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1. Introduction and Background 
The Planning Justification Report has been prepared by The Angrish Group on behalf of 
Brant Star Developments Limited, in support of the Consent Application for the property 
municipally known as 48 and 52 Norfolk Street, Waterford, Norfolk County. 

The Planning Justification Report will provide an analysis of the provincial and municipal 
planning framework and provide a professional planning opinion related to the proposed 
Consent Application for the creation of one new lot containing a semi-detached dwelling 
unit. 

The property has been subject to a Consent Application when the lot was created. A Minor 
Variance Application was approved by the Committee of Adjustment in 2018 allowing 
relief from the lot area and the rear yard setback requirements of the County’s Zoning By-
Law. The application allowed a lot area of 253.97 square metres per unit and a rear yard 
setback of 6.5 metres for the construction of a semi-detached dwelling. A Building Permit 
for the semi-detached dwelling was issued in 2022 and the construction for the units has 
begun. 

The proposed Consent Application requests to sever the semi-detached dwelling into two 
separate lots to allow the sale of individual lots. 

2. Location and Description of Subject Lands 
The subject lands are approximately 508 square meters (0.13 acres) in size with a 
frontage of 17.69 meters (58 feet) on Norfolk Street in the Urban Area of Waterford. The 
lands are described as Plan 19B Block 16 Part Lots 1 & 2, RP 37R-10972 Part 2, Village 
of Waterford. 

The lands are located north of Mechanic Street West and west of Norfolk Street. Adjacent 
to the property is another semi-detached dwelling which was subject to a similar Consent 
Application in September 2021. Surrounding land uses include predominantly residential 
uses. 

Map 1 below shows the location of the property and the surrounding land uses. 
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Map 1: Location of Subject Lands 

 

3. Proposal 
The application proposes to sever the existing lot to create one new residential lot 
containing a semi-detached dwelling unit: 

• The proposed severed and the retained lot will each have a frontage of 8.845 
meters (29 feet). 

• The severed and the retained parcel will each have a lot area of approximately 
253.97 square meters. 

A Building Permit was issued early this year for the construction of the semi-detached 
dwelling. The dwelling is under construction and the severance will allow the sale of the 
individual semi-detached dwelling units. 

A Draft Reference Plan and a Site Development Plan are included and form part of the 
complete application submission.  
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4. The Policy Context 
The application is subject to the provisions of the Planning Act, as amended. All Planning 
Act applications are evaluated to ensure that the proposal is consistent with the Provincial 
Policy Statement (2020), conform to the Growth Plan for the Greater Golden Horseshoe 
and is in conformity with the Official Plan. This section demonstrates that the proposed 
Consent is consistent with, and conform to, the applicable provincial and local planning 
policy framework. 

4.1. Provincial Policy Statement (2020) 

The Provincial Policy Statement, 2020 (PPS) is issued in accordance with Section 3 of 
the Planning Act and came into effect on May 1, 2020. Section 3 of the Planning Act 
requires that decisions affecting planning matters “shall be consistent with” the PPS. 

The PPS provides policy direction on matters of provincial interest related to land use 
planning and development in Ontario and sets the policy foundation for regulating the 
development and use of land. The PPS encourages efficient development patterns that 
support sustainability by promoting strong, livable, healthy, and resilient communities, 
protecting the environment and public health and safety, and facilitating economic growth. 
Policy 1.1.3 states that the settlement areas shall be focus of growth and development.  

The subject property is located within the Waterford Urban Area, is fully serviced by 
municipal water and sanitary services and further intensifies the existing residential 
area. The lands are designated Urban Residential in the Norfolk County Official Plan 
(the “Official Plan”). The proposal meets the infilling and intensification of the Official 
Plan and provides additional housing options for the community. There are no 
significant natural heritage areas on the property. The existing infrastructure is 
sufficient for the development of the lands. 

It is my professional opinion that the proposal is consistent with the Provincial Policy 
Statement (2020). 

4.2. Official Plan 

The Norfolk County Official Plan was adopted by County Council in 2006 with the five-
year review completed in 2018. The Official Plan was approved by the Ministry of 
Municipal Affairs and Housing on October 5, 2018. The Official Plan provides a framework 
of objectives and strategies, land use designations and policies intended to guide the 
future growth and development in the County which will result in strong, balanced, 
sustainable, and complete communities.  
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The subject site is located within the Urban Area Boundary of Waterford and is 
designated Urban Residential in the Official Plan. An excerpt from the Land Use 
Schedule-B with the location of the property is shown on Map 2 below. 

Map 2: Official Plan Excerpt 

 
Section 5.3.1 of the Official Plan provides guidance on the Residential Intensification. 
Section 6.4 provides the policy framework for the Urban Areas, which function as the focal 
points for growth and development activity. These areas provide a full range of housing 
types, are on full municipal services and promote infilling and intensification of areas. 

The subject lands are serviced by municipal water and wastewater. The proposal will 
further intensify the existing residential designated area of the County and contribute 
towards the density targets of the Official Plan. The semi-detached dwellings will 
provide additional choice of housing type in the community.  

The existing infrastructure is sufficient for the development of the lands. There are no 
natural heritage features on or near the subject lands. 
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Section 7.7 of the Official Plan provides policy direction for Urban Residential 
Designation. The low-density residential uses include single, semi-detached and duplex 
housing forms as per Section 7.7.2. 

The semi-detached dwellings are permitted in the Urban Residential Designation and 
will provide a choice of housing types for the community. The lands front on a public 
street and are fully serviced by municipal infrastructure. The property is situated in the 
community of Waterford and is within walking distance of various amenities and 
services, meeting the vision for complete communities. 

Section 9.6.3.2 provides policies related to General Consent to Sever Land.  

a) The proposed severance will create two (2) lots – one severed and one retained. 
The severance does not require construction of a new road and no extension of 
municipal infrastructure is required for the development of the lands. The subject 
property has been subject to a previous Consent and Minor Variance to allow 
development of the lands for semi-detached dwelling type 

b) The severance allows the infilling of existing residential area and will allow sale of 
individual units. 

c) No natural features or hazard lands are located on the subject property. 

It is my professional opinion that the proposed Consent Application conforms to the 
policies of the Norfolk County Official Plan. 

4.3. Zoning By-Law 

The site is zoned Urban Residential Type 2 (R2) Zone in the Norfolk County Zoning By-
Law 1-Z-2014. R2 Zone allows a semi-detached dwelling unit as a permitted use. 

A Minor Variance Application was approved by the Committee of Adjustment in 2018 
allowing relief from the lot area and the rear yard setback requirements of the Zoning By-
Law. The application allowed a lot area of 253.97 square metres per unit and a rear yard 
setback of 6.5 metres for the construction of a semi-detached dwelling.  

The proposed severed and retained lot will meet the lot area and frontage requirements 
of R2 Zone. A Building Permit has been issued by County’s Building Division and the 
dwelling is under construction. The dwelling meets all setback requirements of the Zoning 
By-Law. 

The proposed application complies with the requirements of the R2 Zone as modified by 
the Minor Variance Application and meets the general intent of the by-law. 
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5. Summary and Recommendations 
The proposed application creates a new lot containing a semi-detached dwelling unit. A 
Building Permit was issued in early 2022 and the semi-detached dwelling is under 
construction. The severance will allow the sale of the individual semi-detached dwelling 
units as separate lots.  

It is my professional opinion that the proposed application is: 

• consistent with the Provincial Policy Statement; 
• conforms with the policies of the Norfolk County Official Plan; and 
• complies with the regulations of the Norfolk County Zoning By-Law 1-Z-2014. 

The proposed Consent Application represents good planning, and it is requested to the 
Council of the Norfolk County that the application be approved. 

 

Respectfully Submitted, 

TAG – The Angrish Group 

 
Ruchika Angrish, MPlan, B.Tech, MCIP, RPP 
Co-Founder 
 
CC: Brant Star Developments Ltd. c/o Ed Speelziek 

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

     
July 18, 2022                                     

July 18, 2022 
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