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1.0 Introduction

1.1 Overview

Powell Planning & Associates (PPA) has been retained by ORANA INC. on behalf of Edward
Lalone (the Landowner) to provide a request for consideration for Consent (Severance) and Minor
Variance for the purpose of creating one new residential lot and providing relief for the minimum lot
size as well as the minimum lot frontage on the lands municipally known as 50 King Lane, Simcoe,
Norfolk County, and legally described as Lot 113 and Part of Lot 112 — Block 67 — Registered Plan
182 in the Town of Simcoe formerly in the County of Norfolk in the Regional Municipality of
Haldimand Norfolk. See Figure 1: Context Map

This Report will review the merits of the proposed development in accordance with Provincial and
Municipal land use policy to establish how the proposal demonstrates good planning. The

following documents have been reviewed in this regard:

e Planning Act, R.S.0., 1990

e Provincial Policy Statement (2020)

¢ Norfolk County Official Plan (2021)

¢ Norfolk County Zoning By-law 1-Z-2014 (2021)
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2.0 Site Description &

Surrounding Land Uses
2.1 The Site

Generally square in shape, the site, relatively flat in nature, is located at the north-west corner of

Queen Street North and West Street, in Simcoe, east Norfolk County. See Figure 2: Aerial Photo.

The total site area is approximately 600 m? (6,460 ft?) and has 23.2 m (76.1 ft) of frontage on King
Lane, a Local Road, bordered by two Arterial Roads Queen Street North and West Street, in

accordance with Figure 3: Norfolk County Official Plan Schedule “E-2”.

In accordance with Norfolk County’s Official Plan, 2021, the lands are designated as ‘Urban
Residential’ and zoned as ‘Urban Residential Type 2 Zone (R2)’ in accordance with Norfolk
County’s Zoning By-law 1-Z-2014 (2021). The property currently has a 1.5 storey single-detached
house on it with a shed located to the rear of the site. The lands are immediately surrounded by
‘Urban Residential’ and ‘Hazard Lands’ bound by ‘Commercial’ lands to the north. ‘Urban
Residential’, ‘Protected Industrial’ lands and the ‘Downtown’ are located to the east of the subject
site. ‘Urban Residential’ uses also occupy the vast majority of the lands to the south and west of
the subject site. The lands are serviced with full municipal water and sewer services. The subject
site is located outside of the Long Point Region Conservation Authority Regulated Area. No

environmental or natural heritage features are identified on the subject lands.

The specific land uses surrounding the subject site are as follows:

North: Single-detached residential

East: Single-detached residential, Government Administration, and Commercial uses
South: Residential lands boarded by Norfolk General Hospital

West: Residential lands boarded by Elgin Avenue Public School
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3.0 Proposed Development
3.1 The Development

The proposed development would result in the creation of one new Urban Residential lot located
on the northern portion of the subject lands through a Severance, under Section 53 of the Planning
Act. Minor Variances under Section 45 of the Planning Act are also required to allow for a reduced
lot area of 300.4 square metres and a reduced lot frontage of 11.6 metres. The lands are a part of
R-Plan 182. This development will allow for the creation of two new, two-storey, singe-detached
residential units, approximately 1,800 sq. ft in size. Each dwelling unit will have three bedrooms,
two and-a-half bathrooms, living and dining areas, an office, kitchen, laundry facilities, unfinished
basements, an attached garage, a rear yard deck and private backyard space. See Appendix A
for the proposed Design Package. See Appendix B for the Consent Sketch and Appendix C for
the Minor Variance Sketch. All existing structures on the land would be removed to facilitate the

development of each lot and the two proposed residential units.

The Severed lands are anticipated to be developed for residential uses permitted within the
existing designation ‘Urban Residential’, however a Minor Variance would be required to provide
relief for the minimum lot size and the front yard setback in order for the development to be
brought into fruition. Both the Severed and Retained lands would be approximately 300 m? (3,230
sq. ft) in size each with 11.6 m frontage onto King Lane. Separate access would be required for

each site via a private drive way serving each dwelling unit.

It is anticipated that the severed lot will be serviced by municipal water, wastewater and waste
collection. The proposed development will be an opportunity to contribute to an under-supplied
housing market, increase density and population targets, and aims to enhance the neighbourhood

while respecting the existing character.
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4.0 Planning Analysis

This section of the Planning Justification Report provides a detailed analysis of the proposed

development in the context of the following provincial and county policy.

4.1 The Planning Act

The Planning Act, R.S.0, 1990 (the “Planning Act’), as amended, is the legislative document that
controls land use planning and development approvals in the Province of Ontario. Section 2 in the
Planning Act outlines matters of Provincial Interest, which municipalities shall have regard to when
making land use planning decisions, including the orderly development of safe and healthy
communities, the appropriate location of growth and development, and the promotion of the built

form that is well designed and encourages a sense of place.

The subject proposal particularly aligns with the following Provincial Interests as outlined in the

Planning Act:

(a) the protection of ecological systems, including natural areas, features and functions;

The proposed development does not affect the ecological system nor its natural areas, features

and functions as it is being proposed on a lot that is absent of said features.
(b) the protection of the agricultural resources of the Province;

The proposed development does not affect agricultural resources as it is being proposed on a lot

that is absent of said features.

(f) the adequate provision and efficient use of communication, transportation, sewage and water

services and waste management systems;

The proposed development aims to make efficient use of the existing transportation network,
infrastructure, water and wastewater services and waste management systems by allowing for

appropriately scaled density to an urban area, and better developing an underutilized site.
(h) the orderly development of safe and healthy communities;

The proposed development would allow for an additional urban residential lot to be created,

fostering urban regeneration as well as the potential for diversified densities and uses to the
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corridor. The subject site also benefits from an existing sidewalk therefore is connected to the
municipality’s existing active transportation network, that will be better utilized through the creation

of additional housing.

(p) the appropriate location of growth and development;

By creating a lot on lands that are already serviced and located in an urban area, this proposal is

successful in fostering growth and development where it is meant to occur.

(q) the promotion of development that is designed to be sustainable, to support public transit and

to be oriented to pedestrians;

The subject site is located on a Local Road that is connected to the Arterial Road Network, is
within a ten-minute walk from local Bus Transit (the Simcoe Route of Ridenorfolk) and is on the
periphery of the Downtown. This proposal offers to make better use of the existing site by allowing

for greater density into this urban area, and ideally contributing to growth targets.

(r) the promotion of built form that,
(i) is well-designed,
(ii) encourages a sense of place, and

(iiif) provides for public spaces that are of high quality, safe, accessible, attractive and vibrant;

With the creation of the severed lot and the required relief, there is an opportunity for the
promotion of a new built form that is sympathetic to the existing character of the neighbourhood,

attractive and enhances the streetscape while maintaining the present built form.

The proposed development aligns with the aforementioned Provincial Interests therefore

represents good planning in accordance with the Planning Act.
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4.2 The Provincial Policy Statement, 2020

The 2020 Provincial Policy Statement (PPS) is a broad-range policy document that provides

direction for managing and directing land use to achieve efficient development and land use

patterns across Ontario. The PPS promotes the focus of urban growth to settlement areas and

away from significant or sensitive resources. Growth is to be obtained through efficient

development patterns which optimize the use of land, resources public investment in infrastructure

and public service facilities. The PPS promotes intensification within the urban area and the

efficient use of municipal services in order to create sustainable living environments.

Part V of the PPS identifies the following sections that align with the objectives of the proposed

development:

1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development
Patterns

1.4 Housing

1.6 Infrastructure and Public Service Facilities

1.8 Energy Conservation, Air Quality and Climate Change; and

2.2 Water

The following PPS policies are of particular relevance to the redevelopment of the subject lands:

Section 1.1.1 states that “healthy, liveable and safe communities are sustained by:

a)

b)

c)

d)

promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term;

accommodating an appropriate...range and mix of residential types (including single-
detached housing)...and other uses to meet long-term needs;

avoiding development and land use patterns which may cause environmental public health
and safety concerns; ...

avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas; and
promoting the integration of land use planning, growth management, transit supportive

development, intensification and infrastructure planning to achieve cost effective
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development patterns, optimization of transit investments, and standards to minimize land
consumption and servicing costs;...”
The proposed development meets these policies of the PPS, and its overall intent. The proposed
development seeks to implement an efficient land use pattern, provides additional residential
housing, and makes efficient use of land and resources through the desired development. Finally,
the proposal supports active transportation as it is located within walking distance of existing
Arterial and Local Roads. The proposal also fosters active transportation and connectivity as the

subject site benefits from an existing sidewalk.

The proposed development offers opportunities for intensification of an underutilized site that is
consistent with the policies of the PPS. It promotes the efficient and intensified use of land located
in an urban area, where municipal services are available, as directed by the PPS. The proposed
development is within an Urban Area Boundary and does not require an expansion to that

Boundary.

The proposed residential development is located in an appropriate area to accommodate
additional growth, as evidenced by the designation of the lands within Norfolk County’s Official
Plan, as discussed in a later section of this Report. The proposed development will not impact on
the natural environment, as there are no natural heritage features identified on the subject
property. Similarly, due to both the subject land’s location and current state, the development is

not anticipated to have an impact on stormwater management or groundwater resources.

The proposed development aligns with many provincial policies and the overall direction of the
province as to how and where growth is to occur. Therefore, the proposal represents good

planning in accordance with the 2020 Provincial Policy Statement.
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4.3 Norfolk County Official Plan, 2021

The Norfolk County Official Plan, 2021 (NCOP) contains policies and related schedules that guide
the type and location of land uses in the County until 2036. These policies serve as refinements to
the policies found within the PPS and are specific to the context of the County and the composition
of its lands. The subject lands are located in the Urban Area Boundary of Simcoe and are
identified as ‘Urban Residential’ in the NCOP, where population growth and development, the
creation for additional single-detached housing of the proposed nature are meant to occur; the
proposed use also aligns with the subject designation. See Figure 5: Norfolk County Official
Plan Schedule “B-15” Land Use. Land uses are meant to be compact and efficient in form while
maximizing available municipal services to reduce their overall costs, which aligns with the

objectives of the proposed Consent and supporting Minor Variance.

The following Sections within the NCOP are of particular relevance to the redevelopment of the
subject lands:

o 1.1 Purpose of the Official Plan

e 1.3 Basis of the Official Plan

e 2.1 The County Planning Vision

e 2.2 Goals and Objectives

e 3.0 Sustainable Natural Heritage

e 5.0 Maintaining Healthy Communities
e 53 Housing

e 5.3.1 Residential Intensification

e 54 Community Design

e 6.0 Managing Growth

e 6.3 Community Structure and Growth Framework
e 6.4 Urban Areas

e 6.5.1 Simcoe Urban Area

e 7.7 Urban Residential Designation

e 80 Networks and Infrastructure

The proposed development would align with the polices in the aforementioned Sections of the
NCOP plan by:
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e Not directing growth to natural or cultural heritage features

e Wisely managing the County’s resources

e Implementing growth management that improves lifestyle quality through appropriate
intensification, the efficient and cost-effective utilization of land uses and existing services

e Offering additional housing in an under-supplied market, better meeting a community need

e Promoting orderly growth that is sympathetic to the existing neighbourhood character

o Offering redevelopment that will better utilize, revitalize and reuse the existing site with a
use that aligns with the direction and goals of the NCOP

e Developing a land use pattern in the Urban Area that is more compact and efficient

¢ Intensifying a site that benefits from an active transportation network via its sidewalk

e Directing growth to where it is meant to occur in the Urban Area, that is also within close
proximity to the Downtown Area where density benefits from mixed-uses and commercial
land uses

e Promoting efficient land design and patterns, minimizing land consumption while respecting
existing and traditional street patterns and neighbourhood structure

e Fostering development that offers diversity in housing stock in Settlement Areas

e Making better use of the existing sewers, watermains, utilities, municipal water, wastewater

and waste disposal collection services

The proposal is compatible, makes better use of existing municipal services and creates a more
urban compact form, while adding needed housing. The proposed development represents good
planning in accordance with the policies of Norfolk County’s Official Plan.
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4.4 Norfolk County’s Zoning By-law 1-Z-2014

The purpose of the Zoning By-law is to implement the policies and objectives of the Official Plan,
by regulating the use of land, buildings, and structures. The subject lands are currently zoned
‘Urban Residential Type 2 Zone (R2) as shown on Figure 6: Zoning By-law Norfolk County 1-Z-
2014. The R2 Zone allows for 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

The proposed development for single-detached houses on the subject parcels therefore align with
the permitted uses in the applicable zone. The R2 Zone also requires standards for the minimum
front yard, minimum interior side yard, minimum rear yard, parking requirements and maximum
building height which are all respected by the proposed development. For the purposes of the
subject development, the R1-B standards must be followed in accordance with the ‘single-
detached’ use that is being proposed as per the Zoning By-law. Relief for the minimum lot area
and minimum lot frontage will be required through Minor Variances, which will be explored in the
following section of this Report. Overall, the subject proposal aligns well with Norfolk County’s

Zoning By-law 1-Z-2014 and therefore represents good planning.
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4.5 Four Tests of a Minor Variance

When evaluating the merits of a Minor Variance application, the Planning Act, under Section 45

establishes Four Tests that are required to be satisfied, which are:

1- Does the proposal meet the intent of the Zoning By-law;

2- Does the proposal meet the intent of the Official Plan
3- Is the proposal desirable
4- Is the proposal, in fact, minor in nature.

Test #1 - Does the proposal meet the intent of the Zoning By-law

In review of the Four Fests, the requested relief from the minimum lot area and minimum lot
frontage would meet the intent of the Zoning By-law. The subject lands are currently zoned ‘Urban
Residential Type 2 Zone R2’ where single-detached dwellings are permitted. The proposed lot
areas and frontages closely align to the R2 standards and require very minor relief in accordance
with the proposed development. As noted in Section 4.4 of this Report, the vast majority of the
standards for the R2 zone have been respected by the subject proposal and demonstrate good

planning in accordance with Norfolk County’s Zoning By-law.

Below is a Table that demonstrates the relief that is required for the subject development:

Table 1: Minor Variance Requested Relief in Accordance with the R2 Zone

Standard R2 Zone (R1-B) Required Relief
Minimum Lot Size 360 300.4 59.6
(m?)

Minimum Lot 12 11.6 4
Frontage (m)
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Test #2 — Does the proposal meet the intent of the Official Plan

The development proposal meets the intent of the Official Plan, as outlined earlier in this report.
The proposed development provides an opportunity for residential intensification which is
compatible with the existing area, is located in an area on full municipal services and in proximity
to transit services, provides adequate off-street parking, and is appropriate in terms of scale and

massing.
Test #3 — Is the proposal desirable

The proposal is desirable, as it provides an attainable housing option in a currently under-supplied
market, in a stable, residential neighbourhood. The proposal would also contribute to the
development of a healthy, attractive, complete and sustainable community and offers a higher and
better use of vacant, fully serviced lands in the Urban Area. The proposed lot fabric is similar to
that on King Lane, where urban uses are within close proximity. Having nominally smaller lot
frontages and areas in order to accommodate a larger-scale public benefit, like an additional
housing unit, represents good planning. The greater public good is being achieved through the
creation of additional housing and better utilization of existing municipal infrastructure and services
on the subject lot. The proposal’s strategic design will enhance the neighbourhood, without

impacting its character or streetscape.
Test #4 — Is the proposal minor in nature

Finally, the impact of the variances from the Zoning By-law requirements would be considered to
be minor as they are within the general requirements of the Residential Zones and the single
detached residential use proposed is permitted as of right in this zone category. The proposed
development only requests 17% relief for the minimum lot size and 3.3% relief for the minimum lot

frontage; therefore the relief being sought is minor in nature.
Overall, the proposed development meets the Four Tests of a Minor Variance as it aligns with:

1- The intent of the Zoning By-law
2- The intent of the Official Plan
3- Being desirable for the subject lands and the neighbourhood; and

4- Being minor in nature
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Therefore, in accordance with Section 45 of the Planning Act, the proposed development

represents good planning.

5.0 Conclusion

The subject lands are located at 50 King Lane, Simcoe, Norfolk County, and legally described as
Lot 113 and Part of Lot 112 — Block 67 — Registered Plan 182 in the Town of Simcoe formerly in
the County of Norfolk in the Regional Municipality of Haldimand Norfolk. The lands are located
within the settlement area of Simcoe, where growth and development are meant to occur.
Applications for Consent (Severance) and Minor Variance are being made to facilitate the
development for one new Urban residential lot on the subject lands.

In order to develop a professional opinion regarding the consistency and conformity of the
proposed development and to determine if the proposal represents good planning, a review of all
relevant planning policy documents was undertaken in this report, including the Planning Act, the
Provincial Policy Statement (2020), Norfolk County’s Official Plan (2021), Norfolk County’s Zoning
By-law 1-Z-2014 (2021) and the Four Tests of a Minor Variance in accordance with Section 45 of
the Planning Act.

The proposed development of an under-utilized residential property within a settlement area offers
a higher and better use of the subject property. It also offers an opportunity to intensify the land
uses within the neighbourhood, while respecting its existing character, which aligns with the
Provincial Policy Statement. The proposed development conforms to the intent of Norfolk
County’s Official Plan for the development of settlement areas. The proposed development also
conforms to the County’s Zoning By-law 1-Z-2014. The proposed development will be designed to
be compatible with the adjacent properties and will make efficient use of existing municipal water

and sewer services.

Through this analysis it has been determined that:

i The proposed development is appropriate within the settlement area as these
boundaries are where growth and development are meant to occur;

ii. The subject lands are and will be serviced by full municipal water and sewer services
and County waste collection services; and

iii. The proposed development is in character with and compatible to the surrounding area.
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Based on the detailed analysis contained within this report, it is my professional opinion that the

proposed development:

i. has regard to matters of provincial interest as detailed in Section 2 of the Planning Act,
R.S.0., 1990, as amended;

ii. is consistent with the Provincial Policy Statement (2020);

iii. conforms to the Norfolk County Official Plan (2021);

iv. conforms to the Norfolk County Zoning By-law 1-Z-2014 (2021)

V. meets the Four Tests of a Minor Variance in accordance with Section 45 of the Planning
Act R.S.0., 1990, as amended; and

Vi. has substantial merit, is within the best interest of the public and represents good
planning

Respectfully submitted,

Aimee Powell, B.URPI, MPA, MCIP, RPP
Chief Planning Officer
Powell Planning & Associates
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Figure 2

Aerial Photo
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