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Unit 201, 80 Fulton Way, Richmond Hill, ON, Canada, L4B 1J5
Tel: 1-647-987-0858 | E-mail: leon.unikhouse@gmail.com

October 4th, 2022

Planning & Infrastructure Services
Committee of Adjustment

APPLICATION FOR MINOR VARIANCE
1230 Donlea Crescent, Oakvill, ON, L6J 1V7

Files attached:

- Minor Variance Application Form Filled
- Arborist Report & TPP
- Survey Drawing
- Drawings for Minor Variance - 1230 Donlea Crescent, Oakville, ON

Variance Request:

1. Floor Area Ratio: Proposed - 33%; Allowable - 29%

2. Building Height: Proposed - 9.91m; Allowable - 9m
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NO. 1230
NEW PROPOSED 2 STOREY DETACHED HOUSE

FINISHED FLOOR:85.4
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37'-10 14 "

[11.54M
]

19'-8"
[5.99M]

17'-10"
[5.44M]

PROPOSED FRONT YARD LANDSCAPE AREA: 61%

PROPOSED FRONT YARD SOFT LANDSCAPE AREA: 95.6%

TOTAL FRONT YARD AREA: 3897 SQ.FT  [362.0 M2] 
PROPOSED DRIVEWAY AREA:
PROPOSED PORCH / STEPS / WALKWAY: 102.5 SQ.FT  [9.52 M2]  

1553 SQ.FT  [144.27 M2] 

2344 SQ.FT  [217.76 M2] 

2241.5 SQ.FT  [208.24 M2] 

LOT AREA: 15015.7 S.F.(1395.0 S.M.)

PROPOSED BASEMENT: 3176 S.F. (295.1 S.M.)
PROPOSED GROUND FLOOR: 2358 S.F. (219.07 S.M.)
PROPOSED SECOND FLOOR: 2432 S.F. (225.94 S.M.)

TOTAL PROPOSED GFA: 4790 S.F. (445.01 S.M.)

ALLOWABLE PROPOSED

FLOOR AREA RATIO FSI: 29% (-0 SUFFIX ZONE) 445.01 / 1395 = 31.9%

LOT COVERAGE: 3612 S.F.(335.56 S.M.) 25% (-0 SUFFIX ZONE) 3612 / 15015.7 = 24%
(INCLUDING 0.46M ROOF EAVE;
EXCLUDING EAVE PROJECTIONS TO A MAXIMUM OF 0.6M)  

SETBACKS: ALLOWABLE PROPOSED

NORTHEAST (FRONT): 34' 5 1/4" (10.5M) 37'-2" (11.33M)
SOUTHWEST (REAR): 34' 5 1/4" (10.5M) 44'-1/2" (13.42M)
NORTHWEST (SIDE): 13' 9 1/4"(4.2M) 17'- 9 3/4" (5.43M)
SOUTHEAST (SIDE): 13' 9 1/4"(4.2M) 19'-  1/2" (5.81M)

BUILDING HEIGHT: 9M (-0 SUFFIX ZONE)/10.5M 32'- 8" (9.96M)

ESTABLISHED GRADE: (84.22 + 84.10) / 2 = 84.16

1230 DONLEA CRESCENT, OAKVILLE - 2014-014 PART 6

ZONING: RL1.0

VARIANCE

VARIANCE

W1 4'-0" W X 6'-0" H

WINDOW SCHEDULE

W2 4'-0" W X 8'-6" H
W3 2'-0" W X 19'-0" H
W4 6'-3" W X 10'-6" H
W5 2'-0" W X 6'-0" H
W6 2'-0" W X 8'-6" H
W7 18'-6" W X 2'-0" H
W8 4'-0" W X 2'-0" H
W9 9'-0" W X 6'-0" H
W10 9'-0" W X 8'-6" H
W11 16'-4" W X 10'-8" H
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1

1:250

ARBORIST NOTE: Minor encroachment into the mTPZ of Tree 16 will be required to

remove the existing shed.  The shed should be removed gently by hand and the tree

protection barriers installed immediately following demolition.  Minor encroachment into

the mTPZ of Tree 21 will be required to remove the existing wood curb and asphalt

driveway.  The wood curb and asphalt driveway within the mTPZ of this tree should be

removed gently by hand.  The area should then be restored using healthy topsoil and

stabilized (seeded or sodded).  The crown of Tree 19 may required minor pruning to

accommodate the proposed dwelling.  Any crown pruning should be conducted by a

Certified Arborist following good arboricultural practices.

Source Data: Cunningham McConnell Limited (topo), Unikhouse Inc. (site plan)

Submission and Revision Notes

No.
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1 Report and Plan Submission 5 July 2022 AC

 LEGEND

Tree Identification Number*

Surveyed Tree Location with Arborist Dripline

Minimum Tree Protection Zone (mTPZ)*

Required Tree Protection Barrier (waferboard)

Required Tree Protection Barrier (snow)

Tree Identified for Removal

1

*Please refer to Table 1 for the detailed tree inventory and

minimum tree preservation zone distances.

Tree Protection Plan Notes

· Tree protection barriers must be 1.2m high, waferboard

hoarding or equivalent as approved by the Town of Oakville.

· No construction activity, grade changes, surface treatment or

excavations of any kind if permitted within the Tree

Protection Zone

· Tree protection barriers must be erected prior to the

commencement of any construction activity that may injure a

tree on the site and are to remain in place throughout the

entire duration of the project.  The applicant shall notify the

appropriate town department in writing prior to the

commencing any such activities to confirm that the tree

protection barriers are in palce.

· Tree protection barriers must remain in place until all site

activities including landscaping are complete.  Authorization

from the appropriate town department must be obtained prior

to the removal of tree protection barriers.

· If some fill or excavated material must be temporarily located

near the tree protection barrier, a wooden barrier (plywood)

must be used to ensure no material enters the TPZ.

· A sign provided by the Town will be paid for by the

application and mounted on one side of the tree protection

barrier for the duration of the project.

· It is the applicants' responsibility to discuss potential impacts

to trees located near or wholly on adjacent properties or on

shared boundary lines with their neighbours.  Should such

trees be injured to the point of instability or death the

applicant may be held responsible through civil action.

Tree Protection Zone

No grade change, storage of materials or equipment is permitted within this area.

This tree protection barrier must not be removed without the written authorization of the Town of Oakville.

Report any contraventions to

Contact Name _____ Tel No. _____

Unauthorized removal of the tree protection barrier or other contraventions may result in prosecution.
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INTRODUCTION  

This Arborist Report and Tree Protection Plan was completed as part of a development application 
for the property located at 1230 Donlea Crescent in Oakville, Ontario.  The subject property is 
located northeast of Morrison Road and Lakeshore Road East.  Removal, retention and protection 
of trees on this property will be discussed in accordance to Town of Oakville by-laws and policies.  
The property is subject to the following by-laws and policies.   

• Town Tree Protection By-law 2009-025 as amended by By-law 2009-188 

• Private Tree Protection By-law 2017-038 

• Tree Protection Policy EN-TRE-001 

• Tree Protection During Construction Procedure EN-TRE-001-001 
 

Existing Conditions and Proposed Works  

The subject property is currently occupied by an existing 2 - storey dwelling with driveway and 
associated landscaping.  Existing tree resources on and adjacent to the subject property consist 
of landscape trees.  The proposed work includes the construction of a new 2-storey dwelling with 
new driveway location.  Refer to Figure 1 for the topographic survey (existing conditions) and site 
plan. 

METHODOLOGY  

Tree Inventory 

Field assessments to collect tree inventory data were completed on 22 June 2022 by Amy Choi.  
Trees greater than 15 cm in diameter on the subject property, trees greater than 15cm within 6m 
of the subject property on neighbouring properties, and trees of all sizes within the Town road 
allowance, were included in this inventory.   

Trees were labeled 1 to 21.  Groups of tree (tree polygons) were labelled with the prefix ‘P’.  Trees 
were located using the topographic survey provided.  Species, diameter at breast height (DBH), 
health, condition, approximate tree height, dripline and relevant comments were recorded for 
each of the trees.  Trees located on neighbouring property were assessed to the greatest extent 
possible from subject property limits.  All assessments were limited to ground survey. 

Tree Valuation 

The appraised value of individual Town tree(s) was calculated using the Trunk Formula Technique 
as described in International Society of Arboriculture’s ‘Guide to Plant Appraisal, 10th Edition’.   

RESULTS  

Tree Inventory 

A total of 19 individual trees and two tree polygons were included in the tree inventory.  Tree 1 is 
located within the City road allowance.  Trees 2, 8, 13, 14, and tree polygon P6 are located on 
neighbouring properties.  Tree 4, and tree polygon P9 is located near the property line (boundary 
trees).  Trees 3, 5, 7, 10 to 12, and 15 to 21 are located on the subject property.   
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Species found include:  White Spruce (Picea glauca), Balsam Fir (Abies balsamea), Norway Spruce 
(Picea abies), Eastern White Cedar (Thuja occidentalis), Blue Spruce (Picea pungens), Apple 
species (Malus sp.), Norway Maple (Acer platanoides), English Walnut (Juglans regia).  Refer to 
Table 1 for the detailed tree inventory, Appendix A for photos of the trees and Figure 1 for the 
locations of the trees. 

ANALYSIS AND DISCUSSION  

Tree Removals 

The removal of five (5) trees will be required to accommodate the proposed development.   The 
removal of Tree 3 will be required to accommodate the proposed driveway.  Tree 5 will require 
removal to accommodate the proposed dwelling; a large percentage of the crown would require 
removal to accommodate the building in addition to loss of roots.  Tree 11 will require removal to 
accommodate a retaining wall.  Trees 17 and 18 will require removal to accommodate excavation 
for the proposed patio and/or foundation excavation.  Trees 3, 5, 11, 17, and 18 are greater than 
15cm DBH and will require a permit prior to removal.   

Tree Retention 

All remaining trees will be preserved given the appropriate tree preservation measures 
mentioned in this report and plan are implemented.   

Tree Preservation Recommendations  

Trees 1, 2, 4, 7, 8, 10, 12 to 16, 19 to 21, and tree polygons P6 and P9 will be protected by a tree 
protection barrier consisting of a wood frame made of 2” x 4”s with orange snow fencing for 
visibility when within the Town road allowance, and with plywood hoarding when on private 
property, as per the Town of Oakville’s Schedule 1, to be installed in accordance with the Tree 
Protection Plan (Figure 1).   

Minor encroachment into the mTPZ of Tree 16 will be required to remove the existing shed.  The 
shed should be removed gently by hand and the tree protection barriers installed immediately 
following demolition.  Minor encroachment into the mTPZ of Tree 21 will be required to remove 
the existing wood curb and asphalt driveway.  The wood curb and asphalt driveway within the 
mTPZ of this tree should be removed gently by hand.  The area should then be restored using 
healthy topsoil and stabilized (seeded or sodded).  The crown of Tree 19 may required minor 
pruning to accommodate the proposed dwelling.  Any crown pruning should be conducted by a 
Certified Arborist following good arboricultural practices. 

It is the owner/applicant’s responsibility to discuss potential impacts to trees located near or 
wholly on adjacent properties or on share boundary lines with their neighbours.  Should such 
trees be injured to the point of instability or death, the owner/applicant may be held responsible 
through civil action.  The location of the trees are approximate and ownership of the trees should 
be confirmed prior to any potential impacts or removals.   

Refer to Table 1 for the mTPZ and dripline distances for each tree.  Tree protection barriers should  
be erected according to the Tree Protection Plan (Figure 1), prior to the start of demolition and 
maintained throughout the construction process, unless specified above.  
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Tree Valuation 

The total appraised value of individual Town-owned road allowance Tree 1 is $7,129.  Refer to 
Table 2 for the tree valuation calculations.   

Replacement Trees 

To compensate for the removal of the four (4) healthy trees greater than 15 cm DBH, a total of 15 
trees will need to be planted at a rate of one trees for every 10 cm DBH of healthy tree removed.  
Tree 18 is in poor and declining condition and has been excluded from the calculations.  The 
minimum tree replacement size is a 30-mm caliper deciduous tree, or a 150-cm high coniferous 
tree in a five-gallon container, balled in burlap, or in a wire basket.   

Tree Protection Notes 

The following notes taken from the Town of Oakville’s Tree Protection During Construction 
Procedure EN-TRE-001-001 regarding tree protection barriers should be adhered to in order to 
ensure adequate protection of trees.   

• Tree protection barriers must be erected prior to the commencement of any construction 
activity that may injure a tree on the site and are to remain in place throughout the entire 
duration of the project.  The applicant shall notify the appropriate Town department in 
writing prior to commencing any such activities to confirm that the tree protection 
barriers are in place. 

• The tree protection barriers specified herein must remain in a condition satisfactory to 
the Town until all site activities including landscaping are complete.  

• Authorization from the appropriate Town department must be obtained prior to the 
removal of tree protection barriers. 

• If some fill or excavated material must be temporarily located near the tree protection 
barrier, a wooden barrier must be used to ensure no material enters the TPZ. 

• A sign, provided by the Town … will be paid for by the application and mounted on one 
side of a tree protection barrier for the duration of the project.   

(The Corporation of the Town of Oakville, 2019) 

Tree protection barriers should be erected at distances prescribed in Table 1 and Figure 1.  Refer 
to Figure 1 for the minimum tree protection zones, tree protection barrier locations, and the Town 
of Oakville’s tree protection barrier detail and signage. 
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This 18-page report was prepared by: 

 
 
 
 
 

Amy Choi, B.Sc.(Env.), M.Sc.F. 
Principal, Consulting Arborist and Forest Ecologist 
ISA Certified Arborist #ON-1609A 
ISA Tree Risk Assessment Qualified 
Certified Butternut Assessor #024 
___________________________ 
 

AMY CHOI CONSULTING 
c: 647.983.8817 
e-mail: info@achoiconsulting.ca 
web: www.achoiconsulting.ca 
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TABLE 1.   DETAILED TREE INVENTORY  

Location:  1230 Donlea Crescent, Oakville  Date: 22 June 2022 Surveyor: AC 
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Comments Action Ownership 

(cm) 
Good (G), Fair 
(F), Poor (P) 

% (m) (m) (m) (m) 

1 White Spruce Picea glauca  45 FG FG F 5 18 4.5 3 3m+ 
Town Tree ID: 69731, minor chlorosis, 
minor broken branches, hanger 

Preserve Town 

2 White Spruce Picea glauca  ~40 FG G FG   16 3 3 3m+ Heavy seed crop, crooks Preserve Neighbouring 

3 Balsam Fir 
Abies 

balsamea 
36 G G G   16 3 3 -   Remove Private 

4 White Spruce Picea glauca  ~30 FG FG FG   16 3 2.4 Dripline+ 
Minor lean to the southeast, 
moderate vine competition 

Preserve Boundary 

5 Norway Spruce Picea abies  45 FG FG FG   18 6 3 - Moderate vine competition Remove Private 

P6 
Eastern White 

Cedar 
Thuja 

occidentalis  
10-22 F F F   7 1 2.4 2.4m+ 

5 trees, multi-stem at 1m, raised 
crown, minor vine competition 

Preserve Neighbouring 

7 White Spruce Picea glauca  53 FG F FG   18 5 3.6 Dripline+ 
Minor pruning wounds due to raised 
crown, multi-stem at 10m, minor 
broken branches 

Preserve Private 

8 
Eastern White 

Cedar 
Thuja 

occidentalis  
~15 FG FG FG   8 3 2.4 Dripline+ 3 stems Preserve Neighbouring 

P9 
Eastern White 

Cedar 
Thuja 

occidentalis  
~2-12 F F F   3-6 1-2 

1.8-
2.4 

2.4m+ 
~35 trees, minor lean to the 
southwest 

Preserve Boundary/Neighbouring 

10 Norway Spruce Picea abies  58 FG FG FG   18 5 3.6 3.6m+ 
Minor pruning wounds, minor broken 
branches 

Preserve Private 

11 Blue Spruce 
Picea 

pungens 
37.5 F F F   16 5 3 - 

Sparse, minor vine competition, multi-
stem at 10m, minor pruning wounds 
due to raised crown, curved stem 

Remove Private 

12 Norway Spruce Picea abies  45.5 FG FG FG   18 4 3 3m+   Preserve Private 
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13 White Spruce Picea glauca  ~30 FG FG F   14 3 2.4 Dripline+ 
Minor deadwood, minor broken 
branches, minor pruning wounds due 
to raised crown 

Preserve Neighbouring 

14 White Spruce Picea glauca  
~28, ~32 

[42.5] 
FG FG FG   16 3 3 Dripline+ 

Union at 1m, moderate asymmetrical 
crown due to competition 

Preserve Neighbouring 

15 White Spruce Picea glauca  
34, 18 
[38.5] 

F FG FG   16 4 3 Dripline+ 
Fused at base, minor sweep, minor 
vine competition, moderate 
asymmetrical crown 

Preserve Private 

16 White Birch 
Betula 

papyrifera  
26, 26, 
27 [46] 

F F F   16 6 3 3m+ 

Conflict with shed, minor stem 
wound, union at base, minor pruning 
wounds, major defoliation, minor 
deadwood, minor broken branches, 
minor lean outwards, moderate vine 
competition 

Preserve Private 

17 Balsam Fir 
Abies 

balsamea 
35 FG F FG   16 3 3 - 

Union at 6m, minor pruning wounds 
due to raised crown 

Remove Private 

18 Apple species Malus sp. 26 FP FP FP   8 3 2.4 - 

Moderate pruning wounds with decay 
and cavity, major epicormic 
branching, moderate asymmetrical 
crown, crook 

Remove Private 

19 Norway Maple 
Acer 

platanoides 
51 F FG F   18 8 3.6 3.6m+ 

Union at 2m with moderate included 
bark, minor growth deficit, moderate 
pruning wounds, moderate epicormic 
branching 

Preserve Private 

20 English Walnut Juglans regia 32 F F F 5 8 5 3 3m+ 

Town Tree ID: 10756, 2m seam/crack 
from base, small root flare, minor 
deadwood, minor epicormic 
branching, moderate pruning wounds 
with cavity 

Preserve Private 

21 Norway Spruce Picea abies  ~34 G G G   18 3 3 2.4m+   Preserve Private 

END 
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TABLE 2.   TREE VALUATION CALCULATIONS  

 

 

 

Line 1
Line 2 (Line 1² x 

0.7854)
Line 4 Line 5 Line 6

Line 7: Line 6² x 

0.7854
Line 8 Line 9: RPAC

Line 10 (line 2 x l ine 

9)

Line 11 (line 10 x l ine 3 x 

l ine 4 x l ine 5)

Diameter at 

Breast Height 

(DBH)

Cross-sectional 

Area

Functional 

Limitations

External 

Limitations

Size 

(30mm 

caliper)

Cross-sectional 

Area

Functional 

replacement 

tree cost

Unit Tree 

Cost

Basic functional 

replacement 

cost

Depreciated 

functional 

replacement cost

cm cm 2 % % cm cm 2 $ $ $ $ $

1 White Spruce Picea glauca 45 1590 FG 0.85 0.9 0.9 3 7 300 6.51 10354 7129 7129

TOTAL VALUE

END

Tr
ee

 #

Common Name Scientific Name

Line 3

Overall Condition 

Rating

Health, Structure, form

SUBJECT TREE FUNCTIONAL REPLACEMENT TREE CALCULATIONS



1230 Donlea Crescent, Oakville, ON Arborist Report  5 July 2022 

11 
 

APPENDIX A.   PHOTOS OF THE TREES  

 

Photo 1.  Tree 1 (centre, foreground), view looking south 

 

 

Photo 2.  Tree 2 (centre), view looking southwest 
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Photo 3.  Tree 3 (centre), view looking south 

 

 

Photo 4.  Trees 2 and 4 (right to left), view looking west 
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Photo 5. Tree 5, view looking northeast 

 

 

Photo 6.  Tree polygon P6, view looking northeast 
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Photo 7.  Tree 7, view looking south 

 

 

Photo 8.  Tree 8, view looking south 
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Photo 9.  Tree polygon P9, view looking west 

 

 

Photo 10.  Trees 10 and 11 (left to right), view looking northwest 
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Photo 11.  Trees 12 to 15, view looking southeast 

 

 

Photo 12.  Tree 16 (centre), view looking southeast 
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Photo 13.  Trees 17 and 18 (left to right), view looking northwest 

 

 

Photo 14.  Tree 19, view looking south 
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Photo 15.  Tree 20 (centre), view looking southeast 

 

 

Photo 16.  Tree 21 (centre), view looking northwest 
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