CHANGES OR ADDITIONS TO THESE DRAWINGS WITHOUT NOTIFYING THE CONSULTANT. 8. SHOP DRAWINGS MARKED “REVISE AND RESUBMIT” REQUIRE SHOP DRAWINGS MARKED “REVISE AND RESUBMIT” REQUIRE REVISE AND RESUBMIT” REQUIRE  REQUIRE SUBSTANTIAL REVISIONS AND MUST BE RESUBMITTED FOR ADDITIONAL REVIEW PRIOR TO FABRICATION. ALL CHANGES AND ADDITIONS TO THE PREVIOUS SUBMISSION TO BE CLEARLY IDENTIFIED ON THE RESUBMITTED DRAWINGS. ONLY THE IDENTIFIED CHANGES WILL BE REVIEWED ON RE-SUBMISSION. 9. SHOP DRAWINGS MARKED “NOT REVIEWED” SHOW WORKS WHICH SHOP DRAWINGS MARKED “NOT REVIEWED” SHOW WORKS WHICH NOT REVIEWED” SHOW WORKS WHICH  SHOW WORKS WHICH ARE NOT WITHIN THE SCOPE OF CONSULTING SERVICES. 10. DO NOT USE SHOP DRAWINGS AS A MEANS TO PROPOSE DO NOT USE SHOP DRAWINGS AS A MEANS TO PROPOSE SUBSTITUTIONS OR ALTERNATIVES TO THE MATERIALS, PRODUCTS OR DETAILS INDICATED IN CONTRACT DOCUMENTS. SUCH SHOP DRAWINGS WILL BE MARKED “REVISE AND RESUBMIT”. PROVIDE REVISE AND RESUBMIT”. PROVIDE . PROVIDE FINAL RECORD DRAWINGS AFTER ALL CORRECTIONS ARE MADE. EXCAVATION 1. ALL EXISTING ASPHALT OR CONCRETE SURFACING SHALL BE SAW ALL EXISTING ASPHALT OR CONCRETE SURFACING SHALL BE SAW CUT VERTICALLY IN A STRAIGHT LINE, AND REMOVED FROM THE JOB SITE PRIOR TO STARTING THE TRENCH EXCAVATION. THIS MATERIAL SHALL NOT BE USED IN ANY FILL OR BACKFILL. 2. CLEARANCE: CLEARANCE: 2.1. THE TRENCH SHALL BE EXCAVATED SO THAT A MINIMUM THE TRENCH SHALL BE EXCAVATED SO THAT A MINIMUM CLEARANCE OF SIX (6) INCHES IS MAINTAINED ON EACH SIDE OF THE PIPE FOR PROPER PLACEMENT AND DENSIFICATION OF THE BEDDING OR BACKFILL MATERIAL. 2.2. THE MAXIMUM CLEARANCE MEASURED AT THE SPRING LINE OF THE MAXIMUM CLEARANCE MEASURED AT THE SPRING LINE OF THE PIPE SHALL BE EIGHTEEN (18) INCHES REGARDLESS OF THE TYPE OF PIPE, TYPE OF SOIL, DEPTH OF EXCAVATION, OR THE METHOD OF DENSIFYING THE BEDDING AND BACKFILL. 3. EXCEPT AS OTHERWISE DICTATED BY CONSTRUCTION CONDITIONS, EXCEPT AS OTHERWISE DICTATED BY CONSTRUCTION CONDITIONS, THE EXCAVATION SHALL BE OF SUCH DIMENSIONS AS TO ALLOW FOR THE PROPER PIPE INSTALLATION AND TO PERMIT THE CONSTRUCTION OF THE NECESSARY PIPE CONNECTIONS. 4. CONTRACTOR SHALL STOCKPILE EXCAVATED MATERIALS IN A SAFE CONTRACTOR SHALL STOCKPILE EXCAVATED MATERIALS IN A SAFE MANNER. STOCKPILES SHALL BE GRADED FOR PROPER DRAINAGE. 5. CONTRACTOR SHALL PLACE AND GRADE THE TRENCH BASE TO THE CONTRACTOR SHALL PLACE AND GRADE THE TRENCH BASE TO THE PROPER GRADE AHEAD OF PIPE LAYING. THE INVERT OF THE TRENCH SHALL BE COMPACTED TO PROVIDE A FIRM UNYIELDING SUPPORT ALONG ENTIRE PIPE LENGTH. 6. SURPLUS EXCAVATION SHALL BE DISPOSED OF BY CONTRACTOR AT SURPLUS EXCAVATION SHALL BE DISPOSED OF BY CONTRACTOR AT CONTRACTOR’S EXPENSE. S EXPENSE. PIPING 1. PIPING SHALL BE PAINTED AND MARKED APPROPRIATELY. PIPING SHALL BE PAINTED AND MARKED APPROPRIATELY. 2. ALL WORK SHALL BE COMPLETED OR DIRECTLY SUPERVISED BY A ALL WORK SHALL BE COMPLETED OR DIRECTLY SUPERVISED BY A LICENSED PIPEFITTER.  3. CONTRACTOR TO ENSURE ALL WORK ON THIS PROJECT MEETS ALL CONTRACTOR TO ENSURE ALL WORK ON THIS PROJECT MEETS ALL APPLICABLE RULES, REGULATIONS AND LAWS OF ONTARIO. 4. ALL APPLICABLE RULES, REGULATIONS AND LAWS TAKE ALL APPLICABLE RULES, REGULATIONS AND LAWS TAKE PRECEDENCE OVER THE SPECIFICATIONS INCLUDED HERE. 5. ALL WORK TO MEET CURRENT VERSION OF CSA B149.1 AND TSSA ALL WORK TO MEET CURRENT VERSION OF CSA B149.1 AND TSSA REQUIREMENTS. 6. NO ROOF PENETRATIONS PERMITTED. PENETRATIONS THROUGH THE NO ROOF PENETRATIONS PERMITTED. PENETRATIONS THROUGH THE WALL SHALL BE SLEEVED AND SEALED APPROPRIATELY. 7. CONTRACTOR TO REPAIR ANY DAMAGE THAT IS CAUSED TO THE CONTRACTOR TO REPAIR ANY DAMAGE THAT IS CAUSED TO THE BUILDING TO THE SATISFACTION OF THE OWNER. 8. PRESSURE TESTING AS REQUIRED BY CSA B149.1. PRESSURE TESTING AS REQUIRED BY CSA B149.1. 9. OWNER OR AUTHORIZED REPRESENTATIVE TO WITNESS AND SIGN OWNER OR AUTHORIZED REPRESENTATIVE TO WITNESS AND SIGN OFF ALL PRESSURE TESTS. 10. CONNECTION TO EQUIPMENT SHALL BE MADE TO PERMIT READY CONNECTION TO EQUIPMENT SHALL BE MADE TO PERMIT READY DISCONNECTION OF EQUIPMENT WITH MINIMUM DISTURBANCE TO ADJOINING PIPE. THREADED UNIONS SHALL BE USED AT ALL EQUIPMENT CONNECTIONS. 11. UNIONS SHALL BE PROVIDED AT VALVES, TRAPS, STRAINERS, UNIONS SHALL BE PROVIDED AT VALVES, TRAPS, STRAINERS, APPARATUS, PUMPS, HEAT EXCHANGERS, TANKS, MACHINES AND EQUIPMENT TO PERMIT EASY DISMANTLING OF PIPING AND APPARATUS. 12. ALL VALVE STEMS SHALL STAND UPRIGHT OR AT AN ANGLE ABOVE ALL VALVE STEMS SHALL STAND UPRIGHT OR AT AN ANGLE ABOVE THE CENTER LINE OF THE PIPE AND NOT HANDLE DOWN. 13. ALL PIPING, INCLUDING VALVES, TRAPS, VENTS AND ACCESSORIES, ALL PIPING, INCLUDING VALVES, TRAPS, VENTS AND ACCESSORIES, SHALL BE INSTALLED SO AS TO BE EASILY ACCESSIBLE FOR MAINTENANCE, REMOVAL, REPLACEMENT AND CLEANING. 14. ALL PIPING, AFTER ERECTION, SHALL BE THOROUGHLY BLOWN AND ALL PIPING, AFTER ERECTION, SHALL BE THOROUGHLY BLOWN AND WASHED OUT. DURING CONSTRUCTION, ALL LINES SHALL BE PROPERLY CAPPED OR PLUGGED TO PREVENT THE ENTRANCE OF DIRT, SAND OR FOREIGN MATTER. SILTATION CONTROL PLAN NOTES 1. SEDIMENT BARRIERS, CHECK DAMS, AND TEMPORARY SEDIMENT BARRIERS, CHECK DAMS, AND TEMPORARY CONSTRUCTION ACCESS TO BE INSTALLED PRIOR TO THE BEGINNING OF THE CONSTRUCTION.  2. ALL SEDIMENT CONTROL DEVICES TO BE ROUTINELY INSPECTED ALL SEDIMENT CONTROL DEVICES TO BE ROUTINELY INSPECTED AND MAINTAINED IN PROPER WORKING ORDER UNTIL AREAS ARE STABILIZED. 3. IF NECESSARY, TRUCKS WILL BE WASHED DOWN BEFORE LEAVING IF NECESSARY, TRUCKS WILL BE WASHED DOWN BEFORE LEAVING THE SITE.  4. THE SITE WILL BE WET DOWN IF NECESSARY TO CONTROL DUST.  THE SITE WILL BE WET DOWN IF NECESSARY TO CONTROL DUST.  5. ALL TOPSOIL STOCKPILES TO BE SURROUNDED WITH SEDIMENT ALL TOPSOIL STOCKPILES TO BE SURROUNDED WITH SEDIMENT CONTROL FENCING.  6. FILTER FABRIC TO BE PLACED UNDER GRATES ON ALL CATCH FILTER FABRIC TO BE PLACED UNDER GRATES ON ALL CATCH BASINS TO TRAP SEDIMENT. SILT TRAPS ARE T BE CLEANED REGULARLY AND ARE NOT TO BE REMOVED UNTIL ALL CONSTRUCTION ACTIVITY IN COMPLETE. FILTER FABRIC FOR SILT CONTROL TO BE TERRA FIX 270R OR APPROVED EQUIVALENT. 7. WHERE CONSTRUCTION ACTIVITY TAKES PLACE WITHIN THE CITY WHERE CONSTRUCTION ACTIVITY TAKES PLACE WITHIN THE CITY RIGHT OF WAY, SEDIMENT CONTROLS WILL BE PLACED ON THE CATCH BASINS ON PUBLIC STREETS ACROSS THE PROPERTY'S FRONTAGE. 8. STREET SWEEPING, CATCH BASIN CLEANING AND DUST CONTROL STREET SWEEPING, CATCH BASIN CLEANING AND DUST CONTROL ARE THE RESPONSIBILITY OF THE DEVELOPER AND MUST BE KEPT UNDER CONTROL ON ALL ROADWAYS TO THE SATISFACTION OF THE CITY. 9. SURFACE EROSION PROTECTION SHOULD BE APPLIED FOR ALL SURFACE EROSION PROTECTION SHOULD BE APPLIED FOR ALL DISTURBED AREAS, SUBJECT TO EROSION, UNTIL VEGETATION IS ESTABLISHED.  GRADING (SUB EXCAVATION) 1. THE CONTRACTOR SHALL INCLUDE ALL LABOUR, EQUIPMENT AND THE CONTRACTOR SHALL INCLUDE ALL LABOUR, EQUIPMENT AND MATERIAL TO EXCAVATE AND PLACE, AT LOCATIONS INDICATED ON THE DRAWINGS AND AS DIRECTED BY THE OWNER, ALL EARTH, ROCK AND GRANULAR MATERIAL AS REQUIRED TO COMPLETE THIS WORK.  2. REFER TO GEOTECHNICAL REPORT FOR GRADING REQUIREMENTS. REFER TO GEOTECHNICAL REPORT FOR GRADING REQUIREMENTS. AGGREGATE SOURCES 1. REFER TO GEOTECHNICAL REPORT.  REFER TO GEOTECHNICAL REPORT.  GRANULAR MATERIAL 1. REFER TO GEOTECHNICAL REPORT. REFER TO GEOTECHNICAL REPORT. TOPSOIL, SOD, SEED AND COVER 1. ALL LANDSCAPE AREAS TO CONSIST OF 75mm OF SCREENED ALL LANDSCAPE AREAS TO CONSIST OF 75mm OF SCREENED TOPSOIL AND SOD, UNLESS NOTED OTHERWISE.  2. TOPSOIL SHALL CONFORM TO OPSS 802, SOD SHALL CONFORM TO TOPSOIL SHALL CONFORM TO OPSS 802, SOD SHALL CONFORM TO OPSS 803, SEED AND COVER SHALL CONFORM TO OPSS 804. 3. SEED SHALL BE STANDARD ROAD SIDE MIX AND COVER SHALL BE SEED SHALL BE STANDARD ROAD SIDE MIX AND COVER SHALL BE HYDRAULIC MULCH.  RESTORATION 1. ALL RESTORATION TO BE COMPLETED PER OPSS 492. ALL RESTORATION TO BE COMPLETED PER OPSS 492. 2. ALL DISTURBED AREAS TO BE RESTORED TO ORIGINAL CONDITIONS ALL DISTURBED AREAS TO BE RESTORED TO ORIGINAL CONDITIONS OR BETTER. PROTECTION AND SUPPORT OF EXISTING UTILITIES 1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY PROTECTION THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY PROTECTION AND SUPPORT OF UTILITIES AS REQUIRED AND AS DIRECTED BY THE UTILITIES REPRESENTATIVE. BACKFILL AND BEDDING SHALL BE PLACED USING PROPER PLACEMENT AND COMPACTION PROCEDURES TO THE SATISFACTION OF THE UTILITY REPRESENTATIVE INVOLVED.  MATERIALS TESTING AND INSPECTIONS 1. REFER TO GEOTECHNICAL REPORT. REFER TO GEOTECHNICAL REPORT. MATERIALS 1. ALL MATERIAL THAT DOES NOT MEET SPECIFICATIONS, AS ALL MATERIAL THAT DOES NOT MEET SPECIFICATIONS, AS DETERMINED BY THE ENGINEER, WILL BE REJECTED AND MUST BE REMOVED AND REPLACED. THIS SHALL BE DONE AT THE CONTRACTOR'S EXPENSE. 2. ALL MATERIALS, PIPES, STRUCTURES, APPURTENANCES TO BE CSA ALL MATERIALS, PIPES, STRUCTURES, APPURTENANCES TO BE CSA APPROVED. 3. ALL MATERIALS TO BE SUPPLIED BY THE CONTRACTOR. ALL MATERIALS TO BE SUPPLIED BY THE CONTRACTOR. CATCHBASIN MAINTENANCE HOLES 1. ALL CATCHBASIN MAINTENANCE HOLES TO BE INSTALLED IN ALL CATCHBASIN MAINTENANCE HOLES TO BE INSTALLED IN ACCORDANCE WITH OPSS 402 & 407. 2. ALL MAINTENANCE HOLES ARE TO BE PRE-CAST CONCRETE AND ALL MAINTENANCE HOLES ARE TO BE PRE-CAST CONCRETE AND SHALL CONFORM TO OPSD 701.010 COMPLETE WITH SQUARE OPENING IN THE FLAT CAP. 3. FRAME AND GRATE TO BE IN COMPLIANCE WITH OPSD 400.020 FRAME AND GRATE TO BE IN COMPLIANCE WITH OPSD 400.020 FOR ALL CBMHS. 4. FROST STRAPS SHALL BE INSTALLED AT ALL MAINTENANCE HOLES FROST STRAPS SHALL BE INSTALLED AT ALL MAINTENANCE HOLES IN ACCORDANCE WITH OPSD 701.100. 5. ALL MAINTENANCE HOLES ARE TO BE BENCHED PER OPSD ALL MAINTENANCE HOLES ARE TO BE BENCHED PER OPSD 701.021. REMOVE ASPHALT: 1. THE CONTRACTOR SHALL PROVIDE ALL LABOUR, EQUIPMENT AND THE CONTRACTOR SHALL PROVIDE ALL LABOUR, EQUIPMENT AND MATERIAL REQUIRED TO REMOVE ASPHALT TO MATCH EXISTING GRADE AS INDICATED ON THE DRAWINGS. THE CONTRACTOR SHALL ALSO INCLUDE THE DISPOSAL AND MANAGEMENT OF THE ASPHALT OFF SITE AS PER OPSS 180 AND 406/19. GENERAL DEMOLITION NOTES 1. THE OWNER HAS FIRST RIGHT OF ALL MATERIALS TO BE REMOVED THE OWNER HAS FIRST RIGHT OF ALL MATERIALS TO BE REMOVED AS A RESULT OF THE DEMOLITION OF EXISTING CONDITIONS. ANY/ALL NON-CLAIMED ITEMS BY THE OWNER ARE THE RESPONSIBILITY OF THE CONTRACTOR TO BE REMOVED AND DISCARDED FROM THE SITE. 2. ALL DEMOLITION AND MATERIAL REMOVAL OPERATIONS SHALL BE ALL DEMOLITION AND MATERIAL REMOVAL OPERATIONS SHALL BE CAREFULLY AND SAFELY CARRIED OUT DAILY TO ACCOMMODATE FUTURE NEW CONSTRUCTION. THE DEMOLITION CONTRACTOR SHALL BE RESPONSIBLE FOR SAFE PROCEDURES, PRACTICES AND OPERATIONS. CONTRACTOR SHALL PROPERLY DISPOSE OF ALL DEBRIS. CLASS l NON-WOVEN GEOTEXTILE: 1. THE CONTRACTOR SHALL INCLUDE A 0.50M OVERLAP AT ALL THE CONTRACTOR SHALL INCLUDE A 0.50M OVERLAP AT ALL JOINTS. GEOTEXTILE SHALL BE PLACED AS SHOWN ON CONTRACT DRAWINGS AND SHALL EXTEND UP THE VERTICAL FACE OF THE EXCAVATION TO THE TOP OF THE EXCAVATION. GEOTEXTILE MATERIAL SHALL MEET OR EXCEED THE PHYSICAL REQUIREMENTS OF THE TERRAFIX 270R OR APPROVED EQUAL. THE CONTRACTOR SHALL PROVIDE THE ENGINEER WITH THE BRAND, TYPE AND SPECIFICATIONS OF THE GEOTEXTILE PROPOSED FOR USE. GEOTEXTILE MATERIALS SHALL NOT BE PLACED ON SITE UNTIL THE ENGINEER PROVIDES THE CONTRACTOR APPROVAL IN WRITING FOR THE USE OF THE PROPOSED MATERIAL AND ACCEPTANCE OF THE SUBGRADE ELEVATION. 2. GEOTEXTILE SHALL NOT BE EXPOSED TO SUNLIGHT GREATER THAN GEOTEXTILE SHALL NOT BE EXPOSED TO SUNLIGHT GREATER THAN 72 HOURS. PIPE BEDDING: 1. ALL TRENCHING AND BACKFILLING SHALL BE IN ACCORDANCE WITH ALL TRENCHING AND BACKFILLING SHALL BE IN ACCORDANCE WITH OPSS 401. 2. PIPE BEDDING, COVER AND BACKFILLING SHALL CONFORM TO PIPE BEDDING, COVER AND BACKFILLING SHALL CONFORM TO OPSD 802.010 AND ALL MATERIAL SHALL BE COMPACTED TO 98% STANDARD PROCTOR MAXIMUM DRY DENSITY. 3. BEDDING MATERIAL SHALL BE GRANULAR A IN ACCORDANCE WITH BEDDING MATERIAL SHALL BE GRANULAR A IN ACCORDANCE WITH OPSD 802.010 FOR TYPE 2 SOIL APPLICATIONS. 4. COVER MATERIAL SHALL BE GRANULAR B WITH NO PARTICLE COVER MATERIAL SHALL BE GRANULAR B WITH NO PARTICLE LARGER THAN 25mm IN ACCORDANCE WITH OPSD 802.010 FOR TYPE 2 SOIL APPLICATIONS. 5. BACKFILL MATERIAL SHALL BE NATIVE MATERIAL FREE FROM BACKFILL MATERIAL SHALL BE NATIVE MATERIAL FREE FROM ORGANIC INCLUSIONS OR OTHER CONTAMINATION.  SIDEWALKS: 1. EXCAVATION SHALL PROVIDE SUFFICIENT DEPTH TO PLACE 300mm EXCAVATION SHALL PROVIDE SUFFICIENT DEPTH TO PLACE 300mm GRANULAR B TYPE l, 150mm GRANULAR A AND 125mm OF CONCRETE. 2. PLACE AND COMPACT GRANULAR A TO A DEPTH OF 150mm. PLACE AND COMPACT GRANULAR A TO A DEPTH OF 150mm. GRANULAR A SHALL BE COMPACTED TO 100% STANDARD PROCTOR MAXIMUM DRY DENSITY IN ACCORDANCE WITH OPSS 501. GRANULAR B TYPE ll SHALL BE FULLY COMPACTED. 3. READY-MIX CONCRETE SHALL MEET THE REQUIREMENTS OF OPSS READY-MIX CONCRETE SHALL MEET THE REQUIREMENTS OF OPSS 353.05.01. 4. CURING SHALL BE IN ACCORDANCE WITH OPSS 904.07.03.05.03, CURING SHALL BE IN ACCORDANCE WITH OPSS 904.07.03.05.03, BURLAP AND WATER, OR WITH APPROVED CURING COMPOUND IN ACCORDANCE WITH OPSS 904.07.03.05.05. 5. FULL DEPTH EXPANSION JOINTS UTILIZING 12mm THICK, FULL DEPTH EXPANSION JOINTS UTILIZING 12mm THICK, BITUMINOUS IMPREGNATED SOFTBOARD SHALL BE INSTALLED AT MAXIMUM INTERVALS OF 13.5 METRES. 6. CONCRETE SIDEWALK PLACED ABUTTING CONCRETE CURB AND CONCRETE SIDEWALK PLACED ABUTTING CONCRETE CURB AND GUTTER OR EXISTING CONCRETE SIDEWALK SHALL BE SEPARATED UTILIZING AN EXPANSION JOINT OF BITUMINOUS IMPREGNATED SOFTBOARD, 12MM THICK. REINFORCING STEEL AT DRIVEWAYS: 1. REINFORCING STEEL SHALL CONFORM TO OPSS 1440.05, N0. 20M. REINFORCING STEEL SHALL CONFORM TO OPSS 1440.05, N0. 20M. EINFORCING STEEL SHALL CONFORM TO OPSS 1440.05, N0. 20M. MAINTENANCE HOLE: 1. MAINTENANCE HOLE AS PER OPSD 701.010 MAINTENANCE HOLE AS PER OPSD 701.010 2. MAINTENANCE HOLE LID AS PER OPSD 401.020. MAINTENANCE HOLE LID AS PER OPSD 401.020. 3. ALL WORK SHALL BE IN ACCORDANCE WITH OPSS 402 AND 407. ALL WORK SHALL BE IN ACCORDANCE WITH OPSS 402 AND 407. 4. ALL MANHOLES ARE TO BE PRE-CAST CONCRETE AND SHALL ALL MANHOLES ARE TO BE PRE-CAST CONCRETE AND SHALL CONFORM TO OPSD 701.010, 701.011, 701.012, AND 1003.020. 5. FROST STRAPS SHALL BE INSTALLED AT ALL MANHOLES IN FROST STRAPS SHALL BE INSTALLED AT ALL MANHOLES IN ACCORDANCE WITH OPSD 701.100. 6. ALL SANITARY MANHOLES SHALL BE BENCHED AND CHANNELED IN ALL SANITARY MANHOLES SHALL BE BENCHED AND CHANNELED IN ACCORDANCE WITH OPSD 701.021. 7. THE REQUIRED OPENINGS IN PRE-CAST UNITS SHALL BE SET AT THE REQUIRED OPENINGS IN PRE-CAST UNITS SHALL BE SET AT THE TIME OF CASTING. SHOULD THE PRE-CAST OPENINGS NOT BE AS SPECIFIED, OPENINGS MADE ON SITE SHALL BE CUT INTO THE PRE-CAST SECTION USING A CORING TOOL OR A DRILL, AS APPROVED BY THE ENGINEER, CAPABLE OF CUTTING A NEAT, ROUND OPENING SUFFICIENT TO ACCOMMODATE THE PIPE TO BE USED. PRE-CAST STRUCTURES SHALL NOT BE SUBJECTED TO IMPACT BY ANY MEANS, MECHANICAL OR MANUAL. 8. NEW PIPES TO BE CONNECTED TO NEW SANITARY MANHOLES, LESS NEW PIPES TO BE CONNECTED TO NEW SANITARY MANHOLES, LESS THAN OR EQUAL TO 600MM DIAMETER SHALL BE SECURELY SET INTO THE STRUCTURE USING KOR-N-SEAL PIPE "BOOTS", OR APPROVED EQUAL. 9. ALL MANHOLES SHALL BE VISUALLY INSPECTED FOR LEAKAGE. ALL ALL MANHOLES SHALL BE VISUALLY INSPECTED FOR LEAKAGE. ALL LEAKS SHALL BE REPAIRED IMMEDIATELY TO THE SATISFACTION OF THE ENGINEER. TRACER WIRE OPEN TRENCH 1. TRACE WIRE SHALL BE 12 GAUGE-7 STRAND TYPE RWU90 600V TRACE WIRE SHALL BE 12 GAUGE-7 STRAND TYPE RWU90 600V XLPE COOPER, WITH WHITE COLOR JACKET. CONNECTORS 1. ALL MAINLINE TRACE WIRES MUST BE INTERCONNECTED IN ALL MAINLINE TRACE WIRES MUST BE INTERCONNECTED IN INTERSECTIONS, AT MAINLINE TEES AND MAINLINE CROSSES. AT TEES, THE THREE WIRES SHALL BE JOINED USING A SINGLE 3-WAY LOCKABLE CONNECTOR. AT CROSSES, THE FOUR WIRES SHALL BE JOINED USING A 4-WAY CONNECTOR. USE OF TWO 3-WAY CONNECTORS WITH A SHORT JUMPER WIRE BETWEEN THEM IS AN ACCEPTABLE ALTERNATIVE. 2. DIRECT BURY WIRE CONNECTORS SHALL INCLUDE 3-WAY DIRECT BURY WIRE CONNECTORS SHALL INCLUDE 3-WAY LOCKABLE CONNECTORS AND MAINLINE TO LATERAL LUG CONNECTORS SPECIFICALLY MANUFACTURED FOR USE IN UNDERGROUND TRACE WIRE INSTALLATION. CONNECTORS SHALL BE DIELECTRIC SILICON FILLED TO SEAL OUT MOISTURE AND CORROSION, AND SHALL BE INSTALLED IN A MANNER SO AS TO PREVENT ANY UNINSULATED WIRE EXPOSURE. 3. NON LOCKING FRICTION FIT, TWIST ON OR TAPED CONNECTORS NON LOCKING FRICTION FIT, TWIST ON OR TAPED CONNECTORS ARE PROHIBITED. TERMINATION / ACCESS AT VALVE LOCATIONS 1. TRACE WIRE SHALL BE RETURNED TO SURFACE UP THE OUTSIDE TRACE WIRE SHALL BE RETURNED TO SURFACE UP THE OUTSIDE OF VALVE BOXES, SECURED WITH ELECTRICAL TAPE, AND BROUGHT INTO THE VALVE BOX THROUGH A HOLE DRILLED IN THE VALVE BOX 0.15m BELOW THE TERMINATION POINT OF THE BOTTOM OF THE WATER VALVE COVER. FROM THAT POINT, THE TRACE WIRE SHALL BE RETURNED TO SURFACE INSIDE THE VALVE BOX. ONE METRE OF TRACE WIRE, MEASURED FROM FINISHED GRADE, SHALL BE PROVIDED TO ALLOW FOR CONNECTIONS TO BE MADE AT SURFACE. EXCESS TRACE WIRE IS TO BE NEATLY COILED, THE COIL IS TO BE SECURED WITH ELECTRICAL TAPE, AND THE COIL SHALL BE LEFT IN THE VALVE BOX, ACCESSIBLE THROUGH THE LID OF THE WATER VALVE COVER. HYDRANTS 1. WHERE REQUIRED, TRACE WIRE SHALL BE RETURNED TO SURFACE WHERE REQUIRED, TRACE WIRE SHALL BE RETURNED TO SURFACE ON THE BACK SIDE OF THE HYDRANT TO FINISH GRADE. A LOOP SHALL BE PROVIDED, AND THE TERMINAL END OF THE TRACE WIRE SHALL BE EMBEDDED IN THE GROUND. 2. LONG RUNS, IN EXCESS OF 500 LINEAR FEET WITHOUT SERVICE LONG RUNS, IN EXCESS OF 500 LINEAR FEET WITHOUT SERVICE LATERAL OR HYDRANTS. INSTALLATION GENERAL 1. TRACE WIRE INSTALLATION SHALL BE PERFORMED IN SUCH A TRACE WIRE INSTALLATION SHALL BE PERFORMED IN SUCH A MANNER THAT ALLOWS PROPER ACCESS FOR CONNECTION OF LINE TRACING EQUIPMENT, PROPER LOCATING OF WIRE WITHOUT LOSS OR DETERIORATION OF LOW FREQUENCY (512Hz) SIGNAL FOR DISTANCES IN EXCESS OF 1,000 LINEAR FEET, AND WITHOUT DISTORTION OF SIGNAL CAUSED BY MULTIPLE WIRES BEING INSTALLED IN CLOSE PROXIMITY TO ONE ANOTHER. 2. TRACE WIRE SYSTEMS MUST BE INSTALLED AS A SINGLE TRACE WIRE SYSTEMS MUST BE INSTALLED AS A SINGLE CONTINUOUS WIRE, EXCEPT WHERE USING APPROVED CONNECTORS. NO LOOPING OR COILING OF WIRE IS ALLOWED. 3. ANY DAMAGE OCCURRING INSTALLATION OF THE TRACE WIRE MUST ANY DAMAGE OCCURRING INSTALLATION OF THE TRACE WIRE MUST BE IMMEDIATELY REPAIRED BY REMOVING THE DAMAGE WIRE, AND INSTALLING A NEW SECTION OF WIRE WITH APPROVED CONNECTORS AT THE CONTRACTORS COST. TAPING AND/OR SPRAY COATING SHALL NOT BE ALLOWED. 4. TRACE WIRE SHALL BE SECURED TO THE TOP OF PIPE WITH TRACE WIRE SHALL BE SECURED TO THE TOP OF PIPE WITH ELECTRICAL TAPE AT MAXIMUM INTERVAL OF THREE METRES, AND AT EACH ELBOW OR POINT OF DEFLECTION. 5. MAINLINE TRACE WIRE SHALL NOT BE CONNECTED TO EXISTING MAINLINE TRACE WIRE SHALL NOT BE CONNECTED TO EXISTING CONDUCTIVE PIPES. TREAT AS MAINLINE DEAD-END, GROUND USING AN APPROVED WATERPROOF CONNECTION TO A GROUNDING NODE BURIED AT THE SAME DEPTH AS THE TRACE WIRE. WATER SYSTEM 1. A MAINLINE TRACE WIRE MUST BE INSTALLED, TO ENSURE FULL A MAINLINE TRACE WIRE MUST BE INSTALLED, TO ENSURE FULL TRACING/ LOCATING CAPABILITIES FROM A SINGLE CONNECTION POINT. 2. LAY MAINLINE TRACE WIRE CONTINUOUSLY, BY-PASSING AROUND LAY MAINLINE TRACE WIRE CONTINUOUSLY, BY-PASSING AROUND THE OUTSIDE OF VALVES AND FITTINGS ON THE NORTH OR EAST SIDE. ALL NON-CONDUCTIVE SERVICE LINES SHALL INCLUDE TRACER WIRE.
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To: City of Kenora Planning Advisory Committee 
From:  Ryan Haines,  Planner 
Date: April 11th, 2025 
Re: Consent Application – File D10-25-02 
 Location: Lot 3, Plan 23M974 
 Owner/Applicant:  2925924 Manitoba Ltd. 
 Transferee:  2839441 Ontario Inc. 
 Agent:   Andrew Brookes 

RECOMMENDATION 
That application D10-25-02 be approved and provisional consent be granted with 
the attached conditions. 

INTRODUCTION 
The purpose of the consent application is to facilitate a lot addition to Lot 3 and/or 
Lot 4, Plan 23M974. The land to be added is from the western portion of the lot at 
661 Ninth Street North, to support vehicular and site servicing access to the 
approved development on Mill Site Lots 3 and 4. 
 
The lands to be added and the receiving parcel are designated ‘Commercial 
Development Area/Industrial Area’ in the City’s Official Plan and are zoned General 
Commercial (GC) on Lot 3 and Light Industrial (ML) on Lot 4 and for the lands to the 
east of Lot 3 and Lot 4 to be severed to facilitate the lot addition (City of Kenora 
Zoning By-law No. 101-2015).  
 
The proposed development on Mill Site Lots 3 and 4 is subject to an executed Site 
Plan Control Agreement (By-law 144-2023) and a Minor Variance approval (File D13-
24-04) which permits construction of an office building on the site. 
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Figure 1. Location Map (Kenora GIS 2024)

 

REVIEW 
This application: 

 Is consistent with the Provincial Policy Statement (Section 3(5) Planning Act); 
 Does not require a plan of subdivision for the proper and orderly 

development of the municipality (Section 53(1) Planning Act); 
 Conforms with Section 51(24) of the Planning Act; 
 Conforms to the City of Kenora Official Plan (Section 4.8); 
 Complies with the City of Kenora Zoning By-law (or will comply subject to a 

condition of approval); and 
 Has no unresolved objections/concerns raised (to date) from agencies or the 

public.  

AGENCY/PUBLIC COMMENTS 
City Staff 

City staff noted that the proposed lot line may intersect an existing foundation, 
which remains a structure under the Ontario Building Code until it is lawfully 
removed or repurposed. While this could affect zoning compliance for interior side 
yard setbacks, the matter can be addressed by the developer through revisions to 
the approved Site Plan Control Plan or Building Permit process. Protective fencing is 
in place, and it is felt that no conditions of consent are required at this time. 
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Agency 
No objections have been received from circulated agencies. 

Public 
No comments were received from members of the public at the time of report 
submission. 

Figure 2. Site Sketch (provided by applicant) 
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Figure 3 – View from Ninth Street North of proposed lands to be added  

 

PLANNING REVIEW 

Provincial Planning Statement (2024) 

The subject lands are located within a settlement area and designated for 
Commercial and Industrial uses in the City of Kenora Official Plan. The proposal is 
consistent with the Provincial Planning Statement, 2024, which emphasizes 
streamlined approvals, intensification, and infrastructure optimization. 

Relevant policies include: 

• Section 2.1 (6) – Planning authorities shall support an appropriate range and 
mix of land uses, housing options…employment, public service facilities and 
other institutional uses. 

• Section 2.3.1 (2) – Land use patterns in settlement areas shall support the 
efficient use of land, resources, and infrastructure and minimize land 
consumption and servicing costs. 
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• Section 3.1 (2) – Development on lands with existing or planned municipal 
infrastructure should optimize the use of existing infrastructure and consider 
opportunities for adaptive re-use. 

Although the subject lands are not designated as an "employment area" under the 
definition provided in the Provincial Planning Statement, the proposed lot addition 
facilitates improved access to a site subject to a Site Plan Control Agreement and 
approved for development, contributing to more coordinated site access, 
circulation, and infrastructure servicing within the settlement area. 

This proposal represents a logical extension of planned development and supports 
intensification and infrastructure efficiency in a manner consistent with the 
Provincial Planning Statement, 2024. 

City of Kenora Official Plan 
One of the 9 guiding principles of the Official Plan is to encourage new development 
to provide for a mix of uses in planning for complete communities, with one of the 
objectives of that principle being to provide opportunities for the redevelopment of 
the former Abitibi Mill site with employment uses. 

The land use designation of the western portion of the former mill site is Commercial 
Development Area, while the central portion of the site is designated as Industrial 
Development Area (Figure 3). Policy 9.1 of the Official Plan states that, it is intended 
that the boundaries of the Land Use Designations… shall be considered as general 
only, and are not intended to define the exact limits of such areas except in the case 
of roads, railways, and other physical barriers that provide definitive boundaries. 
Minor adjustments may be made to these boundaries for the purpose of any Zoning 
By-law without necessitating an amendment to this Plan. 

The subject lands are designated Commercial Development Area/Industrial Area in 
the Official Plan. Section 4.4 and 4.5 of the OP encourage the redevelopment of 
former industrial sites and the enhancement of access and services for 
employment uses. The proposed lot addition supports an executed Site Plan 
Control Agreement and is consistent with the adaptive reuse objectives outlined for 
the former mill site. 
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Figure 4. Official Plan Designations (Kenora GIS 2024) 

 

City of Kenora Zoning By-law No. 101-2015 
The lands involved in the lot addition are zoned General Commercial/Light 
Industrial (GC/ML). No change in use is being proposed as part of this application. 
Additionally, the proposal does not result in the newly created or retained lot being 
out of conformity with the zoning regulations (see Table 1 below): 

Table 1 – Minimum Lot Requirements 
 Required Retained Lot Merged Lot 
Lot Frontage (minimum) 18 m ~ 105 m 25 m 

Lot Area (minimum) 0.1 ha ~ 5 ha ~ 1.2 ha 

Planning Act 
Section 51(24) of the Planning Act requires regard for the public interest, conformity 
to policy, and suitability of the land. The application supports an active Site Plan 
Control Agreement with access for roads and municipal servicing, and thus meets 
all legislative tests. 
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RECOMMENDED CONDITIONS 
Expiry Period 

1. Conditions imposed must be met within two years of the date of notice of 
decision, as required by Section 53(41) of the Planning Act, RSO 1990, as 
amended. If conditions are not fulfilled as prescribed within two years, the 
application shall be deemed to be refused. Provided the conditions are 
fulfilled within two years, the application is valid for three years from the date 
of notice of decision. 

Survey/Reference Plan 
2. Provide to the satisfaction of the City: 

a. A survey showing the lot lines of the severed parcel, and 
b. A reference plan based on an approved survey. 

3. Three original copies and one PDF copy of the reference plan of survey, 
bearing the Land Registry Office registration number and signatures as 
evidence of deposit therein, and illustrating the parts(s) to which the consent 
approval relates, which must show in general the same area and dimensions 
as the sketch forming part of the application be provided. 

Zoning 
4. Where a violation of any City Zoning by-law is evident, the appropriate minor 

variance or rezoning be obtained to the satisfaction of the City. 
Easements 

5. That prior to the endorsement of the deeds, the applicant shall provide 
confirmation to the satisfaction of the City of Kenora that all existing 
easements affecting the subject lands have been accurately disclosed and 
addressed, and that the proposed lot addition does not compromise access 
or rights associated with those easements. 

City Requirements 
6. That the newly created parcel be consolidated on title with at least one of the 

adjacent lots identified as Lot 3 and Lot 4, Plan 23M974, and that a merger 
agreement be entered into. 

7. That the payment of any outstanding taxes, including penalties and interest 
(and any local improvement charges if applicable) shall be paid to the City of 
Kenora. 

8. The original executed Transfer/Deed of Land form, a duplicate original and one 
photocopy for City records be provided for each parcel. 

9. A Schedule to the Transfer/Deed of Land form on which is set out the entire 
legal descriptions of the PINs in question and containing the names of the 
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parties indicated on page 1 of the Transfer/Deed of Land form to be provide 
for each parcel. 

10. That prior to endorsement of the deeds, the Secretary-Treasurer shall receive 
a letter, from the owner or the owner’s Agent/Solicitor, confirming that 
conditions 1 through 9 have been fulfilled. Clearance from the City of Kenora 
and external agencies as required are to be included. 

 
I hereby certify that this report was prepared by a Registered Professional Planner, 
within the meaning of the Ontario Professional Planners Institute Act. 1994. 

 

 

 

 

Ryan Haines         April 11, 2025 
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