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Planning Advisory Committee  
 
 
February 19, 2019 
 
The regular meeting of the Planning Advisory Committee was held in the 
Ludlow Room, 8th Floor of City Hall. 
 
 
Present 
Alex Weaver Crawford, Chair 
Rick Stephen, First Vice-Chair 
Gary Sullivan, Councillor 
Anne McShane 
Lourdes Clancy 
Susan Baxter 
Kris McIntyre 
 
Ken Melanson, Community Planning Manager 
Mark Reade, Senior Planner 
Jody Kliffer, Planner 
Aimee Burgess, Recording Secretary 
 
 
 
 
 
Absent 
Derrick Mitchell 
Jason Dewar 
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Item 1: Adoption of Minutes       
 
It was MOVED AND SECONDED that the minutes of the December 11, 2019 
meeting be approved as amended. 
 

CARRIED  RS/GS 
 
Item 2: Hughes Surveys & Consultants Inc.  
 On Behalf of Donna Silliker  
  99-101 Edgewater Lane                  
 
Application Type: Land for Public Purposes 
 
Mark Reade provided a brief update, via Power Point presentation, regarding 
the application. The landowner is proposing to subdivide the site, which 
contains two existing dwellings. The proposal requires the assent of Common 
Council for money-in-lieu of Land for Public Purposes, which is recommended 
by Staff.  
 
Rick Turner, of Hughes Surveys & Consultants Inc. appeared before the 
Committee on behalf of the landowners, and spoke in favour of staff 
recommendation.  
 
No letters were received regarding the application. 
 
The Committee inquired to the location of the septic tanks, and Mr. Turner 
responded that they are behind the homes, which is shown on the tentative 
subdivision plan.  
 
It was MOVED and SECONDED: 
  
 That Common Council authorize the acceptance of money-in-lieu of the 
required Land for Public Purposes for the proposed subdivision at 99-101 
Edgewater Lane (PID 00290833). 
 

CARRIED  RS/KM 
  

Item 3: Natural Forces 
  399 Burchill Road       
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Application Type: REZONING 
 
Jody Kliffer provided a brief update, via Power Point presentation, regarding 
the application. Natural Forces is seeking to rezone the subject site to 
facilitate the establishment of a windfarm of up to ten turbines. If approved, the 
energy produced by the turbines will feed into the electrical grid for the City, 
which is managed by Saint John Energy. In 2019 Council approved an 
amendment to the City’s Municipal Plan to Policy NE-38 that provides 
direction to Council to “explore and encourage the development and use of 
alternative energy sources”, which includes the harnessing of wind energy. 
The placement of the proposed wind turbines is in a remote area of the City 
adjacent to the Spruce Lake Industrial Park. The proposal requires the site to 
be rezoned to Green Energy (GE) in order for the use to be established. Staff 
recommend that Council rezone an area along Burchill Road where access to 
the site would be shared with the existing quarry operation to Special Zone #5 
(SZ-5). “Special Zone 5” would effectively permit the operators of both the 
quarry and the windfarm to share equal use of the private access road. Staff 
recommend approval for the rezoning and Section 59 Amendment, as the 
proposed land use is in keeping with the direction offered by the Municipal 
Plan.  
 
Amy Pellerin, of Natural Forces, appeared before the Committee and spoke in 
favor of staff recommendation. She gave a brief presentation of the overview 
of the project. She stated that the development of the proposed 10 turbines at 
the subject site requires an Environmental Impact Assessment (EIA) to be 
conducted prior to receiving a permit to operate. The EIA has been registered 
with the Province on February 18, 2020 and that additional bird and bat 
studies would be conducted by the end of February. Ms. Pellerin stated that a 
second open house would be held in March to review the information found in 
the EIA. 
 
The Committee asked the applicant if Natural Forces is ISO registered. Ms. 
Pellerin responded that Natural Forces is not, but that the manufacturer of the 
turbines would be.  
 
As questioned by the Committee, Ms. Pellerin clarified that ten turbines is the 
maximum amount of turbines that could be accommodated by the site and 
she stated that they plan to construct the site in one phase that would be 
completed by the end of 2021. 
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Brian Irving, of Develop Saint John, appeared before the Committee and 
spoke in favour of staff recommendation. He stated the windfarm is a great 
use of the property and that it is not offensive to the Lorneville neighbourhood. 
 
One letter was received in support of the application.  
 
The Committee considered staff recommendation, comments from the 
applicant and the public, and the letter.  
 
It was MOVED and SECONDED: 
 

1. That Common Council rezone parcel of land having an area of 
approximately 995.1 hectares, located at 399 Burchill Road, also 
identified as PID No. 00412189, from Heavy Industrial (IH), Pit and 
Quarry (PQ), Rural (RU), and Medium Industrial (IM) to Green Energy 
(GE);  
 

2. That Common Council rezone a parcel of land having an area of 
approximately 2.5 hectares, located at 399 Burchill Road, also identified 
as being a portion of PID No. 00412189, from Pit and Quarry (PQ) and 
Rural (RU) to Special Zone 5 (SZ-5); 
 

3. That Common Council rescind the Section 39 (now Section 59) 
conditions imposed on the 2011 rezoning of a parcel of land having an 
area of approximately 4143 square metres, located at 399 Burchill 
Road, also identified as a portion of PID No. 00412189, to Pit and 
Quarry (PQ) and  
 

4. That Common Council amend the City of Saint John Zoning By-law by:  
 

a. Adding the following to the list of Other zones in Section 2.2: 
“Special Zone SZ-5” 

 
i. Uses: Adding the following as Section 14.10: 

“14.10 Special Zone No. 5 (SZ-5) 
14.10 (1) Permitted Uses 
Any Land, building, or structure may be used for the 
purpose of, and no other purpose than, the following 
uses: 
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- An access road for a pit and/or quarry 
- All uses permitted in Section 14.11 

 
ii. 14.10 (2) Zone Standards 

 
Standards for development in Special Zone No. 5 shall 
be as set-out in subsection 12.4 (4) and Parts 4 to 9 
where this zone shall be considered a Pit and Quarry 
(PQ) zone or a Green Energy (GE) zone, as the case 
may be.” 

 
 
CARRIED  GS/AMcS 

 
Item 4: Other Business        

 
There being no further business, the Chair called for a motion to adjourn the 
meeting at 7:40pm.  
  

CARRIED  KM/RS 
   
 
 
 
 
__________________________  ___________________________ 
Alex Weaver Crawford   Aimee Burgess 
Chair      Recording Secretary 

5



 
 
 
                                                                     
 
 
 
 
 
 
 
Planning Advisory Committee  
 
 
April 21, 2020 
 
A special meeting of the Planning Advisory Committee was held virtually via 
webex. 
 
Present 
Alex Weaver Crawford, Chair 
Rick Stephen, First Vice-Chair 
Councillor Gary Sullivan 
Derrick Mitchell 
Lourdes Clancy 
Kris McIntyre 
Susan Baxter 
 
Kenneth Melanson, Community Planning Manager 
Mark Reade, Senior Planner 
Aimee Burgess, Recording Secretary 
 
 
 
 
Absent 
Jason Dewar 
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Item 1: Adoption of Agenda       
 
It was moved and seconded to adopt the Agenda. 
 

Carried RS/GS 
 
Item 2: Rules of Procedure Update      
   
Kenneth Melanson gave a verbal update to the committee members for the 
approval of some modifications to the Committees rules of procedure. He 
went through the changes being mostly around the meetings being virtual and 
the option to move the meeting locations.  
 
The Committee discussed that the Committee members have not had their 
review for 2020 yet.  
 
As questioned by the Committee, Staff responded that there are ways for the 
public to participate in the virtual meeting by getting in touch with the One 
Stop Development Shop and they can participate by phone or attend the 
virtual meeting. Staff clarified that the public can register to attend the meeting 
up until noon on the day of the meeting.  
 
The Committee decided to ratify the changes to the rules of procedure at the 
May Committee meeting. The Committee wanted to amend section B 
subsection 2 to include present members. 
 
It was Moved and Seconded to adopt the amended staff recommendation of 
the rules of procedures.  
 
 Carried  AMcS/SB 
 
 
Item 3: Virtual Meeting Protocol       
 
Kenneth Melanson gave a verbal update of the protocols of PAC members, 
applicants, and members of the public. Mr. Melanson stated that the 
documents sent previously to the members are working documents and will be 
updated based on needs and lessons learned.  
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The Chair encouraged all the Committee members to watch the Council 
Virtual meetings before the next Planning Advisory Committee meeting to get 
a better understanding of how the public meeting in May will flow.   
 
Mr. Stephen noted that a member of the public or an applicant can choose to 
bring forth new information.  
 
It was moved and seconded to adopt the virtual meeting protocols that were 
included in the package previously delivered to the Committee members.  
 

Carried  JB/RS 
 
Item 3: Discussion         
 
Kenneth Melanson stated that there will be eight (8) applications for the May 
20th, 2020 meeting and he recommends starting the public meeting at 5:00pm.  
 
As questioned by the Committee, Staff responded that there are four (4) 
applications that are going to Public Hearings.  
 
The Committee discussed the length of the May meeting and the proposed 
new start time and decided to wait for more information from City Staff.  
 
 
Item 4:  Other Business        
 
The chair stated that herself, Rick Stephen and Anne McShane, will compose 
of the Rules of Procedure Review sub-committee and will be meeting in May 
to discuss the updated rules of procedure.  
 
It was moved and seconded to adjourn the meeting 5:58 pm.  
 

Carried  RS/PP 
 
 
 
 
__________________________  ___________________________ 
Alex Weaver Crawford   Aimee Burgess 
Chair      Recording Secretary 
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Date:    May 15, 2020 
 
To:    Planning Advisory Committee 
 
From: Growth & Community Planning 

Growth & Community Development Services 
 
Meeting:   May 20, 2020 
 
 
SUBJECT: Planning Advisory Committee Rules of Procedure - Updates 

for virtual meetings – Ratification 
 
 
Jurisdiction: The Community Planning Act authorizes the Planning Advisory 

Committee to create Rules and Procedures to govern Planning 
Advisory Committee meetings.  The Rules of Procedure document 
outlines that ‘non-application’ discussions occur in a closed 
meeting of the Committee. 

 
EXECUTIVE SUMMARY 
  
Due to the declaration of a State of Emergency by the Province of New Brunswick and 
directions by the Chief Medical Officer of Health of New Brunswick, all in person gatherings 
exceeding 10 people have been prohibited due to the possible spread of COVID-19.   
 
Revisions to the Committee’s Rules of Procedure are required to provide for teleconference or 
web-based meetings of the City’s Planning Advisory Committee.  Committee discussed and 
voted on these recommendations at a closed meeting on April 21, 2020 however identified the 
need to ratify this decision in an open session to confirm this decision.  May 20, 2020 is the first 
public meeting of the Committee where these updates could be ratified. 
 
RECOMMENDATION 
 
1. That the Committee ratify amendments the PAC Rules of Procedure, voted on in the closed 
meeting of April 21, 2020 as follows (Recommended revisions attached to report):  
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4) Business Meetings 
 

Amending sections B, C and D to enable: 
• web conference, teleconference or alternate venue meetings (outside 

of City Hall); 
• potential for earlier start times; 
• adjusting pre-meeting with staff due to earlier meeting start times. 

 
5) Special Meetings 

 
Amending section A to clarify that special meetings may occur at City Hall, via a 
web conference, via a teleconference or at an alternate venue to City Hall. 

 
9) Meeting Decorum 

 
Amending section C to clarify that rules of decorum apply to web conference and 
teleconference calls and that those attending, if not respecting the decorum of 
the meeting or being disrespectful, can be removed from the web 
conference/teleconference by direction of the chair. 

 
10) Business Procedures 

 
Amending section d (iv) to clarify that the public process for a web conference or 
teleconference. 

 
16) Web Conference and Teleconference Meetings 

 
Adding section 16 (Web Conference and Teleconference Meetings) to provide 
additional procedures for these types of meetings beyond the normal manner in 
which business is conveyed. 

 
 
ANALYSIS 
 
Due to the declaration of a State of Emergency by the Province of New Brunswick and 
directions by the Chief Medical Officer of Health of New Brunswick, all in person gatherings 
exceeding 10 people have been prohibited due to the possible spread of COVID-19.   
 
Restoration of the Planning Advisory Committee process, along with Council Public Hearings, 
has been a primary concern as a number of applications requiring an approval of or 
recommendation from the Committee have stalled.  In consultation with the City Solicitor, 
amendments to the PAC rules of procedure to enable virtual meetings were prepared and 
reviewed by committee in the closed meeting of April 21, 2020.  These amendments also 
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included the ability to schedule meetings for alternative venues, as a means to plan for the 
future should an alternative venue be required. 
 
PAC adopted the proposed amendments on April 21, 2020 in a closed meeting; however, the 
committee indicated a desire to ratify its decision on these rules in a public meeting at that time.  
This is similar to the process Common Council followed when making changes to their 
procedural by-law.  Staff recommend that committee ratify the proposed Rules of Procedure as 
this helps ensure the committee can respond to changing meeting circumstances both related to 
the current COVID-19 situation but also into the future. 
 
APPROVALS AND CONTACT 

Author Senior Planner 
Ken Melanson, BA, MCIP, RPP Mark Reade , P.Eng., MCIP, RPP 

 
Contact: Kenneth Melanson 
Telephone: (506) 721-8694     
Email:  Ken.Melanson@saintjohn.ca 
 
APPENDIX 
 
Attachment 1: Proposed Revisions to Rules of Procedure 
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Date:    May 15, 2020 

 

To:    Planning Advisory Committee 

 

From: Growth & Community Planning 

Growth & Community Development Services 

 

Meeting:   May 20, 2020 

 

 

SUBJECT 

 

Applicant: Hughes Surveys & Consultants Inc. on behalf of Galbraith 

Construction 

     

Landowner:   City of Saint John 

 

Location:    0 Katie Drive   

 

PID:     00369496 

 

Plan Designation:  Rural Resource 

 

Existing Zoning:  Rural (RU) 

 

Application Type:  Land for Public Purposes Release 

 

Jurisdiction: The Community Planning Act authorizes the Planning Advisory 

Committee to advise Common Council concerning the sale of land 

for public purposes. 

 

EXECUTIVE SUMMARY 

  

The subject site is land for public purposes acquired in 1975 in association with a proposed 

development. The adjacent landowner has approached Real Estate Services to purchase the 

property. City Staff have deemed the property surplus, and Common Council has resolved to 

seek the concurrence of the Planning Advisory Committee for the sale of the subject site.  
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The development outlined on the 1975 plan of subdivision did not occur, and these lands have 

remained in their natural, undeveloped state. 

 

RECOMMENDATION 

 

That the Planning Advisory Committee concur with Common Council regarding the sale of a 

City owned parcel, previously vested to the City as Land for Public Purposes (LPP), located at 0 

Katie Drive, also identified as PID number 00369496. 

 

DECISION HISTORY 

 

The subject property was vested to the City in 1975 when it was designated land for public 

purposes (LPP) for the Kilkenny Court Subdivision. The proposed subdivision development 

included the construction of a Public Street (Katie Drive), with the LPP parcel and three lots on 

each side of Katie Drive. Subsequently, the Public Street right-of-way and LPP parcel were 

created, however the street construction and service extensions were never completed. 

 

ANALYSIS 

 

Proposal 

Galbraith Construction, an adjacent landowner, has approached the City to acquire the LPP 

parcel. The company is reviewing options to provide an access through the site, via the 

undeveloped portion of Katie Drive to Ocean Westway. This would provide an alternate access 

route to their aggregate extraction operation to the northwest of the subject site. Should the 

access proposal proceed it would be subject to additional planning approvals including a 

rezoning. 

 

At its January 13, 2020 meeting, Common Council resolved to seek the concurrence of the 

Planning Advisory Committee to divest the land, identified as being PID No. 00369496, from 

being “Land for Public Purposes” and if so, deem the subject property surplus to its needs. 

 

Site and Neighbourhood 

 

The 4378 square metre triangular-shaped site is wooded and is located at the northern terminus 

of Katie Drive, which is an undeveloped Public Street. A water transmission main passes 

through the southern portion of the site. As the original subdivision development never occurred, 

no recreational use has been developed on the site and the City has no requirement to retain 

this site for current or future recreational purposes.    

 

The subject site is located in the City’s Ocean Westway neighbourhood; an area characterized 

by low-density residential development consisting of single-unit dwellings along Ocean 

Westway. This section of Ocean Westway terminates approximately one kilometre to the west 

at the Spruce Lake Water Treatment Facility. The site and adjacent lands are zoned Rural (RU) 

with the properties along Ocean Westway zoned Two-Unit Residential (R2). A long-standing 
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quarry operation is located approximately 720 metres to the west and is zoned Pit and Quarry 

(PQ).  

 

Municipal Development Plan and Zoning 

The subject site is designated Rural Resource in the Municipal Plan. These are areas, which 

are intended to generally remain in their natural state, or, subject to regulation and required 

approvals, be used for appropriate resource uses.  

 

The Municipal Plan also promotes a strategic approach to parkland development, and 

encourages the development of “a strategy to repurpose or divest of surplus parks” (Policy CF-

6). To implement this policy, Common Council endorsed The City of Saint John Parks and 

Recreation Strategic Plan (PlaySJ). PlaySJ promotes the divestment of surplus parks and 

greenspace through right sizing. This approach will enable the City to reinvest in existing parks 

and recreation assets in areas identified for growth in PlanSJ. 

 

Based on this, sale of the subject parcel conforms to the policy direction established in the 

Municipal Plan. 

 

The site is zoned Rural. It was never developed for a recreational use, and Parks and Public 

Spaces Staff have confirmed that they have no plans develop the site. 

 

Conclusion 

Staff recommend that the Committee concur with the sale of the subject site. Real Estate 

Services has determined the property is surplus and the Municipal Plan and PlaySJ support the 

divestment of surplus parkland. Parks and Public spaces confirmed the City has no plans to 

develop the site for a recreational purpose.  

 

ALTERNATIVES AND OTHER CONSIDERATIONS 

 

No alternatives were considered. 

 

ENGAGEMENT 

 

Public 

In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 

landowners within 100 metres of the subject property on March 5, 2020. 

 

APPROVALS AND CONTACT 

Author Manager 

Mark Reade, P.Eng., MCIP, RPP Ken Melanson , BA, MCIP, RPP 
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Contact: Mark Reade 

Telephone: (506) 721-0736     

Email:  Mark.Reade@saintjohn.ca 

Application: 20-020  

 
APPENDIX 

 

Map 1: Site Location 

Map 2: Future Land Use 

Map 3: Zoning 

Map 4: Aerial Photography 

Attachment 1: Site Photography 

Attachment 2: 1975 Subdivision Plan – Kilkenny Court Subdivision 
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View of site looking east View of adjacent lands looking west  
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No responses have been 
received to date.
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Date:    May 15, 2020 

 

To:    Planning Advisory Committee 

 

From: Growth & Community Planning 

Growth & Community Development Services 

 

Meeting:   May 20, 2020 

 

 

SUBJECT 

 

Applicant:   648669 NB Inc. (Philip Beckwith) 

     

Landowner:   648669 NB Inc. 

 

Location:    4315 Loch Lomond Road   

 

PID:     00351296 

 

Plan Designation:  Rural Settlement 

 

Zoning:   Rural Settlement Residential (RS) 

 

Application Type:  Subdivision 

 

Jurisdiction: The Community Planning Act authorizes the Planning Advisory 

Committee to advise Common Council concerning the acceptance 

of money in-lieu of Land for Public Purposes dedications. 

 

EXECUTIVE SUMMARY 

  

The property owner is proposing to subdivide the property at 4315 Loch Lomond Road into two 

residential lots. The acceptance of a money in-lieu of Land for Public Purposes dedication is 

recommended. 
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RECOMMENDATION 

 

That Common Council accept a money in-lieu of Land for Public Purposes dedication for the 

proposed 648669 NB Inc. Subdivision at 4315 Loch Lomond Road. 

 

ANALYSIS 

 

Proposal 

The property owner is proposing to subdivide the property at 4315 Loch Lomond Road into two 

residential lots (Submission 1). There is an existing dwelling on each of these proposed lots 

served by on-site servicing. However, the dwelling on proposed Lot 20-02 will require the 

installation of a new well acceptable to the Province of New Brunswick. 

 

Site and Neighbourhood 

The property is in the Treadwell Lake area in East Saint John. There are two dwellings on the 

property. A long-existing rural residential subdivision is located to the north and west of the 

property. The Saint John Airport is to the south and the St. Joseph’s Catholic Church and Hope 

Centre (community centre) is to the northeast at 4349 Loch Lomond Road. The general area is 

bounded by the Treadwell Lake to the west, the Loch Lomond Lake to the north, and the 

Robertson Lake (Reservoir) to the east.  

 

Municipal Plan 

The Municipal Development Plan (Municipal Plan) has designated the property as Rural 

Settlement. The Treadwell Lake area is one of only three areas outside of the Primary 

Development Area (PDA) where new rural residential subdivision development is encouraged1. 

 

Plan Policies LU-101 & LU-102 support new residential subdivision development that is 

consistent with the surrounding neighbourhood and involve lot sizes less than four hectares 

(Attachment 2). In comparison, the Municipal Plan discourages the creation of new residential 

lots outside the PDA that are less than four hectares, except for up to two new lots in an existing 

Rural Residential designation. 

 

Land for Public Purposes 

The Subdivision By-law requires ten percent of the area of a proposed subdivision to be vested 

to the City as Land for Public Purposes (LPP). Such land dedications must be assented to by 

Common Council (Council). However, at the discretion of Council, a money in-lieu of LPP 

dedication may be accepted. 

 

The Subdivision By-law encourages the assent of proposed LPP dedications that involve a 

pedestrian walkway between streets or land required to support the City’s Trails and Bikeways 

Strategic Plan. 

 
1 The other two Rural Settlement areas are in the Martinon-Ketepec and Lorneville areas. 
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Otherwise, the Subdivision By-law encourages the acceptance of money in-lieu of LPP 

dedications for subdivisions that do not offer these benefits. This approach is supported by The 

City of Saint John Parks and Recreation Strategic Plan (PlaySJ) and the Parks and Recreation 

service area.  

 

Since the proposed subdivision does not meet the land dedication requirements of the 

Subdivision By-law, staff is recommending the acceptance of a money in-lieu of LPP dedication. 

 

The Community Planning Act (Act) requires that money in-lieu of LPP dedications represent 

eight percent of the market value of the unimproved land at the time of subdivision. In the case 

where both lots have already been developed, this amount will be determined based on the 

estimated unimproved land value of the proposed new lot (Lot 20-02). 

 

The Act also requires that money in-lieu dedications be deposited into a special account and 

that Common Council expend the money for “acquiring or developing land for public purposes2 

and for no other purpose.” 

 

Zoning and Development Officer Variances 

The subject property is zoned Rural Settlement Residential (RS). The proposed subdivision 

requires the consideration of the following variances from the Zoning By-law: 

 

(1) A reduction to the minimum lot area requirement of 5,350 square metres to 

approximately 1,412 square metres and approximately 1,865 square metres for 

proposed Lots 20-01 & 20-02, respectively; 

 

(2) A reduction to the minimum lot frontage requirement of 60 metres to approximately 28 

metres and approximately 38 metres for proposed Lots 20-01 & 20-02, respectively; and 

 
(3) A reduction to the minimum side yard requirement of 4.5 metres to approximately 4 

metres for the existing dwelling on proposed Lot 20-02.  

 

The Development Officer will process the above variances based upon the context of the 

neighbourhood, as supported by Plan Policies LU-101 & LU-102. 

 

Conclusion 

The Subdivision By-law encourages the acceptance of a money in-lieu of LPP dedication for the 

proposed subdivision, which is being recommended by staff. 

 

ALTERNATIVES AND OTHER CONSIDERATIONS 

 

No other alternatives were considered. 

 

 
2 Land for public purposes means land, other than streets, for the recreational or other use or enjoyment 
of the general public (Community Planning Act, 2018). 
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ENGAGEMENT 

 

Public 

In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 

landowners within 100 metres of the subject property on May 8, 2020. 

 

APPROVALS AND CONTACT 

Author Manager Commissioner 

Mark O'Hearn, CPT Ken Melanson , BA, MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

 

Contact: Mark O'Hearn 

Telephone: (506) 649-6075     

Email:  Mark.OHearn@saintjohn.ca 

Application: 20-0019  

 
APPENDIX 

 

Map 1: Site Location 

Map 2: Future Land Use 

Map 3: Zoning 

Map 4: Aerial Photography 

Attachment 1: Site Photography 

Attachment 2: Municipal Plan Policies LU-101 & LU-102 

Submission 1: Tentative Subdivision Plan 
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Attachment 1: Site Photography
648669 NB Inc. (Philip Beckwith) - 4315 Loch Lomond Road

Date: May 5, 2020
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Lot 20-01
1,412 square metres

Lot 20-02
1,865 square metres

648669 NB Inc.
Tentative Plan

Community Planning
May 5, 2020

Not to scale

Based on the February 2, 2020 application submitted by 648669 NB Inc. (Philip Beckwith). 
All dimensions are approximate.

Note 1:
Attached garage has 
been removed.
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Attachment 2: Municipal Plan Policies – 4315 Loch Lomond Road 

 
 

Policy Staff Comment 

Policy LU-101 

Create the Rural Settlement Area designation 

on the Future Land Use map (Schedule B).  

 

Council intends that lands within the Rural 

Settlement Area designation are to be 

developed in a way that is consistent with the 

character and form of the existing community. 

The development of low-density housing with 

private on-site water and wastewater systems 

is permitted, as are appropriate commercial 

uses, community facilities, home occupations 

and parks. 

 

Policy LU-102 

Permit the creation of new lots that have a 

minimum lot area of less than four (4) 

hectares (40,000 square metres) subject to 

compliance with the provisions in the Zoning 

By-law. 

 

The property is designated Rural Settlement. 

 

 

The area of proposed Lot 20-01 is only 6.43 

percent less than the median area of the 

twenty-three residential properties abutting 

Treadwell Drive and the area of proposed Lot 

20-02 exceeds this median by 23.59 percent.  

 

Proposed Lots 20-01 & 20-02 exceed the lot 

frontage median of the properties at 4283 to 

4291 Loch Lomond Road by 89.83 percent 

and 157.63 percent, respectively. 

 

The Zoning By-law requires a minimum side 

yard of 4.5 metres. The existing dwelling on 

proposed Lot 20-01 would have an 

approximate side yard of 10 metres, but the 

dwelling on proposed Lot 20-02 would have 

an approximate side yard of 4 metres. There 

are other properties in the area with a similar 

side yard, especially in the older portion of 

the adjoining rural subdivision.  

 

It must also be mentioned that according to a 

registered subdivision plan (James F. Russell 

Estate Subdivision, Hughes Surveys & 

Consultants Ltd., February 9, 1983), a 

common lot boundary had previously existed 

at this location separating these two 

dwellings. 

 

58



Presentation to Planning Advisory Committee 

May 20, 2020

10-36 Arlington Crescent

Growth & Community Planning Team

Growth & Community Development Services
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• The application is a Section 59 amendment to enable a 
proposed 5 storey, 89-unit multi-residential building off 
Arlington Crescent in Millidgeville

2

Proposal
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3

Site Location
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4

Site Plan 
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5

Site Photos – Subject Site
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6

Site Photos – Subject Site
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7

Site Photos – Subject Site
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8

Site Photos – Existing Neighbourhood
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9

Future Land Use 

Policy LU-86 The Stable Residential designation 
supports a variety of densities and housing forms
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10

Future Land Use 

Policy LU-88

Land Use - Desirable residential land use and positive contribution to the 
neighbourhood.

Compatibility with surrounding land uses and can be accommodated by the 
Mid-Rise Residential Zone 

Servicing – Necessary wastewater can be provided up to 89 units, 
development in close proximity to transit, schools, and major employers

Site Design Features – All landscaping and stormwater management must be 
incorporated

High Quality Exterior Design – Building is consistent with urban design 
principles, features indoor parking and amenity space

Location – Proposal is located off a Primary Corridor (University Avenue). 
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11

Future Land Use 

Policy MS-20 - Wastewater collection system capacity is 
addressed through the conditions imposed on the 
development and surrounding lands to enable the proposal
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12

Zoning
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• Amend the April 28, 2008 Common Council resolution 
by adding conditions (c) and (d). 

New Conditions

(c) i. The subject site at 10-36 Arlington Crescent be 
developed to a maximum of 89 units unless the 
developer receives written opinion that servicing capacity 
can accommodate additional units; ii. The development 
is in accordance with a detailed site plans; and, iii. The 
site plans are attached to the permit application. 

(d) Prior to development, the remaining undeveloped 
lands of Phase 1 (currently owned by Timberstone) also 
receives a written opinion regarding servicing capacity. 

13

Zoning (Section 59 conditions)
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14

Infrastructure Constraints

• Detailed analysis is currently underway on sanitary sewer 
system and flow capacity availability 

• Once results are known, planning may begin on 
improvements to increase service in the area

• The conditions proposed in this report will enable the 
proposal to move forward in the interim of any 
improvements
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Pursuant to the provisions of Section 59 of the 
Community Planning Act, impose the proposed 
conditions contained on Page 3 of the Staff report with 
this rezoning.

15

Staff Recommendation
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Page 1 of 8 

Date:    May 15, 2020 
 
To:    Planning Advisory Committee 
 
From: Growth & Community Planning 

Growth & Community Development Services 
 
Meeting:   May 20, 2020 
 
 
SUBJECT 
 
Applicant:   048367 N.B. Inc. 
     
Landowner:   Timberstone Developments Inc. 
 
Location:    10-36 Arlington Crescent and surrounding land   
 
PIDs:  55197594, 55197602, 55197610, 55197628, 55197636, 

55197644, 55197651, 55197669, 55197677, 55197685, 
55197693, 55197701; 55190201, 55197719, 55197727, 
55197735, 55197743, 55197750, 55197768, 55197776, 
55197909, 55197917, 55197925, 55197933, 55197941, 
55197958, 55197966, 55197974, 55197982, 55197990, 
55198063, 55198071, 55198089, 55198097, 55212088, 
55212096, 55212104, 55212112, 55219349 

 
Plan Designation:  Stable Residential 
 
Existing Zoning:  Mid-Rise Residential (RM) 
 
Application Type:  Section 59 Amendment 
 
Jurisdiction: Common Council has requested the views of the Planning 

Advisory Committee concerning proposed amendments to the 
Section 59 conditions of the subject property. Council will consider 
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the Committee recommendation at a public hearing on Monday, 
June 15, 2020. 

 
EXECUTIVE SUMMARY 
  
This application is to enable the development of a 5 storey, 89-unit apartment building within 
Phase 1 of the Arlington Crescent subdivision by amending a 2008 Common Council resolution 
that provided for a larger 9.2-hectare proposal of residential and commercial lands. Staff are 
supportive of amending the resolution to add greater flexibility and enable the proposed 
development. While the Municipal Plan and Zoning By-law can accommodate this application, 
due to sanitary sewer limitations on University Avenue, staff recommend a number of conditions 
to ensure that the subject site and future proposals in the surrounding lands can be adequately 
serviced. In addition, prior to building permit application a number of variances will be required, 
which will be considered by the Development Officer.  
 
 
 
RECOMMENDATION 
 
That Common Council adopt the following resolution: 
 

THAT WHEREAS Common Council of the City of Saint John on the 28th day of April, 
2008 adopted a resolution pursuant to s. 39 of the Community Planning Act, c. C-12 
R.S.N.B. 1973 (the “Act”), imposing terms and conditions upon the development of land 
identified at the time by PID No. 55165781, 55173918 and 55159925 (the “Lands”); and 

 
WHEREAS the aforesaid resolution anticipated both commercial and residential 
development of the Lands; and 

 
WHEREAS only a portion of the Lands have been developed in accordance with the 
April 28, 2008 resolution; and 

 
WHEREAS a proposal for the development of a part of the yet undeveloped portion has 
been submitted to the City; and 

 
WHEREAS accommodation of the proposal referred to in the immediately preceding 
recital will require amendment of the April 28, 2008 resolution; 

 
NOW THEREFORE BE IT RESOLVED THAT the resolution adopted by Common 
Council of The City of Saint John, pursuant to s. 39 of the Act, on the 28th day of April, 
2008 with respect to land identified therein by PID 55165781 is hereby amended, 
pursuant to the provisions of Section 59 of the Community Planning Act, SNB 2017, c 
19: 
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By adding the following: 
 

“c) the area of land known as Civic No. 10-36 Arlington Court currently identified by PID 
Nos. 5197594, 55197602, 55197610, 55197628, 55197636, 55197644, 55197651, 
55197669, 55197677, 55197685, 55197693 and 55197701 and comprising 
approximately 5,119 square metres (which area forms part of the Lands subject to the 
Common Council resolution of April 28, 2008) shall be subject to the following 
conditions: 

 
i. The land shall be developed to a maximum of 89 residential units unless the 

developer has first obtained the City’s written opinion that its municipal infrastructure 
including, but without limiting the generality of the foregoing, storm and sanitary 
services as well as water services, has adequate capacity to accommodate a 
stipulated number of additional residential units;” 

 
ii. That the development and use of the parcel of land be in accordance with detailed 

building elevation and site plans, prepared by the proponent and subject to the 
approval of the Development Officer, illustrating the design and location of buildings 
and structures, garbage enclosures, outdoor storage, driveway accesses, vehicle 
and bicycle parking, loading areas, landscaping, amenity spaces, signs, exterior 
lighting, and other such site features; and 

 
iii. That the above elevation and site plans be attached to the permit application for the 

development of the parcel of land. 
 

d) any and all development of the area of land currently identified by PID Nos. 
55190201, 55197719, 55197727, 55197735, 55197743, 55197750, 55197768, 
55197776, 55197909, 55197917, 55197925, 55197933, 55197941, 55197958, 
55197966, 55197974, 55197982, 55197990, 55198063, 55198071, 55198089, 
55198097, 55212088, 55212096, 55212104, 55212112 and 55219349 is subject to the 
condition that prior to the commencement of any such development, the developer must 
obtain the City’s written opinion that its municipal infrastructure including, but without 
limiting the generality of the foregoing, storm and sanitary services as well as water 
service, has adequate capacity to accommodate such proposed development.” 

 
 
DECISION HISTORY 
 
On April 27 & May 4, 2009, Common Council rescinded a 2002 resolution regarding dealing 
with a proposed subdivision plan for a public street. This resolution also authorized the filing of a 
subdivision plan to create a public street of 675 square metres, PID 55197446, and amended 
the resolution of April 28, 2008 regarding improvements on this parcel of land. The resolution 
also authorized the Solicitor or his designate to petition the Provincial Government to remove 

77



048367 N.B. Inc. 10-36 Arlington Crescent May 15, 2020 

 Page 4 of 8 

from the terms and conditions contained in the will of the late James Tucker the land of the 
same parcel identified above and to permit usage as a public street.  
 
On April 28, 2008, Common Council (see Attachment 3):  
- Gave third reading and approved an application by Caliber Consulting Ltd. to rezone 9.2 

hectares of property located at 1060 Sandy Point Road to permit a commercial and 
residential development; 

- Resolved pursuant to Section 39 (now 59) of the Community Planning Act to subject the 
commercial portion of the property (2.06 hectares) to a number of conditions and the 
residential portion of the property (7.14 hectares) to a condition regarding consultation 
respecting any blasting on site. 

- Assented to create a new public street; and, 
- Authorized the preparation of a Section 101 agreement between the City and Caliber 

Consulting Ltd. regarding improvements to the adjacent City owned parkland property on 
University Avenue, PID No. 00469486. This agreement was never finalized.  

 
Prior to 2008, a similar residential proposal was enabled through a rezoning and Municipal Plan 
amendment, which also included a garden centre off Sandy Point Road. Concern was raised 
during this time by the neighbouring Canadian Blood Services property and as a result a 
blasting condition was included in the approval. 

 
ANALYSIS 
 
Proposal 
The application is an amendment to a Common Council April 28, 2008 resolution regarding 9.2 
hectares of residential and commercial land in the Arlington Crescent neighbourhood. The 
application applies specifically to a 0.5-hectare portion of undeveloped lands for the purposes of 
enabling “the Proposal.” The Proposal is a 5 storey 89-unit multiple dwelling located on 
southwest side of Arlington Crescent. The building’s bottom two storeys contain a mixture of 
dwelling units and indoor parking, making full use of the slope on Arlington Crescent. An exterior 
courtyard area is provided on the base of the parking structure on the third floor. Amenity space 
consists of balconies attached to each unit with a gym and common room provided within the 
building. The main pedestrian entrance and lobby is accessed at the foot of Arlington Crescent. 
In exchange for the amenity of indoor parking, the proposal occupies a larger percentage of the 
property and as a result requires a number of variances. 
 
Site and Neighbourhood 
The 0.5-hectare site is located off the southwest side of Arlington Crescent. Site preparation 
work was done in 2009, including rock breaking, clearing, grading, and installation of utility 
boxes. The site is located 100 metres perpendicular to existing dwellings off Arlington Crescent. 
The built out portion of the Arlington Crescent neighbourhood is situated on a small plateau and 
slopes up an average of 8% from the site. Phase 1 of the subdivision is in a state of semi-
completion, consisting of 14 townhouse/semi-detached dwelling units and a 24-unit 
condominium at the northern end, which backs onto a garden centre. The subsequent phase 
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has yet to be subdivided but in concept consisted of the completion of the Arlington Crescent 
street right-of-way and further residential development. Together these lands make up 7.14 
hectares of residentially zoned land. Further to the north, between Sandy Point Road and 
University Avenue are located 2.06 hectares of vacant commercial and high density residential 
lands. All together, the lands comprise 9.2 hectares that were subject to the April 28, 2008 
Common Council resolution (See Attachment 3).  
 
Arlington Crescent is serviced by University Avenue, an arterial street to the northeast. The site 
and neighbourhood are buffered from University Avenue by a treed parcel of land, entrusted to 
the City of Saint John as park land. To the southeast, the site abuts a future phase, which 
terminates in a gravelled turnaround area. According to Provincial mapping, Alder Brook runs 
through the northwest portion of the site and therefore the Proposal will require a Wetland and 
Watercourse alteration permit. A blood bank is immediately adjacent to the south of the site and 
the hospital and university complex is located on a higher plateau to the east. University Avenue 
features a variety of housing forms including single family, row, and multi-unit residential. 
 
Municipal Development Plan  
Schedule A of the Municipal Plan identifies the site within a Primary Corridor and on the edge of 
the UNBSJ Plateau / Regional Hospital Primary Centre. Schedule B of the Municipal Plan 
designates the area as Stable Residential. These neighbourhoods have the potential to 
accommodate additional development and feature a variety of densities and housing forms. The 
proposal is compatible with the following City Structure and Land Use Goals of the Plan: 
 

• Offers a compact development on a vacant property to revitalize an existing 
neighbourhood; 

• Uses the land efficiently to provide additional housing choice without compromising the 
character of the neighbourhood; 

• High quality built form and design; and, 
• Proximity of the Proposal to the UNBSJ Plateau / Regional Hospital Primary Centre and 

a Low to Medium Density Residential Intensification Area further offers opportunity to 
mix land uses within walking distance of each other.  

 
Policy LU-88 of the Plan outlines requirements with which the Proposal shall adhere (See 
Attachment 2). Overall the Proposal is compatible with the immediate area and the land use will 
make a positive contribution to the neighbourhood.  
 
The April 28, 2008 resolution included a condition that any blasting be in accordance with a 
program developed with representatives of Canadian Blood Services. No additional blasting is 
anticipated as a result of this development, as intensive site preparation work has already been 
completed.  
 
Policy MS-20 of the Plan states that new development is contingent upon wastewater collection 
system capacity. These servicing considerations are addressed below. 
 

79



048367 N.B. Inc. 10-36 Arlington Crescent May 15, 2020 

 Page 6 of 8 

Servicing and Infrastructure 
From 2008 to 2012, development approvals in the Arlington Crescent Phases 1 & 2 subdivision 
consisted of 52 single family townhouse units, one 32 unit building and one 24 unit building. To 
date, an overall 38 units have been constructed and 70 units remain undeveloped. The newly 
proposed 89-unit multiple dwelling proposal results in similar sanitary sewer flows to what was 
approved by Saint John Water in 2008 and 2012. Due to similar sanitary sewer flows exiting the 
Arlington Crescent development previously being approved in 2008 & 2012, the proposal can be 
serviced but only in exchange for temporarily restricting development on the undeveloped 
surrounding land (the 70 units remaining in Phases 1 & 2 consisted of 38 townhouse units and 
one 32 unit building) until excess flow capacity availability is determined.  
 
It is therefore recommended that a condition be placed on all future development within Arlington 
Crescent Phase 1, 2 and 3 that requires written authorization from Saint John Water prior to 
development. This applies both to the subject area of the Proposal and surrounding lands. While 
the Proposal currently consists of 89 units, the applicant has indicated interest in pursuing a 97-
unit option that would place an additional 8 units on the second floor.  
 
It should be noted that there are no permits currently being processed for the undeveloped lots 
and no development activity has occurred since 2012. Once Saint John Water completes their 
detailed analysis, which is currently underway, on the downstream sanitary sewer system and 
excess flow capacity availability is determined, additional development in the neighbourhood can 
once more be considered, subject to authorization from Saint John Water. Within the broader 
context of University Avenue, while there have been recent improvements to the sanitary sewer 
system, additional improvements may be required. The analysis currently underway will 
determine if upgrades are required and if capital work needs to be done. This condition is an 
interim condition until sanitary flow capacity availability is determined and necessary upgrades 
are implemented if required and would exclusively effect Timberstone Developments Inc.  (TDI), 
who is in agreement with the restriction. 
 
Zoning By-law 
The subject site is zoned RM (Mid-Rise Residential), which is the most appropriate zone for the 
Proposal. The RM Zone accommodates a range of serviced medium density residential 
development in various forms including townhouses, apartments, and condominiums. 
  
To enable the Proposal, a number of variances from RM Zone Standards are required. These 
are outlined below and would be subject to Development Officer review at the time of Building 
Permit.  
 Requirement Proposal Comment 
1 Minimum Lot 

Area 
Required: 
 
12,920 m2  

Lot Area: 
 
5,112 m2 

The proposal makes efficient use of the lot and 
topography by containing all tenant and visitor 
parking within two floors of the building, 
therefore reducing the size of lot required, but 
requiring added density. The topography of the 
land helps with mitigating density, as there is a 
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grade differential of approximately 10 metres 
from the bottom end of the property to the top. 
The proposal is adjacent to undeveloped 
parkland, a parking lot, and vacant land, 
providing adequate buffers without negative 
impacts. The Municipal Plan encourages 
additional density in this area and the variance 
is reasonable for the development of the parcel. 

2 Minimum 
Front Yard 

Required: 
 
6 m 

Proposed: 
 
5 m 

The proposal is capable of maintaining a 5 
metre landscaped front yard, which is generally 
in keeping with the neighbourhood character. 
There is no existing development to reference 
southwest of Arlington Crescent to align to and 
this variance represents a reasonable one to 
accommodate the footprint of the building.  

3 Minimum 
Rear 
Yard 

Required: 
 
6 m 

Proposed: 
 
2.82 m 

A reduction in the rear yard setback is required 
to accommodate the footprint of the building and 
topography of the land, which slopes down 
towards the adjacent blood bank, thereby 
reducing the amount of excavation required in 
the front yard. 

4 Maximum 
Building 
Height 

Required: 
 
14 m 

Proposed: 
 
17.6 m 

The Zoning By-law defines building height as 
the vertical distance from average grade. From 
top of the hill, the building appears as a three 
storey building (12.8 m) and meets the By-law 
standard. At the bottom of the hill, the height is 
19.7 metres. The proposal takes advantage of 
the slope of Arlington Crescent, making the 
average grade 17.6 metres, here measured 
from the midpoint of the front and rear elevation 
drawings. The variance of approximately 1 
storey is supportable as it is only for a portion of 
the building. The highest point of the building will 
be buffered by and adjacent to park land while 
the lowest point at three storeys is capable of 
providing adequate transition to any future 
subdivision.  

5 Maximum 
Lot 
Occupancy 

Required: 
 
50% 

Proposed: 
 
72% 

This variance is reasonable given the provision 
of indoor parking and exceedance of amenity 
space within the proposal.  

 
Conclusion 
The application will enable a proposed apartment building to make use of an area of the City 
that has been vacant for over a decade.  Conditions from the previous 2008 are recommended 
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to be modified to enable greater flexibility to consider the Proposal while formally recognizing 
servicing constraints and that any additional units within the neighbourhood will require 
authorization prior to development.   
 
ALTERNATIVES AND OTHER CONSIDERATIONS 
 
No alternatives are proposed. 
 
ENGAGEMENT 
 
Proponent 
 
A public meeting was initially planned by the developer but later was cancelled due to the state 
of emergency declared in New Brunswick, causing social distancing measures to be put into 
effect. A postcard was mailed to neighbours on May 15th, 2020.  
 
Public 
In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 
landowners within 100 metres of the subject property on May 8, 2020.  
 
The rezoning was posted on the City of Saint John website on May 26, 2020. 
 
APPROVALS AND CONTACT 

Author Manager Commissioner 
Andrew Reid, MCIP, RPP Ken Melanson , BA, MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

 
Contact: Andrew Reid 
Telephone: (506) 658-4447     
Email:  Andy.Reid@saintjohn.ca 
Application: 20-14  
 
APPENDIX 
 
Map 1: Site Location 
Map 2: Future Land Use 
Map 3: Zoning 
Map 4: Aerial Photography 
Attachment 1: Site Photography 
Attachment 2: Municipal Plan Policy Review 
Attachment 3: 2008 Council Resolution and Report 
Proponent Submission 1: Rendering 
Proponent Submission 2: Site Plan 
Proponent Submission 3: Elevation Plan 
Proponent Submission 4: Floor Plan 
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Site Photography
048367 N.B. Inc - 10-36 Arlington Crescent

Date: April 21, 2020
The City of Saint John
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Attachment 2 – Municipal Plan Review 

 
 

Policy LU-87 
Intend that the areas designated Stable 
Residential will evolve over time from a land use 
and built-form perspective but that new and 
redeveloped land uses are to reinforce the 
predominant community character and make a 
positive contribution to the neighbourhood. 

The Proposal is compatible with the Municipal Plan 
goals and suitable as an additional housing form 

 
 

Policy LU-88 
 
Criteria Response  
a. The proposed land use is desirable and 
contributes positively to the neighbourhood; 

The proposal makes use of property that is 
prepared for development but has remained vacant 
over the past decade. The land use is desirable for 
this area, consistent with past proposals, and will 
make a positive contribution to the neighbourhood 
while utilizing existing infrastructure.  

b. The proposal is compatible with surrounding 
land uses; 

The neighbourhood contains a variety of residential 
and commercial land uses of various intensities. 
The proposal is compatible with these surrounding 
land uses. As the previous proposal completed 
much of the site preparation, no blasting is 
anticipated. Rock breaking to facilitate excavation in 
certain areas may be required where rock did not 
fracture properly.  

c. The development is in a location where all 
necessary water and wastewater services, parks 
and recreation services, schools, public transit 
and other community facilities and protective 
services can readily and adequately be 
provided; 

The development is located in close proximity to the 
University/Hospital cluster which provides amenities 
and employment. Transit services are available on 
University Avenue and protective services are 
nearby. The development is capable of being 
serviced; however, there are limitations on further 
development due to existing sanitary sewer 
capacity constraints off University Avenue. As a 
result, it is recommended that any additional units 
to the already approved 89 require authorization 
from Saint John Water. This applies both to the 
remaining Timberstone Development Inc. lands and 
any alterations to the Proposal. 

d. Site design features that address such 
matters as safe access, buffering and 
landscaping, site grading and stormwater 
management are incorporated; 

The proposal will be required to conform to all 
access, buffering, and landscaping requirements as 
per the Zoning By-law. Grading and stormwater 
management policies must be met prior to issuance 
of a Building permit.  
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Attachment 2 – Municipal Plan Review 

e. A high quality exterior building design is 
provided that is consistent with the Urban 
Design Principles in the Municipal Plan; and 

The proposal conforms to the General Urban 
Design Principles of the Municipal Plan. The 
proposal appears to have high quality finishes and 
landscaping and contains other attractive features 
such as underground parking and an interior 
courtyard area.  

f. The proposal is on a property identified as a 
Corridor on the City Structure map (Schedule A) 
or does not detract from the City’s intention to 
direct the majority of new residential 
development to the Primary Centres, Local 
Centres, and Intensification Areas. 

The proposal is situated off University Avenue, 
which is identified as a Primary Corridor on 
Schedule A of the Municipal Plan.  

 
 

Policy MS-20 
Make the approval of new development 
contingent upon available reserve capacity in 
the City’s wastewater collection system and 
treatment facilities. 

Saint John Water has determined sufficient capacity 
for the proposal; however, this approval will affect 
already approved vacant lots. As a result, a 
condition is being recommended to restrict 
development of these lots until capacity is available. 
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"RESOLVED that pursuant to the provisions of Section 39 of the 
Community Planning Act: 

"A" jJ 

(a) commercial development occurring on the proposed "B-2" portion of Lot 08-
1001, having an approximate area of 2.06 hectares (5.09 acres), also identified 
as PIO No. 55165781, be subject to the following conditions: 

(i) The following land uses shall be prohibited: a beverage room, club or lounge, 
a gasoline bar, car sales lot or a mobile home or travel trailer sales lot, a repair 
garage or 
service station, a car wash and/or truck wash, or an office or parking area for a 
taxi business; 

(ii) Development shall be in accordance with a detailed site plan approved by the 
Development Officer illustrating an asphalt parking area and driveway enclosed 
by continuous concrete curbing; 

(iii) Development shall be in accordance with a detailed drainage plan, subject to 
the approval of the Chief City Engineer, including the installation of any 
necessary catch basins; 

(iv) All main buildings shall be serviced by municipal water and sewer and 
underground public utilities; 

(v) The fa9ades of all main buildings shall be constructed in accordance with a 
detailed elevation plan approved by the Development Officer; 

(vi) All areas not occupied by buildings, parking areas and driveways shall be 
landscaped within six (6) months from the issuance of a building permit for the 
commercial development; 

(vii) There shall be no vehicular access constructed to University Avenue, and 
except as otherwise provided in the Section 101 Agreement (see below), that the 
existing treed area must remain undisturbed in the area governed by the Tucker 
Park Trust; and 

(b) residential development occurring on the remainder of the subject land, 
having an approximate area of 7.14 hectares (17.64 acres), be subject to a 
condition that any blasting be in accordance with a program developed with 
representatives of Canadian Blood Services (CBS). which among other matters 
will determine beforehand the exact times of blasting and acceptable 
seismographic impacts (if any) on the immediately adjoining CBS property at 405 
University Avenue (PIO No. 00437566). 

Further that upon rezoning the subject area, the land and any building or 
structure thereon must be developed and used in conformity with the proposal 
and conditions identified herein." 

Attachment 3: 2008 Resolution 
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From: onestop
To: Melanson, Ken; Reid, Andy (Planning)
Cc: Burgess, Aimee
Subject: FW: Arlington Apartment Development Questions/Comments
Date: May 14, 2020 9:43:43 AM

 
 
Paula Hawkins
One Stop Development Shop
Permitting & Inspection Services

10th floor – City Hall
Saint John, NB   E2L 4L1
(506)658-2911
paula.hawkins@saintjohn.ca
onestop@saintjohn.ca
 

From: Nicholas Plourde <nc256522@dal.ca> 
Sent: May 14, 2020 9:30 AM
To: onestop <onestop@saintjohn.ca>; Reid, Andy (Planning) <andy.reid@saintjohn.ca>
Cc: depippomonique@gmail.com
Subject: Arlington Apartment Development Questions/Comments
 
Hi,
 
As an owner on Arlington Crescent, I have a few questions for the committee about the new
proposed apartment complex:

1. Has water pressure and septic/sewer been investigated and is it sustainable with this
many new residences? 

2. How much parking will be available? Does every unit have an assigned parking spot and
how much guest parking will be available for residences?

3. Who is the builder/owner of this building?
4. Will these units be converted to condominiums or remain as apartments? ie. what is the

intention of this project? What is the targeted demographic for this complex?
5. What is the time frame for this project?
6. Will there be blasting involved for construction? Who will be responsible for

surrounding blasting damage, if any?
7. Has an evaluation been done with respect to flooding the market with too many units

during uncertain times? Wouldn't want a white elephant sitting down the street from
us.

8. Will this be the only apartment development on the street or are there additional plans
to add more on Arlington Crescent?  

Andy, in addition, can I please get the committee meeting information for Wednesday May
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20?
 
Thanks,
Nick
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From: onestop
To: Melanson, Ken
Cc: Burgess, Aimee
Subject: FW: Proposed Section 59 Amendment and Variance Application 10 - 36 Arlington Cres
Date: May 14, 2020 8:41:23 AM

 
 
Paula Hawkins
One Stop Development Shop
Permitting & Inspection Services

10th floor – City Hall
Saint John, NB   E2L 4L1
(506)658-2911
paula.hawkins@saintjohn.ca
onestop@saintjohn.ca
 

From: lnblax@gmail.com <lnblax@gmail.com> 
Sent: May 13, 2020 10:39 PM
To: onestop <onestop@saintjohn.ca>
Subject: Proposed Section 59 Amendment and Variance Application 10 - 36 Arlington Cres
 
Planning Advisory Committee
c/o City of Saint John
Growth & Community Development Services
P.O. Box 1971, Saint John, NB, E2L 4L1
 
Re: Proposed Section 59 Amendment and Variance Application 10 – 36 Arlington Cres.
 
To Whom it Concern,
 
I support the above mentioned Variance Application. The only concern I have is adequate parking for
the residents. I would assume half of the units would have two vehicles and I am hoping the
developer takes that into consideration when planning the size of their parking lot outside of what
appears to be an underground parking garage. The reason why I bring this to your attention is
because there is an apartment building at the top of Arlington Cres and they have more cars then
parking spaces, to alleviate the issue, tenants/owners park their vehicles on the street or the vacant
land near the building. It’s currently not an issue at that building, however it would be an issue with
the proposed Arlington Place, especially in the winter months.
 
As mentioned, I do support this development and I hope the developer ensures there is enough off-
street parking for all of the tenants and their guest.
 
Regards
Dave Arsenault
160 Arlington Cres
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Saint John, NB E2K 0G2
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From: onestop
To: Melanson, Ken
Cc: Burgess, Aimee
Subject: FW: Development of apartment units 10-36 Arlington Cres
Date: May 14, 2020 8:46:10 AM

Paula Hawkins
One Stop Development Shop
Permitting & Inspection Services
10th floor – City Hall
Saint John, NB   E2L 4L1
(506)658-2911
paula.hawkins@saintjohn.ca
onestop@saintjohn.ca

-----Original Message-----
From: Bev Gaston <bev.k.gaston@gmail.com>
Sent: May 13, 2020 6:01 PM
To: onestop <onestop@saintjohn.ca>
Subject: Development of apartment units 10-36 Arlington Cres

Planning Advisory Committee
City of Saint John
Growth & Community Development Services.
We live at 130 Arlington Crescent Condo 19.
We have the following concerns with this development which we need answered before we can support it :

We are concerned about water pressure to our building at times we experience a drop in pressure and would want
assurances this would not get greater with this 89 unit apartment project going on line.

The changes required to lot size front and rear , how will this effect closeness to the road and is there sufficient
parking for 89 units ?

Is there a land usage change required for this project from (residential home , town house , Condo ) To multi unit
apartments? and how will this effect the zoning of the rest of the vacant land around Arlington Cres?

We require answers to these issues to support this project.

Bev & Linda Gaston
130 Arlington Cres
Saint John.
Phone 506-476-4318
Or via this e-mail

 

Sent from my iPhone
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Presentation to Planning Advisory Committee 

May 20, 2020

7–19 Wellington Row 
Variance Application

Growth & Community Planning Team

Growth & Community Development Services
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Site Location
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Site Plan 
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Building Elevations
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Building Elevations
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Building Elevations
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Building Elevations
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Site Photos
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Site Photos
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Site Photos
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Site Photos
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Future Land Use 

118



14

Future Land Use 

• Supported by Municipal Plan 

Primary Centre is home of highest intensity mixed-use development 
in the City. High density residential uses are strongly encouraged. 
(Policy LU-11, LU-13)

Encourage redevelopment of lands in the Uptown Primary Centre  
(Policy LU-15)

• Supported by Central Peninsula Secondary Plan

“Outside of the Trinity Royal Heritage Conservation Area, ensure 
street wall heights maintain a comfortable, human scaled street 
enclosure, generally a maximum of five storeys in commercial areas 
and two storeys in residential neighbourhoods.”

119



15

Future Land Use 

• Supported by Municipal Plan 

Primary Centre is home of highest intensity mixed-use development 
in the City. High density residential uses are strongly encouraged. 
(Policy LU-11, LU-13)

Encourage redevelopment of lands in the Uptown Primary Centre  
(Policy LU-15)

• Supported by Central Peninsula Secondary Plan

“Outside of the Trinity Royal Heritage Conservation Area, ensure 
street wall heights maintain a comfortable, human scaled street 
enclosure, generally a maximum of five storeys in commercial areas 
and two storeys in residential neighbourhoods.”
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Zoning
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17

Zoning               PAC Variance

14m

19.7m
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18

Zoning               Summary of Variances

1. Section 15(2)a of the Zoning By-law requires that buildings 
step back at an elevation of 14 metres for any additional 
storey to a minimum depth of 3 metres away from the 
street facing front façade (Union Street). 

• Increase to 19.7 metres. PAC Variance

2. Section 11.1(4)e and 11.1(4)i of the Zoning By-law 
requires that the maximum front and flankage yard set 
back be no greater than 3 metres. 

• Increase front/flankage yards to 3.28m and 3.7m respectively.

3. Section 4.1(2)(j)(ii) requires that no access be used closer 
to a lot line than 1.5 metres of a side and rear lot line. 

• Reduce lot line setback from an access to nil. 
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That the Committee:

• Increase the location of the required step back on the front 
façade of the building from an elevation of 14 metres to the 
top of the building (approximately 19.7 metres).

19

Staff Recommendation
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As per the Committee Standards of Procedure, 
neighbours within 100 metres of the Proposal were 
notified of the application on February 28, 2020. 

Neighbours who responded to the letter or planned to 
attend were notified of the meeting’s cancellation and all 
neighbours within 100 metres were re-notified on May 8, 
2020. 

20

Public Engagement
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Proposal
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Page 1 of 5 

Date:    May 15, 2020 
 
To:    Planning Advisory Committee 
 
From: Growth & Community Planning 

Growth & Community Development Services 
 
Meeting:   May 20, 2020 
 
 
SUBJECT 
 
Applicant:   Acre Architects  
     
Landowner:   Saint John Non-Profit Housing Ltd. 
 
Location:    7-19 Wellington Row and 115-119 Union Street   
 
PID:  00037358, 00037341, 00037333, 00037770, 00037788, 

00037796 
 
Plan Designation:  Primary Centre 
 
Zoning:   Uptown Commercial (CU) 
 
Application Type:  Variance 
 
Jurisdiction: The Community Planning Act authorizes the Committee to grant a 

reasonable variance from the requirements of the Zoning By-law. 
Terms and conditions can be imposed. 

 
EXECUTIVE SUMMARY 
  
The Proposal for an infill apartment on Union and Wellington Row has been in the design 
development stage for the past few years. A number of variances are required to enable the 
Proposal to move forward, including a variance from the front façade step back requirement, 
which was recently introduced with the implementation of the Central Peninsula Secondary 
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Plan. The design and articulation of the building and the neighbourhood context provide 
reasonable grounds for the Committee to vary this requirement.  
 
RECOMMENDATION 
 
That the Planning Advisory Committee grant a variance to reduce the depth of the required step 
back from 3 metre to nil.  
 
DECISION HISTORY 
 
There are no relevant past decisions with respect to the property.  
 
ANALYSIS 
 
Proposal 
The proposed development is a 47-unit apartment complex, “The Wellington,” with the first floor 
containing commercial uses and five levels of residential above. 24 of the units are one-
bedroom affordable units and the remaining 23 are two-bedroom market rentals. The 
development utilizes mass timber construction and has been designed to passive house energy 
efficiency standards. Eleven parking stalls are provided on-site, with access off Union Street 
and a main entrance located on Wellington Row.  
 
Site and Neighbourhood 
The site is located at the corner of Union Street and Wellington Row in the City’s uptown 
neighbourhood. The site is 1,136 square metres and has been vacant over the past two years. 
To the north, the subject block consists of a number of office buildings, including the repurposed 
former synagogue and a single family residence. A local common is situated between the site 
and properties to the west, which consists of a converted dwelling and Peel Plaza complex. To 
the east, crossing Wellington Row, facing onto Union Street is a liquor store and a number of 
other small scale commercial buildings. Crossing Union Street to the south, the site abuts the 
commercial core of the City, which contains the tallest buildings in the City and provides access 
through the pedway system to a broad range of services and amenities.  
 
Municipal Plan and Central Peninsula Secondary Plan 
The proposal is strongly supported by both the Municipal Plan and Secondary Plan. As with 
much of the neighbourhood, the property is designated Primary Centre (Map 2 – Future Land 
Use). Policies LU-11 and LU-13 intend this area to be the home of the highest intensity mixed-
use development in the City and encourage high density residential uses. Furthermore, Policy 
LU-15 encourages the redevelopment of lands within the Uptown Primary Centre. A full review 
of Municipal Plan Urban Design policy is provided in Attachment 2.  
 
The proposal is situated on the Union Street Corridor within the Uptown Neighbourhood 
according to the Central Peninsula Secondary Plan. The proposal fulfills much of the vision for 
new infill development in this neighbourhood. The building is mixed use and of high quality 
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design, with an emphasis on creating a pedestrian-oriented environment and animated public 
realm. The proposal fulfills Policy US-1 by providing infill of a vacant lot and improving 
pedestrian conditions on Union Street through the creation of an active ground floor use. In 
terms of the building design, Policy BD-11 of the Secondary Plan states that street wall heights 
in commercial areas are generally a maximum of five storeys. The overall height of the Proposal 
is six storeys and well within this generally range for this area of the City.  
 
 
Zoning By-law and Variances 
 

1) Section 15(2)a of the Zoning By-law requires that buildings step back at an elevation of 
14 metres for any additional storey to a minimum depth of 3 metres away from the street 
facing front façade (Union Street).  

 
The applicant is requesting that the step back requirement be eliminated. A variance from this 
requirement is reasonable because of the design of the building and neighbourhood context. 
The building is articulated to differentiate the ground floor from the top of the building through a 
difference in materials and transparent areas (Submission 2 – Elevation Plans). Furthermore, 
the building is located on a prominent corner and designed in a way to open the corner of 
Union/Wellington Row with an exterior space for the ground floor commercial use. This patio 
area ensures a 1:1 street to building height ratio is maintained and that the height of the building 
will have no adverse effect on the public realm.  
 
The property is zoned Uptown Commercial (CU) (Map 3 – Zoning). The maximum building 
height prescribed by Schedule G of the Zoning By-law is 28 metres. Within the vicinity of the 
subject property there are a variety of building forms, ranging from low-rise two to three storey 
commercial to mid-rise buildings such as a 20 metre parking garage, 20 metre justice complex, 
and 70 metre high rise. The proposal will make a positive contribution to the character of the 
neighbourhood in terms of introducing a new building form that adds vibrancy to the street 
through an active ground floor use and enhanced landscaping.  
 
Development Officer Variances 
 
In addition to the above-mentioned variance sought from the Committee, there are a number of 
minor variances from the Zoning By-law required to enable the proposal: 
 

2) Section 11.1(4)e and 11.1(4)i of the Zoning By-law requires that the maximum front and 
flankage yard set back be no greater than 3 metres.  

 
The applicant is requesting that the front yard set back be increased to 3.28 metres and the 
flankage yard set back be increased to 3.7 metres. These variances are reasonable and 
complement the height of the building and step back variance sought. The applicant has 
indicated that these variances serve to: 
(1) open up the corner to maintain a visual to the Loyalist House,  
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(2) provide pedestrians at the corner clear lines of sight for a safer crossing,  
(3) provide an exterior space, and  
(4) align the Union Street façade with the neighbouring building and police station.  
 

3) Section 4.1(2)(j)(ii) requires that no access be used closer to a lot line than 1.5 metres of 
a side and rear lot line.  

 
The applicant is requesting to vary this standard. The access provided off Union Street utilizes a 
local common and is necessary to and desirable for the development of the land. In addition to 
the applicant, the adjacent owner to the west and the City of Saint John have a right to the local 
common by way of a grant dating back to 1842. All other parties have been notified of the 
Proposal.  
 
Conclusion 
The variance to the step back is reasonable by virtue of the design of the building and 
surrounding neighbourhood context. The development provides affordable housing, urban 
design excellence, green building design, adds density to an intensification area, and reinforces 
the adjacent commercial core through its ground floor use. Staff recommend approval of the 
step back variance to enable the Proposal.  
 
ALTERNATIVES AND OTHER CONSIDERATIONS 
 
No alternatives were considered. 
 
ENGAGEMENT 
 
Public 
In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 
landowners within 100 metres of the subject property on February 28, 2020. In addition, 
neighbours affected by Development Officer variances were notified via letter. With the re-
scheduling of the meeting from March 17th to May 20th, 2020, neighbours were re-notified of the 
meeting on May 8th, 2020. 
 
APPROVALS AND CONTACT 

Author Manager Commissioner 
Andrew Reid, MCIP, RPP Ken Melanson , BA, MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

 
Contact: Andrew Reid 
Telephone: (506) 658-4447     
Email:  Andy.Reid@saintjohn.ca 
Application: 20-0030  
 
APPENDIX 
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Map 1: Site Location 
Map 2: Future Land Use 
Map 3: Zoning 
Map 4: Aerial Photography 
Attachment 1: Site Photography 
Attachment 2: Municipal Plan Policy Review – Urban Design 
Submission 1: Site Plan 
Submission 2: Elevation Plans 
Submission 3: Rendering 
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Policy UD-9 
 
Ensure all development proposals generally conform to the following General 
Urban Design Principles: 
a. That new development respect and reinforce the existing and planned context 
in which it is located through appropriate setbacks, landscaping, buildings 
entrances, building massing, architectural style and building materials. 
Specifically, the built-form of new development shall be designed to achieve the 
following objectives for specific areas of the City: 

i In the Primary Centre and Neighbourhood Intensification Areas, 
as identified on the City Structure map (Schedule A), new 
development will be located and organized to frame and support 
the surrounding public realm and massed to fit harmoniously into 
the surrounding environment, including appropriate transitions in 
height and massing to areas of lower intensity development, as 
set out in Policy UD-11; 

b. Locating building entrances facing the public street; 
c. Designing sites to incorporate existing natural features and topography; 
d. Designing sites to protect, create and/or enhance important view corridors to 
the water or landmark sites or buildings; 
e. Incorporating innovations in built form, aesthetics and building function to 
encourage high quality contemporary design that will form the next generation of 
heritage; 
f. Where appropriate and desirable, encouraging active pedestrian-oriented uses 
and a high level of transparency at grade to reinforce and help animate the public 
realm; 
g. Designing sites, buildings and adjacent public spaces as complete concepts 
with integrated functions; 
h. Using quality, durable building materials and a consistent level of design and 
detail for all elements of the building; 
i. Designing for visual interest by incorporating well-articulated building façades, 
landscaping, local history, public art and/or culture into sites and buildings; 
j. Directing high-rise buildings to appropriate areas and ensuring their design is 
sensitive to the neighbourhood and/or heritage context; 
k. Encouraging sustainability in design by: 

i. Utilizing reused, recycled, renewable or local building materials 
where possible;  

ii. Using green building or neighbourhood standards;  

a. The proposal is set back to align with the massing of 
the adjacent building. Appropriate landscaping will add to 
the attractiveness of Union Street. The building entrances 
are consistent with the neighbourhood (Submission 1 – 
Site Plan). The building massing, architectural style, and 
materials introduces new elements to the neighbourhood. 
Use of metal panels and other contemporary materials are 
not unprecedented in the area and can also be found in 
the Peel Plaza development. In addition, there are a 
variety of building forms in the area. Overall, the design of 
the proposal fully utilizes the Union Street and Wellington 
Row corner to create an attractive contemporary building.  
i. The horizontally-stepped massing of the building 
protects views to Loyalist House from the north and the 
Stone Church from the south. There are a variety of mid to 
high rise buildings within the vicinity. 
b. Primary entrances face onto Wellington Row.  
c. n/a 
d. As discussed in part (i). 
e. The proposal is innovative in its use of building 
materials (mass timber) and energy efficiency standard 
sought through passive house design.  
f. A high level of transparency is achieved at grade on 
both Union and Wellington Row that will help reinforce the 
public realm on an important corner.  
g. The building and site have been designed in an 
integrated approach with all available space utilized.  
h. The materials selected are of a durable quality and are 
consistent in application throughout.  
i. The building is massed in a horizontally-stepped pattern 
to ensure important views to historic buildings are 
maintained. Furthermore, differentiation in building 
materials separates the at grade commercial ground floor 
from the upper storeys. Each storey is further separated 
by datum lines. 
j. n/a  
k. Sustainability and energy efficiency is a key aspect of 
the proposal. The building is designed to passive house 
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iii. Designing for energy efficiency and alternative sources of 
energy;  

iv. Designing for water conservation and on-site stormwater 
management;  

v. Promoting the conservation and adaptive re-use of existing 
buildings and designing sites to retain mature trees;  

vi. Designing sites and buildings to work with, rather than against, 
the natural environment by designing according to the 
topography, hydrology, ecology and natural drainage patterns of 
the site and taking advantage of passive solar gain and natural 
light; and  

vii. Using native vegetation for landscaping where appropriate. 
l. Designing sites and buildings according to the Crime Prevention through 
Environment Design (CPTED) principles to promote safety and security, in 
balance with other urban design goals; and 
m. Locating and screening parking and loading facilities so they are generally not 
visible from the street, particularly in Centres and Neighbourhood Intensification 
Areas; 
n. Limit surface parking between the front of a building and the public street or 
sidewalk; 

standard, which aims to deliver large reductions in energy 
for heating and cooling of the building by maximizing the 
building’s thermal shell.  
l. The proposal makes use of a vacant lot and will add 
new residents to provide “eyes on the street.” 
m. Parking will be screened from street view as it is 
provided in the side yard and within the shell of the 
building.  
n. See above. 

Policy UD-11 
 
Ensure that new development and significant redevelopment in Neighbourhood 
Intensification Areas and Primary Centres will be designed to enhance the 
surrounding public realm and to complement the existing context while providing 
opportunities for intensification, where appropriate. In particular, development will 
demonstrate due consideration to: 
 
a. Designing sites and buildings for people as the primary focus and with setbacks 
that are generally consistent with those of adjacent buildings; 
b. Creating animated, active streetscapes with interesting façades and human 
scale buildings and setbacks, particularly at the street level. Within the Uptown 
and other Urban Neighbourhood Intensification Areas, development should 
generally establish a human scale street wall with an appropriate ratio between 
the street wall height of the building and the width of the street; 
c. Where appropriate, ensure heritage streetscapes and Heritage Conservation 
Areas are reinforced with compatibly scaled and designed development; 
d. Providing active ground floor uses and avoiding blank façades. Along 
commercial streets in the Uptown Primary Centre in particular, commercial uses 

a. The proposal includes a patio are that will make full use 
of a prominent corner and contribute positively to the 
public realm. The front and flankage yard setbacks are 
consistent with the neighbouring property.  
b. The proposal establishes a human scale through the at-
grade treatment of the building. The street wall to road 
ratio is an appropriate one due to the front yard setback 
(1:1 ration) and the building height will not create an 
adverse effect on the public realm.  
c. n/a 
d. The building features a high degree of transparent 
areas. An active ground floor use is provided to animate 
Union Street and Wellington Row. 
e. There are few comparable precedents adjacent to the 
proposal. Along Union Street and Wellington Row, the first 
storey is a “walk up.” The proposal’s ground floor to ceiling 
height is generally consistent (3.2m). 
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shall be strongly encouraged at the ground floor of buildings with a high degree of 
transparency at grade to animate the public realm; 
e. Strongly encourage new development to provide ground floor ceiling heights 
that are consistent with the ground floor ceiling heights of adjacent buildings; 
f. Creating appropriate transitions in scale and height to areas of lower intensity; 
g. Defining appropriate standards for above grade step-backs and separation 
distances of buildings to ensure adequate street level conditions with respect to 
minimizing wind and maximizing sun penetration and sky exposure; 
h. Generally locating building entrances to connect directly to the public street 
network and clearly articulating the building entrance; 
i. Designing sites and buildings that are barrier-free, convenient and have clear 
signage; 
j. Promoting pedestrian comfort with appropriate landscaping, furniture, weather 
protection and buffers from vehicular traffic; 
k. Designing for active and alternative modes of transportation by providing 
convenient access to buildings from transit stops, including bicycle parking and 
end-of-trip facilities where appropriate, and mid-block pedestrian connections 
where possible; 
l. Designing sites and buildings to facilitate social interaction by including patios, 
courtyards, plazas and sidewalk amenity space wherever possible to enliven the 
public or semi-public realm; 
m. Designing sites and buildings for visual interest and maximum use in different 
seasons and at different times of the day; 
n. Including a variety of uses in buildings and/or sites to allow for a diversity of 
uses and users; and 
o. Encouraging shared elements between uses such as parking, entrances, 
landscaping and amenity spaces. 

f. The building is not situated within an area of lower 
density and its massing of the building is not anticipated to 
have an adverse effect on neighbouring properties.  
g. The building is not anticipated to have a negative effect 
on street level conditions in terms of wind or loss of sun 
penetration. There would be increased shadowing in the 
parking lot to the north. Overall, the building should add 
vibrancy to the street level experience.  
h. The building location is clearly articulated through use 
of materials, landscaping, and amenities such as bike 
racks.  
i. The building feautures three barrier free parking stalls. 
j. Weather protective elements include an awning on the 
corner of the building.  
k. Bicycle parking is not a requirement within this area; 
however, parking stalls are provided in the flankage yard. 
The proposal is situated within 200 metres of a public 
transit stop.  
l. A covered patio area is proposed to occupy the corner 
of the front/flankage yard and will help enliven the public 
realm.  
m. The building is of a contemporary design and features 
a number of points of visual interest in its articulation, 
without detracting from the neighbourhood context and 
view plains.  
n. The building will contain a mixture of uses.  
o. n/a 
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UNIT 202 UNIT TYPE 'A'

UNIT 203 UNIT TYPE 'F'

UNIT 204 UNIT TYPE 'B'

UNIT 205 UNIT TYPE 'G'

UNIT 206 UNIT TYPE 'C.1'

UNIT 207 UNIT TYPE 'I'

UNIT 208 UNIT TYPE 'C.1'

UNIT 210 UNIT TYPE 'C.1'

UNIT 212 UNIT TYPE 'D'

RESIDENTIAL LEVEL 3:

UNIT 301 UNIT TYPE 'E'

UNIT 302 UNIT TYPE 'A'

UNIT 303 UNIT TYPE 'F'

UNIT 304 UNIT TYPE 'B'

UNIT 305 UNIT TYPE 'G'

UNIT 306 UNIT TYPE 'C'

UNIT 307 UNIT TYPE 'I'

UNIT 308 UNIT TYPE 'C'

UNIT 310 UNIT TYPE 'C'

UNIT 312 UNIT TYPE 'D'

DRAWING LIST (continued)

FIRE PROTECTION

FP1-1 SPRINKLER SYSTEM SITE PLAN AND SCHEMATICS

FP1-2 SPRINKLER SYSTEM FLOOR PLAN- BASEMENT LEVEL

FP1-3 SPRINKLER SYSTEM FLOOR PLAN- COMMERCIAL LEVEL 1

FP1-4 SPRINKLER SYSTEM FLOOR PLAN- RESIDENTIAL LEVELS 2 & 3

FP1-3 SPRINKLER SYSTEM FLOOR PLAN- RESIDENTIAL LEVELS 4,5 & 6

MECHANICAL

M1 VENTILATION LAYOUT FOR 2ND & 3RD FLOORS

M2 VENTILATION LAYOUT FOR 4TH, 5TH AND 6TH FLOORS

M3 VENTILATION LAYOUT FOR BASEMENT & GROUND LEVEL

M4 HEATING AND REFRIGERATION LAYOUT FOR 2ND & 3RD FLOORS

M5 HEATING AND REFRIGERATION LAYOUT FOR 4TH, 5TH & 6TH FLOORS

M6 DOMESTIC WATER LAYOUT - 2ND AND 3RD FLOORS

M7 DOMESTIC WATER LAYOUT - 4TH, 5TH & 6TH FLOORS

M8 SANITARY AND STORM WATER LAYOUT - 2ND & 3RD FLOORS

M9 SANITARY AND STORM WATER LAYOUT - 4TH, 5TH & 6TH FLOORS

M10 SANITARY AND STORM WATER LAYOUT - GROUND FLOOR

M11 SANITARY, STORM WATER AND DOMESTIC WATER - BASEMENT

M12 SCHEDULES

M13 DETAILS

M14 ROOF PLAN

ELECTRICAL

E0 SITE LAYOUT, ELECTRICAL LEGEND AND DETAILS

E1 BASEMENT FLOOR PLANS AND DETAILS

E2 LIGHTING LAYOUT COMMERCIAL LEVEL

E3 FIRST FLOOR POWER, FIRE ALARM AND COMMUNICATIONS LAYOUT

E4 LIGHTING LAYOUT CORRIDOR TYPICAL FLOOR (2ND TO 6TH)

E5 TYPICAL FLOOR (2ND – 6TH) POWER, FIRE ALARM AND 

COMMUNICATIONS LAYOUT

E6 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘A’ & TYPE ‘B’

E7 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘C’ & TYPE ‘C1’

E8 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘D’

E9 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘E’

E10 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘F’

E11 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘G’

E12 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘H’

E13 LIGHTING, POWER AND HEATING LAYOUT – TYPE ‘I’

E14 ROOF LAYOUT ELECTRICAL SYSTEMS

E15 POWER RISER, PANEL SCHEDULES AND LOAD CALCULATIONS

E16 COMMUNICATIONS RISER

E17 FIRE ALARM RISER

E18 LOAD SCHEDULE 1

E19 LOAD SCHEDULE 2

RESIDENTIAL LEVEL 4:

UNIT 401 UNIT TYPE 'E'

UNIT 402 UNIT TYPE 'H'

UNIT 403 UNIT TYPE 'F'

UNIT 404 UNIT TYPE 'C'

UNIT 405 UNIT TYPE 'G'

UNIT 406 UNIT TYPE 'C'

UNIT 407 UNIT TYPE 'I'

UNIT 408 UNIT TYPE 'C'

UNIT 410 UNIT TYPE 'D'

RESIDENTIAL LEVEL 5:

UNIT 501 UNIT TYPE 'E'

UNIT 502 UNIT TYPE 'H'

UNIT 503 UNIT TYPE 'F'

UNIT 504 UNIT TYPE 'C'

UNIT 505 UNIT TYPE 'G'

UNIT 506 UNIT TYPE 'C'

UNIT 507 UNIT TYPE 'I'

UNIT 508 UNIT TYPE 'C'

UNIT 510 UNIT TYPE 'D'

RESIDENTIAL LEVEL 6:

UNIT 601 UNIT TYPE 'E'

UNIT 602 UNIT TYPE 'H'

UNIT 603 UNIT TYPE 'F'

UNIT 604 UNIT TYPE 'C'

UNIT 605 UNIT TYPE 'G'

UNIT 606 UNIT TYPE 'C'

UNIT 607 UNIT TYPE 'I'

UNIT 608 UNIT TYPE 'C'

UNIT 610 UNIT TYPE 'D'
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DATE:

DRAWN BY:

PHASE:

CLIENT:
Saint John Non Profit Housing Inc.
14 King Square S
Saint John, NB  E2L 1E5
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Blackwell Structural Engineers
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Toronto, ON  M5V 2H2

CIVIL:
Fundy Engineering & Consulting
27 Wellington Row
Saint John, NB  E2L 3H4
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Fundy Engineering & Consulting
27 Wellington Row
Saint John, NB  E2L 3H4

ELECTRICAL:
Fundy Engineering & Consulting
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FIRE PROTECTION:
RJ Bartlett Engineering Ltd.
1133 Regent St, Suite 113
Fredericton, NB E3B 3Z2
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From: onestop
To: Melanson, Ken; Reid, Andy (Planning)
Subject: FW: Planning Department-city Growth and Community Development Services
Date: March 16, 2020 9:29:59 PM

 
 
Paula Hawkins
One Stop Development Shop
Permitting & Inspection Services

10th floor – City Hall
Saint John, NB   E2L 4L1
(506)658-2911
paula.hawkins@saintjohn.ca
onestop@saintjohn.ca
 
From: Kathy Wilson <wilsokat2467@gmail.com> 
Sent: March 16, 2020 4:46 PM
To: onestop <onestop@saintjohn.ca>
Subject: Planning Department-city Growth and Community Development Services
 
Hi again Andrew,. 
I sent you comments on the proposed 6 story building across from Loyalist House. One further
comment. The building's height will cast a shadow. The Loyalist House is a wood structure
that is old. The wood could develop mould, green algae and/or mildew due to lack of sunlight,
or a shortened period of sunlight.
I will try to come to City Hall tomorrow to look at the new plans for the proposed structure on
Union St.
Kathy Wilson 
738-8182 
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From: onestop
To: Reid, Andy (Planning); Melanson, Ken
Cc: Burgess, Aimee
Subject: FW: Proposed Building on corner of Wellington Row and Union Streets
Date: March 16, 2020 1:14:53 PM

 
 
Paula Hawkins
One Stop Development Shop
Permitting & Inspection Services

10th floor – City Hall
Saint John, NB   E2L 4L1
(506)658-2911
paula.hawkins@saintjohn.ca
onestop@saintjohn.ca
 
From: Kathy Wilson [mailto:wilsokat2467@gmail.com] 
Sent: March 16, 2020 9:57 AM
To: onestop <onestop@saintjohn.ca>
Subject: Proposed Building on corner of Wellington Row and Union Streets
 
Andy Reid.
I just have seen the proposed by-law changes for the proposed building on the corner of Union
and Wellington and wanted to make a few comments.
 
The set back of the proposed building allowing for more lawn area and perhaps a few park
benches in this area would be welcomed.  I wish to make four points.
1. The proposed six storied building could possibly create a wind tunnel effect and cause
damage to the Loyalist House, a 210 year old wood frame building across the street from the
proposed new build. We are affected by  another wind tunnel effect from the Brunswick
Square building which has twisted the coach house. We do not need another wind tunnel effect
on the Loyalist House.
2. The other new buildings on Union St.. that have been built in the last decade or so,
including the Police Dept. and the N.B. Liquor Store have kept the height of their buildings 
lower than 6 stories so as not to dominate the streetscape. The Liquor Store made an attempt to
'fit in' to the heritage  of the other surrounding buildings. It  used brick, it has fake windows--
covered over, placed like the oldest brick building in Saint John --just across Union St.  It even
made the roof two storeys high so as to fit into the normal height of the other buildings. They
accomplished this by raising the roof a second storey higher and on the interior the open air
ceilng rises to the second floor.
3. While there is one set of flashing lights for citizens to cross Union St. from the Liquor Store
to Germain St., the other corner crossings on Wellington Row and Germain St streets do not
have these lights. Pedestrians often find car drivers are courteous and wave them to cross the
street but at busy times the pedestrian is waved on by one driver while another does not stop as
they too are watching all the  intersections. I have personally seen people texting or reading
their cell phone messages with heads down and stepping off the sidewalk without looking. The
peak hours of the day are especially difficult for pedestrians to cross.
4.The proposed building could incorporate the use of some architectural features to help it fit
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in and to represent the Jelly Bean Buildings. The builder may also wish to put a few solar
panels on the flat roof. These panels could generate enough energy to light up  the sitting area
outside on the lawn or the entrances of the buildings to make it more environmentally friendly
and could claim  the use of green energy.
 
Submitted by Kathy Wilson
President of the New Brunswick Historical Society,
owner of Loyalist House 
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Presentation to Planning Advisory Committee

2020 May 20

25 Lower Cove Loop

Growth & Community Planning Team

Growth & Community Development Services
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• Develop a 29 unit building

• PAC variances

• Step-back at 14 metre height – reduce from 3 metres to  nil

• Garage Door location – closer to street than main entrance

2

Proposal
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3

Location 
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4

Site Plan
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5

Elevation Plans
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6

Elevation Plans
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7

Site Photos
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8

Site Photos
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Site Photos
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10

Site Photos
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11

Future Land Use 
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12

Future Land Use and CPSP

• Medium to High Density Residential

• Policy LU-45 - permit a range of housing types with an 
emphasis on the provision of higher density housing forms 

• Urban Design Policies UD-9 and UD-11

• CPSP Policies BD-3, BD-5, and BD-7

• Site is location of a taller building

• Minimal solar and wind impacts on pedestrian realm

• Surrounding neighbourhood context

• Meets intent of Municipal Plan and CPSP
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13

Zoning
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14

Zoning

• Zoned Urban Centre Residential (RC)

• Proposed development generally meets the standards of 
the zone

• Step-back at 14 metres – mitigate effects of massing

• Neighbourhood context 

• No built form south of Lower Cove Loop

• Limited taller buildings compared to other areas of Peninsula

• Topography of site

• Building materials
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15

Zoning

• Garage Door on Lower Cove Loop facade

• Projects beyond main entrance

• Main entrance is actually recessed

• Mitigate appearance of long blank wall

• Emphasis of main entrance

• Development Officer variances required for:

• Overall building height

• Minimum front / flankage yard

• Parking aisle width and number of stalls

164



• Letter to area landowners - May 8, 2020

• No Letters Received as of May 14

16

Public Engagement 
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• Approve variances to:

1. reduce the required step-back at 14 metres in height to nil, 
whereas the Zoning By-law requires a three-metre step-
back at a 14 metre height, and 

2. permit a garage door to project beyond the plane of the 
primary entrance.

17

Staff Recommendation
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Page 1 of 9 

Date:    May 15, 2020 

 

To:    Planning Advisory Committee 

 

From: Growth & Community Planning 

Growth & Community Development Services 

 

Meeting:   May 20, 2020 

 

 

SUBJECT 

 

Applicant:   Mike Cavanagh 

     

Landowner:   Mike Cavanagh Homes, Inc. 

 

Location:    25 Lower Cove Loop   

 

PID:     00001677, 00001685, 00001669, 00001750 

 

Plan Designation:  Medium to High Density Residential 

 

Existing Zoning:  Urban Centre Residential (RC) 

 

Application Type: Variance 

 

Jurisdiction:  The Community Planning Act authorizes the Committee to grant a 

reasonable variance from the requirements of the Zoning By-law. 

Terms and conditions can be imposed.  

 

 

 

EXECUTIVE SUMMARY 

  

The applicant is proposing the construction of a 29-unit residential development at the foot of 

Germain Street where it abuts Lower Cove Loop. The proposed development, would be six-

storeys in height with access provided from Lower Cove Loop and Canterbury Street (see 
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attached Site Plan – Submission 1). The Central Peninsula Secondary Plan (CPSP), adopted by 

Council in early 2020, introduced architectural design standards to help integrate new 

development. The applicant is seeking a variance related to the step-back at 14 metres in height 

required for taller buildings (the step-back being 3.0 metres from the façade).  The proposed 

building is located in an area of the Peninsula where there is little context in the existing built 

environment for a new development to reference and so the proposed step-back variance would 

have minimal impact to the surrounding buildings. 

 

The design of the building also incorporates a main entrance, recessed into the main building 

facade along Lower Cove Loop.  As this façade also incorporates a garage door to the parkade, 

a variance is also required to permit the garage door to be located closer to the street than the 

main entrance door. 

 

RECOMMENDATION 

 

That the Planning Advisory Committee approve the proposed variances that: 

 

1.   reduce the required step-back at 14 metres in height to nil, whereas the Zoning 

By-law requires a three-metre step-back at a 14 metre height, and  

2.  permit a garage door to project beyond the plane of the primary entrance. 

 

 

DECISION HISTORY 

 

On June 4, 2018, Common Council rezoned the site, which includes the former Salvation Army 

Building, from Major Community Facility (CFM) to Urban Centre Residential (RC) and imposed 

the following Section 59 conditions: 

 

a.  That any development of the site be in accordance with a detailed site plan to be 

prepared by the proponent and subject to the approval of the Development 

Officer, indicating: the location of all buildings and structures, vehicular parking 

areas & driveways, bicycle parking, loading areas, signage, exterior lighting, 

outdoor storage areas, landscape and amenity areas, and other site features. 

The site plan is to be attached to the application for the building permit for the 

proposed development and all site improvements illustrated on the plan must be 

completed within one year of completion of the development. 

 

b.  That the proposed development be constructed in accordance with detailed 

elevation plans prepared by the developer and approved by the Development 

Officer. These building elevation plans must be attached to the application for the 

building permit for the proposed development.  

 

c.  Notwithstanding paragraph 10.1(3) of the Zoning By-law, the height of building be 

limited to the existing building height at maximum elevation. 
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ANALYSIS 

 

Proposal 

Mike Cavanagh Homes, Inc. (the applicant) is proposing to construct a new 29 unit multi-

residential building.  As part of the Zoning By-law updates for the CPSP, a 3 metre step-back at 

a height of 14 metres is required along the front façade for buildings over 14 metres in height. 

The applicant is seeking a variance of this requirement to nil, which would occur along the 

Germain Street façade. This request is based on the compact nature of the site, which limits the 

available footprint and floor plate area available to provide a sufficient number of units to justify 

the project given the site layout and provision of underground and shared parking, an approach 

encouraged by the Municipal Plan. In addition, the height of the building requires an elevator, 

which further reduces the floor area available for dwelling units.    

 

The maximum building height along the Lower Cove Loop façade is 21.4 metres, measured to 

the highest point an architectural projection above the front entrance, although the building 

height along this facade is generally 19.6 metres measured to the top of the facade.  Along the 

east (Germain Street) and west facades, the height ranges from 20.6 metres to 17.1 metres due 

to the sloping site. The height measured along the rear elevation is 16.7 metres. The height 

ranges from six stories along Lower Cove Loop to five stories at the rear of the building.    

 

The variance for the garage door setback relates to the need to provide horizontal relief along 

the Lower Cove Loop façade to avoid a long, blank wall and provide a degree of visual interest 

to the adjacent Public realm.    

 

Site and Neighbourhood 

The site is a vacant lot situated at the corner of Germain Street and Lower Cove Loop. This 

area of the South End is characterized predominantly by multi-unit residential dwellings, with a 

complement of commercial and light industrial uses in the vicinity. The site slopes several 

metres from St. James Street to the bottom of the lot where it abuts Lower Cove Loop. The 

adjacent building previously owned by the Salvation Army was recently re-developed into a 20 

unit dwelling by the applicant. If approved, the two buildings would share a parking area 

(Submission 1).  

 

Municipal Plan and Zoning 

The property is located in the Medium to High Density Residential land use designation of the 

City’s Municipal Plan. This designation corresponds with the highest-density urban areas of the 

City, including areas throughout the South End, Waterloo Village, and North End 

neighbourhoods. These areas are associated with the financial, cultural, and educational 

centres of the City, and are supported by a surrounding context of high-density residential land 

uses.  Within the Medium to High Density Residential land use designation, Policy LU-45 of the 

Municipal Plan seeks to permit a range of housing types with an emphasis on the provision of 

higher density housing forms such as the proposed multiple unit dwelling.  
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The Municipal Plan also provides guidance on the Urban Design of new development. In this 

case, Polices UD-9 and UD-11 provide general urban design principles for new developments 

and direction for development located in Intensification Areas such as the subject site. The 

proposed building conforms to Policies UD-9 and UD-11 as summarized in Attachment 2 and 

achieves the intent of the Medium to High Density Land Use designation.  

 

The subject lot is located in the Urban Centre Residential (RC) zone, which is a zone designed 

for the urban context that permits the development of multi-unit dwellings.  

 

Central Peninsula Secondary Plan (CPSP) 

Common Council adopted the CPSP in January of this year. The Plan envisions the Central 

Peninsula area to be the key growth area of the City over the next 25 years.  The Plan also 

includes guidelines for infill development that help ensure that new developments in these 

neighbourhoods are of high quality design and complement the existing built context.   

 

The subject area neighbourhood is envisioned to retain its current residential focus over the 

horizon of the plan with additional density added through appropriately scaled development on 

key sites. An important design direction of the CPSP is designing new low and mid-rise 

buildings with setbacks that reinforce the existing dense, urban neighbourhood context. A 

proposal of the Plan seeks to extend Germain Street to connect with Lower Cove Loop to re-

establish the prevailing grid pattern.  The proposed development conforms to this broad 

direction and specific proposal as it provides a building with sufficient massing to anchor a 

reconfigured intersection. Attachment 2 summarizes conformance with specific policies of the 

plan. The proposed development generally conforms to the plan. 

 

Step-Back Variance at 14 metre height  

The Plan requires any new building taller than 14 metres (generally five stories or greater) 

include a three-metre step-back at a 14 metre height. The step-back is required for the “street-

facing front façade”, which in this case, is Germain Street. While the main and parkade 

entrances to the building are from Lower Cove Loop, the site is a corner lot with frontage on 

both Germain Street and Lower Cove Loop. The Zoning By-law defines the front lot line for 

corner lots as the shorter of the two lot lines fronting onto a street. In this case, the Germain 

Street frontage is 30.5 metres and the Lower Cove Loop frontage is 37 metres, resulting in the 

Germain Street frontage being the front lot line.  

 

A step-back is an architectural detail that reduces the massing of a large building by introducing 

visual relief at a height that suits the context of the surrounding neighbourhood. Large buildings 

that do not step back may potentially dominate the streetscape, creating uninviting streetscapes 

that do not feel open or pedestrian oriented, or affect shadows and sunlight on the Public realm 

and area properties. Providing a step-back helps to create human and historic scales of the 

City’s urban core, and allows an infill project to blend into the surrounding built environment in a 

manner that contributes positively to the existing streetscape.  
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The site presents some unique characteristics due to the surrounding neighbourhood context, 

proposed building design, and site topography that create challenges to implementing the step-

back, as detailed: 

 

 Surrounding neighbourhood context - The application of the step-back works best in 

areas where existing commercial or residential dwellings have established a built form 

pattern that defines the street frontage and continuous street wall.  The policy direction 

related to the introduction of the step-back perceives the massing of any new 

developments to be naturally referencing these buildings and, through the new step-

back standards, ensuring continuity of this fabric. This site, and the surrounding area 

have smaller buildings that are two and three storeys in height (with the exception of the 

former Salvation Army Building being five storeys) which creates an inconsistent street 

wall and built form context. 

 

The proposed building has a maximum height of 21.4 metres along the Lower Cove 

Loop facade, measured to the highest point (the architectural projection over the main 

entrance), with the overall building height along this façade generally being 19.6 metres 

measured to the top of the façade.  Along the east (Germain Street) and west façade, 

the height ranges from 20.6 metres to 17.1 metres due to the sloping site. The height 

measured along the rear elevation is 16.7 metres. In terms of number of floors, the 

height ranges from six stories along Lower Cove Loop to five stories at the rear of the 

building.    

 

Staff also note the nature of the surrounding neighbourhood with vacant lots, such as the 

one on the opposite side of Germain Street, and the open parking / laydown area on the 

port lands south of Lower Cove Loop provide a lack of buildings that would give further 

reference for the massing and height of the proposed development. 

 

Given this, the proposed building would not appear out of place, as it would further 

reinforce the built form present on the north side of Lower Cove Loop.  Provision of a 

setback at the 14-metre elevation would have little impact on mitigating this massing 

given the lack of a sizable structure on the south side of Lower Cove Loop to provide a 

reference for any relationship or comparison in massing and height. 

 

 Proposed Building Design – The building has a compact floor plate given the size and 

configuration of the site. This limits the building area available to provide a sufficient 

number of units to justify the project given the site and building layout and provision of 

underground parking, an approach encouraged by the Municipal Plan. In addition, the 

height of the building requires an elevator, which further reduces the floor area available 

for dwelling units, reducing the feasibility of the step-back.  In addition, the proposed 

building will be of concrete wall construction (insulated concrete forms) which would 

present additional structural design considerations requiring additional interior columns 

and supports if a step-back was introduced.  
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The design incorporates a stone finish on the first storey and cementitious panels on the 

upper stories, with this differentiation in materials providing emphasis to the first storey 

and softening the overall building height in relationship to the pedestrian realm.  The 

building also incorporates recessed balconies, which provide horizontal relief to reduce 

the massing of the building.   

 

 Site Topography - The topography of the area also influences the perception of heights 

of neighbouring buildings.  The proposed building is at a lower elevation compared to 

surrounding buildings along Germain Street and St. James Street with the former 

Salvation Army building being the tallest of these adjacent buildings. Submission 3 

provides a comparison of the Salvation Army building and the proposed building.  The 

sloping nature of the site and Germain Street serves to mitigate the height and massing 

of the proposed building.  

 

Staff also note the proposed building will not have a significant shadow impact on Germain 

Street, as the adjacent Salvation Army building and current built form has an existing shadow 

impact.  

 

The recent rezoning for a new residential project on Wentworth Street involved an independent 

design review of the height and step back of that proposed project. The design review is not a 

specific requirement for new developments in the Central Peninsula.  In that case, there were 

specific considerations that guided the use of a design review process for the Wentworth Street 

project, which included the introduction of a new taller building into an area that had a more 

consistent built form pattern of lower height. The site of the current application is different from 

the Wentworth Street site in that there is established height and massing on the site with the 

former Salvation Army building.  While not seeking a design review for this application, the 

principles of the review were considered as part of this application. 

  

Given the above analysis regarding the proposed building and surrounding neighbourhood 

context, Staff recommend approval of the variance as it is reasonable in the context of the 

surrounding neighbourhood and is within the general intent of the Zoning By-law and Municipal 

Plan and CPSP. 

 

Garage Door Variance 

Access to the building is provided along the Lower Cove Loop façade of the building, which is 

the flankage façade. A garage door, located in the western portion of the façade, will provide 

access to the parkade level with a pedestrian entrance located in the centre portion of the 

building. The Urban Centre Residential (RC) zone requires that the garage door not project 

beyond the plane of the primary building door entrance (i.e. be closer to the front / flankage lot 

line than the primary pedestrian entrance) for front and flankage façades of new buildings which 

incorporate a garage door. In this case, the garage door is closer to the flankage lot line as the 

result of the pedestrian entrance being recessed into the building by approximately 1.2 metres.  

Staff note the wall of the building along Lower Cove Loop is approximately 35 metres long and 

the recessing of the building entrance serves to mitigate the massing of the building on the 
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pedestrian realm along Lower Cove Loop through providing horizontal relief along the façade. 

Given this, Staff recommend approval of the variance to permit a garage door to project beyond 

the plane of the primary entrance. 

 

Development Officer Variances 

The proposed building also requires the following variances that will be processed by the 

Development Officer: 

 

 Lot Area Variance – The lot area of the development site is 2486 square metres, and 

contains an existing building in addition to the proposed building. The existing building 

has 15-2 bedroom units and 5-1 bedroom units, which requires a lot area of 1200 square 

metres.  The proposed building will have 20-2 bedroom units and 9-1 bedroom units 

requiring additional lot area of 1705 square metres, with both buildings having a total lot 

area requirement of 2905 square metres. The site is undersized by 419 square metres. 

Staff support the variance as the proposed development provides interior and surface 

parking, contains interior amenity and parking space, and has setbacks consistent with 

the surrounding neighbourhood. Infrastructure Development staff are assessing the 

anticipated water and sewer flows of the development and the potential exists to require 

the implementation of any required infrastructure upgrades as a condition of this 

variance, should that be a requirement.  

 

 Height Variance – The height of building is 19.35 metres as defined by the average 

height from grade in accordance with the by-law.  This exceeds the allowable height 

standard of the Urban Centre Residential (RC) zone which is 14 metres. Staff note from 

information provided by the applicant, the height of the building is reasonable when 

considered in relationship to the existing Salvation Army Building located to the north.  

The building height is influenced by the incorporation of a lower level parkade at the 

base of the proposed building.  An existing Section 59 condition, adopted on the 2018 

rezoning, limits the height of the adjacent Salvation Army Building to its current geodetic 

height of the existing Salvation Army Building that is at a geodetic elevation of 28.9 

metres. The proposed building would be approximately 3.2 metres lower than this 

(geodetic elevation 25.7 metres).  Staff also note that on the height map prepared for the 

CPSP, the area across Germain Street from the development site has an allowable 

height of 21 metres, which provides additional support for the height variance. 

 

 Minimum front / flankage yard variance – The Urban Centre Residential (RC) zone 

requires a minimum front / flankage yard of 1.5 metres.  The proposed front and 

flankage yards are 0.6 metres. Staff note the reduced setback fits within an urban 

context, which is encouraged by the CPSP.  Given this, Staff support the requested 

variance.   

 

 Parking Variance – The proposed development requires 39 parking spaces including 

the 20% credit for the project’s location in an Intensification Area. Twenty-one spaces 

will be provided via a surface lot to the rear of the building and an indoor parkade. Staff 
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note the site is located just outside of the Parking Exemption Area where no parking 

would be required for new development.  Given the proximity to the Uptown Core, 

proximity to transit and active transportation facilities and the availability of on-street 

parking permits, Staff support the variance for reduced parking spaces. 

 

 Reduced Parking Aisle Width. – The rear parking area will be accessed via one-way 

traffic flow from Canterbury Street to Germain Street. The Zoning By-law requires that a 

one-way parking lot aisle be 3.5 metres in width. The 3.19 metre width indicated on the 

site plan is a reduction from the Zoning By-law requirement.  Staff support the variance 

given the low traffic volume and low speeds that will be associated with the surface 

parking area. 

 

Conclusion 

Staff recommend approval of the proposed variances to enable a new multi-residential 

development on an undeveloped vacant lot in the South End, in a key neighbourhood identified 

for intensification in the CPSP. The proposed variances are reasonable given the site 

constraints, site topography, and requirements to provide parking, an elevator and amenity 

space. The proposed building will positively contribute to the streetscape and public realm of the 

area. 

 

 

ALTERNATIVES AND OTHER CONSIDERATIONS 

 

No alternate considerations are recommended for this application.  

 

ENGAGEMENT 

 

Public 

In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 

landowners within 100 metres of the subject property on May 8, 2020.  

 

APPROVALS AND CONTACT 

Author Manager Commissioner 

Jody Kliffer, MCIP, RPP and 

Mark Reade, P.Eng., MCIP, RPP 

Ken Melanson , BA, MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

 

Contact: Mark Reade 

Telephone: (506) 721-0736     

Email:  Mark.Reade@saintjohn.ca 

Application: 20-045  
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Map 4 - Aerial Photography
Mike Cavanagh Homes, Ltd. - 25 Lower Cove Loop
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The City of Saint John

0 25 m179



Attachment 1 - Site Photography
Mike Cavanaugh Homes Ltd.- 25 Lower Cove Loop

Date:May-11-20
The City of Saint John

View of site from Lower Cove Loop View of adjacent buildings along Germain Srteet

View of site and area on opposite side of Germain Street View of south side of Lower Cove Loop from Germain Street
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Attachment 2:  Municipal Plan and Secondary Plan Policy Analysis – 25 Lower Cove Loop  

Municipal Plan Policy UD-9 
 
Ensure all development proposals generally conform to the 
following General Urban Design Principles: 
 
 a. That new development respect and reinforce the existing 
and planned context in which it is located through appropriate 
setbacks, landscaping, buildings entrances, building massing, 
architectural style and building materials. Specifically, the built-
form of new development shall be designed to achieve the 
following objectives for specific areas of the City: 
 

ii. In the Primary Centre and Neighbourhood Intensification 
Areas, as identified on the City Structure map (Schedule A), 
new development will be located and organized to frame and 
support the surrounding public realm and massed to fit 
harmoniously into the surrounding environment, including 
appropriate transitions in height and massing to areas of 
lower intensity development, as set out in Policy UD-11; 

 
b. Locating building entrances facing the public street; 
c. Designing sites to incorporate existing natural features and 
topography; 
d. Designing sites to protect, create and/or enhance important 
view corridors to the water or landmark sites or buildings; 
e. Incorporating innovations in built form, aesthetics and 
building function to encourage high quality contemporary design 
that will form the next generation of heritage; 
f. Where appropriate and desirable, encouraging active 
pedestrian-oriented uses and a high level of transparency at 
grade to reinforce and help animate the public realm; 
g. Designing sites, buildings and adjacent public spaces as 
complete concepts with integrated functions; 
h. Using quality, durable building materials and a consistent 
level of design and detail for all elements of the building; 

Municipal Plan Policy UD-9 
 
 
a. The proposal is set back to align with the adjacent buildings 
along Germain Street and Lower Cove Loop. The massing, 
although larger than immediately adjacent buildings relates 
favourably to the former Salvation Army building located on the 
same site to the north.  The proposed building materials (stone 
and cementitious panels) introduce new elements to the 
neighbourhood. 
b. The primary entrance is onto Lower Cove Loop. 
c. Although the building is taller than surrounding buildings, the 
sloping site mitigates the impacts of building height, especially 
along the Germain Street and west facade. 
d. The front and flankage facades respect view planes along 
Germain Street and Lower Cove Loop and the building height 
respects the existing view planes from areas to the north. 
e. The proposal introduces new materials into the existing 
neighbourhood. 
f. The stone facade along the first floor provides emphasis to 
the pedestrian scale. 
g. The building shares exterior parking and access with the 
former Salvation Army building located to the north of the site. 
h. The exterior design incorporated stone and cement panels. 
i. Differentiation in building materials separates the at grade 
parkade from the upper stories.  The balconies and primary 
entrance along Lower Cove Loop provide horizontal relief. 
j. Although a six-storey building, the sloping site mitigates the 
height to five stories. 
k. vi. See above 
l. The proposal makes use of a vacant area and will add 
new residents to provide “eyes on the street.” 
m. Parking will be screened from street view as it is provided in 
the rear yard and within an internal parkade. 
n. See above. 
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i. Designing for visual interest by incorporating well-articulated 
building façades, landscaping, local history, public art and/or 
culture into sites and buildings; 
j. Directing high-rise buildings to appropriate areas and ensuring 
their design is sensitive to the neighbourhood and/or heritage 
context; 
k. Encouraging sustainability in design by: 

i. Utilizing reused, recycled, renewable or local building 
materials where possible; 
ii. Using green building or neighbourhood standards; 
iii. Designing for energy efficiency and alternative sources of 
energy; 
iv. Designing for water conservation and on-site stormwater 
management; 
v. Promoting the conservation and adaptive re-use of 
existing buildings and designing sites to retain mature trees; 
vi. Designing sites and buildings to work with, rather than 
against, the natural environment by designing according to 
the topography, hydrology, ecology and natural drainage 
patterns of the site and taking advantage of passive solar 
gain and natural light; and 
vii. Using native vegetation for landscaping where 
appropriate. 

l. Designing sites and buildings according to the Crime 
Prevention through Environment Design (CPTED) principles to 
promote safety and security, in balance with other urban design 
goals; and 
m. Locating and screening parking and loading facilities so they 
are generally not visible from the street, particularly in Centres 
and Neighbourhood Intensification Areas; 
n. Limit surface parking between the front of a building and the 
public street or sidewalk; 
o. Design safe and direct access to buildings for pedestrians, 
cyclists and transit users by providing walkways from the public 
street, transit stops, and parking areas to main building 

o. and p. The building has at grade entrances onto Lower Cove 
Loop and from the rear of the building and provides an elevator. 
q. See above 
. 
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entrances and including bike parking and end-of-trip facilities, 
where appropriate, and mid-block connections where possible; 
p. Design sites and building accesses that are barrier-free, 
convenient and have clear signage; and 
q. Generally locating surface parking, outdoor storage, loading 
and other service areas at the rear or side of the property and 
buffering or screening these functions from adjacent properties 
and the public realm. 

Municipal Plan Policy UD-11 
 
Ensure that new development and significant redevelopment in 
Neighbourhood Intensification Areas and Primary Centres will 
be designed to enhance the surrounding public realm and to 
complement the existing context while providing opportunities 
for intensification, where appropriate. In particular, development 
will demonstrate due consideration to: 
 
a. Designing sites and buildings for people as the primary focus 
and with setbacks that are generally consistent with those of 
adjacent buildings; 
b. Creating animated, active streetscapes with interesting 
façades and human scale buildings and setbacks, particularly at 
the street level. Within the Uptown and other Urban 
Neighbourhood Intensification Areas, development should 
generally establish a human scale street wall with an 
appropriate ratio between the street wall height of the building 
and the width of the street; 
c. Where appropriate, ensure heritage streetscapes and 
Heritage Conservation Areas are reinforced with compatibly 
scaled and designed development; 
d. Providing active ground floor uses and avoiding blank 
façades. Along commercial streets in the Uptown Primary 
Centre in particular, commercial uses shall be strongly 
encouraged at the ground floor of buildings with a high degree 
of transparency at grade to animate the public realm; 

Municipal Plan Policy UD-11 
 
a. The proposal conforms to the established set back of 
adjacent buildings along Germain Street and Lower Cove Loop. 
b. The stone finish on the first floor provides a relationship to the 
Public Realm.  Sites on the opposite sides of Germain Street 
and Lower Cove Loop are vacant and do not provide a 
references for the 1:1 street wall. The building height will not 
create an adverse effect on the public realm. 
c. n/a 
d. n/a – Building is not located along a commercial street. 
e. The proposed ground floor to ceiling heights (3.5 metres) are 
generally consistent with that of the former Salvation Army 
Building (3.3 metres). 
 f. The sloping site allows the height to be incorporated in 
relation to existing buildings.  
g. The lack of a proposed step back is not anticipated to have a 
negative effect on street level conditions in terms of wind or loss 
of sun penetration. There would be increased shadowing in the 
late day along Germain Street, however this would receive 
some shadowing currently due to the existing built form the 
neighbourhood.   
h. The building location is clearly articulated using materials and 
recessing. 
i. Barrier free parking stalls are provided in the parkade. 
j. The recessed main entrance provides protection from the 
elements. 
k. Bicycle parking is provided in the first storey parkade. 
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e. Strongly encourage new development to provide ground floor 
ceiling heights that are consistent with the ground floor ceiling 
heights of adjacent buildings; 
f. Creating appropriate transitions in scale and height to areas of 
lower intensity; 
g. Defining appropriate standards for above grade step-backs 
and separation distances of buildings to ensure adequate street 
level conditions with respect to minimizing wind and maximizing 
sun penetration and sky exposure;  
h. Generally locating building entrances to connect directly to 
the public street network and clearly articulating the building 
entrance;  
i. Designing sites and buildings that are barrier-free, convenient 
and have clear signage;  
j. Promoting pedestrian comfort with appropriate landscaping, 
furniture, weather protection and buffers from vehicular traffic;  
k. Designing for active and alternative modes of transportation 
by providing convenient access to buildings from transit stops, 
including bicycle parking and end-of-trip facilities where 
appropriate, and mid-block pedestrian connections where 
possible;  
l. Designing sites and buildings to facilitate social interaction by 
including patios, courtyards, plazas and sidewalk amenity space 
wherever possible to enliven the public or semi-public realm;  
m. Designing sites and buildings for visual interest and 
maximum use in different seasons and at different times of the 
day;  
n. Including a variety of uses in buildings and/or sites to allow 
for a diversity of uses and users; and 
o. Encouraging shared elements between uses such as parking, 
entrances, landscaping and amenity spaces. 

l. Balconies will provide a degree of interaction with the public 
realm.  
m. The building is of a contemporary design and features a 
number of points of visual interest in its articulation such as 
balconies.  
n. n/a The building is a single-use residential building. 
o. Parking and access points are shared with the adjacent 
building (former Salvation Army Building). 

Municipal Plan Policy UD-7 
 
Establish a height and built form framework in the Zoning Bylaw 
to ensure the intent for design excellence as part of the future 
City Structure is implemented. 

Municipal Plan Policy UD-7 
 
The CPSP established a height framework, which limits the 
height of a building on this site at 14 metres but allows for 
additional height through a variance.  Staff note the site on the 
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 opposite side of Germain Street from the site has a permitted 
height of 21 metres. This provides support for increased height 
on this site as the increased height would relate favourably to 
the proposed neighbourhood context. 
  

CPSP Policy BD-3 
Establish specific provisions in the Zoning Bylaw to regulate the 
maximum height of development within the Central Peninsula to 
ensure clarity and predictability for investors, while ensuring 
future development is sensitive to the neighbourhood context. 
These provisions shall allow for minor variances in height in 
accordance with parameters in the Zoning Bylaw. 
 

CPSP Policy BD-3 
The provisions of the Zoning By-law provide for the required  
variances for height in accordance with the following criteria: 

 The proposed height variance does not negatively affect 
pedestrian street conditions and sun exposure and wind 
impacts are considered through the design. 

 That the proposal does not adversely impact the 
character of the City’s Heritage Conservation areas; 

 The general intent and purpose of Plan SJ, this 
Secondary Plan, and supporting By-laws is maintained. 

 
Solar and wind impacts would not be affected by the proposal 
and the site is not within a Heritage Conservation area. The 
above review of Policies UD-9 and UD-11 of the Municipal Plan 
notes the proposal conforms to these policies. 

CPSP Policy BD-5 
Direct new tall buildings to areas where height currently exists, 
where height can be accommodated seamlessly, or where 
height is insulated from existing neighbourhoods due to 
topography or other site conditions. 

CPSP Policy BD-5  
The proposal conforms to Policy BD-5 of the Secondary Plan 
with respect to building heights, as the site is the location of one 
of the higher buildings (Salvation Army building) in this area of 
the Peninsula. In addition, the sloping topography of the site 
serves to insulate the height of the proposed building from the 
surrounding areas to the north. 

CPSP Policy BD-7 
Ensure the massing of buildings considers and protects the 
pedestrian street level experience; including sky views and 
sunlight penetration to the street while minimize wind.   
 
 

CPSP Policy BD-7 
The development and associated variances will not affect the 
pedestrian street level experience as the site is already exposed 
to wind given vacant lands south of Lower Cove Loop. Both the 
existing built form and the permitted as-of-right building 
envelope, regardless of the required variances, affect impacts 
on late day sun exposure.  
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Submission 3: Height Comparison
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Presentation to Planning Advisory Committee

May 20, 2020

191 Red Head Road

Growth & Community Planning Team
Growth & Community Development Services
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• To rezone the subject lot from ‘Rural Residential’ to 
‘Rural General Commercial’. The applicant is seeking 
to establish a car sales business on the subject site, in 
addition to the existing dwelling, up to a maximum of 5 
vehicles.

2

Proposal
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Site Location
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Site Plan and Floor Plan 
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Site Aerial
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Site Photos

Front Yard Display area for car sales
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Site Photos

Garage and House Red Head Road
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Future Land Use 
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Zoning
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• One letter received in opposition to the proposal

• Three letters received in support of the proposal

10

Public Engagement
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1. That Common Council rezone a parcel of land having 
an area of approximately 6574 square metres, located 
at 191 Red Head Road, also identified as PID Number 
00344929, from Rural Residential (RR) to Rural 
General Commercial (CRG); and

2. That Common Council, impose the proposed Section 59 
Conditions.

11

Staff Recommendation
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Date: May 15, 2020 

To: Planning Advisory Committee 

From: Growth & Community Planning 
Growth & Community Development Services 

Meeting: May 20, 2020 

SUBJECT 

Applicant:  Sandor Torok 

Landowner:  Sandor Torok 

Location:  191 Red Head Road 

PID:   00344929 

Plan Designation: Rural Residential 

Existing Zoning: Rural Residential (RR) 

Proposed Zoning: Rural General Commercial (CRG) 

Application Type: Rezoning 

Jurisdiction: The Community Planning Act authorizes the Planning Advisory 
Committee to give its views to Common Council concerning 
proposed amendments to the Zoning By-law. Common Council 
will consider the Committee recommendation at a public hearing 
on Monday, June 8, 2020. 
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EXECUTIVE SUMMARY 

Sandor Torok (the applicant) is seeking to establish a small car sales lot on the subject property. 
Mr. Torok has lived at the site for several years. The proposed car sales business, if approved, 
would be secondary to the ongoing residential use of the lot. The applicant has illustrated a 
nine-metre area adjacent to the dwelling where the proposed vehicles would be located. He has 
also identified a small area at the rear of the existing dwelling that he would dedicate as office 
space for the proposed business.  

The City’s Municipal Plan contemplates limited small-scale commercial uses in the rural 
residential areas of the City, providing the residential character of these areas is preserved. 
Staff recommend approval for the proposed rezoning as the intended use will be secondary to 
the primary residential function of the property, and will be located at approximately 50 metres 
from Red Head Road. Further, Section 59 conditions have been proposed that will restrict the 
use of the lot to a list of uses identified in the Rural General Commercial (CRG) zone that would 
have no apparent negative impact on the surrounding community. 

RECOMMENDATION 

1. That Common Council rezone a parcel of land having an area of approximately 6574
square metres, located at 191 Red Head Road, also identified as PID Number
00344929, from Rural Residential (RR) to Rural General Commercial (CRG).

2. That Common Council, pursuant to the provisions of Section 59 of the Community
Planning Act impose the following condition upon the development and use of the parcel
of land having an area of approximately 6574 square metres, located at 191 Red Head
Road, also identified as PID Number 00344929:

(a) the parcel of land will be restricted to the following uses as identified in the Rural 
General Commercial (CRG) Zone of the City of Saint John Zoning By-law: 

• An artist or craftsperson studio;
• Bed and breakfast;
• Dwelling unit, subject to paragraph 11.11(3)(b) of the Zoning By-law;
• Home occupation, subject to section 9.9 of the Zoning By-law;
• Secondary suite, subject to section 9.13 of the Zoning By-law;
• Supportive housing, subject to section 9.14 of the Zoning By-law;
• Vehicles sales, incidental, with a maximum of five vehicles on the lot at any one

time;

(b) only one of the above land uses mentioned in 2(a) can be established on the site, in 
addition to a residential dwelling, at any one time. 
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DECISION HISTORY 

The City’s property files, which date back to 1979, do not contain any information concerning 
the subject property. 

ANALYSIS 

Proposal 
The applicant is seeking to rezone the subject site at 191 Red Head Road from Rural 
Residential (RR) to Rural General Commercial (CRG) in order to facilitate the establishment of a 
used car sales operation for up to five vehicles as a secondary use to the existing use of the lot 
as a single-unit dwelling. 

The applicant has lived at the subject property for several years and is now seeking to establish 
a used car sales lot on a portion of the property, while retaining the residential component of the 
property as the primary function. The proposed zone, Rural General Commercial (CRG), 
permits “vehicle sales, incidental” for up to five vehicles. The submitted site plan illustrates an 
approximate nine-metre space between the dwelling and garage (Submission 1) that, if 
approved, would be dedicated to the sale of vehicles. The vehicles would be parked on a paved 
surface facing Red Head Road, which is approximately 50 metres from this area of the property. 

The applicant has indicated that he plans to dedicate a small area in the rear of the existing 
dwelling as an ‘office space’ for the proposed business (Submission 2). This area would be an 
approximate nine square-metre space accessed from the rear entrance of the dwelling.  Finally, 
the applicant is proposing to place a small sign in the front yard area to promote the business.  

Site and Neighbourhood 
There is a mixture of land uses in this part of the City, including residential, commercial, 
industrial, public utilities, and a provincially designated wetland area. The block of Red Head 
Road containing the subject site is characterized by low-density residential development with 
some dwellings dating back to the beginning of last century. Mid-sized to large lots are typical in 
this area, with most dwellings overlooking Courtenay Bay. The site is approximately 600 metres 
from the Bayside Drive and Red Head Road intersection.  

The context for a small-scale vehicle sales business has been established previously in this 
area of Red Head Road. In 1992 the lot at 89 Red Head Road was rezoned to a local 
commercial zone to permit the establishment of a motorcycle sales and repair business. 
Originally established as a local convenience store in the mid-1970s, the property at 119 Red 
Head Road is also located in a commercial zone. Staff have no record of complaints submitted 
regarding the commercial operations of businesses at these properties in the past. 

The site is accessed by a long, winding driveway that terminates at a large three-car garage. 
The house is situated in the middle of the large lot, setback approximately 33 metres from the 
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front property line, and elevated approximately 15 metres above sea level. The property 
includes a small shed adjacent to the garage, as well as several wooden pallets stored at the 
rear of the lot. In addition to the vehicles on the lot owned and used by the applicant, various 
other vehicles in differing states of repair are also located on the property.  

Municipal Development Plan and Rezoning 
The subject site is located in the Rural Residential (RR) zone, approximately 55 metres from the 
boundary of the Primary Development Area (PDA). The land use designation established by the 
City’s Municipal Plan is Rural Residential as the property is an existing residential lot located 
outside the PDA. The Plan contemplates commercial land uses in the Rural Residential land 
use designation where they are able to complement the residential character of the 
neighbourhood.  

The Plan directs Council to consider the need to protect the character of the rural residential 
areas of the City when new land uses are proposed. Introducing land uses that are 
fundamentally incompatible in the rural residential context can contribute to the slow 
deterioration of the residential fabric of these areas over time. Conversely, the inclusion of some 
commercial land uses can help strengthen a rural neighbourhood by introducing appropriate 
commercial options that are accessible to rural residents to serve their needs, or provide small-
scale employment for residents. In this spirit, the Rural General Commercial (CRG) zone 
identifies several land uses that are able to complement an existing residential neighbourhood. 
The zone is designed to offer commercial opportunities in the rural neighbourhoods of the City 
without compromising the strength and sustainability of the commercial and mixed-use areas 
within in the PDA, which are identified as the focused areas for growth over the lifespan of the 
Plan.  

Among the commercial uses in the zone, the establishment of a vehicle sales lot for up to five 
automobiles is listed as a permitted use. Limiting the number to five or fewer allows the principal 
use of the lot, which in this case would remain residential, to continue as the dominant use. At 
this scale, staff believe that the proposed business would have minimal impact on the quality of 
life for neighbouring residents.  

The proposed area for the sale of vehicles is located at the top of the driveway, approximately 
50 metres from Red Head Road. This part of the site is elevated approximately 15 metres from 
sea level and situated behind some natural features of the site. Locating the car sales operation 
to this area of the property further mitigates any potential visual impacts of the proposed use. 
The aesthetics of the property would remain residential in nature and would not lend an 
appearance of commercial encroachment into the neighbourhood.  

The applicant has indicated that he intends on installing a free standing sign at the front of the 
property to promote the presence of the proposed car sales business. The Zoning By-law 
requires a minimum three-metre front yard setback for a free-standing sign in the Rural General 
Commercial (CRG) zone. 
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Staff recommend that Section 59 conditions be adopted that restrict use of the lot to an 
appropriate list of uses identified in the Rural General Commercial (CRG) zone. These uses, if 
established at some time in the future, would have no apparent negative impact on the 
surrounding neighbourhood.  

Finally, staff are aware that there are some items on the property that should be removed to 
ensure the aesthetics of the site are reflective of the community standard, and in keeping with 
the surrounding context of a residential neighbourhood. Staff have been in discussions with the 
applicant regarding the need to remove some items from the lot prior to the establishment of the 
proposed vehicle sales operation, to which the applicant has indicated he is willing to comply. 
Historic aerial photos of the property suggest that the property has not been unsightly in the 
past, nor does there appear to have been vehicles stored on the site during these times. There 
is no record of complaints being issued against the property.  

Conclusion 
The Municipal Plan supports limited commercial land uses in the Rural Residential areas of the 
City, based on the ability of the proposed use to preserve the existing residential character of 
the neighbourhood. Staff believe that the scale of the proposed use, which is limited to a 
maximum of five cars for sale on the lot at any one time, would be non-disruptive to the 
surrounding area. The existing context of the area, with pre-established commercial uses in 
close proximity to the site also supports this proposal.  Staff recommend conditions that limit the 
use of the site to a list of uses identified in the Rural General Commercial (CRG) zone that are 
in keeping with the residential context of the surrounding community.  

ALTERNATIVES AND OTHER CONSIDERATIONS 

That Common Council not give third reading to the rezoning until confirmation is received from 
staff that any unsightly items have been removed from the lot.  

ENGAGEMENT 

Proponent 
The applicant visited residents living in the immediate area of the subject site in mid-February to 
advise them of his proposed rezoning application. As a result, staff have received three letters 
of support from neighbouring residents (Submission 3). 

Public 
In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent 
to landowners within 100 metres of the subject property on May 8, 2020. The rezoning was 
posted on the City of Saint John website on May 15, 2020. 
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APPROVALS AND CONTACT 

Author Manager Commissioner 
Jody Kliffer, MCIP, RPP Ken Melanson , BA, MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

Contact: Jody Kliffer 
Telephone: (506) 658-4528 
Email: Jody.Kliffer@saintjohn.ca 
Application: 20-015 

APPENDIX 
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Map 3: Zoning 
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Attachment 2: Municipal Plan Policy Review 
Submission 1: Site Plan 
Submission 2: Floor Plan 
Submission 3: Letters of Support 
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Presentation to Planning Advisory Committee

2020 May 20

251-361 Riverview Drive

Growth & Community Planning Team

Growth & Community Development Services
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• Develop three buildings with 11-townhouse units

• Municipal Plan Amendment (2734 sq.m.)

• Park and Natural Areas to Stable Residential

• Rezoning (4614 sq.m,)

• Park (P), Two Unit Residential (RL) and unzoned areas to Low-
Rise Residential (RL) 

• Variances and Subdivision – Development Officer 
jurisdiction

2

Proposal
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3

Location 
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4

Site Plan
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5

Elevation Plan
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Site Photos
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Site Photos
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Site Photos
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Site Photos
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10

Future Land Use 
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11

Future Land Use 

• Area adjacent to harbor designated as Park and Natural 
Area - includes areas that will be developed with buildings 
and the site access

• Steep slope adjacent to water in northeast portion of site –
developed areas will be 12 m above water

• Development will be above peak flooding and projected sea 
rise levels

• Application circulated to NBDEGL – no Watercourse 
Alteration approval required

• Consistent with Neighbourhood Context

• Meets intent of Stable Residential Designation
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12

Zoning
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13

Zoning            and Subdivision

• Rezone site to Low-Rise Residential (RL)

• Proposed development generally meets the standards of 
the Low-Rise Residential (RL) zone

• Development Officer variances required for:

• Minimum front yard reduction

• Minimum side yard reduction

• Minimum lot depth

• Subdivision – boundary adjustment 7 parcels to 3 parcels

• Townhouse units on individual part-lots
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• Website advertisements

• Public Presentation Municipal Plan Amendment 

• February 26, 2020

• Public Hearing Municipal Plan Amendment and Rezoning

• May 22, 2020

• Letter to area landowners - May 8, 2020

• No Letters Received as of May 14, 2020

14

Public Engagement 
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• Amend Municipal Plan

• Re-designate 2734 square meter area from Parks and Natural 
Area to Stable Residential

• Amend Zoning By-law

• Rezone 2594 square metre area from Two-Unit Residential (R2) 
to Low-Rise Residential (RL)

• Rezone a 675 square metre area from Park (P) to Low-Rise 
Residential (RL)

• Rezone a 1345 square metre area from being unzoned to Low-
Rise Residential (RL)

• Recommended Section 59 conditions 

• Site and Building Elevation Plans for Development Officer 
approval

15

Staff Recommendation
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16

Location 
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Date:    May 15, 2020 

 

To:    Planning Advisory Committee 

 

From: Growth & Community Planning 

Growth & Community Development Services 

 

Meeting:   May 20, 2020 

 

 

SUBJECT 

 

Applicant: Hughes Surveys and Consultants Inc.  

     

Landowner: W & S Holdings Ltd, City of Saint John, and the New 

Brunswick Highway Corporation  

 

Location:     251-361 Riverview Drive   

 

PID:  00415992, 00393975, 55147540, 55226047, 55226054, 

55206411 (portion), and an undeveloped portion of 

Algonquin Place 

 

Existing Plan Designation:  Park and Natural Areas and Stable Residential. 

 

Proposed Plan Designation:  Stable Residential 

 

Existing Zoning:   Two-Unit Residential (R2), Park (P) and Unzoned  

 

Proposed Zoning:   Low-Rise Residential (RL) 

 

Application Type:   Municipal Plan Amendment and Rezoning 

 

Jurisdiction: The Community Planning Act authorizes the Planning 

Advisory Committee to give its views to Common Council 

concerning proposed amendments to the Municipal 

Development Plan and Zoning By-law. Common Council 
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will consider the Committee recommendation at a public 

hearing on Monday, June 15, 2020. 

 

 

EXECUTIVE SUMMARY 

  

The applicant is proposing a development of the site at 251-361 Riverview Drive, which would 

involve the construction of eleven townhouse units. A Municipal Plan Amendment is required to 

re-designate a portion of the site from Park and Natural Area to Stable Residential. A rezoning 

is also required to rezone the site from Two-Unit Residential (R2), Park (P) and an un-zoned 

area to Low-Rise Residential (RL). 

 

Staff recommend approval of the Municipal Plan Amendment and Rezoning as it conforms to 

the intent of the Municipal Plan and surrounding neighbourhood context. 

 

 

RECOMMENDATION 

 

1. That Common Council re-designate, on Schedule A of the Municipal Development Plan, 

a parcel of land with an area of approximately 2734 square metres, located at 251-361 

Riverview Drive, also identified as portions of PID Nos. 55226054, 00415992, 55147540, 

55206411 (an undeveloped portion of the New Brunswick Route 1 right-of-way), and an 

undeveloped portion of Algonquin Place, from Park and Natural Area to Stable Area 

 

2. That Common Council re-designate on Schedule B of the Municipal Development Plan, 

a parcel of land with an area of approximately 2734 square metres, located at 251-361 

Riverview Drive, also identified as portions of PID Nos. 55226054, 00415992, 55147540, 

55206411 (an undeveloped portion of the New Brunswick Route 1 right-of-way), and an 

undeveloped portion of Algonquin Place, from Park and Natural Area to Stable 

Residential. 

 

3.  That Common Council rezone a parcel of land having an area of approximately 2594 

square metres, located at 251-361 Riverview Drive, also identified as PID Numbers 

00415992, 00393975, and 55147540, from Two-Unit Residential (R2) to Low-Rise 

Residential (RL). 

 

4. That Common Council rezone a parcel of land having an area of approximately 675 

square metres, located at 251-361 Riverview Drive, also identified as PID Numbers 

55226047, and 55226054, from Park (P) to Low-Rise Residential (RL). 

 

5. That Common Council rezone a parcel of land having an area of approximately 1345 

square metres, located at 251-361 Riverview Drive, also identified as an undeveloped 

portion of Algonquin Place and a portion of PID 55206411 (an undeveloped portion of 
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the New Brunswick Route 1 right-of-way),  currently unzoned to Low-Rise Residential 

(RL). 

 

6. That Common Council, pursuant to the provisions of Section 59 of the Community 

Planning Act, impose the following conditions on the parcel of land having an area of 

approximately 4614 square metres, located at 251-361 Riverview Drive, also identified 

as PID Numbers 00415992, 00393975, 55147540, 55226047, 55226054, a portion of 

PID 55206411 (an undeveloped portion of the New Brunswick Route 1 right-of-way) and 

an undeveloped portion of Algonquin Place:  

 

(a) The development and use of the parcel of land be in accordance with detailed 

building elevation and site plans, prepared by the proponent and subject to the 

approval of the Development Officer, illustrating the design and location of 

buildings and structures, garbage enclosures, outdoor storage, driveway 

accesses, vehicle and bicycle parking, loading areas, landscaping, amenity 

spaces, signs, exterior lighting, and other such site features; and 

 
(b) The above elevation and site plans be attached to the building permit application 

for the development of the parcel of land. 

 

DECISION HISTORY 

 

On October 10, 2006 Common Council denied an application to rezone a 2770 square metre 

portion of the site (PIDs 55147540, 55147540 and 00415992) from “Park (P)” Park to “R-2” One 

and Two Family Residential. The basis for the denial was a Staff recommendation related to the 

lack of sanitary sewer infrastructure serving the site.   

 

ANALYSIS 

 

Proposal 

The applicant is proposing to construct an 11-unit townhouse development on the site, which 

would include three buildings (two-four unit buildings and one-three unit building).  The 

townhouse units would front onto Riverview Drive and a private driveway would provide access 

to the rear of the units and site.   

 

Site and Neighbourhood 

The site totals 4614 square metres and is located on the northwest area of Riverview Drive on 

the Harbour side of the Throughway.  The site includes land owned by the developer along with 

two City-owned parcels and a portion of a Public Street (Algonquin Place). The City-owned 

lands and Public Street are subject to a purchase and sale agreement, with the portion of 

Algonquin Place subject to a street closure process. The site also includes a parcel of land 

currently owned by the Province (New Brunswick Highway Corporation) that is subject to an 

agreement of purchase and sale between the developer and the Province. The site has 

approximately 130 metres of frontage on Riverview Drive. Current zoning of the site is mixed 
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with portions having Park (P) and Two-Unit Residential (R2) zoning along with unzoned portions 

(Algonquin Place and Provincial lands).  A steep bank is located along the northern edge of the 

property adjacent to Saint John Harbour. 

 

Most of the lots on Riverview Drive contain large, older dwellings and many of those overlooking 

the Saint John Harbour have water access traditionally and presently used for fishing and 

boating access. A mix of dwelling types including single unit, two-unit and multiple unit dwellings 

are found along the street. Lands along Riverview Drive are zoned Two-Unit Residential (R2) 

with a large area along the western portion of the street zoned Park (P).  

 

Municipal Development Plan and Rezoning 

Municipal Plan 

A 2734 square metre portion of the site is currently designated as Park and Natural Area on 

Schedule B of the Municipal Plan.  This area, at the rear of the site, adjacent to Saint John 

Harbour, has this designation due to its adjacency to the Harbour. This area includes portions of 

three parcels of land (PIDs 55226054, 00415992, and 55147540), an undeveloped portion of 

the New Brunswick Route 1 right-of-way (PID 55206411) and an undeveloped portion of 

Algonquin Place.  

 

The area currently designated as Park and Natural Area includes portions of the site to be 

developed with buildings and the site access. This requires a re-designation to Stable 

Residential. An analysis of the proposal with respect to the relevant policies of the Municipal 

Pan is provided in Attachment 2. Key findings of this assessment are summarized as follows: 

 

 The proposed re-designation along with the site and building design of the proposed 

development is consistent with the surrounding neighbourhood context, which has 

residential development along the north side of Riverview Drive adjacent to the Saint 

John Harbour.  

 Development of the site is infill of a vacant parcel of land that makes use of existing 

municipal services, a key direction established in the Municipal Plan. The development 

connects to new sanitary sewer infrastructure installed in this area in conjunction with 

the Harbour Cleanup project. This eliminates servicing issues associated with the 

previous development application for the site. 

 There is a minimum vertical separation of approximately 12 metres between the water 

and developed portions of the site. The proposed development is within an area where 

development is permitted in accordance with the Provincial Coastal Areas Policy as it is 

30 metres inland of the Higher High Water Large Tide (HHWLT). The site is also at an 

elevation that is at least 6 metres higher than 2018 and 2019 flood levels and above sea 

rise elevations assessed in the City’s Climate Change Plan. 

 Building construction will be setback from the bank of the watercourse, which provides 

an undeveloped, landscaped area adjacent to the watercourse. This provides an open 

space area for habitat and a linkage along the Harbour. 
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From the above summary and the analysis of conformance with the Municipal Plan Policies 

(Attachment 2), Staff are of the opinion that the proposed development achieves the intent of 

the Municipal Plan. This is based on the proposed development respecting the intent of the Plan 

through providing an undeveloped area adjacent to the watercourse. This area contains a steep 

slope and will remain in its undeveloped state. In addition, the development proposal was 

circulated to the Provincial Department of Environment and Local Government and no Provincial 

approvals are required. The site and building design of the proposal also compliments the 

surrounding neighbourhood context. 

 

Rezoning 

A rezoning to Low-Rise Residential (RL) is required to permit the proposed townhouse units.  

The Low-Rise Residential (RL) zone permits a maximum of six townhouse units per lot, which 

would allow for the three and four-unit buildings, which are proposed to be on three separate 

lots. The immediate area along Riverview Drive includes single unit, two-unit and multiple 

dwellings of older housing stock. The proposed townhouses provide an additional housing form 

in the neighbourhood, enabling increased housing choice in an area that is close to central 

areas of the City and amenities.  

 

The proposed development meets the Zoning By-law standards for parking, access and 

landscaping and generally meets the requirements of the Low-Rise Residential (RL) zone. 

Variances, to be processed through the Development Officer Variance process, are required 

from the zone standards to: 

 

 Reduce the minimum front yard of the central building from 6 metres to between 2.16 

metres and 2.7 metres, and the front yard for the northeast building from 6 metres to 

between 1 metre and 3.73 metres.   Staff note this variance is within the built form 

context of the surrounding neighbourhood as buildings along Riverview Drive have front 

setbacks of this magnitude or less. 

 

 Reduce the side yard of the southwest building from 2 metres to between 1.5 metres 

and 2 metres. As with the front yard setback variance, this reduction in side yard 

setback is within the context of the surrounding neighbourhood. 

 

 Reduce the lot depth for a portion of the site from 30 metres to between 28.2 metres 

and 30 metres. Staff note this is reasonable given the configuration of the site. 

 

Given the development’s general conformance with the Zoning By-law standards, Staff 

recommend approval of the rezoning to Low-Rise Residential (RL).  Staff recognize a previous 

application to accommodate residential development was not recommended and subsequently 

denied by Common Council in 2006.  The 2006 application occurred at a time when this area 

was not serviced by the City’s sanitary sewer collection system, as it currently is with the 

completion of the Harbour Clean Up project.  An additional item raised during the 2006 rezoning 

process was the extension of Harbour Passage through this area. Staff note that since 2006 the 

City has completed the Trails and Bikeway Master Plan, which designates Riverview Drive as a 
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proposed Neighbourhood Route. Staff note the topography of the site and area, combined with 

multiple property owners and an existing built form, which includes many main buildings, 

accessory buildings and docks constructed in close proximity to the water, present constraints 

to a waterfront trail along the water’s edge. As a result, the Master Plan designates Riverview 

Drive as an on street, Neighbourhood Route for active transportation providing the desired 

linkage to the waterfront. 

 

Recommended Section 59 Conditions 

A standard Section 59 Condition is recommended requiring that site and building plans be 

prepared by the proponent and submitted with the building permit application to demonstrate 

conformance with the proposal evaluated through the rezoning application and with the 

standards of the Zoning by-law.   

 

Subdivision Considerations 

The subdivision of the site into three separate lots for the three-townhouse buildings is an 

administrative subdivision, processed at the Development Officer level. No Lands for Public 

Purposes or money in lieu of Land for Public Purposes is required, as the consolidation of five 

separate parcels, former street right-of-way and Provincial lands into three parcels, combined 

with the creation of individual part lots for the townhouse units do not create any new lots 

requiring Lands for Public Purposes.  

 

The proposed plans meet the standards of the Subdivision By-law.  Staff note that a Local 

Government Services Easement is required for an existing storm sewer located on the site and 

the necessary easement documentation can be prepared in conjunction with the transfer of the 

City-owned land and portion of Algonquin Crescent. 

 

Conclusion 

An eleven-unit townhouse development is proposed for the site. The required Municipal Plan 

Amendment and Rezoning can be supported as the proposal meets the intent of the Municipal 

Plan and fits within the existing neighbourhood context.  A review of the proposed development 

with respect to past flooding and projected sea level rise elevations did not identify any 

concerns with the proposed development. A standard Section 59 condition requiring detailed 

site and building elevation plans the building permit stage is recommended. 

 

ALTERNATIVES AND OTHER CONSIDERATIONS 

 

No alternate considerations are recommended for this application. 

 

ENGAGEMENT 

 

Public 

In accordance with the Committee’s Rules of Procedure, notification of the proposal was sent to 

landowners within 100 metres of the subject property on May 8, 2020. The Public Presentation 
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for the Municipal Plan Amendment was posted on the City’s website on February 26, 2020. The 

rezoning is scheduled for posting on the City of Saint John website beginning on May 22, 2020. 

 

APPROVALS AND CONTACT 

Author Manager Commissioner 

Mark Reade, P.Eng., MCIP, 

RPP 

Ken Melanson , P.Eng., MCIP, RPP Jacqueline Hamilton, MCIP, RPP 

 

Contact: Mark Reade 

Telephone: (506) 721-0736     

Email:  Mark.Reade@saintjohn.ca 

Application: 20-017  

 
APPENDIX 

 

Map 1: Site Location 

Map 2: Future Land Use 

Map 3: Zoning 

Map 4: Aerial Photography 

Map 5: Topography 

Attachment 1: Site Photography 

Attachment 2: Municipal Plan Policy Review 

Submission 1: Site Plan 

Submission 2: Elevation Plan 
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Attachment 1 - Site Photography
Hughes Surveys and Consultants Inc. - 251-361 Riverview Drive

Date:February 03-20
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View of site from Riverview Drive looking northeast View from site looking west

View from site looking east View from top of bank along Harbour
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Attachment 2: Municipal Plan Policy Review – 251-361 Riverview Drive 

Policy/Policies and Subject Area Staff Comment 

Policy LU-4  
Not consider changing the designation of 
lands on the Future Land Use map (Schedule 
B) through a Municipal Plan amendment, 
unless the proposal: 
 

a. Is consistent with the general intent 
of the Municipal Plan and further 
advances the City Structure; 
 

b. Is necessary by virtue of a lack of 
supply of quality land already 
designated in the Municipal Plan to 
accommodate the development; 

 
c. Enhances the community and the 

quality of life offered to residents of 
the City; 

 
d. Efficiently uses available 

infrastructure; 
 

e. Does not negatively impact the use 
and enjoyment of adjacent lands 
and neighbourhoods; 

 
f. Is an appropriate use within the 

land use designation being sought 
for the property, and the proposal is 
consistent with the specific policies 
regulating development in the 
designation; and 
 

g. Adequately addresses and 
mitigates any significant 
environmental impacts. 

 

Policy LU-4 
The change in designation from Parks and 
Natural Areas seeks to expand the 
developable area of the site, a portion of 
which is currently designated Stable 
Residential.  This approach is consistent with 
the surrounding neighbourhood context, 
which has residential development along the 
north side of Riverview Drive adjacent to the 
Saint John Harbour.  
 
Staff note the development site is serviced 
and the proposed 11-townhouse units are not 
expected to have a significant impact to 
adjacent residential properties or the 
surrounding neighbourhood. 
 
The proposal also represents infill 
development of a vacant, serviced site. 
 
While the site is located adjacent to Saint 
John Harbour, there is a marked elevation 
difference from the portion of the site where 
the townhouse units will be developed and 
the water’s edge, with the developed portions 
of the site being a minimum of 12 metres 
higher than the water. In addition, the New 
Brunswick Department of Environment and 
Local Government notes a Watercourse and 
Wetland Alteration Permit is not required. 
 
 

Stable Residential Policies 
 
Policy LU-86 Create the Stable Residential 
designation on the Future Land Use map 
(Schedule B). Within the Stable Residential 
designation, housing of almost every form 
and density may be found and both the 
existing neighbourhood context and 
compatibility with the Municipal Plan goals 
will determine suitability of new proposals. 
Other compatible uses that may be found in 
the Stable Residential designation include 
convenience stores, home occupations, 

Stable Residential Policies 
 
Staff note that while townhouse units are not 
currently found on this section of Riverview 
Drive, this area does not contain one 
homogeneous housing type, but instead a 
mix of single-unit, two unit and multiple unit 
dwellings. Staff also note the density of the 
proposed development is comparable to 
other housing forms and lot configurations 
found within the neighbourhood. 
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parks, and community facilities that are 
permitted in the designation without 
amendment to the Municipal Plan. 
 
Policy LU-87 Intend that the areas 
designated Stable Residential will evolve 
over time from a land use and built-form 
perspective but that new and redeveloped 
land uses are to reinforce the predominant 
community character and make a positive 
contribution to the neighbourhood. 
 
Policy LU-88 Ensure that significant new 
development and redevelopment in areas 
designated Stable Residential shall generally 
be permitted only through a rezoning process 
where compliance is demonstrated with the 
following requirements: 
 
a. The proposed land use is desirable and 
contributes positively to the neighbourhood; 
 
b. The proposal is compatible with 
surrounding land uses; 
 
c. The development is in a location where all 
necessary water and wastewater services, 
parks and recreation services, schools, public 
transit and other community facilities and 
protective services can readily and 
adequately be provided; 
 
d. Site design features that address such 
matters as safe access, buffering and 
landscaping, site grading and storm water 
management are incorporated; 
 
e. A high quality exterior building design is 
provided that is consistent with the Urban 
Design Principles in the Municipal Plan; and 
 
f. The proposal is on a property identified as 
a Corridor on the City Structure map 
(Schedule A) or does not detract from the 
City’s intention to direct the majority 
of new residential development to the 
Primary Centres, Local Centres, and 
Intensification Areas. 
 
 
 

The development of the proposed townhouse 
dwellings is subject to a rezoning process, 
which would result in the site being rezoned 
to Low-Rise Residential (RL).  
 
Staff note further residential development in 
the neighbourhood is desirable and the level 
of density is comparable to that currently 
found in the neighbourhood.  
 
The area’s servicing has been improved with 
completion of the City’s Harbour Clean-up 
Project which improved the sanitary sewer 
collection system. Riverview Drive is 
designated as a Neighbourhood Active 
Transportation Route in the City’s Trails and 
Bikeways Master Plan.  
 
Section 59 conditions are recommended to 
ensure the constructed project conforms to 
the plans approved through the Municipal 
Plan Amendment and Rezoning process,  
 
The project is proposing townhouse units as 
a built form.  Given the small scope of the 
project (11-units) and the recent focus on 
multiple unit residential projects in the 
Primary Centres and Intensification Areas, 
Staff are of the opinion the project will not 
detract from the focus of the Municipal Plan 
in directing development to the Primary 
Centres and Intensification Areas. 
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Re-designation of Park and Natural Areas 
 
Policy LU-110 Create the Park and Natural 
Areas designation on the Future Land Use 
map (Schedule B). Council intends that the 
Park and Natural Areas designation will 
permit a range of conservation and 
appropriate recreational land uses permitted 
in the City’s major regional and community 
parks, environmentally sensitive or 
significant areas, lands that are located 
adjacent to watercourses, lands adjacent to 
the City’s coastlines, estuarine areas, 
significant archaeological and geological 
sites, historic sites, designated heritage 
places and cemeteries. Council may permit 
commercial recreation uses in the Park and 
Natural Areas designation subject to 
appropriate standards in the Zoning Bylaw. 
Council may permit wind and solar 
energy development in the Park and Natural 
Areas designation outside of the 
Primary Development Area, subject to federal 
and provincial environmental approvals, 
conditions, and standards in the Zoning By-
law. When reviewing an application for re-
zoning, refer back to Policy LU-95. 
 
Policy LU-112 Regulate land use in and near 
environmentally sensitive or significant lands 
as well as lands adjacent to the City’s 
watercourses and coastlines through 
appropriate regulation in the City’s Zoning 
Bylaw, and is at a minimum consistent with 
Provincial standards. 

Redesigiation of Park and Natural Areas 
 
A portion of the site is currently designated as 
Park and Natural Area in the Municipal Plan 
as it is coastal land located along the edge of 
Saint John Harbour. While the site is located 
adjacent to Saint John Harbour, there is a 
marked elevation difference from the portion 
of the site where the townhouse units will be 
developed and the waters edge, with the 
developed portions of the site being a 
minimum of 12 metres higher than the water. 
In addition, the New Brunswick Department 
of Environment and Local Government 
(NBDELG) notes a Watercourse and Wetland 
Alteration Permit is not required.  
 
The proposed development is within an area 
where development is permitted (30 metres 
inland of the Higher High Water Large Tide 
HHWLT) under the New Brunswick Coastal 
Areas Protection Policy. NBDELG notes that 
proper construction practices such as the 
prohibition of the operation of heavy 
machinery below the ordinary high water 
mark, proper material and equipment 
storage, and the removal of any debris or 
construction material from coastal lands will 
be required.  
 
Planning Staff note the development is 
located above an elevation of 12 metres 
geodetic and that this is over 6 metres above 
the 2018 (5.73 metre) and 2019 (5.5 metre) 
peak flood levels. Projections completed for 
the City’s Climate Change Plan provide an 
upper level projection for sea level rise of 
between 6.6 metres and 6.8 metres geodetic.   

Urban Design  
 
Policy UD-9 Ensure all development 
proposals generally conform to the following 
General Urban Design Principles: 
 
a. That new development respect and 
reinforce the existing and planned context in 
which it is located through appropriate 
setbacks, landscaping, buildings, entrances, 
building massing, architectural style and 
building materials. Specifically, the built-form 
of new development shall be designed to 

Urban Design 
 
The proposed design of the development 
aligns with the criteria established in Policies 
UD-9 and UD-10 of the Municipal Plan 
through the following design elements: 
 

 Building entrances, which face 
Riverview Drive. 

 A building design that responds to the 
sloping topography of the site through 
incorporation of walkout basements. 
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achieve the following objectives for specific 
areas of the City: 
i. In Stable Areas, as identified on the City 
Structure map (Schedule A), new 
development will be designed to respect and 
reinforce the physical character of the 
established neighbourhood, as set out in 
Policy UD-10; 
 
b. Locating building entrances facing the 
public street; 
 
c. Designing sites to incorporate existing 
natural features and topography; 
 
d. Designing sites to protect, create and/or 
enhance important view corridors to the 
water or landmark sites or buildings 
 
e. Incorporating innovations in built form, 
aesthetics and building function to encourage 
high quality contemporary design that will 
form the next generation of heritage; 
 
f. Where appropriate and desirable, 
encouraging active pedestrian-oriented uses 
and a high level of transparency at grade to 
reinforce and help animate the public realm; 
 
g. Designing sites, buildings and adjacent 
public spaces as complete concepts with 
integrated functions; 
 
h. Using quality, durable building materials 
and a consistent level of design and detail for 
all elements of the building; 
 
i. Designing for visual interest by 
incorporating well-articulated building 
façades, landscaping, local history, public art 
and/or culture into sites and buildings; 
 
j. Directing high-rise buildings to appropriate 
areas and ensuring their design is sensitive 
to the neighbourhood and/or heritage context; 
 
k. Encouraging sustainability in design by: 
 

i. Utilizing reused, recycled, renewable or 
local building materials where possible; 
 

These provide a two-storey elevation 
at the rear of the building. 

 A single-storey elevation along the 
Riverview Drive frontage, which 
compliments the existing one and two 
storey buildings found along 
Riverview Drive. 

 Using materials and a residential 
building design which is similar to that 
found along Riverview Drive. 

 Providing vehicular access for the 
majority of units through a rear lane, 
which mitigates the impact on the 
Public Realm. 

 
The proposed subdivision also responds to 
the established pattern of lots on Riverview 
Drive, in particular the long and narrow 
waterfront lots on along the north side of the 
street. The proposed front and side setbacks 
are also consistent with the context of the 
surrounding neighbourhood. 
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ii. Using green building or neighbourhood 
standards; 
iii. Designing for energy efficiency and 
alternative sources of energy; 
 
iv. Designing for water conservation and 
on-site storm water management; 
 
v. Promoting the conservation and 
adaptive re-use of existing buildings and 
designing sites to retain mature trees; 
 
vi. Designing sites and buildings to work 
with, rather than against, the natural 
environment by designing according to the 
topography, hydrology, ecology and 
natural drainage patterns of the site and 
taking advantage of passive solar gain 
and natural light; and 
 
vii. Using native vegetation for 
landscaping where appropriate. 

 
l. Designing sites and buildings according to 
the Crime Prevention through Environment 
Design (CPTED) principles to promote safety 
and security, in balance with other urban 
design goals; and 
 
m. Locating and screening parking and 
loading facilities so they are generally 
not visible from the street, particularly in 
Centres and Neighbourhood 
Intensification Areas; 
 
n. Limit surface parking between the front of 
a building and the public street or sidewalk; 
 
o. Design safe and direct access to buildings 
for pedestrians, cyclists and transit users by 
providing walkways from the public street, 
transit stops, and parking areas to main 
building entrances and including bike parking 
and end-of-trip facilities, where appropriate, 
and mid-block connections where possible; 
 
p. Design sites and building accesses that 
are barrier-free, convenient and have clear 
signage; and 
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q. Generally locating surface parking, outdoor 
storage, loading and other service areas at 
the rear or side of the property and buffering 
or screening these functions from adjacent 
properties and the public realm. 
 
Policy UD-10 Ensure that new development 
and redevelopment in Stable Areas is 
designed to respect and reinforce the 
physical character and uses of the 
surrounding neighbourhood, having regard 
for: 
 
a. The local pattern of lots, streets and 
blocks; 
b. The size and  configuration of lots; 
c. Nearby building types; 
d. The height, scale and massing of nearby 
buildings; 
e. The setback of buildings from the street; 
f. The pattern of rear and side yard setbacks; 
g. Sensitive integration with and 
enhancement of adjacent heritage properties; 
and 
h. Building materials, which contribute to the 
successful integration of the development 
into its context. 

Natural Environment and Storm water 
Management 
 
Policy NE-22 Enhance natural areas within 
the City by: 
a. Protecting and limiting development in  
environmentally sensitive areas including 
significant habitat areas, open spaces and 
areas with rich biodiversity; 
 
b. Minimizing the fragmentation of  
significant natural areas by limiting 
development in rural areas and linking natural 
areas, wherever possible, to maintain wildlife 
habitat and natural corridors; and 
 
c. Carefully analyzing and mitigating the 
impacts of resource uses on adjacent natural 
areas when considering development 
applications. 

Natural Environment and Storm water 
Management 
 
The site design conforms to Policy NE-22 by 
providing an undeveloped area at the rear of 
the site adjacent to Saint John Harbour.  This 
provides an open space area for habitat and 
a linkage along the Harbour. This area is 
proposed to remain in its undeveloped state 
given the steep topography.  

 

258



P

h

a

s

e

 

1

 

-

 

L

o

t

 

1

P

h

a

s

e

 

2

 

-

 

L

o

t

 

2

P

h

a

s

e

 

3

 

-

 

L

o

t

 

3

© 2020 Microsoft Corporation © 2019 HERE 

The Terraced Homes at Riverview Drive,

259

AutoCAD SHX Text
00393793

AutoCAD SHX Text
00388504

AutoCAD SHX Text
00388074

AutoCAD SHX Text
CARLTON

AutoCAD SHX Text
THROUGHWAY

AutoCAD SHX Text
RIVERVIEW

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
00000003

AutoCAD SHX Text
(New Brunswick Highway Corporation)

AutoCAD SHX Text
now or formerly

AutoCAD SHX Text
Reserved In Common

AutoCAD SHX Text
The Algonquin Land Company    Limited Property

AutoCAD SHX Text
Doc. 88387 Vol. 125 Pg. 520

AutoCAD SHX Text
PID/NID 00415984

AutoCAD SHX Text
12.19

AutoCAD SHX Text
8.53

AutoCAD SHX Text
12.19

AutoCAD SHX Text
8.53

AutoCAD SHX Text
12.19

AutoCAD SHX Text
8.53

AutoCAD SHX Text
Municipal Services Easement 10.0 wide

AutoCAD SHX Text
Part Lot 1

AutoCAD SHX Text
358 m²

AutoCAD SHX Text
Part Lot 2

AutoCAD SHX Text
317 m²

AutoCAD SHX Text
Part Lot 3

AutoCAD SHX Text
569 m²

AutoCAD SHX Text
Part Lot 4

AutoCAD SHX Text
400 m²

AutoCAD SHX Text
Part Lot 5

AutoCAD SHX Text
262 m²

AutoCAD SHX Text
Part Lot 6

AutoCAD SHX Text
269 m²

AutoCAD SHX Text
Part Lot 7

AutoCAD SHX Text
645 m²±

AutoCAD SHX Text
Part Lot 8

AutoCAD SHX Text
533 m²±

AutoCAD SHX Text
Part Lot 9

AutoCAD SHX Text
340 m²±

AutoCAD SHX Text
Part Lot 10

AutoCAD SHX Text
309 m²±

AutoCAD SHX Text
Part Lot 11

AutoCAD SHX Text
566 m²±

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
Lawn

AutoCAD SHX Text
%%UPurpose Of Plan

AutoCAD SHX Text
H:\2015jobs\S15044\DWGS\S15044I.dwg     March 11, 2020 12:15:57 PM     March 11, 2020 12:15:57 PMMarch 11, 2020 12:15:57 PM

AutoCAD SHX Text
   Grid     North

AutoCAD SHX Text
New     Brunswick

AutoCAD SHX Text
March 11, 2020

AutoCAD SHX Text
Prepared      by

AutoCAD SHX Text
HUGHES SURVEYS & CONSULTANTS INC.

AutoCAD SHX Text
Date

AutoCAD SHX Text
------

AutoCAD SHX Text
Dwg. No.        Disk No.         Topos           Disk No.

AutoCAD SHX Text
Dwn. by         Job No.         Rev. No.         Map Ref.

AutoCAD SHX Text
Y15-044

AutoCAD SHX Text
S15044I

AutoCAD SHX Text
B.E.S.

AutoCAD SHX Text
----

AutoCAD SHX Text
----

AutoCAD SHX Text
G/08-T2A,SW(3)

AutoCAD SHX Text
New  Brunswick  Grid  Co-Ordinate  Values

AutoCAD SHX Text
     Sta.             X                   Y             Rmks.

AutoCAD SHX Text
Scale Factor Applied  

AutoCAD SHX Text
-------

AutoCAD SHX Text
Submitted for Municipal Approvals

AutoCAD SHX Text
%%UNOTES

AutoCAD SHX Text
1.  Directions are N. B. Grid azimuths derived from G.P.S. observations

AutoCAD SHX Text
on N.B. Mon's. ---- (based on NAD83 CSRS HPN Value on N.B.

AutoCAD SHX Text
Mon. ---).

AutoCAD SHX Text
2.  All distances are in metres , to convert to imperial equivalents divide

AutoCAD SHX Text
by 0.3048.

AutoCAD SHX Text
3.  Area of survey outlined thus             , peripheral information

AutoCAD SHX Text
compiled from various sources.

AutoCAD SHX Text
4.  All document and plan references refer to the Registry Office for

AutoCAD SHX Text
Saint John County.

AutoCAD SHX Text
5.  Field survey completed on ----.

AutoCAD SHX Text
6.  All computations performed and coordinates shown on this plan

AutoCAD SHX Text
are based on New Brunswick Stereographic Double Projection and

AutoCAD SHX Text
the NAD83(CSRS) Reference System as realized by Service

AutoCAD SHX Text
New Brunswick High Precision Network coordinate survey monuments.

AutoCAD SHX Text
%%URegistration    Data

AutoCAD SHX Text
Owners

AutoCAD SHX Text
Owner Name : ---

AutoCAD SHX Text
P.I.D. : ---

AutoCAD SHX Text
Effective Date : ---

AutoCAD SHX Text
Instrument : Transfer # ---

AutoCAD SHX Text
Owner Names

AutoCAD SHX Text
Grantor

AutoCAD SHX Text
to

AutoCAD SHX Text
Grantee

AutoCAD SHX Text
Doc. ---

AutoCAD SHX Text
Vol. ---  Pg. ---

AutoCAD SHX Text
Reg. ---

AutoCAD SHX Text
Site   Plan

AutoCAD SHX Text
City of Saint John,

AutoCAD SHX Text
Saint John County, New Brunswick.

AutoCAD SHX Text
17 %%D 30'

AutoCAD SHX Text
metres

AutoCAD SHX Text
6       0       6

AutoCAD SHX Text
1:300

AutoCAD SHX Text
24

AutoCAD SHX Text
18

AutoCAD SHX Text
12

AutoCAD SHX Text
Direction to Harbour Bridge

AutoCAD SHX Text
7. Cross hatched area proposed to be acquired from New   Brunswick Highway Corporation for consolidation with adjacent   W & S Holdings Ltd. Property. 

AutoCAD SHX Text
Key  Plan

AutoCAD SHX Text
Scale 1 : 5,000

AutoCAD SHX Text
Area of  Survey



UNIT No.4

UNIT No.1 UNIT No.2

UNIT No.3

UNIT No.1UNIT No.2

UNIT No.3UNIT No.4

A-4
1491 MANAWAGONISH ROAD, SAINT JOHN, N.B.
AMBERCREST TOWNHOUSES

SCALE 1/4" = 1'-0"

BUILDING ELEVATION - REAR

BUILDING ELEVATION - FRONT
2

A-4

1
A-4

260

AutoCAD SHX Text
12

AutoCAD SHX Text
5

AutoCAD SHX Text
12

AutoCAD SHX Text
5

AutoCAD SHX Text
12

AutoCAD SHX Text
5

AutoCAD SHX Text
12

AutoCAD SHX Text
5


	Agenda
	2. Adoption of the Minutes
	Back to Agenda

	2. Adoption of the Minutes
	Back to Agenda

	4. Ratification of PAC Rules of Procedure Changes
	Back to Agenda

	5.1 0 Katie Drive - Subdivision for LPP
	Back to Agenda

	5.1 0 Katie Drive - Subdivision for LPP
	Back to Agenda

	5.2 4315 Loch Lomond Road - Subdivision for LPP
	Back to Agenda

	5.2 4315 Loch Lomond Road - Subdivision for LPP
	Back to Agenda

	5.3 10-36 Arlington Crescent - Section 59 Amendment
	Back to Agenda

	5.3 10-36 Arlington Crescent - Section 59 Amendment
	Back to Agenda

	5.3 10-36 Arlington Crescent - Section 59 Amendment
	Back to Agenda

	5.3 10-36 Arlington Crescent - Section 59 Amendment
	Back to Agenda

	5.3 10-36 Arlington Crescent - Section 59 Amendment
	Back to Agenda

	5.4 7-19 Wellington Row - Variance
	Back to Agenda

	5.4 7-19 Wellington Row - Variance
	Back to Agenda

	5.4 7-19 Wellington Row - Variance
	Back to Agenda

	5.4 7-19 Wellington Row - Variance
	Back to Agenda

	5.5 25 Lower Cove Loop - Variance
	Back to Agenda

	5.5 25 Lower Cove Loop - Variance
	Back to Agenda

	5.6 191 Red Head Road - Rezoning
	Back to Agenda

	5.6 191 Red Head Road - Rezoning
	Back to Agenda

	5.7 251-361 Riverview Drive - Municipal Plan Amendment & Rezoning
	Back to Agenda

	5.7 251-361 Riverview Drive - Municipal Plan Amendment & Rezoning
	Back to Agenda


