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1.0 BACKGROUND

Robert Russell Planning Consultants Inc. has been retained by RPD Studio who is acting as agent for the

property owner Ojala Financial Corp. to prepare a Planning Justification Report in support of the proposed
Senior’s Townhouse and Condominium Apartment development at 1142 County Road 42 in the community
of Stayner, in Clearview Township.

The property is located at the south end of the existing residential area of Stayner on the east side of
County Road 42 (Airport Road). To the north is Margaret Street and existing residential, to the east are
vacant lands that are draft approved for low density residential development, to the south is a commercial
use and beyond that agricultural land, and on the west side of County Road 42 is agricultural and rural land.

The property is currently vacant and contains mostly scrub and early successional vegetation. There is an
easement across the south portion of the property that contains an electrical transmission corridor. There is
one pylon tower for this electrical transmission line within the bounds of the subject property.

The 5 hectare property is generally rectangular in shape with a width of approximately 410 metres and
typical depth of approximately 120 meters. There is a residential lot, external to the subject property, at the
intersection of Margaret Street and County Road 42. This lot results in the frontages along County Road 42
and Margaret Street being less than the overall property width and depth.

There is little elevation difference across the subject property, which slopes from an approximate elevation
of 222 metres above sea level in the southwest corner to 220 metres adjacent to Margaret Street. Two
isolated wetlands were identified on this property during preparation of the environmental reports for the
adjacent development.

The adjacent draft approved subdivision to the east was previously contiguous with the subject property. A
consent application was approved to create two distinct parcels to separate the low density subdivision from
the medium density condominium townhouse site. The subject property is currently owned by Ojala
Financial Corp..

2.0 DEVELOPMENT CONCEPT

Ojala Financial Corp. proposes to develop the subject site as a common element condominium consisting
predominantly of townhouses with some single detached units backing onto the draft approved residential
subdivision to the east, all of which are to be located on the north side of the electrical transmission corridor.
South of the electrical transmission corridor is proposed a 3 storey standard condominium apartment
building in the south west corner, on the south side of the electrical transmission corridor. This portion of the
site, south of the transmission corridor will likely be developed last and the concept may change between
the time of this report and construction. Should the concept change, additional Planning Act applications
may be required to facilitate the revised concept.

As per the site concept plan prepared by RPD Studio the main portion of the site contains 61 townhouse
units, and 31 detached units with front driveways and garages, along with the necessary lane way, visitor
parking, and central common amenity space.. The 3 storey condominium apartment will contain 36 units
and provides ample surface parking.
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FIG. 1

The site will be accessed from the local roads proposed in the residential subdivision to the east and from
Margaret Street. The alignment and location of the east accesses was established through the previous
Draft Plan of Subdivision process and the Consent approval.
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The Townhouses are proposed to be a mix of single storey with a loft and two storey units. The single
detached units can be single storey or two storey. It is anticipated that the purchaser will have the
opportunity to select their unit style.

Townhouse units are proposed to have a width of 6.1 metres and an approximate depth of 30 meters. The
range of sizes is from 93 m? to 167 m?. Single detached units will have a width of 10.7 m and a depth of
31.2 m, with GFA ranging in size from 140 m? to 205 m?.

The concept plans and layout of the 3 storey apartment are preliminary at this time and may change prior to
construction. The current design of the 3 storey building can accommodate 36 units ranging in size from 65
m? to 94 m?. Regardless of the ultimate built form it is anticipated that this portion of the Subject Property
will only contain approximately 36 units.

3.0 PLANNING POLICY
3.1 PROVINCIAL POLICY STATEMENT 2014

The current Provincial Policy Statement (PPS) came into effect May 1, 2020 and applies to all Planning Act
approvals made after that date.

Several policies in the PPS support the proposed development.

“1.1.1 Healthy, livable and safe communities are sustained by:
a) promoting efficient development and land use patterns which sustain the financial
well-being of the province and municipalities over the long term;
b) accommodating an appropriate affordable and market-based range and mix
of...residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing and housing for older persons),...to meet long term
needs;...”
h) promoting development and land use patterns that conserve biodiversity;...”

1.1.2 Within settlement areas, sufficient land shall be made available through intensification
and redevelopment and, if necessary, designated growth areas....”

The proposed development is within the designated growth area which indicates that the principal of
development has already been established. Furthermore the proposed development will round out a
community with existing services. At the time of this report update, the Township of Clearview has identified
a water servicing constraint, however, servicing connections are located adjacent to and in proximity of the
Subject Property. The Zoning By-law Amendment can proceed in order to establish the development
parameters, but it is anticipated that a Holding Provision will be required to prevent the issuance of building
permits prior to the availability of water capacity.

The current vision is for an inclusive development that can accommodate any age demographic, or persons
of varying physical ability level. As such, the condominium corporation will undertake all exterior yard and
building maintenance that could otherwise be difficult for those with disabilities or advanced age. When
compared with the current uses on the property the proposed development provides a more efficient use of
land, and maximizes the efficiency of the existing services. The proposed development could provide a



o [Robert Russell
May 21, 2024 O PLANNING CONSULTANTS

Planning Justification Report
1191 County Road 42
Page 6 of 23

location for local older persons within Clearview Township to age in place and maintain ties and social
integration with the community in which they are part of.

“1.1.3.1 Settlement areas shall be the focus of growth and development.”
The proposed development is within a settlement area in accordance with the above policy.

“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;...

e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be
developed,...”

The proposed density of the townhouses and apartment makes for a more efficient use of land than the
surrounding single detached dwellings. Any necessary services will be in place to service the adjacent draft
approved subdivisions. The property is within the designated growth area. An internal sidewalk network is
provided with external connections to support active transportation. Clearview provides public bus
transportation within Stayner, with connections to Wasaga Beach. However, the service does not extend
southward to the subject property or immediately surrounding neighbourhood. The additional density
provided by the proposed development, as compared with the surrounding neighbourhood of single
detached houses, would improve the efficiency of any future transit expansion.

“1.1.3.6 New development taking place in designated growth areas should occur adjacent to
the existing built-up area and shall have a compact form, mix of uses and densities
that allow for the efficient use of land, infrastructure and public service facilities.”

The proposed development is immediately south of the existing built up area of Stayner. The townhouse
and apartment building types provide a more compact form than the proposed single detached
developments to the east or existing single detached further east and to the north.

“1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected market-based and affordable housing needs of
current and future residents of the regional market area by: ...

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and
well-being requirements of current and future residents, including
special needs requirements and needs arising from demographic
changes and employment opportunities; and

2. all types of residential intensification, including additional residential
units, and redevelopment in accordance with policy 1.1.3.3;...
d) promoting densities for new housing which efficiently use land, resources,

infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed;
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e) requiring transit-supportive development and prioritizing intensification,
including potential air rights development, in proximity to transit, including
corridors and stations;...”

The proposed townhouses and 3 storey apartment provide more a greater variety of housing options for the
populace of Clearview. Apartment units, Bungalow and Bungalow loft units, have a smaller floor area
generally without stairs, which will make them more affordable and easier to maintain for those with social
and health needs. The existing community is predominantly single detached dwellings on large lots. The
development of the subject site for townhouses and apartments provides a density that is inherently more
efficient in terms of land use, resources, infrastructure and public service facilities.

“1.5.1 Healthy, active communities should be promoted by:

a) planning public streets, spaces and facilities to be safe, meet the needs of
pedestrians, foster social interaction and facilitate active transportation and
community connectivity;

b) planning and providing for a full range and equitable distribution of publicly-
accessible built and natural settings for recreation, including facilities,
parklands, public spaces, open space areas, trails and linkages, and, where
practical, water-based resources;...”

As previously noted a continuous internal sidewalk system is proposed and shown on the Conceptual Site
Plan prepared by RPDS Integrated Design Firm. This sidewalk network has external connections to the
east, north and a future connection to the west to tie into the future proposed sidewalk along County Road
42. A central amenity space is provided on the Conceptual Site Plan which will provide some parkland and
outdoor public recreational space, further encouraging social interactions and active transportation.

“1.7.1 Long-term economic prosperity should be supported by:...
b) encouraging residential uses to respond to dynamic market-based needs and
provide necessary housing supply and range of housing options for a diverse
workforce;...”

The existing residential fabric of Stayner is predominantly single detached residential. There is a small area
of existing townhouses along Atkinson Street, and some semi-detached units along Quebec Street. Aside
from those two areas, there are few other multiple residential housing options. The proposed development
including the 61 townhouses and the multiple residential south of the electrical transmission corridor will
increase the range and number of housing options within the community of Stayner and the Township of
Clearview.

“1.8.1 Planning authorities shall support energy conservation and efficiency, improved air
quality, reduced greenhouse gas emissions, and climate change adaptation through
land use and development patterns which:

a) promote compact form...”

As stated above, the proposed development is substantially more compact than the existing residential area
of Stayner..

Given the above examples, and a review of the remaining policies within Part V Sections 1, 2 and 3 of the
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PPS, we are of the opinion that the proposed development is consistent with the policies related to Building
Strong Communities, Wise Use and Management of Resources and Protecting Public Health and Safety.
3.2 GROWTH PLAN

The Growth Plan for the Greater Horseshoe was originally released in 2006. It has been updated and
revised a number of times since then. The most recent update came into effect August 28, 2020.

Schedule 2 of the Growth Plan for the Greater Golden Horseshoe provides an approximate depiction of the
Built Boundary and Designated Greenfield Area. It is assumed that the subject property is located within the
Designated Greenfield Area and was within the Urban Settlement Area Boundary at the time the Growth
Plan was originally released in 2006.

The Growth Plan contains the following policies:

“2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on the following
a) the vast majority of growth will be directed to settlement areas that:
i) have a delineated built boundary;
ii) have existing or planned municipal water and wastewater systems;
and
iii) can support the achievement of complete communities;...”

The County of Simcoe has defined a delineated built boundary for the Urban Settlement of Stayner, the
Subject Property is located immediately south of that Built Boundary and is considered to be a part of the
Designated Greenfield Area. However, given that the settlement has a Built Boundary, the proposed
development is supported by the above policy. As noted previously in this report, there are planned services
adjacent to and in proximity of the Subject Property, and the additional housing options provided by the
proposed built form will enhance the completeness of Stayner.

“2.2.1.4 Applying the policies of this Plan will support the achievement of complete

communities that:

a) feature a diverse mix of land uses, including residential and employment uses,
and convenient access to local stores, services, and public service facilities; ...

c) provide a diverse range and mix of housing options, including additional
residential units and affordable housing, to accommodate people at all stages
of life, and to accommodate the needs of all household sizes and incomes;...

e) provide for a more compact built form...”

As described previously in this report, townhouses and other multiple residential uses are rare within
Stayner. The Proposed Development will increase the diversity of residential uses by increasing the range
of housing options. Furthermore it is anticipated that townhouse and multiple residential units will improve
the attainability of housing for existing and future residents of Stayner and Clearview.

“2.2.7.1 New development taking place in designated greenfield areas will be planned,
designated, zoned and designed in a manner that:
a) supports the achievement of complete communities;
b) supports active transportation;



o [Robert Russell
May 21, 2024 O PLANNING CONSULTANTS

Planning Justification Report
1191 County Road 42
Page 9 of 23

c) encourages the integration and sustained viability of transit services.”

Complete communities are defined as “...areas within cities, towns, and settlement areas that offer and
support opportunities for people of all ages and abilities to conveniently access most of the necessities for
daily living...” and include “..a full range of housing...”. Furthermore, “Complete communities are age-
friendly and may take different shapes and forms appropriate to their contexts.” The proposed development
significantly increases the range of housing options available in Stayner and Clearview Township. As
illustrated above, the proposed units and design of the development are intended to be age-friendly. The
internal sidewalk network with external connections will support active transportation and the increased
density in the southern area of Stayner will improve the viability, and encourage the provision, of a potential
future transit route for the residents.

“2.2.7.2 The minimum density target applicable to the designated greenfield areaof each
upper-and single-tier municipality is as follows: ...

b) The City of Kawartha Lakes and the Counties of Brant, Dufferin, Haldimand,
Northumberland, Peterborough, Simcoe and Wellington will plan to achieve
within the horizon of this Plan a minimum density target that is not less than
40 residents and jobs combined per hectare....”

There are a total of 128 units proposed for the 5 hectare Subject Property representing a density of 25.6
units per hectare. The 2016 Census has determined that the average household size in the Township of
Clearview is 2.6 persons, which would suggest that the population density for the Proposed Development
would be 66.56 persons per hectare, which is above the minimum target and will help balance out the
existing lower density residential areas of Stayner.

“3.2.5.1 In planning for the development, optimization, or expansion of existing and planned
corridors and supporting facilities, the Province, other public agencies and upper-and
single-tier municipalities will:...

b) ensure that existing and planned corridors are protected to meet current and
projected needs in accordance with the transportation and infrastructure
corridor protection policies in the PPS;...”

The existing electrical transmission corridor and easement is preserved in the proposed Site Plan in
accordance with the above policy.

Given the above examples, and a review of the remaining policies within Sections 2, 3, 4, and 5 of the
Growth Plan for the Greater Golden Horseshoe 2017, we are of the opinion that the proposed development
is consistent with the policies related to growth, infrastructure and protection of natural systems.

3.3 COUNTY OF SIMCOE OFFICIAL PLAN

The County of Simcoe Official Plan was adopted by the County Council on November 25, 2008 and was
subsequently appealed to the Ontario Municipal Board (currently known as the Ontario Land Tribunal).
Council endorsed an updated version on January 22, 2013, which was also referred to The Board. All
County-wide appeals were resolved by 2016, and only a number of site specific appeals remain before The
Tribunal. The February 2023 consolidated Official Plan was utilized in the analysis below.
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Schedule 5.1 — Land Use Designates shows the subject site within the Settlements designation and outside
of the Built Boundary.

The following strategies and policies in the County of Simcoe Official Plan apply to the subject site:

“3.1.1 Direction of a significant portion of growth and development to settlements where it
can be effectively serviced, with a particular emphasis on primary settlement areas”

“3.2.3 The majority of population and employment growth will be directed to settlement
areas...”
“3.2.4 The majority of population and employment growth will be directed to settlement

areas with full municipal water services and municipal sewage services...”

The community of Stayner is identified as a settlement area on Schedule 5.1 and as such, the proposed
development is in accordance with this strategy and will make use of existing and planner municipal
infrastructure and facilities. However, as noted previously, Stayner is currently experiencing a water supply
constraint issue. It is understood that this is a temporary condition and that in the future additional water
capacity will be available once the necessary capital works investments have been made. At this time
Stayner relies on 4 groundwater wells. It is understood that there is a new well has been installed off
Klondike Park Road, but the watermain connection to the settlement of Stayner has not yet been
constructed. As the subject property is within the designated greenfield area it allows for higher densities
that will preserve rural and agricultural land in accordance with this strategy.

“3.3.19 ...adjacent to County Roads where applicants are proposing new plans of subdivision
and condominium...the County will require a supporting SWM Report....”

A Functional Servicing and Stormwater Management Report were prepared and submitted based on a
previous concept for the Subject Property. This SWM report will require updating as the internal road, and
thus the sewer, alignments have changed, however, it is assumed that if the previous concept could be
adequately serviced with stormwater management, the new concept will also. The updated Functional
Servicing and Stormwater Management Report will be provided subsequent to approval of the Zoning By-
law Amendment.

“3.3.20 The County shall require proponents of commercial, industrial, institutional, or
residential (5 or more lots or units) development applications to undertake and
implement a Traffic Impact Study (TIS) to the satisfaction of the appropriate road
authorities when the proposed development is on or would affect County Roads...”

Ontario Traffic Inc. has undertaken traffic counts at the intersection of County Road 42 and Margaret Street.
These counts were provided with the original application submission in support of the previous layout for the
Subject Property. The Township of Clearview may utilize the data to determine if the there will be any
anticipated impacts to the service levels at this intersection.

Section 3.5 provides a number of policies to guide land use within Settlements. The most relevant policies
are discussed below.
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“3.5.1 To focus population and employment growth and development within settlements,...”

“3.5.2 To develop a compact urban form that promotes the efficient use of land and
provision of water, sewer, transportation, and other services.”

“3.5.4 To promote development forms and patterns which minimize land consumption and
servicing costs.

The subject property and proposed development are located within a settlement in accordance with these
policies. The proposed townhouse and apartment built forms are substantially more compact that the
existing community of Stayner and due to the compactness and location adjacent to the existing built area,
will make efficient use of existing municipal infrastructure and services.

“3.5.15 Within settlements, local municipal official plans should direct that development on
designated Greenfield areas occur contiguous to or abutting the existing built
boundary and progressing out from there,...”

The subject property abuts the built boundary and conforms to this policy.

Policy 3.5.24 provides a density target of 32 residents and jobs per net hectare for Township of Clearview.
The proposed development has a total area of 5.02 hectares. Total number of proposed units is 128. This
represents a density of 25.6 units per net hectare. The 2016 Census has determined that the average
household size in the Township of Clearview is 2.6 persons. Based on this figure, the proposed
development would provide a total population of density of approximately 333 and a population density of
66.6 residents per net hectare. This is greater than the minimum density target, and will help balance out
the some of the low density residential present and proposed in the Township of Clearview.

“3.5.28 Settlement form and building design shall consider...the integration of paths and trails,
bicycle routes, a compact and convenient design which encourages walking...”

As noted above, there is an internal sidewalk network with external connections to existing and potential
future sidewalks and paths that will encourage walking throughout the settlement of Stayner.

“3.5.30 It is a policy of this Plan that in the development of settlements that a range of types
of housing, including detached, semi-detached, townhouse, and apartment units, be
provided,...”

The proposed development provides a range of housing options that are otherwise unavailable within the
community of Stayner in accordance with this policy.

Policies 3.8.10 and 3.8.11 together suggest that, despite the lack of a Greenlands designation, the two
wetlands that were previously identified may need to be protected. The necessity of this protection and the
limit of the features is to be determined through an Environmental Impact Study. Please refer to the study
prepared by Terrastory Environmental Consulting Inc. which has determined that the wetlands provide
“limited and non-significant wetland-specific functions and values within the local landscape.” As such, the
wetlands will not be preserved in the proposed development. The SWM report prepared by CAPES
proposes measures to mitigate for loss of groundwater recharge.
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“4.1.6 Local municipalities will provide for an appropriate range of housing types and
densities required to meet projected needs of current and future residents.”

The proposed development provides a range of housing options that are otherwise unavailable within the
community of Stayner in accordance with this policy.

“4.5.43 The County will promote energy conservation through land use development patterns
that:
a) promote compact, mixed use development;...”

The proposed townhouses and apartment units are substantially more compact that the existing
neighbourhoods in the community of Stayner, in accordance with this policy.

“4.7.7 Subject to the hierarchy of services provided in the policies above, planning
authorities may allow lot and/or unit creation only if there is confirmation of sufficient
reserve sewage system capacity and reserve water system capacity within municipal
sewage services and municipal water services...”

The CAPES Functional Servicing Study does not analyze the capacity of the water of the water or sanitary
receiving infrastructure. However, it does make reference to the FSR prepared by Greenland Engineering
that was submitted in support of the residential subdivision to the east. The proposed servicing strategy for
the subject property and proposed development would see the water and sanitary services connect to the
residential subdivision to the east, and the Greenlands report appears to have included the development of
the subject property in their analysis. As noted previously in this report, Stayner has reached the capacity
limit of wells that are part of the existing water supply and distribution system. It is understood that a new
well has been constructed, but has not yet been connected. Upon the connections of that well to the
exisitng water distribution system, it is anticipated that there will be sufficient water service capacity.

“4.8.28 Where a subdivision by plan or consent is proposed and abuts a County Road, the
County will require the dedication of land to the County Road system from the original
and newly created lots in order to achieve the right-of-way widths identified in Table
5.4. All land dedications, necessary Traffic Impact Studies, and necessary
infrastructure improvements shall be provided at the expense of the developer.”

It appears the current right of way width abutting the subject property is 20 meters. Table 5.4 indicates that
County Road 42 is to have a width of 36 meters. The proposed site plan has made allowance for a potential
10.3 m road widening to accommodate this width. Ontario Traffic Inc. has undertaken traffic counts at the
intersection of County Road 42 and Margaret Street. These counts are included with this submission and
the Township of Clearview may utilize the data to determine if the there will be any anticipated impacts to the
service levels at this intersection.

Given the above examples, and after a review of the remaining policies within the County of Simcoe Official
Plan, we are of the opinion that the proposed development is consistent with the strategies, objectives and
policies in Parts 3 and 4 of the County of Simcoe Official Plan.

3.4  OFFICIAL PLAN OF THE TOWNSHIP OF CLEARVIEW
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The Official Plan of the Township of Clearview, 2001 was approved by the County of Simcoe in January
2002. The January 2019 consolidation is used in the analysis below.

Schedule A — Land Use and Transportation Plan and Schedule A3 — Land Use and Transportation Plan for
the Urban Settlement Area of Stayner both designate the subject property as Residential. Schedule A3 also
identifies County Road 42 as an arterial road and Margaret Street as a collector road.

Official Plan Strategy 2.3.5 indicates that major growth is to be directed to the three primary urban
settlement areas, of which Stayner is one. Furthermore this strategy states that the “lands Residential use
on Schedules A through A14 include vacant areas estimated to be sufficient to accommodate the demand
for the residential accommodation over the effective planning period of this Official Plan.” The planning
period for the Official Plan was until 2021. Given that it is now 2024, it is anticipated that there is demand
for the development of these lands now.

“3.6.1.2 It is a development goal of this Official Plan to encourage a high quality, varied and
affordable supply of housing for all municipal residents and an efficient urban form.”

The proposed development provides additional housing variety that is anticipated to be more affordable than
the single detached unit type that comprises the majority of the unit mix of the community of Stayner.

Section 3.6.2 provides the following relevant objective regarding Development Form.

“6. To provide sufficient diversity in housing types to meet the lifestyle preferences of the
Township’s residents.”

The following Municipal Service Objectives from Section 3.7.2 are relevant to the proposed development:

“2. To direct major forms of new growth to municipally serviced, primary urban
settlement areas.”

‘3. To encourage progressive, staged development from existing built-up areas in order
to minimize the need for major servicing extensions.”

“8. To ensure that no development occurs without an adequate supply of potable
water and method of sanitary sewage disposal.”

The proposed development is within the primary urban settlement area of Stayner, and because it abuts an
existing built-up area, it creates a logical, orderly expansion of the settlement. While there is a temporary
restriction on water supply capacity, a solution is currently being implemented to provide additional sources
of water.

“3.8.1.2 It is a transportation goal of this Official Plan to establish a system of pathways and
trails linking the Township’s settlements and major development areas and public
spaces within those settlements as an alternative to the vehicular network of roads.”

The pedestrian sidewalks through the proposed development and with their external connections,
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addresses this goal and also addresses Transportation objective 3.8.2.5, and Recreation objective 3.9.2.4.
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Similar to the strategies, goals, and objectives highlighted above, the Residential Development Overview
provided in Section 4.6.1 directs “major forms of new residential development” to the three primary
settlement areas. As the subject property is within one of these primary settlement areas the proposed
development conforms with Section 4.6.1 of the Official Plan.

Section 4.6.1 indicates that the predominant form of development will be in the form of single-detached
dwellings, however also states that Council’s intent is ensure the provision of “varied and affordable”
housing types by allowing “medium density residential” in selective locations. The settlement of Stayner is
predominantly comprised of single-detached dwellings and the subject property, which abuts an arterial
road, is an ideal location for medium density residential uses.

The Overview in Section 4.6.1 also supports the provision of “senior citizen housing.” The proposed
development although it will not be marketed toward any specific demographic, would be ideally suited to
senior citizen housing and aging in place as the bungalow, bungalow loft units would limit the need for the
future residents to travel up and down stairs.

Official Plan Policy 4.6.2.1.2 reconfirms the Townships desire to direct major development to the primary
settlement areas with provision of full municipal services.

The permitted uses listed in Policy 4.6.2.2 include townhouses and low-rise apartment buildings.
Consequently, the proposed development conforms to the permitted uses in the Official Plan.

The description of Medium Density Residential provided in Policy 4.6.2.3.2 includes townhouses and low-
rise apartments. This policy also indicates that the density of such developments shall not exceed 50 units
per gross hectare. The proposed 107 unit development with a gross site area of 5.02 hectares, equates to a
density of 21.3 units per gross hectare, which is well below the maximum.

The following additional Policies within 4.6.2.3.2 apply:

“Wherever possible, access to townhouses and apartments shall be from privately owned and
maintained service driveways emptying onto collector and arterial roads.”

All proposed units will be accessed from the proposed condominium roadway, which in turn connects to the
proposed local road system within the subdivision to the east.

“Adequate off-street parking shall be provided for all permitted uses.”
Proposed townhouse units will provide 2 off-street parking spaces per unit. The low-rise apartment building
is serviced by an at grade, off-street parking lot that provides 1.6 spaces per unit of combined resident and

visitor parking.

“Adequate buffering shall be provided between medium density residential areas
and lower density residential areas and/or non-residential uses.”

The low-rise apartment building is located at the southwest corner of the property, on the opposite side of
the electrical transmission corridor and is well separated and buffered from the existing and proposed low
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density residential uses to the north and east. The townhouses are proposed to be 1 storey to 2 storeys in
height. Although they represent a density greater than the proposed development to the east, and greater
than the existing residential lots to the north, the low height will limit their impact on the lower density uses.

“The scale and design of a medium density residential development, in respect to
such matters as building height, setbacks, landscaping and vehicular circulation,
should maintain consistency, and be compatible with the surrounding residential
area.”

The proposed development, due to low building height of the townhouses, and the significant distance to the
proposed low-rise apartment will be compatible with the surrounding existing residential area. Furthermore,
the proposed unit that is closest to the existing residential area on Margaret Street is a semi-detached
dwelling that is setback approximately 45 metres from the Margaret Street ROW. The proposed setbacks
abutting the draft approved subdivision to the east are in accordance with the allowable setbacks in the RS5
zone. Margaret Street is a designated collector road and should be expected to see increased traffic
volumes as the settlement of Stayner grows. Ontario Traffic Inc. has undertaken traffic counts at the
intersection of County Road 42 and Margaret Street. These counts are included with this submission and
the Township of Clearview may utilize the data to determine if the there will be any anticipated impacts to the
service levels at this intersection.

“It is the intent of this Plan that medium density residential development generally be
encouraged to locate in newly developing areas...”

The subject site is within a newly developing area in conformity with this policy.

“Medium density residential uses shall only be permitted by amendment to the
Zoning By-law.”

This Planning Justification Report is prepared in support of the required application to amend the Zoning By-
law.

“4.6.5 Before an amendment is made...to the implementing Zoning By-law...and prior to site
plan approval, it shall be demonstrated, where necessary through the preparation or
appropriate studies:

« that all of the matters contained within this Section 4.6 have been addressed
and that no undue transportation difficulties will ensue from the proposed
development,

» that the proposed method of servicing is in accordance with the engineering
standards of the Township of Clearview and/or other responsible approval
authority,

» that adequate community facilities, including recreational and educational
facilities, are available to service the proposed use, and/or development is
phased accordingly

» that the proposed development is compatible with adjacent surrounding land
uses, and

« that all other requirements for this Official Plan have been met, including those
of Sections 8.12 and 8.18.”
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This Planning Justification Report is prepared to address most of the items in this policy. Please refer to the
preceding analysis of Section 4.6 as confirmation that these matters have been addressed. Ontario Traffic
Inc. has undertaken traffic counts at the intersection of County Road 42 and Margaret Street. These counts
are included with this submission and the Township of Clearview may utilize the data to determine if the
there will be any anticipated impacts to the service levels at this intersection. The existing municipal services
will be extended to the subject property in to the satisfaction of the Township of Clearview. The settlement
of Stayner contains an arena and community hall, a public library, along with a number of public parks.
There are two existing elementary schools and a secondary school within the community. It is assumed that
through the municipal comprehensive review of the Official Plan, the community infrastructure needs for
these lands were reviewed. Compatibility with adjacent land uses has been discussed in detail previously in
this report. Section 3.4 of this Planning Justification Report identifies and reviews the requirements of the
Official Plan. The discussion of Sections 8.12 and 8.18 follows later in this report.

The description for Arterial Roads in Section 6.1 indicates that access to Arterial Roads from abutting
properties shall be discouraged. The proposed development provides access through the adjacent
proposed plan of residential subdivision in accordance with this statement. The description for Collector
Roads states that access from abutting properties will be minimized. The proposed development
contemplates a temporary access from Margaret Street, that would be required only if the subject property is
development before the subdivision to the east resulting in the ultimate, planned, access to the subject
property being unavailable temporarily.

Ontario Traffic Inc. has undertaken traffic counts at the intersection of County Road 42 and Margaret Street.
These counts are included with this submission and the Township of Clearview may utilize the data to
determine if the there will be any anticipated impacts to the service levels at this intersection.

Section 7.1 — Servicing Overview indicates that the preferred method of servicing for development is with full
municipal services. The proposed development anticipates connecting into the municipal servicing system
in accordance with this stated intent.

A Functional Servicing Study and Stormwater Management Report has been prepared by CAPES
Engineering in accordance with Section 7.3.1. This study has determined that the Stormwater Management
system proposed to service the adjacent development to the east has been designed to accommodate the
development of the subject property.

Item 5 — Residential, in Section 8.5.2 — Proposed Site Plan Control Areas, indicates that Residential Areas,
with the exception of single detached and duplex dwellings are subject to Site Plan Control. It is anticipated
that a Site Plan application will be submitted for the proposed development in accordance with this policy.

Section 8.12 provides design guidelines to be applied to the built form of all new development and
redevelopment. For the most part, these guidelines are best discussed at the time of Site Plan application,
when the development design has been completed in detail. Some of the relevant guidelines that would
apply at more generic level of design are discussed below.

“8.12.2 In devising a development concept, the objective is to maintain consistency with the
past community and/or neighbourhood in the context of current servicing
requirements and planning policies. To do this, the developer shall endeavor to....
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2) Provide consistent, or improved, street elements to complement and unify the
built form, (e.g. streetlights, signage, trees, etc.)

3) Ensure the proposed street network accommodates all intended users, (e.g.
automobiles, pedestrians, cyclists, and persons with disabilities, emergency
vehicles).

4) Ensure the local street network is easy to navigate and well integrated with the
arterial/collector road network.

6) Avoid reverse lotting of collector and arterial roads in favour of, wherever

possible, a system of service roads or local roads located parallel to major
roads. The use of rear access lanes is also discouraged.

7) Provide a variety of individual housing designs, setbacks or uneven lot sizes
on a single street to create interesting streetscapes. Where appropriate,
housing designs should be coordinated with the heritage design guidelines of
this section and, where available, any supplementary architectural design
criteria....”

Please note that in the version of the Official Plan used for this analysis, the list referred to above in Official
Plan Section 8.12.2 did not include a subsection 5.

The proposed townhouse and apartment site is expected to form a distinct enclave within the settlement of
Stayner. To achieve this vision, all street elements within the proposed development will be consistent with
each other.

All required private road standards will be met, including those of Clearview, the Ontario Building Code and
the Fire Code. Sidewalks are provide on all private roads, internal community walking trails are provided at
the rear lot line of approximately half of the townhouse units, in addition to the pedestrian trail linkage that is
provided through the proposed development.

The proposed integration with the arterial/collector road network was predetermined through the subdivision
approval process for the adjacent proposed development through which the subject site will access
Margaret Street.

The proposed development does not include any rear yards that would abut County Road 42 or Margaret
Street. The units adjacent to these roads present a flankage condition or face the arterial/collector road, but
with a private road located in between.

As this is a proposed townhouse development there is little variety possible for the lot sizes and setbacks.
However, there are a number of housing designs that will be offered to the future purchasers to select from.

“8.18 Before an amendment is made...to the implementing Zoning Plan...and prior to site
plan approval, it shall be demonstrated to the satisfaction of Council:

1) that the proposed use will not have a deleterious impact on adjacent uses as a
result of increased traffic, stormwater drainage, noise/vibration or other factors
deemed significant by the municipality;

2) that the proposed use does not pose a danger to adjacent uses by virtue of its
hazardous nature;

3) that the proposed use conforms to the environmental policies of this Plan and
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will not pollute air, water and/or soil;

4) that the proposed use conforms to the policies (including the servicing and
transportation policies) and designations of this Official Plan and the
provisions of the Planning Act,

5) that adequate municipal services, including recreational, social (library/police),
cultural, educational and heath services are available;

6) that the site of the proposed use is not contaminated and if it is that the
requirements of Section 8.21 have been addressed; and.

7) that the proposed use will not compromise existing or potential agricultural

operations in the surrounding area.”

The traffic counts and Stormwater Management Study, both referred to previously in this report have
demonstrated that the existing and proposed municipal infrastructure can accommodate the proposed
development and the there will be no deleterious impact on adjacent uses.

Residential townhouse developments are not commonly considered to be hazardous and will not pose a
danger to the adjacent residential, rural and commercial uses.

Through implementation of the recommendations of the Functional Servicing Study and Stormwater
Management Study, no pollution is expected to be generated by the proposed development and it is in
accordance with the environmental policies of the Official Plan as demonstrated above.

As demonstrated above, the proposed use conforms with the policies of the Official Plan and the provisions
of the Planning Act.

The subject property is within the established Settlement Boundary of Stayner. The lands on the west side
of County Road 42, although currently rural in use, are designated and intended for Industrial uses. The
property immediately adjacent to the south is designated and used for Commercial purposes.
Consequently, the development of the subject property is not expected to have any impact on existing or
proposed agricultural operations.

Given the above examples, and after a review of the remaining policies within Official Plan of the Township
of Clearview, we are of the opinion that the proposed development, conforms with the objectives in Section
2 and the policies in Sections 3, 4, 6, 7, 8, and 11 of the Official Plan of the Township of Clearview.

3.5 CLEARVIEW TOWNSHIP ZONING BY-LAW 06-54

The Clearview Township Zoning By-law 06-54 was approved by Council October 23, 2006. The July 2023
consolidation of the Zoning By-law was used in the below analysis.

Schedule B7 of the Clearview Township Zoning By-law zones the northern two-thirds of the subject property
as “IN-2” - Institutional and southern third as “DA” - Development Area. There is also an “FP” - Hazard
Land Area overlay over a substantial amount of the property. The FP overlay restricts development of all
new buildings and structures, unless a permit has been issued by the NVCA, or the NVCA has confirmed in
writing that the development is exempt.

The “DA” zone only permits existing and new single detached dwellings on a lot that legally existed on the
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date of passing of the By-law. The “IN-2” zone permits a range of Institutional uses including but not limited
to schools, place of worship, library, museum, government offices, and healthcare. As such, itis
acknowledged that a Zoning By-law Amendment will be required to facilitate the proposed development.

The proposed Zoning By-law Amendment seeks to change the zoning of the subject property from “DA” -
Development Area and “IN-2"- Institutional to “RS5-?7?” - Residential Multiple Medium Density Special
Exception for the townhouses and semi-detached located north of the electrical transmission corridor and
“RS6-??” - Residential High Density Special Exception for the 3 storey apartment located south of the
electrical transmission corridor. The proposed zoning boundary would be the centreline of the electrical
transmission corridor.

Townhouse RS5 Zone

Permitted uses in the RS5 zone include two storey apartments and townhouses in blocks of 10 units or less.
The common amenity area provided by Building 15 does not appear to be permitted, nor are single-
detached dwellings permitted. As such a site specific amendment to the Zoning By-law will be required to
permit single-detached dwellings.

It is anticipated that the subject property will be developed by way of a Common Element Condominium.
However, this remains subject to change as the various approvals progress and the Developer’s marketing
efforts commence. If developed as a Common Element Condominium the outdoor private amenity space
and driveway associated with each individual unit will be within the legal parcel (Parcel of Tied Land), owned
and maintained by the property owner, however, to maintain flexibility to adapt to changing market
conditions it is possible that the low rise portion of the site develop as a Standard Condominium, in which
exterior private amenity space will be part of the Common Element, and the Condominium Declaration and
Description will indicate that these areas are for the exclusive use of each individual unit. In that scenario,
the perceived lot boundaries will not have legal status, but the unit owners will have a private driveway,
walkway, front and rear yards. Consequently, most of the zone standards will need some adjustment or
clarification in order to apply to the proposed unit configuration.

Generally, the proposed townhouses mostly conform to the intent and metrics of the Zoning By-law if
developed as PoTLs associated with a Common Element Condominium. Similarly, should the project
proceed as a Standard Condominium, the townhouse “lots” including the exclusive use areas within
“boundaries” for each unit the Proposed Development would still mostly conform with the Zoning By-Law
Standards. A few exceptions are required, including:

+ Proposed townhouse lot depth of 30.27 m and width of 6.1 m provides a lot area of only 181.6m>.
» The maximum lot coverage will need to increase from 50% to 55%

The RS5 zone does not permit single detached residential uses, as such, the draft Zoning By-law
Amendment contemplates applying the RS2 zone provisions to the Subject Property for single detached
units. However, the RS2 zone appears to be designed for the larger suburban residential lots that have
historically been developed in Stayner, as such, a number of site specific exceptions will be required to
permit the proposed smaller lot sizes, including:

+  Minimum lot area will decrease from 750 m? to 330 m?
*  Minimum lot frontage will decrease from 18.5 mto 10.5 m
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¢ Minimum interior side yard will decrease from 1.5 mto 1.2 m

¢ Minimum exterior side yard will decrease from 6.0 mto 4.4 m

» Maximum lot coverage will need to increase from 45% to 55%

« Maximum height of the principal building will need to increase from 10 mto 11 m

A site specific amendment to the Zoning By-law will be required, providing an alternate definition for Lot Line
and allowing 180 m? of lot area per residential unit. The new proposed definition will be as follows: When
applied to a Standard Condominium development, Means a line delineating the extent of the that portion of
the common element, owned by the Condominium Corporation, that has been assigned to the exclusive use
of a unit owner, and otherwise would be perceived as what is typically considered to be a lot line.

Apartment RS6 Zone

Section 2.12.4 of the Zoning By-law requires multi-unit residential buildings with more than 30 units (but less
than 60 units) to provide 2 loading spaces. The conceptual site plan shows one dedicated space on the
north side of the proposed apartment building. The proposed building exceeds the threshold that increases
the loading space requirement from 1 space to 2 spaces by 6 residential units, as such it is proposed that if
the dedicated loading space is in use, there is sufficient room at the entry to the building for temporary
loading area.

The area of the Subject Property associated with the proposed apartment or stacked townhouses measures
1.01 hectares. As all of the required parking is provided on the surface, Section 3.14.2(m) the Zoning By-
law limits the density of the development to a maximum of 35 units per hectare. The proposed 36 units
would exceed this, and as such relief will be required in the amending Zoning By-law.

The proposed parking area shown on the concept plan is 2.0 m from the south property line. As this
property line is adjacent to an existing commercial property, which can be considered to be less sensitive
than other uses, the need for a 3.0 m setback and landscape area is excessive.

Section 3.14.2(e) of the Zoning By-law requires a 6.5 m interior side yard setback. The south east corner of
the proposed apartment building is 6.05 m from the side lot line, however the south west corner is almost 9
m from the same lot line. As such, it is only a small portion of the building that would not comply with the
requirements of the RS6 zone, and the reduction to permit a 6.0 m interior side yard setback is appropriate.

Given the above examples, and rationale for the site specific zoning amendments, we are of the opinion that
the proposed development will be in conformance with Zoning By-law 06-54 upon implementation of the
proposed Zoning By-law Amendment. Furthermore, the proposed Zoning By-law Amendment is consistent
with the Township of Clearview Official Plan and will facilitate the construction of a development that is
compatible with the existing neighbourhood context.

4.0 SUMMARY

The proposed applications for a Plan of Subdivision and Zoning By-law Amendment to permit the
development of a condominium townhouse site with a 3 storey apartment building meets the policies and
objectives of the Province of Ontario and County of Simcoe. The proposed applications also conform with
the policies of the Township of Clearview Official Plan by providing additional density in a location that will
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minimize impact on the existing community of Stayner and adjacent neighbourhoods.

It is my opinion that the proposed Zoning By-law Amendment represents good and sound planning and is
appropriate for this property.

Yours Truly,

ROBERT RUSSELL PLANNING CONSULTANTS INC.

24

Rob Russell, MCIP, RPP
President
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