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Public Hearings Committee – July 06, 2021
Subject: OPNPL2021082 and ZNPL2021083 – An application has been received to
amend the Official Plan to permit the creation of five lots by way of severance instead of
through a Plan of Subdivision. Concurrent zoning by-law amendment application
(ZNPL2021083) requesting to rezone the subject lands from 'Urban Residential Type 4
(R4)' to 'Urban Residential Type 2 (R2)'. 2494574 ONTARIO LTD. and agent ELDER
PLANS INC. has put forth the application affecting the lands described as 11 Yeager
Avenue.
Report Number:
CD 21-49
Division:
Community Development
Department:
Planning
Purpose:
For Information

Executive Summary:
This Public Meeting report is for an official plan amendment and zoning by-law
amendment submitted by Mary Elder, Elder Plans Inc. on behalf of 2494574 Ontario
Ltd., with respect to the subject site located at 11 Yeager Avenue, in Simcoe. This
report describes the proposed application and includes an overview of the relevant
policies and regulations that will be evaluated as part of a future comprehensive
recommendation report.
The applicant is proposing a 2 semi-detached dwellings and one single detached
dwelling unit (5 units total). The current zoning is “Urban Residential Type 4 (R4)” and
the application proposes a Zoning By-law Amendment to zone the property “Urban
Residential Type 2 (R2).” Additionally, the application proposes to amend the Official
Plan to permit the the creation of five lots (four severed and one retained) by way of
severance instead of through a Plan of Subdivision.
This report is being presented as part of the statutory public meeting required by the
Planning Act. A subsequent report will be brought forward containing a
recommendation for Council consideration.
Site Features and Land Use:
The subject lands are located on the north side of Yeager Avenue in Simcoe. The
subject lands are currently vacant and have an area of approximately 4,758.49 square
metres, with approximately 56.34 metres of frontage on Yeager Street and a depth of
approximately 82.3 m. The surrounding land uses are primarily residential in nature with
a variety of densities.
Date Report Template Last Revised: May 22, 2020
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Discussion:
The Official Plan Amendment and Zoning By-law Amendment are proposed to facilitate
the creation of two semi-detached and one single detached dwelling unit (5 units total);
this submission was supported by a number of reports and documents, including a
planning justification report, a traffic brief, a parking assessment, as well as documents
addressing lot grading, water and wastewater servicing (and modelling), and storm
water management.
The proposed development is required to connect to municipal water and sewer
services.
Servicing Constraints: While undergoing the Inter-Urban Water Supply study, Norfolk
County staff have identified a potential water supply concern in Simcoe. As a result,
development applications, such as this one, that have recently been submitted and
deemed complete will be processed only to the point of a public hearing. Final decisions
will be deferred until allocation and water servicing in confirmed to be available. This
decision is consistent with the Norfolk County Official Plan (Section 8.9.3 – Servicing
Allocation and Phasing) and the Norfolk County Zoning By-law. This requirement may
change based on decisions of Council made after the completion of this report.
Circulation Comments: The technical comments received from Departments and
Agencies are attached (Appendix A) and form part of this information report. Full
comments will be provided with the recommendation report.
Regard For Public Input:
No public input has been received for this application and therefore was not considered
as part of this recommendation.
This report is being presented as part of the statutory public meeting.
Planning Considerations:
Provincial Policy Statement, 2014
The PPS provides policy direction on matters of provincial interest related to land use
planning and development. It promotes efficient development and land use patterns and
encourages growth and development within existing settlement areas. The subject land
is within the ‘settlement area’ as defined in the Provincial Policy Statement.
Section 1: Building Healthy Communities of the PPS promotes the building of strong,
healthy communities and includes policies about avoiding development and land use
patterns which may cause environmental or public health and safety concerns.
Section 1.1.3.1 indicates that “Settlement areas shall be the focus of growth and
development.” Additionally, Section 1.1.3.2 states that “land use patterns within
settlement areas shall be based on densities and a mix of land uses which:
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efficiently use land and resources;
are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;
minimize negative impacts to air quality and climate change, and promote energy
efficiency;
prepare for the impacts of a changing climate;
support active transportation;
are transit-supportive, where transit is planned, exists or may be developed; and
are freight-supportive.

Section 1.1.3.4 identifies that “appropriate development standards should be promoted
which facilitate intensification, redevelopment and compact form, while avoiding or
mitigating risks to public health and safety.”
Housing is highlighted in Section 1.4 of the Provincial Policy Statement, 2020. It states
that municipalities must be prepared to provide for an appropriate range and mix of
housing options and densities required to meet projected requirements of current and
future residents of the regional market area.
Section 1.6.6.2 provides direction of municipal sewage and water services. This section
identifies that municipal services are the preferred for of servicing for settlement area to
support protection of the environment and minimize potential risks to human helath and
safety. This section identifies that intensification shall be promoted wherever feasible to
optimize the use of municipal services.
Section 1.6.6.7, related to stormwater management policies, provides specific
performance indicators, including:
• prevention of contaminant loads;
• erosion and changes in water balance;
• mitigation of risks to human health, safety, and the environment;
• promotion of water conservation and efficiency; and
• low impact development.
Planning Comments: The proposed development is located within Simcoe. The
subject lands are within walking distance to the Lynndale Heights Public School and the
Lynndale Heights Park and Soccer Field. It is also in close proximity to other
community resources, such as churches. The development is anticipated to provide five
(5) additional housing units further contributing to Simcoe’s housing stock and is
considered infill development. The development is anticipated to require municipal
servicing allotment for sewage and water servicing. Planning staff will provide a full
conformity check based on the above mentioned policies of the PPS, 2020 within the
recommendation report.
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Norfolk County Official Plan
The subject lands are designated “Urban Residential” in the Official Plan.This
designation is meant to encompass neighbourhoods in the County’s urban area capable
of providing a variety of residential forms that serve a diverse population.
Section 7.7.1 indicates that the predominant use of the land shall be a variety of urban
dwelling types, including semi-detached dwellings. Further, section 7.7.2 indicated that
single, semi-detached and duplex housing forms shall generally have an average net
density of 15 units per hectare.
Section 9.6.4 related to ‘Draft Plan of Subdivision’ approval states that applications for
approval of a draft plan of subdivision shall be considered on the basis of conforming to
certain criteria, including the application of community design policies, engineering
standards, Parkland dedication, approval of the appropriate Conservation Authority,
province and other relevant agencies, and subdivision agreement.
Section 5.3 of Norfolk County’s Official Plan focuses on the importance of housing for
the area. Section 5.3.b) specifically speaks to the importance of providing a “a full range
of housing types and densities” which meet the anticipated demand and demographic
change. Section 5.3.b) also identifies a target of 15 percent of all new housing built
being either semi-detached or townhouse dwellings.
Section 5.3.1 speaks to residential intensification, stating the following:
a) Housing shall, in part, be provided through urban residential intensification, which
may include any of the following:
i)
small scale intensification through modifications to an existing
dwelling to include a second unit or construction of a new building
containing one or two units;
ii)
infill development and residential development of vacant land or
underutilized land in existing neighbourhoods; and/or
iii)
redevelopment which includes either the replacement of existing
residential uses with compatible new residential developments at a
high density or the replacement of non-residential uses with
compatible residential or mixed use development with a residential
component.
Further section 5.3.1 states the following:
The County shall consider applications for infill development, intensification and
redevelopment of sites and buildings through intensification based on the following
criteria:
I.
the development proposal is within an Urban Area, and is appropriately
located in the context of the residential intensification study;
II. the existing water and sanitary sewer services can accommodate the
additional development;
III. the road network can accommodate the traffic generated;
IV. the proposed development is compatible with the existing development and

PD21- 49

V.

Page 5 of 16

physical character of the adjacent properties and surrounding neighbourhood;
and
the proposed development is consistent with the policies of the appropriate
Land Use Designation associated with the land.

Section 5.4, related to ‘Community Design’ policies, provide direction to the physical
design of the communities for development proposals, such as plans of subdivision.
Relevant policies include 5.4 a) which identifies that “the County shall seek to maintain
and improve the physical design characteristics of the Urban Areas in the context of
new and existing development and stress a generally high quality of settlement design
throughout the County.” Further, the section identifies that the County:
i.
shall ensure that new development is designed in keeping with the traditional
character of the Urban Areas, in a manner that both preserves the traditional
image of the Urban Areas and enhances the sense of place within the County
while maintaining the community image of existing settlement areas;
ii.
shall promote efficient and cost-effective development design patterns that
minimize land consumption;
iii.
shall promote the improvement of the physical character, appearance and safety
of streetscapes, civic spaces, and parks;
iv.
shall encourage tree retention and tree replacement;
v.
shall ensure that design is sympathetic to the heritage character of an area,
including the area’s cultural heritage resources;
vi.
shall strongly encourage design that considers and, wherever possible, continues
existing and traditional street patterns and neighbourhood structure; and
vii.
may require, at the County’s sole discretion, that proponents submit design
guidelines with development applications, establishing how the policies of this
Section have been considered and addressed. Such guidelines may also be
required to address related issues of residential streetscaping, landscaping,
setbacks, sidewalks, signage, garage placement, and architectural treatment.
Section 8.9.1 outlines the policies surrounding Services in the Urban Areas of Norfolk
County. Subsection c) states, all development in the Urban Areas shall be fully serviced
by municipal piped water supply and waste water treatment systems.
Subsection e) states, Infilling of vacant areas within the Urban Areas which are already
provided with full municipal services is encouraged, and shall be a criterion when
evaluating proposed plans of subdivision and consents, with respect to the extension of
services, utilities or the associated construction.
Section 8.9.3 outlines the policies surrounding Servicing allocation and phasing.
Subsection a) states, when unallocated servicing capacity does not exist for a proposed
development, the County shall defer the processing of the planning application until
capacity is available, or until a servicing agreement is in place to ensure that such
capacity will be available to service the development. Draft approved plans of
subdivision may only proceed to registration if sufficient servicing capacity continues to
exist.
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Section 9.6.3.2 outlines the General Consent to Sever Land Policies. It identifies that
Plans of Subdivision shall be the preferred method of land division. Further, this section
specifies that “Consents should only be granted when it is clearly not necessary or in
the public interest that the land be developed by plan of subdivision. Plans of
subdivision shall be required and applications for consent shall not be approved under
the following circumstances:
i.
more than three (3) lots (two severed and one retained) from a land holding are
being created;
ii.
lots created require a new public road for the provision of access;
iii.
the provision or extension of municipal services (water and/or sewer, as
appropriate) is required; or
iv.
other matters that may arise during the review of the proposed development.”
Section 9.6.3.2 goes on to indicate that “notwithstanding Section 9.6.3.2 a) i), the
requirement for a plan of subdivision may be waived for infilling or redevelopment of up
to four (4) lots having frontage on a public road that is maintained on a year-round basis
in an Urban Area serviced by municipal water and sanitary sewers.” It further identifies
that “If a plan of subdivision is not deemed necessary, regard shall be had to the other
policies within this Plan and to the following criteria when considering an application for
consent:
i)
consents shall only be granted when the land fronts onto an existing,
assumed public road that is maintained on a year-round basis;
ii)
consents shall have the effect of infilling in existing areas and not extending
existing development;
iii)
creation of the lot does not compromise the long-term use of the remaining
land or retained parcel; and
iv)
consents may be considered for large parcels, where future development of
the large parcels is to proceed by plan of subdivision.
Finally, Section 9.6.3.2 identifies that the “size of any parcel of land created by consent
should be appropriate for the use proposed, considering the level of services available,
the soil conditions, and other factors. No parcel shall be created which does not
conform to the provisions of the Zoning By-law, except where a minor variance has
been secured, in accordance with Section 9.6.3.1 (Minor Variances) of this Plan.
Planning comments: The proposed Official Plan Amendment would permit the
amendment of Section 9.6.3.2 to permit the creation of five lots (four severed and one
retained), which would produce one additional Plans of subdivision shall be the
preferred method of land division The proposed development will be further reviewed
based on the above mentioned policies. A conformity check of the Official Plan policies
will be provided within the recommendation report.
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Norfolk County Zoning By-Law 1-Z-2014
The subject lands are currently zoned “Urban Residential Type 4 (R4)”.
The following uses are permitted in the R4 zone:
a) group townhouse
b) stacked townhouse
c) street townhouse
d) semi-detached, duplex, tri-plex and four-plex dwellings provided they are located
on the same lot with, and in accordance with the Zone provisions of, group
townhouse
e) home occupation
f) accessory residential dwelling unit, subject to Subsection 3.2.3.[7-Z-2020]
The surrounding area consists of a variety of residential land uses, identified through
Urban Residential Type 1-A (R1-A), Urban Residential Type 2 (R2), Urban Residential
Type 4 (R4), and Urban Residential Type 6 (R6) zones. In addition, there is also an
institutional land use (Lynndale Heights Public School).
The applicants are requesting to change the zoning from the existing Urban Residential
Type 4 (R4) on the subject lands to Urban Residential Type 2 (R2). Urban Residential
Type 2 (R2) permits the following uses: dwelling, single detached, dwelling, semidetached, dwelling, duplex,bed & breakfast, subject to Subsection 3.4, day care
nursery, home occupation, and an accessory residential dwelling unit, subject to
Subsection 3.2.3. The following zone provisions would also apply:
Provision
a)

b)

c)

d)
e)

minimum lot area:
i) interior lot
ii) corner lot

minimum lot frontage:
i) interior lot
ii) corner lot
minimum front yard:
i) except where a detached
private garage or parking space is
accessed via a rear lane
minimum exterior side yard:
minimum interior side yard:
i) detached private garage or
parking space accessed via front
yard

Single detached
(per unit)

Semi-detached
(per unit)

360 square
metres
450 square
metres

255 square metres
345 square metres

12 metres
15 metres
6 metres
3 metres

8.5 metres
11.5 metres for the
corner unit
6 metres
3 metres

6 metres

6 metres

3 metres&1.2
metres

3 metres
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Provision
ii) detached private garage or
parking space accessed via a rear
lane
iii) attached private garage
f)
g)

minimum rear yard:
maximum building height:
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Single detached
(per unit)
1.2 metres each
side

Semi-detached
(per unit)
1.2 metres

1.2 metres each
side
7.5 metres
11 metres
[8-Z-2017]

1.2 metres
7.5 metres
11 metres
[8-Z-2017]

Provision 3.9 identifies that no building or structure shall be erected, used or occupied,
unless servicing capacity is confirmed as being available for all watermains and sanitary
systems.
Planning Comments: The proposed lot layout on the provided concept plan complies
with the provisions as identified above for the Urban Residential Type 2 (R2) zone. A full
compliance check of the Zoning By-law provisions will be provided within the
recommendation report.
Strategic Plan Linkage:
This report aligns with the 2019-2022 Council Strategic Priority "Foster Vibrant, Creative
Communities".
.Explanation:
Pending confirmation of sufficient servicing capacity, the proposed subdivision should
facilitate and promote appropriate growth and density in the neighbourhood
Conclusion: The purpose of this report is to summarize the planning application
proposal, provide the comments received from applicable departments and agencies,
summarize comments received from member of the public, and to provide general
information in relation to the overall application. A staff report with related
recommendations will be submitted to Council for consideration at a later date.
Recommendation(s): Explanation:
THAT Report CD 21-49, Public Hearing report for OPNPL2021082 and ZNPL2021083,
be received for information;
THAT any outstanding technical comments received be provided to the applicant and
addressed prior to submission of a future recommendation
AND THAT any comments received as part of the statutory public meeting be
considered in a future recommendation staff report.
Attachment(s):
Maps 1 to 4
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Appendix A Circulation Comments
Appendix B Planning Rationale Report
Appendix C Site Plan
Submitted By:
Brandon Sloan, BES, MCIP, RPP
General Manager
Planning and Development Division
185 Robinson Street
Simcoe, Ontario, Canada, N3Y 5L6
519-426-5870 ext. 1348

Prepared By:
Nicole Goodbrand, MA, MCIP, RPP
Senior Planner
For more information, call:
519-426-5870 ext. 8019

Reviewed By:
Tricia Givens, M.Sc.(PL), MCIP, RPP
Director of Planning
185 Robinson Street
Simcoe, Ontario, Canada, N3Y 5L6
519-426-5870 ext. 1893
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APPENDIX A
Circulation Comments
Financial Services:
This application would have a positive impact on assessment growth and tax revenues.
The amount of growth is dependent on the assessment of the properties by the
Municipal Property Assessment Corporation (MPAC). Currently the property is
assessed as Multi-Residential. With the proposed development the assessment would
become Residential.
Norfolk County would also receive Development Charges as per the most recent
Development Charges By-law. This would be offset by increased costs as a result of
Norfolk County assuming the infrastructure, amenities and operating costs.
Building Department: Reviewed. No Comment.
Zoning Administrator:
Comments for Semi-Detached Units (Based on R2 Zone):
1. Interior side yard setback only required to be 1.2 meters in R2 zone for semidetached unit since attached garage is proposed.
2. Ensure 3.3 meter x 5.8 meter uninterrupted parking space is provided in each
attached garage (landing/ stairs cannot encroach into required parking space).
3. 50% of front yard to be maintained as landscaped area.
4. Maximum building height permitted is 11 meters.
5. Any proposed rear decks in the future are required to be 1.2 meters from “mutual
lot line” as per section 5.2.4 of Zoning Bylaw.
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6. Ensure projection of attached garage complies with section 5.2.5 of Zoning
Bylaw.

Comments for Single Family Dwelling (Based on R1-B Zone):
1. 50% of front yard to be maintained as landscaped area.
2. Maximum building height permitted is 11 meters.
3. Ensure projection of attached garage complies with section 5.1.3 of Zoning
Bylaw.

Geographic Information Systems: Please contact Norfolk GIS for new civic
addresses when building.
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Fire Department: Reviewed. No Comment.
Canada Post:
Please be advised that these 5 new lots will be serviced by a Community mailbox in the
area.
Please have the customer call our Customer Service department at 1-800-267-1177
when the house is built and ready for mail delivery so we can assign them to a
compartment.

Planning Rationale Report -2494574 Ontario Ltd

February 2021

1.0 Introduction
Elder Plans Inc. has been retained by 2494574 Ontario Ltd to assist in acquiring the planning approvals
needed to permit the development of two semi-detached dwellings and one single detached dwelling
located on the north side of Yeager Avenue close to Donly Drive in Simcoe.
The subject lands are located at 11 Yeager Ave, Simcoe and, in the Norfolk County Official Plan, are
designated Urban Residential and are within the Simcoe Urban Boundary. These lands are zoned "R4" in
the Norfolk County Zoning By-Law 1-Z-2014.
This report includes a review of the Provincial Policy Statement 2020, Norfolk County Official Plan and
Norfolk County Zoning By-Law 1-Z-2014.
2.0 Site description and neighbouring land uses
The site is within the Simcoe urban area and is surrounded by established urban residential uses. To the
south there are semi-detached dwellings and to the west the dwellings take the form of single detached
dwellings. To the north there is a condominium with group townhouses. To the east there is a multistorey apartment building with its parking lot abutting the subject lands. Further east, across Donly
Drive, there is an elementary school.
3.0 Development Proposal
On this site, which is designated for urban residential uses, two semi detached dwellings severed into
four lots are proposed along the frontage on the east side of the lot and a single detached dwelling
would be built on the retained lands on the west side and northern portion of the lot. This proposal
respects the storm water easement located along the west side of the site.

4.0 Policy Review
4.1 Provincial Policy Statement (2020)
The Provincial Policy Statement guides land uses planning for the entire province and the
policies are to be read in their entirety. Decisions regarding land use planning matters are to
be consistent with the Provincial Policy Statement. The following is a review of pertinent
polices for this development proposal.
Provincial Policy Statement
1.1.3.1 Settlement areas shall be the focus
of growth and development.
1.1.3.2 Land use patterns within settlement
areas shall be based on densities and a mix
of land uses which:
a) efficiently use land and resources;
b) are appropriate for, and efficiently use,
the infrastructure and public service
facilities which are planned or available,
and avoid the need for their unjustified
and/or uneconomical expansion;

prepared by Elder Plans Inc.

Comments
The subject lands are within the Simcoe
urban settlement area.
The proposal provides a mix of land use
and densities that address this policy as
a) It places 5 residential units on the
site and utilizes existing
infrastructure
b) This site is within the Simcoe built
area and the proposed
development is appropriate for the
existing infrastructure and facilities
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c) minimize negative impacts to air quality
and climate change, and promote energy
efficiency;
d) prepare for the impacts of a changing
climate;
e) support active transportation;
f) are transit-supportive, where transit is
planned, exists or may be developed; and
g) are freight-supportive.

1.1.3.3 Planning authorities shall identify
appropriate locations and promote
opportunities for transit-supportive
development, accommodating a significant
supply and range of housing options
through intensification and redevelopment
where this can be accommodated taking
into account existing building stock or
areas, including brownfield sites, and the
availability of suitable existing or planned
infrastructure and public service facilities
required to accommodate projected needs.
1.1.3.4 Appropriate development standards
should be promoted which facilitate
intensification, redevelopment and
compact form, while avoiding or mitigating
risks to public health and safety.

February 2021

c) The building plans will be
according to the Building Code
which promotes energy efficiency
and minimizes negative impacts
d) The storm water management
requirements and building plans
will as much as realistic, prepare
for changing climate impacts
e) Active transportation is promoted
in the community
f) The local transit route is only two
blocks away and this infill project
will increase densities which is
transit supportive
g) Not applicable in this instance.
The site of this infill housing proposal is
close to the local bus route and therefore
is transit supportive. Norfolk Transit has a
bus stop just 2 blocks south of the subject
lands at the corner of Victoria Street and
Donly Drive.

Although the proposal is to downzone
from an R4 to an R2 zone, the form of
development is still compact while
respecting a storm water easement. No
undue risks to public health or safety are
anticipated.

The proposed infill development is consistent with the Provincial Policy Statement 2020, as
it is within an urban settlement area, provides similar housing density to that in the
neighbourhood, provides options for housing, utilizes existing municipal infrastructure, and
supports active and municipal transportation.
4.2 Norfolk County Official Plan
The County Official Plan contains policy to achieve the vision “Norfolk County strives to
balance a commitment to the land and emerging opportunities for growth and
development.” More particular to this proposal the rural and small-town character is to be
maintained while developing compact efficient land use patterns with a variety of housing
forms.
prepared by Elder Plans Inc.
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Norfolk County Official Plan
5.3.1 Residential Intensification
The intensification of urban residential
development reduces the need to use
vacant designated land on the periphery of
the Urban Areas. It also reduces the need
for urban expansions encroaching into the
Agricultural Area. Urban residential
intensification, infilling and redevelopment
of existing areas allows for the efficient
provision of urban services thereby helping
to minimize the costs of providing services
while meeting an important component of
the County’s housing needs. The following
shall be the policy of the County:
a) Housing shall, in part, be provided
through urban residential intensification,
which may include any of the following:
ii) infill development and residential
development of vacant land or
underutilized land in existing
neighbourhoods; and/or
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Comments

This proposal is a
a) residential infilling project
consisting of two semi-detached
dwellings and one single detached
dwelling on a currently vacant lot in
an otherwise established
neighbourhood.
b) It assists the County in achieving its
25 percent minimum infill,
intensification and redevelopment
residential growth target. It is
located within the Built-Up area
boundary.

b) The County shall target that a minimum
25 percent of its annual residential growth
be accommodated through infill,
intensification and redevelopment within
the existing built-up areas in the Urban
Areas with full municipal services. The
boundary of the Built-Up areas of Simcoe,
Port Dover, Delhi, Waterford and Port
Rowan are indicated on Schedule “B” to
this Plan and delineates the extent of
existing development at the time of the
approval of the Official Plan Amendment
implementing the Five-Year Review of the
Official Plan. Development within the BuiltUp Area boundary will be considered as
infill development and development
situated between the Built-Up Area
boundary and the boundary of the Urban
Area will be considered as greenfield
development.

prepared by Elder Plans Inc.
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5.3.1 Residential Intensification
(continued)
f) The County shall consider applications
for infill development, intensification and
redevelopment of sites and buildings
through intensification based on the
following criteria:
i) the development proposal is within an
Urban Area, and is appropriately located in
the context of the residential
intensification study;
ii) the existing water and sanitary sewer
services can accommodate the additional
development;
iii) the road network can accommodate
the traffic generated;
iv) the proposed development is
compatible with the existing development
and physical character of the adjacent
properties and surrounding
neighbourhood; and
v) the proposed development is consistent
with the policies of the appropriate Land
Use Designation associated with the land.

5.3.1 Residential Intensification
(continued)
h) Small scale intensification shall be
permitted in all areas designated for urban
residential use, except where
infrastructure is inadequate or there are
significant physical constraints.
7.7 Urban Residential Designation
7.7.1 Permitted Uses
Subject to the other policies of this Plan,
the following policies shall apply in
determining uses permitted on land
designated Urban Residential on Schedule
“B”.
a) The predominant use of land shall be a
variety of urban dwelling types, including
single detached dwellings, semi-detached
prepared by Elder Plans Inc.
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This proposal meets the criteria in section
5.3.1 f) by;
i.
The subject lands are within the
Simcoe urban settlement area and
its Built-Up Area
ii.
As set out in the functional
servicing report the existing water
and sanitary sewer services are
anticipated to accommodate the
development
iii.
As the proposal is likely to generate
less than five vehicles at any time
and the streets are long established
in this area, no traffic
accommodation issues are
anticipated
iv.
The site is surrounded by single and
semi-detached dwellings, an
apartment building and group
townhouses. The proposal is
compatible
v.
The urban residential land use
policies permit this form of
development. An exception for
proceeding through consent rather
than a plan of subdivision is being
requested by way of an Official Plan
amendment. (More details later
under section 9.6.3)
There are no physical constraints other than
not building on the storm water easement.
The proposal addresses that need. The
infrastructure is anticipated to be capable
of accommodating the additional 5
residential units. Thus, this small-scale
intensification should be permitted
This proposal for semi-detached dwellings
and a single detached dwelling on separate
lots is supported by this policy.
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dwellings, duplex dwellings and similar
low-profile residential buildings not
exceeding 2 dwelling units per lot.
7.7.2 Land Use Policies
The following policies apply to land
designated Urban Residential.
a) Single, semi-detached and duplex
housing forms shall generally have an
average net density of 15 units per hectare
(uph), save and except for land designated
Urban Residential in the Courtland Urban
Area, where private servicing limitations
shall determine the density of
development.
f) Development within the Urban
Residential Designation shall be further
subject to the policies of Section 6.4
(Urban Areas) and 6.5 (Specific Urban Area
Policies) of this Plan.
6.4 Urban Areas
The following shall be the policy of the
County:
a) The locations of the Urban Areas are
illustrated on Schedule “A” – Community
Structure. Each Urban Area is unique and
will accommodate a varied range and type
of growth and development.
b) It is the policy of this Plan that the
Urban Areas will incorporate the following:
i) a full range of housing types, including
affordable and special needs housing;
c) The County shall ensure through its
planning activities that each Urban Area
develops with efficient land use patterns
that minimize the extension of municipal
services and infrastructure and will sustain
the community and financial wellbeing of
the County over the long-term.
6.5.1 Simcoe Urban Area
6.5.1.1 Introduction
The Simcoe Urban Area, as identified on
Schedule “A”, is the largest Urban Area in
the County. The County shall support and
promote the continued development of
Simcoe as a complete, balanced and
sustainable urban community containing
an efficient pattern of development.
prepared by Elder Plans Inc.

While generally the proposed type of
housing is to have an average net density of
15 units, this proposal is on the lower side
at 11.6 units per hectare. The depth of the
lot and storm water easement create
challenges to increasing the units per
hectare with lower density housing types.
However, there is flexibility in this policy
through the words “generally” and
“average”.

The subject lands are within the Simcoe
Urban Area and Built- Area and as such no
extension of municipal services and
infrastructure is required to service the site.
Infill projects assist with sustaining the
community and its financial wellbeing. This
proposal provides housing options in the
smaller semi-detached and single dwelling
spectrum.

This proposal supports the goals identified
for Simcoe in this introduction as it
contributes to residential growth in Simcoe.
Residential growth supports employment
and commercial growth.
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Simcoe plays an important role as a major
employment and commercial node, and as
an agricultural support centre.
9.6.3 Activities of the Committee of
Adjustment
9.6.3.2 General Consent to Sever Land
Policies
Applications for consent to sever land shall
be considered on the basis of the policies
of this Section, the underlying land use
designation and the associated policies of
this Plan. The Committee of Adjustment
shall deal with all applications for consent
in accordance with the relevant provisions
of the Planning Act. The decisions of the
Committee of Adjustment shall also be
consistent with prevailing Provincial policy.
In addition to the specific land division and
consent policies associated with the
underlying land use designation, the
following policies shall apply to
applications for consent:
a) Plans of subdivision shall be the
preferred method of land division.
Consents should only be granted when it is
clearly not necessary or in the public
interest that the land be developed by plan
of subdivision. Plans of subdivision shall be
required and applications for consent shall
not be approved under the following
circumstances:
i) more than three (3) lots (two severed
and one retained) from a land holding are
being created;
ii) lots created require a new public road
for the provision of access;
iii) the provision or extension of municipal
services (water and/or sewer, as
appropriate) is required; or
iv) other matters that may arise during the
review of the proposed development.
b) Notwithstanding Section 9.6.3.2 a) i),
the requirement for a plan of subdivision
may be waived for infilling or
redevelopment of up to four (4) lots having
frontage on a public road that is
maintained on a year-round basis in an
prepared by Elder Plans Inc.
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Although a plan of subdivision is the
preferred method of land division, policy
does permit exceptions where it is clearly
not necessary or in the public interest to
develop by plan of subdivision.
A site-specific amendment to the Official
Plan is requested to permit two semidetached dwellings and one single
detached dwelling. As the two semidetached homes are to be on separate lots,
this proposal creates four not two lots with
one lot for the single detached dwelling.
It is the matter of future separate
ownership that brings the proposal above
the threshold set in a) i) more than 3 lots
being created (2 severed and 1 retained).
Yeager Avenue is well established and
municipal water and sanitary services are
located in the road way.
Under policy 9.6.3.2 b) a plan of subdivision
may be waived for up to 4 infilling lots.
While each semi-detached dwelling could
be owned by one person, the proposal is up
front about the preference for single unit
ownership on separate lots.
Under policy 9.6.3.2 c) the reasons why this
proposal should be excepted are outlined in
the following criteria;
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Urban Area serviced by municipal water
and sanitary sewers.
c) If a plan of subdivision is not deemed
necessary, regard shall be had to the other
policies within this Plan and to the
following criteria when considering an
application for consent:
i) consents shall only be granted when the
land fronts onto an existing, assumed
public road that is maintained on a yearround basis;
ii) consents shall have the effect of infilling
in existing areas and not extending existing
development;
iii) creation of the lot does not compromise
the long-term use of the remaining land or
retained parcel; and
iv) consents may be considered for large
parcels, where future development of the
large parcels is to proceed by plan of
subdivision.
d) The size of any parcel of land created by
consent should be appropriate for the use
proposed, considering the level of services
available, the soil conditions, and other
factors. No parcel shall be created which
does not conform to the provisions of the
Zoning By-law, except where a minor
variance has been secured, in accordance
with Section 9.6.3.1 (Minor Variances) of
this Plan.
g) On the granting of an application for
consent, conditions may be imposed on
the severed and retained parcels.
9.10.5 Parkland Dedication
The County shall secure the maximum
benefit of the Planning Act with respect to
land dedication for park development and
shall strive to meet the policies of Section
7.5.1 (Parks) of this Plan relating to park
development. The following policies shall
apply to parkland dedication:
a) Parkland dedication shall be calculated
based on the total gross area of the land
within the plan of subdivision and/or site
plan.
b) Where land is to be developed for
residential purposes, Council may require
prepared by Elder Plans Inc.
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ii.

iii.

iv.
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The proposed lots front on Yeager
Avenue which is an existing,
assumed public road that is
maintained on a year round basis.
The subject lands are surrounded
by an established residential
neighbourhood.
Creating each of the lots associated
with the proposed semi-detached
dwellings as proposed respects the
storm water easement and the
retained lands are utilized for a
single detached dwelling. No vacant
or unused land remains.
This criterion is not applicable to
this situation.

The proposed lots are of an appropriate size
for residential development with municipal
services. No exceptions to the R2 Zoning
provisions are anticipated. It is understood
that conditional consent approvals will have
conditions attached.

It is anticipated that cash-in-lieu of parkland
would be appropriate in this situation and
that payment of the fee will be required
before building permits are issued.
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the conveyance of land for park purposes
or the equivalent cash-in-lieu in
accordance with the maximum of the
following criteria or combination thereof:
c) five percent (5%) dedication of the gross
area of the land proposed for
development; and/or
d) dedication at a rate of one hectare per
500 units.
g) The County may accept cash-in-lieu of
the land dedication to be paid into a
special account and used as specified in
the Planning Act.
Council will consider cash-in-lieu of
parkland dedication under the following
circumstances:
i) where the required land dedication fails
to provide an area of suitable shape, size
or location for development as public
parkland;
ii) where the required dedication of land
would render the remainder of the site
unsuitable or impractical for development;
and/or
iii) where it is preferable to have
consolidated parkland of a substantial size
servicing a wide area.
iv) The County may establish a flat rate for
cash-in-lieu payments for parkland
dedications from new residential,
commercial and industrial lots created by
consent.

As a residential infilling project this proposal is supported by Official Plan policy. The requested
exception to permit development through consent applications is also supported by Official Plan
policy except in the number of lots being created. While the proponent could sever two lots and
build a semi-detached dwelling on each lot and later come forward to separate each unit into a
separate lot, the proponent is being upfront about the planned separate ownership. All other
criteria are met. As this is a large, deep vacant lot fronting on a street in an established serviced
neighbourhood with similar housing types, this proposal is compatible and should be supported.

prepared by Elder Plans Inc.
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4.3 Norfolk County Zoning By-Law 1-Z-2014
The Norfolk County Zoning By-law regulates the use of lands, the frontage and depth of a parcel
of land, the proportion of land occupied by a building or structure, the erection, use, height,
bulk, size, floor area, spacing and location of building and structures, and the provision of
parking facilities.
Norfolk County Zoning By-Law
Site is currently zoned Urban Residential
Type 4 (R4)

Comments
The applicant is proposing changing the R1
zoning to Urban Residential Type 2 (R2)

5.2 Urban Residential Type 2 Zone (R2)
5.2.1 Permitted Uses
In an R2 Zone, no land, building or
structure shall be used except in
accordance with the following uses:
a) dwelling, single detached
b) dwelling, semi-detached
c) dwelling, duplex
d) bed & breakfast, subject to Subsection
3.4
e) day care nursery
f) home occupation
g) accessory residential dwelling unit,
subject to Subsection 3.2.3.

As the applicant is not proposing
townhouse development and the
provisions for the other types of multiresidential units do not work with this lot
and the proponent’s vision of separate unit
ownership, the R4 zone is not appropriate.
The change in zoning is also necessary to
permit a single-detached dwelling.
County staff suggested an R3 zone, which
permits boarding houses, a four-plex, triplex, semi-detached, duplex and a single
detached dwelling. It is more straight
forward to go directly to the R2 zone as it
more closely matches the proposed
development.
The storm water easement restricts
building on the west side of the subject
lands which reduces the buildable area.

5.2.2 Zone Provisions for Semi-Detached
and Duplex Dwellings
In an R2 Zone, no building or structure shall
be erected or altered except in accordance
with the provisions for each of the
following uses:
Provision Semi-detached (per unit)
a) minimum lot area:
i) interior lot 255 square metres
b) minimum lot frontage:
i) interior lot 8.5 metres
c) minimum front yard: 6 metres
d) minimum exterior side yard: 6 metres
e) minimum interior side yard:
iii) attached private garage 1.2 metres
prepared by Elder Plans Inc.

As seen in the submitted plan all zone
provisions are met for the semi-detached
dwellings.
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f) minimum rear yard: 7.5 metres
g) maximum building height: 11 metres
5.1.2 Zone Provisions (related to singledetached dwelling in R2) In an R1-A and
R1-B Zone, no building or structure shall be
erected or altered except in accordance
with the provisions in the following Zones:
Provision R1-B
a) minimum lot area:
iii)interior lot - 360 square metres
b) minimum lot frontage:
iii)interior lot - 12 metres
c) minimum front yard: 6 metres
e) minimum interior side yard:
attached garage - 1.2 metres each side
f) minimum rear yard: 7.5 metres
g) maximum building height: 11 metres
Section 4 Parking
Each unit is required to have a minimum of
2 parking spaces measuring at least 5.8 m
long by 3 m wide
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As seen in the submitted plan all zone
provisions are met for the proposed single
detached dwelling.

The 2 parking spaces are provided for each
unit; one in the garage and one between
the garage and the front of the lot.

The proposed development is consistent with the permitted uses and related provisions of the
R2 zone. The R2 zone is in place on the south side of Yeager Avenue for the established semi-detached
dwellings located there, so the R2 zone is very compatible with the surrounding neighbourhood.

5.0 Review Summary
The proposed Official Plan and Zoning amendments are consistent with the Provincial Policy Statement
2020 and support the residential infilling growth policies for the Simcoe Urban Settlement Area. An
exception from the plan of subdivision process is requested as this vacant lot is in a well-established
neighbourhood where municipal roads, infrastructure and servicing are already in place. The conditions
of approval on consents can address any development issues and the existing storm water easement is
being respected. The proposed R2 zone is appropriate for the area and the type of lower density
housing proposed for this residential infilling project. All zone provisions and parking requirements are
met. For these reasons the proposed amendments should be supported.
Respectfully submitted,
Mary Elder MCIP RPP
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