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LandPro Planning Solutions Inc. 
110 James St., Suite 204  28 Colborne St. N. 
St. Catharines, ON  L2R 7E8 Simcoe, ON, N3Y 3T9 

January 23, 2025 
 
Jodi Pfaff-Schimus 
Secretary-Treasurer Committee of Adjustment 
185 Robinson Street, Suite 200 
Simcoe, Norfolk County 
 

Re: Cover Letter – Severance & Minor Variance Application, 142 Stanley Street, Simcoe 

LandPro Planning Solutions Inc. (“Agent”) has been retained by Corbetton Holdings Inc. c/o Jonathan Jagt (“Applicant”) 
to assist in obtaining the required planning approvals to facilitate a lot creation and associated minor variances.  

This letter introduces the submission of this application which comprises of the following: 

1. County Consent Application Form – signed and commissioned 
2. Severance Survey Sketch (Jewitt & Dixon, January 2024) 
3. Development Concept Plan (LandPro Planning Solutions Inc., January 2025) 
4. Planning Justification Report (LandPro Planning Solutions, January 2025) 
5. Articles of Incorporation 
6. All associated application fees (paid directly by owner) 

We trust this submission fulfills the County’s requirements for a complete application and look forward to receiving 
confirmation of the same.  

You are welcome to call our office at 289-687-3730 or by email at mackenzie@landproplan.ca with any questions or 
concerns. 

LANDPRO PLANNING SOLUTIONS Inc. 

 

 

 

_______________________________ 
Mackenzie Trepanier, CPT 
Planning Technician | Designer 

________________________________ 
Michael Sullivan, M.Pl., RPP, MCIP 
President | Founder  

 

289-680-3844 

mackenzie@landproplan.ca 

landproplan.ca  

289-687-3730 

mike@landproplan.ca 

landproplan.ca 
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1 INTRODUCTION 
In October 2024, LandPro Planning Solutions Inc. (“LandPro”) was retained by Corbetton Holdings Inc. c/o 
Jonathon Jagt (“Applicant”) to write a Planning Justification Brief in support of their application for Consent 
and Minor Variance for their property at 142 Stanley Street, Simcoe. The purpose of this brief is to assess 
the proposal against Provincial and County policy to demonstrate the proposed development can be 
considered good planning. 

2 PROPERTY DETAILS 
The subject property is located at 142 Stanley Street, Simcoe, Ontario, which is a corner lot at the 
intersection of Stanley Street and Head Street South. The property is 740.38 m2 in size and is currently 
being used for residential purposes and contains one dwelling, one detached garage with an entrance off 
Head Street South, as well as a shed. The existing residential dwelling appears to have been located on the 
subject property for at least 60 years (according to the Norfolk County GIS Archival Basemap). 

The property is in a residential neighbourhood within the Simcoe Urban Boundary. It is approximately 150 
metres south of the “Downtown” designated area and approximately 300 metres north of the Simcoe 
Recreation Centre and associated park lands. See property location shown in Figure 1.  

 

 

 Figure 1 - Property Location 
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3 PROPOSAL 
The proposal involves the severance of the eastern half of the lot with the intention of constructing two 
semi-detached units. A Part-Lot Control application will be required to separate the two units once 
constructed. Please see Figure 2 for a visual of the proposal (a larger version of this concept accompanies 
this report).  

 

 

 

The property currently has existing zoning deficiencies for the exterior side yard setback and for the 
accessory building (garage) location (in rear yard and exterior side yard). The proposed severance and 
development would result in the following additional deficiencies: 

Figure 2 – Proposed Severance (LandPro Planning Solutions, January 2025). Dark red line indicates proposed severance boundary 
line. Blue lines indicate required setbacks. 
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● Lot area for the retained lot  
● Lot area for the two proposed semi-detached lots 
● Frontage for the retained lot 

To address the two (2) existing deficiencies and the four (4) proposed deficiencies, a Minor Variance 
application is required and is submitted alongside the Consent application. A full zoning analysis can be 
found in the Planning Framework section of this brief, including addressing the four tests. 

4 LAND USE PLANNING FRAMEWORK 
In preparing this application, several planning policy and regulatory documents were reviewed that need 
to be addressed to demonstrate good planning. They include the following:  

1. Planning Act R.S.O. 1990, c.P13 
2. Provincial Planning Statement, 2024; 
3. Norfolk County Official Plan, 2023; 
4. Norfolk County Zoning By-law 1-Z-2014 (Cons. 2021). 

The proposed consent and minor variances are assessed against these policies and associated regulations, 
below. 

4.1 PLANNING ACT, R.S.O 1990 C.P.13 

The Planning Act is the provincial legislation that provides the basis for land use planning in Ontario, 
identifying tools for managing how, where and when land use changes occur.  

These matters of Provincial Interest are outlined in Section 2 of the Act. This application has regard for the 
relevant parts of Section 2 of the Planning Act:  

(h) the orderly development of safe and healthy communities;  

(j) the adequate provision of a full range of housing, including affordable housing; 

(p) the appropriate location of growth and development; and 

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

This application is consistent with the Planning Act. 
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4.2 PROVINCIAL PLANNING STATEMENT, 2024 

The Provincial Planning Statement (“PPS”) provides policy direction for appropriate development while 
protecting resources of provincial interest, public health and safety, and the quality of the natural and built 
environment. The following policies support the application. 

Section 2.1.6.a states that planning authorities should accommodate a range of housing options to achieve 
complete communities.  

Section 2.2.1 reiterates the need for a range of housing options and densities to meet the needs of current 
and future residents by facilitating all housing options and types of residential intensification, and 
“promoting densities for new housing which efficiently use land, resources, infrastructure and public 
service facilities, and support the use of active transportation.” 

The proposed development is located in Simcoe, a settlement area in Norfolk County.  

Section 2.3.1.1 of the PPS states that settlement areas, such as Simcoe, shall be the focus of growth and 
development and that development in these areas should facilitate land use patterns which efficiently use 
land and resources and support active transportation (2.3.1.2.a,c). General intensification and 
redevelopment to achieve complete communities shall be supported, including planning for a range of 
housing options (2.3.1.3). 

Section 3.6.2 states that municipal servicing is the preferred form of servicing for settlement areas. Section 
3.6.7 states that “Planning authorities may allow lot creation where there is confirmation of sufficient 
reserve sewage system capacity and reserve water system capacity.” 

The proposed severance (followed by Part Lot Control) will allow for an additional two residential lots on 
Stanley Street in Simcoe, a settlement area where growth shall be focused. These lots will permit semi-
detached units which fit well in the range of housing options in the neighbourhood (mostly single detached 
and townhouses). This neighbourhood is the ideal location for intensification to achieve complete 
communities as Simcoe’s downtown, farmer’s market, recreational complex, and parklands are all within 
walking distance of this property. Any future development is proposed to have municipal servicing. 

This application is consistent with the Provincial Planning Statement. 

4.3 NORFOLK COUNTY OFFICIAL PLAN (2023) 

The Norfolk County Official Plan (NCOP) contains objectives, policies and mapping that describe the 
County’s vision for the next 20+ years, including their approach to managing growth, growing the economy, 
protecting the natural environment, resources, and agricultural land, and providing sustainable 
infrastructure. 
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The subject property is designated Urban Residential in the NCOP Schedule B-15 (see Figure 3). Permitted 
uses in this designation include single detached and semi-detached dwellings, as well as medium- and high-
density residential uses, among others. 

 
Figure 3 – Norfolk County Official Plan – Land Use Schedule B-15. 

 

The NCOP’s goals and objectives that relate to this proposal include: 

Table 1 – Norfolk County Official Plan – Section 2.2 

Policy Proposed 
2.2.3.1. “Protect the unique character of Norfolk’s 
cultural landscapes, Urban Areas, Hamlet Areas and 
Agricultural Area through heritage conservation, 
community design and redevelopment policies that 
promote community health, safety and broad aesthetic 
appeal” 

The proposed severance will maintain the residential 
character of the area, meeting general community 
design standards and being part of a walkable 
complete community. 

2.2.3.2.b. “Encourage the beautification, improvement 
and/or redevelopment of the County” 

The proposed severance will improve and redevelop 
an underutilized lot in an existing residential 
neighbourhood. 

  
 

 

 

 



Consent & Minor Variance January 23, 2025 
142 Stanley Street, Simcoe  
Corbetton Holdings Inc. c/o Jonathan Jagt 
  

 

7 | Page 

  

Policy Proposed 
2.2.3.2.c. “Revitalize and reuse underutilized land in the 
County” 

The proposed severance will improve and 
redevelop an underutilized lot in an existing 
residential neighbourhood. 

2.2.4.1. “Reinforce Norfolk’s strong sense of community 
through the provision of public services, the development 
of safe and attractive communities… by promoting a 
healthy community through active lifestyles” 

The proposed severance will provide another two 
housing units in the existing walkable community. A 
farmers’ market, hospital, multiple parks, churches, 
schools, and the downtown are within walking 
distance from the subject property. 

2.2.4.2.b. “Provide for a variety of housing forms, tenures 
and levels of affordability through development, 
redevelopment, intensification and infilling projects” 

The proposed severance will result in two new 
housing units in the form of semi-detached dwellings, 
which provide a housing option between the existing 
single detached dwellings and street townhouse 
dwellings in the neighbourhood. The new dwelling 
units are also in the form of intensification and infill. 

2.2.4.2.c. “Ensure that new development is designed in a 
manner that provides a safe, aesthetically appropriate, 
and stimulating environment”  

Any proposed structures will meet community design 
standards to ensure they are aesthetically appropriate 
and conform to safety regulations. 

2.2.6.2.d. “Ensure the responsible use of land by 
encouraging the redevelopment, intensification and 
infilling of underutilized land and the efficient use of 
greenfield lands in Urban Areas” 

The proposal provides an opportunity for 
intensification and infill of underutilized land in the 
County’s Urban Area. 

2.2.6.2.e. “Direct new urban development to Urban Areas 
and Hamlet Areas, ensuring a compact form, and an 
appropriate mix of land uses and densities, resulting in 
the efficient use of land, infrastructure, and public 
services and facilities” 

The proposal is located within an Urban Area and 
involves a compact development form with a housing 
type compatible with existing densities in the 
neighbourhood. 

2.2.6.2.h. “Ensure that all new development will be a 
long-term financial benefit to the County” 

The proposal provides two additional housing units in 
an existing residential neighbourhood where 
municipal services exist. This avoids any removal of 
farmland or expansion of municipal services, while 
providing additional property taxes to the County, 
which is of long-term financial benefit to the County. 

 

Section 5.3 of the NCOP contains policies related to housing in the County. As the proposal is to create a 
lot suitable for residential development, applicable policies are found in Table 2, below: 

 

Table 2 – Norfolk County Official Plan – Section 5.3 (Housing) 

Policy Proposed 
5.3.b) “The County shall ensure that a full range of 
housing types and densities are provided to meet the 

The proposal involves two new semi-detached units in 
a neighbourhood of single-detached and townhouse 
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Policy Proposed 
anticipated demand and demographic change. All forms 
of housing required to meet the social, health and well-
being of current and future residents, including those 
with special needs shall be encouraged. The County shall 
target that 15 percent of all new housing built in Norfolk 
County be multi-residential dwellings and 15 percent be 
semi-detached and townhouse dwellings.” 

units. This provides a new type of housing in the 
neighbourhood, while helping the County meet their 
15% target for semi-detached units (and townhomes). 

5.3.e) “The County shall encourage innovative and 
appropriate housing development that exhibits design 
and adaptability characteristics, and may represent 
nontraditional additions to the County’s housing stock” 

The proposal involves efficient use of the 
underutilized greenspace, creating two new housing 
units which are appropriate in housing type and built 
form, but result in a higher-than-normal density for 
this housing type. Although non-traditional in density, 
the housing type and built form are an appropriate 
option for this property. 

5.3.g) “The County shall encourage that housing be 
considered when opportunities for redevelopment 
become available.  This includes the redevelopment of 
existing single-use and underutilized areas with full 
municipal services, such as shopping plazas, business and 
employment sites and older commercial and residential 
areas, especially where the land is in close proximity to 
human services.  Special attention shall be given to the 
design of buildings, the landscaping treatment and 
features of the site to ensure that the proposed 
redevelopment is physically compatible with the adjacent 
uses.” 

The existing lot provides an opportunity for 
redevelopment, as the eastern half of the lot is vacant 
and of sufficient room for more dwelling units. The lot 
is in a residential area with full municipal servicing in 
close proximity to commercial, institutional, and park 
lands. Future construction will be required to comply 
with design standards of the community. 

5.3.h) “The County shall develop zoning provisions that 
are sufficiently flexible to permit a broad and varied range 
of housing forms, types, sizes and tenures, including 
accessory apartments in houses, except in locations 
serviced by individual or communal waste water disposal 
systems” 

Although the proposal does not meet all zoning 
provisions, the accompanying Minor Variance 
application, if approved, would permit a new housing 
type and size option in the community. 

 

Section 5.3 contains policies for residential intensification (5.3.1), which the NCOP recognizes as reducing 
“the need to use vacant designated land on the periphery of the Urban Areas” as well as reducing “the 
need for urban expansions encroaching into the Agricultural Area.” Further, “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 proposal involves severing underutilized land within an existing 
residential neighbourhood, providing an infill opportunity which will gently intensify the area and make use 
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of the approximately 430m2 of vacant land. Policies related to residential intensification are addressed in 
Table 3, below: 

 

Table 3 – Norfolk County Official Plan – Section 5.3.1 (Residential Intensification) 

Policy Proposed 
5.3.1.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  

iii) redevelopment which includes either the 
replacement of existing residential uses with 
compatible new residential developments at a 
high density” 

The proposal involves housing provided through 
urban residential intensification in the form of infill 
residential development of vacant underutilized 
land in an existing neighbourhood. The proposed 
semi-detached dwellings would be a compatible 
new residential development at a higher density. 

5.3.1.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… Development within the Built-Up Area 
boundary will be considered as infill development.” 

The proposal involves infill and intensification within 
the built-up area in the Urban Area of Simcoe with 
full municipal services. 

5.3.1.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.” 

The proposal is: 

● within the Urban Area of Simcoe, located 
within the context of the GROW Norfolk 
Study (2023) 

● municipal servicing accommodation is to 
be confirmed by the County, 

● significant traffic changes due to two new 
housing units is not anticipated, 

● the proposed semi-detached units are a 
compatible and permitted use, and 

● the proposed development is consistent 
with the Urban Residential land use 
designation 

5.3.1.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.” 

The proposal involves small-scale intensification in 
the sense that only two additional housing units are 
proposed on lands designated for urban residential 



Consent & Minor Variance January 23, 2025 
142 Stanley Street, Simcoe  
Corbetton Holdings Inc. c/o Jonathan Jagt 
  

 

10 | Page 

  

Policy Proposed 
use. Infrastructure appears to be adequate and 
there are no significant physical constraints. 

 

The NCOP contains policies related to Community Design (Section 5.4), which requires the County to ensure 
new development maintains the character of Urban areas and enhances a sense of place, while promoting 
efficient and cost-effective design “that minimize land consumption,” (5.4.b.i-ii). 

The proposed lot will be suitable for two semi-detached units which will be suitable for a neighbourhood 
of mostly single detached units as well as a recent street townhouse development. The underutilized lot 
presents an opportunity for efficient land use through gentle intensification while maintaining the 
character of the neighbourhood containing a variety of densities. 

As previously noted, the subject property is located in the Urban Area of Simcoe, for which the NCOP 
contains a population forecast of over 17,000 people by 2036 in 7,600 households (Section 6, Table 5). 
Section 6.4 of the NCOP states that Urban Areas such as Simcoe “will accommodate the greatest amount 
of the targeted growth throughout the planning period” and that such growth will include a full range of 
housing types (6.4.b.i) in an efficient land use pattern that minimizes extension of municipal services and 
infrastructure (6.4.c). Intensification, infill, and redevelopment is also encouraged, with the County 
targeting 25% of Urban Area growth being through infill, intensification, and redevelopment (6.4.h). Simcoe 
is indeed the largest Urban Area in Norfolk County and continued development of complete urban 
community shall be promoted (6.5.1.1). 

The subject property is in a neighbourhood which can be described as a complete community, as the 
downtown core, parklands, schools, a hospital, commercial, and churches are all within walking distance. 
This is the sort of community where additional housing units and intensification should be encouraged, as 
it will provide more residents with a walkable lifestyle and more customers/attendees for the surrounding 
stores, parks, schools, and churches. 

The subject property is designated Urban Residential, where permitted uses include single and semi-
detached houses, amongst other housing types (7.7.1.a). This section states that semi-detached houses 
“shall generally have an average net density of 15 units per hectare” (7.7.2.a). The proposal, if approved, 
would result in an increase in density on the block where the subject property is located (see Figure 4, 
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below) from 13.57 UPH to 14.99 UPH. However, the density on the property alone will be increased from 
13.51 UPH to 40.52 UPH, being a result of intensification. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4 – Density of block. 

The densities of the adjacent blocks are as follows: 

● North (Single-Detached): 19 UPH 
● East (Single-Detached): 21.11 UPH 
● South (Single-Detached): 17.27 UPH 
● West (Street Townhouses): 40.67 UPH 

The proposal would result in the density of the block being still within the NCOP requirements for low-
density built form, while it would not significantly increase the density of the neighbourhood. 

Section 8.9.1 (Services in Urban Areas) states that all development in Urban Areas shall be serviced by 
municipal services, as is proposed (8.9.1.c). Infill within the Urban Area where municipal servicing already 
exists is encouraged and shall be considered by the County while evaluating consent applications (8.9.1.e). 

Section 8.9.4 contains policies for Stormwater Management. The proposal involves creating a vacant lot 
suitable for residential development, which will require a stormwater management design which meets 
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the satisfaction of the County (8.9.4.a). The County prefers this to be completed prior to the approval of a 
development application but may defer these requirements to the detailed design phase as a condition of 
approval (8.9.4.d). We recommend that any stormwater management requirements be pushed to the 
detailed design phase or as a condition of approval of the severance. 

This application conforms to the Norfolk County Official Plan. 

4.4 NORFOLK COUNTY ZONING BY-LAW 1-Z-2014 

The Norfolk County Zoning By-law (ZBL) has been developed to incorporate the policy direction of Norfolk 
County’s Official Plan. The current zoning of the property is Urban Residential Type 2 (R2). The provisions 
for the retained single-detached dwelling and proposed semi-detached dwellings are found in Tables 4 and 
5 respectively. 

Table 4 – 5.1.2. R1-B Zone Provisions (Applicable to Single-Detached Housing in R2 Zone) for Corner Lot 

Zone Provisions Required Existing Proposed Comments 
Min. Lot Area 

 

450 m2 

 

740 m2 301.84 m2 Does Not Comply 

Min. Lot Frontage 15 m 28.65 m 11.65 m Does Not Comply 

Min. Front Yard 3 m (detached garage with 
rear lane) 

7.12 m 7.12 m Complies 

Min. Exterior Side 
Yard 

6 m 2.1 m 2.1 m Existing deficiency 

Min. Interior Side 
Yard 

1.2 m each side (detached 
garage with a rear lane) 

20 m 2.82 m Complies 

Min. Rear Yard 7.5 m 7.65 m 7.65 m Complies 

Max. Building 
Height 

11 m 7.5 m 7.5 m Complies 

Accessory Setback 
(Provision 3.2.c,e) 

Rear Yard = 1.2 m 

No Exterior Side Yard 
Encroachment 

RY = 0.28 m, 

Encroaching 
in Ext. SY. 

RY = 0.28 m, 

Encroaching in 
Ext. SY. 

Existing deficiency 

Landscaping 

(4.2.5.b) 

50% of Front Yard and 
Exterior Side Yard 

74.0% 66.2% Complies 

 

Table 5 – 5.2.2. R2 Zone Provisions (Semi-Detached, per unit) 

Zone Provisions Required Proposed Comments 
Min. Lot Area 255 m2 219.83 m2 (Western Lot) Does Not Comply 
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 218.56 m2 (Eastern Lot) 

Min. Lot Frontage 8.5 m 8.5 m Complies 

Min. Front Yard 6 m Any future construction will be 
setback 6 m. 

Future Construction Will 
Comply 

Min. Interior Side 
Yard 

3 m (parking space accessed 
via front yard) 

 

1.2 m (attached private 
garage) 

Any future construction will be 
setback 1.2 m if attached 
garage proposed, or 3 m if no 
garage proposed. To be 
determined. 

Future Construction Will 
Comply 

Min. Rear Yard 7.5 m Any future construction will be 
setback 7.5 m 

Future Construction Will 
Comply 

Max. Building 
Height 

11 m Any future construction will be 
equal to or less than 11 m in 
height. 

Future Construction Will 
Comply 

 

As Tables 5 and 6 demonstrate, 142 Stanley Street currently has two (2) existing deficiencies, being in 
exterior side yard setback and the location of the accessory garage. The proposed severance would result 
in an additional four (4) deficiencies, being the lot area of all three resulting properties, and the lot frontage 
of the retained lot.  

The accompanying Minor Variance application will address the two existing deficiencies and the four 
proposed deficiencies. Compliance with the Norfolk County Zoning By-law is subject to the approval of this 
Minor Variance application. 

4.5 FOUR TESTS OF A MINOR VARIANCE 

This application requires six (6) minor variances to bring this application into compliance with the Norfolk 
County Zoning By-law. Two of these deficiencies are existing while four deficiencies will result from the 
proposed severance and following Part-Lot Control. These minor variances are to be evaluated against the 
four tests defined under Section 45(1) of the Planning Act. 

1. Are the variances minor in nature? 

The existing deficiencies are related to the locations of the house and garage which appear to have existed 
since at least the 1960s (although their exact dates of construction are unknown). The exterior side yard, 
at 2.1 metres, appears to be consistent with other corner lots in the neighbourhood (see Figures 5 and 6). 
The garage is setback 2.71 metres from Head Street South, within the property’s exterior side yard, and 
only 0.28 metres from the rear property line. Due to the length of time that these structures have been 
present and remained unproblematic, it is our opinion that these setbacks are minor in nature.   
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Figure 5 - 145 Stanley Street Exterior Side Yard Figure 6 - 149 Stanley Street Exterior Side Yard 

 

   

 

 

 

 

 

 

 

 

 

The proposed deficiencies result from the proposal accommodating two new dwelling units in the form of 
semi-detached dwellings. The retained lot would be deficient by 148.16 m2 in area and 3.35 metres in 
frontage. The required lot area and frontage for this lot are large due to the fact that it is a corner lot, and 
so a large exterior side yard must be accommodated. However, for this particular lot, the existing dwelling 
and accessory building have historically been located within the exterior side yard setback without problem 
(as appears to be common in the neighbourhood). Therefore, the proposed deficiencies in lot area and lot 
frontage are appropriate for the property as it stands and are minor in nature. 

The proposed semi-detached lots are deficient in area by 37.17 m2 (Eastern) and 36.44 m2 (Western). 
Sufficient lot frontages were prioritized in the design, resulting in the lot area deficiencies. Although 
architectural drawings have not yet been completed, there is sufficient building room within the building 
envelope for the desired construction. For this reason, the lot area deficiencies are minor in nature. 

The variances are minor in nature. 

2. Are the variances desirable for this property? 

The deficient exterior side yard setback and garage location appear to have existed on this property for at 
least 50 years and have not proved to be problematic to the public, the property owner, nor the County.  

The proposed deficient lot areas and lot frontage are sufficient for the existing dwelling as well as for the 
proposed construction and will facilitate an infill project and “best use” of the property. For these reasons, 
it is desirable for relief to be granted. 

The variances are desirable for the site and surrounding neighbourhood. 
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3. Do the variances maintain the general intent and purpose of the Zoning By-law? 

The purpose of the Zoning By-law is to regulate and maintain the character of the area and the safety of 
the public by applying several specific requirements, according to the property location and design. 

None of the proposed variances pose a threat to the safety of the public nor the property owner. Although 
exterior side yard setbacks may help with driver visibility, the exterior side yard setback on this property 
appears to have existed for decades and is in line with that of other houses in the area. The proposed lot 
sizes and frontage still permit sufficient space for the existing and proposed dwellings. 

The property is zoned Urban Residential Type 2 (R2) and the existing single detached and proposed semi-
detached dwellings are permitted uses. 

The variances maintain the general intent and purpose of the Zoning By-law. 

4. Do the variances maintain the general intent and purpose of the Official Plan? 

The subject properties are designated Urban Residential in the County’s Official Plan (NCOP). For areas in 
this designation, the NCOP aims to accommodate residential growth and a “variety of residential forms” 
(7.7). The existing single detached and proposed semi-detached dwellings are permitted uses in this 
designation. The proposal would result in two additional dwelling units in the existing complete community, 
where commercial, institutional, parkland, and other uses are all within walking distance. No adjacent 
properties are anticipated to be impacted by this application and no changes in land use are proposed. 

The variances maintain the general intent and purpose of the Official Plan. 

5 PLANNING ANALYSIS SUMMARY 
The application is consistent with the Provincial Planning Statement. The proposal includes a new housing 
form (semi-detached) in a neighbourhood of mostly single-detached and townhouse dwellings. The new 
dwelling units would be constructed on land already serviced by municipal servicing and infrastructure and 
located within a walkable community, meeting Sections 2.1.6.a, 2.2.1, and 2.3.1.2.a,c. The property is 
located within the settlement area of Simcoe, where growth shall be directed (2.3.1.1) and the proposal is 
a form of gentle intensification in a complete community which is supported by Section 2.3.1.3. This 
neighbourhood is the ideal location for intensification to achieve complete communities as Simcoe’s 
downtown, farmer’s market, recreational complex, and parklands are all within walking distance of this 
property. Any future development is proposed to have municipal servicing. 

The application conforms to the Norfolk County Official Plan. The subject property is designated Urban 
Residential and the existing single detached dwelling and proposed semi-detached dwellings are permitted 
uses in this designation. The proposal meets the applicable goals in Section 2.2 (see Table 1), including 
revitalizing underutilized land, providing a variety of housing forms through infill projects, and directing 
new development to Urban Areas. The proposal meets the applicable policies of Section 5.3 (Housing - see 
Table 2) and Section 5.3.1 (Residential Intensification – see Table 3). The property is located in the Urban 
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Area of Simcoe, where the Official Plan states “will accommodate the greatest amount of the targeted 
growth throughout the planning period” (Section 6.4). The subject property is located in a neighbourhood 
which can be described as a complete community, as the downtown core, parklands, schools, a hospital, 
commercial, and churches are all within walking distance. This is the sort of community where additional 
housing units and intensification should be encouraged, as it will provide more residents with a walkable 
lifestyle and more customers/attendees for the surrounding stores, parks, schools, and churches. Section 
7.7.2.a states that semi-detached houses “shall generally have an average net density of 15 units per 
hectare.” The proposal, if approved, would result in an increase in density on the block where the subject 
property is located (see Figure 4) from 13.57 UPH to 14.99 UPH, meeting policy 7.7.2.a. It would still remain 
the lowest-density block in its immediate vicinity. The proposed dwellings would be serviced municipally, 
as is required by Section 8.9.1, and the proposal’s status as infill in an area serviced by municipal servicing 
shall be considered by the County while evaluating consent applications (8.9.1.e). We recommend that any 
stormwater management design by pushed to the detailed design phase or as a condition of approval. 

The proposal involves multiple zoning deficiencies, two (2) existing and four (4) proposed. All six (6) 
variances meet the Four Tests of a Minor Variance and will comply with the Norfolk County Zoning By-law 
subject to the approval of the accompanying Minor Variance application by the Committee of Adjustment. 

6 CLOSING 
This Consent and associated Minor Variance applications represent good planning and should be approved 
because they: 

1. Have regard for the Planning Act, 
2. Are consistent with the PPS, 2024  
3. Conform to the Norfolk County Official Plan, 
4. Subject to Committee approval, will conform to Zoning By-law 1-Z-2014. 
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