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1.0 INTRODUCTION 
 
Celeste Phillips Planning Inc. has been retained by Fennelwood Corp, to seek the 
approval of a Zoning By-law Amendment that would allow for the residential 
redevelopment of the former Nottawasaga and Creemore Public School Annex 
property shown on Figure 1: Context Map.  Eleven (11) residential condominium 
unit are proposed as well as 4 single detached lots. 
 
This report presents my professional planning opinion and includes a synopsis of 
applicable Provincial and Municipal planning policies as they relate to the 
amendment being requested for the subject lands.  Further, this report provides 
the background and rationale relative to the application.  
 
Figure 1:  Context Map 
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2.0 BACKGROUND  

2.1 LOCATION 
 
The property is municipally known as 35 Caroline Street West, Creemore in the 
Township of Clearview.  The property is located on the southwestern corner of 
Collingwood Street and Caroline Street West.  The property dimensions are ±50.2 
metres by ±146.5 metres and the area is approximately 0.736 hectares (1.82 
acres).  The property forms part of Lot 9, Concession 5 and is shown as Lots 41 
to 47 on Registered Plan 315.  The Assessment Roll number is 432903000114300.  
 
The School Annex was opened in 1917 and operated for nearly 100 years until it 
was closed in 2014.  A one storey addition was constructed on the west side of 
the original two storey building approximately 25 years ago.  The subject lands 
are surrounded by low density residential uses and are one block away from the 
downtown commercial area on Mill Street. 
 

2.2 TECHNICAL STUDIES AND DRAWINGS 
 
In addition to this Planning Justification Report which includes a commentary 
about land use compatibility, the following reports are submitted in support of 
the Zoning By-law Amendment application: 
 

§ Concept Plan, Celeste Phillips Planning Inc., January 5, 2022. 
§ Artist’s Renderings, included herein, showing proposed landscaping. 
§ Functional Servicing Report, January 19, 2022, Tatham Engineering. 
§ Flood Hazard Study, January 20, 2022, Tatham Engineering. 

 
A Geotechnical Report, Groundwater Level Assessment, and Risk Assessment for 
Source Water Protection will not be required as the school building is existing, 
and these studies are not required for the rezoning of the single detached lots. 
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Figure 2:  Aerial Photo 

 
 
3.0  PROPOSED DEVELOPMENT 
 
The proposed development includes 4 single detached lots as well as the 
conversion of the school building to eleven condominium dwellings.  The 4 single 
detached parcels are shown as Lots 41 and 45-47 on Registered Plan 315 and the 
condominium building block will be comprised of Lots 42-44. 
 
The Nottawasaga and Creemore Public School Annex building will be retrofitted 
into 11 modern condominium units.  The majority of the front wall of the existing 
two storey building will be preserved.  The bell tower will also remain as part of 
the neighbourhood’s character.  Major restoration of the interior of the school 
building will be required due to asbestos removal.  The height of the one storey 
addition on the west side of the building will be increased to two storeys.  The 
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units will  range in size from approximately 700 to approximately 2800 square 
feet with 1 to 3 bedroom unit types.  The building will be handicapped accessible.  
Two parking spaces will be assigned to each unit and 15 of the parking spaces 
will be covered.  The existing parking area and driveway in the front yard will be 
removed.  The new parking area will be relocated to the rear yard with access 
from a driveway on the east side of the building.  The front yard of the building 
will become landscaped open space.   
 
The method of waste collection has not yet been determined.  It could be that a 
private waste collection company will be contracted for garbage removal or it 
could be curbside collection.  If the former, the garbage will be stored on the east 
side of the building and set back from the adjacent residential uses.  Loading will 
also occur on the east side of the building as shown on Figure 3: Concept Plan.   
 
The proposal also includes the rezoning of 4 existing parcels that are currently 
zoned for institutional uses.  Three of the parcels have lot frontages of 20.1 metres 
and lot areas of ±1,012 square metres.  The fourth parcel is a corner lot with a lot 
frontage of 28.0 metres and an area of ±1,293 square metres.  The parcels are 
similar in size to the surrounding single detached residential lots as shown on 
Figure 2: Aerial photo. 
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Figure 3:  Concept Plan 
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4.0  LAND USE COMPATIBILITY 
 
Land use compatibility is described as the prevention of negative impacts from 
conflicting land uses within communities, such as the effects of industrial noise 
and odour pollution on residential areas.  It is a recognized factor and principle 
of good land use planning to separate uses that are deemed incompatible with 
one another.   
 
With the proposed conversion of an old institutional (school) building to 
residential uses, land use compatibility is achieved in that residential uses will be 
opposite existing residential uses, located on the north side of Caroline Street.  
To the south, residential lots abut the 35 Caroline Street West property and are 
buffered with existing treed vegetation.  Lands to the immediate west and 
immediate east of the former school building are vacant but are planned for 
single detached residential dwellings.  In brief, the residential use of  35 Caroline 
Street is compatible with other planned and existing residential uses in the 
immediate area.   
 
The existing structure is approximately 3 storeys in height. A second storey is 
proposed for the eastern part of the building, but this addition will not increase 
the height to beyond what is permitted within the residential zone categories. 
 
It is my opinion that the rezoning of the lands from an Institutional category to a 
Residential category brings the property into a more compatible position with 
neighbouring uses.  At present, a number of traffic generating uses are permitted, 
such as a place of worship, health care centre, career counselling centre, daycare 
centre, job training centre, public works yards etc. that would be less compatible 
than the proposed residential use of the property.   
 
Photograph showing the former School Use at 35 Caroline Street West 
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Artist’s Renderings Showing the Building Conversion to Condominium 
Dwellings 
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5.0 ZONING BY-LAW AMENDMENT  
 
The property is currently zoned for Institutional uses in the Township of Clearview 
Zoning By-law 06-54 as shown on Figure 4: Existing Zoning.   
 
Figure 4: Existing Zoning 

 
A Zoning By-law Amendment is being proposed to rezone the lands to the 
Residential Low Density (RS3) and Residential High Density Exception X (RS6-
X) to allow for the proposed development.  The proposed Zoning By-law 
Amendment is attached to this report as Appendix 1. 
 
Three site specific zoning exceptions are being requested to allow for the 
condominium conversion of the existing school building that will be rezoned to 
Residential High Density Exception X (RS6-X).  The three exceptions are: 
 

1) Reduction in the minimum required interior side yard setback to 3.8 
metres, 

2) Reduction in the minimum required landscape strip to parking areas to 
1.3 metres, and 

3) Allow for a density of 36.3 units per hectare. 
 
The reduced interior side yard of 3.8 metres is being requested to legalize the 
current setback as both the school building and parcel fabric are existing.  The 
reduced landscape strip will allow for the parking area to be relocated from the 
front yard to the rear yard to improve the streetscape.  A closed board fence will 
be installed along the property line to screen the proposed parking area.  An 
increase to the permitted density is being requested to provide appropriately 
sized dwelling units within the existing building footprint.  The overall density for 
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the development including the single detached dwellings identified as Lots 1 to 4 
on the Concept Plan will be 20.4 units per hectare. 
 
For the single detached lots, the RS3 zone is being requested, in line with the 
zoning of the adjacent lots to the west. 

 
6.0  REVIEW OF APPLICABLE PLANNING POLICIES 

6.1  CONSISTENCY WITH THE PROVINCIAL POLICY STATEMENT, 2020 
 
The Provincial Policy Statement, 2020 (PPS) came into effect on May 1, 2020, and 
provides planning policy direction on matters of Provincial interest related to land 
use planning and development.  The PPS sets the policy foundation for regulating 
the development and use of land in Ontario.  It is noted that all planning decisions 
made in the Province of Ontario are required to be consistent with the Provincial 
Policy Statement.  
 
The proposed development conforms with the Provincial Policy Statement, 2020, 
as follows: 
 

§ Assisting in the creation of efficient land use patterns to sustain the 
financial well-being of the province and municipalities over the long term 
(1.1.1 a, 1.1.3.2 a, 1.4.3. d). 

 
§ Providing a mix of residential housing types (1.1.1 b, 1.1.3.3, 1.4.1, 1.4.3, 1.7.1 

b). 
 

§ Developing lands that can be serviced by existing infrastructure (1.1.1 g, 
1.1.3.2 b, 1.1.3.3, 1.4.3 c, 1.6.1).  
 

§ Proposing intensification on vacant lands within the built-up area of an 
existing settlement area (1.1.2, 1.1.3.1, 1.1.3.6). 
 

§ Contributing to the minimum intensification targets for developments 
within built-up areas (1.1.3.5). 
 

§ Developing residential units that do not result in any public health and 
safety or environmental concerns or prevent the future expansion of a 
settlement area (1.1.1 c, d, 1.1.3.4). 
 

§ Ensuring the development is accessible for persons with disabilities (1.1.1 f).   
 

§ Conserving features the help define the neighbourhood’s character (1.7.1 
e). 
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Based on the foregoing, it is my opinion that the proposed rezoning is consistent 
with the Provincial Policy Statement, 2020. 

6.2  CONFORMITY WITH A PLACE TO GROW:  GROWTH PLAN FOR THE 
GREATER GOLDEN HORSESHOE, 2020 

 
A Place to Grow:  Growth Plan for the Greater Golden Horseshoe was prepared 
and approved under the Places to Grow Act, 2005 and has been updated in 2017 
and most recently in August 2020.  This document contains policies to manage 
growth to the year 2041 and is to be read in conjunction with the Provincial Policy 
Statement.   
 
This document guides decisions on a wide range of issues, including 
transportation, infrastructure, land use planning, urban form, housing, natural 
heritage and resource protection. All Regional and Municipal documents in the 
Greater Golden Horseshoe are required to conform to the policies of this Plan.  
  
Section 2.1 of the Growth Plan states: This Plan is about accommodating 
forecasted growth in complete communities. These are communities that are well 
designed to meet people’s needs for daily living throughout an entire lifetime by 
providing convenient access to an appropriate mix of jobs, local services, public 
service facilities, and a full range of housing to accommodate a range of incomes 
and household sizes.  
 
The Growth Plan also directs new development to settlement areas such as 
Creemore where full municipal services are available. To support the achievement 
of complete communities that are healthier, safer, and more equitable, choices 
about where and how growth occurs in the GGH [Greater Golden Horseshoe] 
need to be made carefully. Better use of land and infrastructure can be made by 
directing growth to settlement areas and prioritizing intensification.   
 
The subject lands are within the Built-up Area – Conceptual designation on 
Schedule 2: A Place to Grow Concept, as shown on Figure 5.   
 
Figure 5:  Growth Plan for the Greater Golden Horseshoe – Schedule 2 - A Place 
to Grow Concept 
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The proposed residential development conforms with the policies of the Growth 
Plan as follows: 
 

§ Developing lands in a compact form within a settlement area with a 
delineated built boundary and existing municipal services (2.2.1.2, 2.2.1.4 e, 
2.2.2.1 b, 2.2.2.3 c). 

 
§ Proposing multi residential dwelling units and single detached dwellings 

within walking distance of local stores, services and public service facilities 
(2.2.1.4 a, 2.2.1.4 c). 
 

§ Assisting the County of Simcoe in achieving their population and 
intensification targets (2.2.1.1, 2.2.6). 

 
§ Ensuring lands are zoned in a manner that supports the achievement of 

complete communities (2.2.2.3 d). 
 
Based on my review of the proposed development plan as well as the reports and 
studies submitted, it is my opinion that the proposal conforms with the Growth 
Plan and will assist the Province realize the goals, objectives and targets set out 
in Places to Grow: Growth Plan for the Greater Golden Horseshoe, 2020.   

 

6.3 CONFORMITY WITH THE COUNTY OF SIMCOE OFFICIAL PLAN  
	
The Growth Management Strategy of the County of Simcoe also directs a 
significant portion of growth and development to settlements.  The subject lands 
are located within the Creemore Settlement Area on Schedule 5.1 of the County 
of Simcoe Official Plan, as depicted on Figure 6. 
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Figure 6:  County of Simcoe Official Plan Schedule 5.1: Land Use Designations 

	
 
 
 
In reviewing Sections 3.3 and 3.5 of the County of Simcoe Official Plan, I note as 
follows: 
 

§ The proposed development is within a settlement area (3.3.7, 3.5.1, 3.5.7). 
 

§ The new residential units will have access to and frontage on a public local 
road (3.3.4, 3.3.20). 

 
§ The proposed intensification will assist in minimizing urban sprawl and 

servicing costs (3.5.2, 3.5.4, 3.5.25). 
 

§ The development will contribute to the achievement of the yearly 
intensification target of 20% in the Township of Clearview (3.5.24).  
 

§ The subject lands are ideal for revitalization and redevelopment (3.5.25).  
 

§ The development will be compatible with adjacent residential areas 
(3.5.29). 
 

§ The proposal will add detached dwellings and condominium units to the 
community (3.5.30). 
 

§ The population target for the Township of Clearview is 19,700 by 2031.  The 
population in 2016 was 14,151 according to the 2016 census (3.2).  
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§ There are no perceived stormwater management issues as the proposed 
rezoning will only allow for four new single detached dwellings (3.3.19). 
 

§ The proposed development is not within the Niagara Escarpment Plan 
area, Oak Ridges Moraine Conservation Plan area, Greenbelt Plan area, or 
the Lake Simcoe Protection Plan - Watershed Boundary (3.3.10 – 3.3.13). 

 
§ There are no nearby livestock facilities and no land use conflict with any 

agricultural use (3.3.14). 
 
In summary, it is my planning opinion that the proposed rezoning is in conformity 
with the objectives and policies of the County of Simcoe Official Plan.    
 

6.4 CONFORMITY WITH THE TOWNSHIP OF CLEARVIEW OFFICIAL PLAN  
 
The Township of Clearview Official Plan sets the development goals, objectives 
and policies for the guidance of public and private development decisions within 
the Township.  The Official Plan was most recently consolidated in January 2019.     
 
The subject lands are designated ‘Residential’ on Schedule A1 of the Township’s 
Official Plan as shown on Figure 7 below.  Creemore is designated as a primary 
settlement area within the Township of Clearview.  An amendment to the 
Township’s Official Plan will not be required as the proposed development is in 
line with the policies of the ‘Residential’ designation. 
 
Figure 7:  Township of Clearview Official Plan Schedule A1 – Land Use & 
Transportation Plan 
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The proposed residential development conforms with the Township of Clearview 
Official Plan as follows: 
 

§ The character of the existing neighbourhood will be maintained by 
preserving the architectural elements of the existing school building (3.6.1, 
4.6.2.1 1, 4.6.4.2 2, 8.12.1). 

 
§ Full municipal services are currently available (3.6.2 1, 3.7.2 2, 4.6.2.1 2, 

4.6.4.2 1, 7.1). 
 

§ The proposed residential intensification within the built-up area will be 
compatible with the existing neighbourhood as the school building has 
existed for over a century and the single detached lots are similar in size 
to the surrounding residential (4.6.2.1 5, 4.6.2.3.2).  
 

§ The development will assist the Township achieve the intensification 
target of 53% for primary settlement areas (2.3.2, 4.6.2.1 7). 
 

§ Adequate off-street parking will be provided close to the building’s rear 
entrance and screened with closed board fencing along the side and rear 
property lines (3.8.2 3, 4.6.2.3 2, 6.4, 8.12.3 19, 22). 
 

§ The land uses being proposed are permitted in and envisioned for the 
Residential designation (4.6.2.2). 
 

§ The proposed single detached residential development will not exceed 12 
dwelling units per gross hectare (4.6.2.3 1). 
 

§ The proposed units will front onto a local road, Caroline Street West, which 
meets the minimum municipal standards (4.6.2.3 1, 4.6.4.2 1). 
 

§ The proposed medium density low-rise condominium building will not 
exceed 50 dwelling units per gross hectare (4.6.2.3.2). 

 
§ Snow storage area will be provided in accordance with Zoning By-law 06-

54 (8.12.3 21). 
 

§ The proposed residential dwelling units will be within a 5 minute walking 
distance from the downtown commercial area and within a 7 minute 
walking distance to the Nottawasaga and Creemore Public School 
(4.6.2.3.2, 4.6.4.2 1, 8.12.3 1). 
 

§ Garbage storage and loading areas will be set back from Caroline Street 
West and the adjacent residential lands (8.12.3 23). 

 
§ The proposal will not have any adverse effects on the Township’s 

environmental resources or groundwater supply (3.7.2 6). 
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§ Barrier free parking and internal walkways will be provided (8.12.3 3, 4). 
 
The proposed development will increase the population within a primary 
settlement area while maintaining the identity of the neighbourhood by 
preserving the abandoned school building and permitting single detached 
dwellings on the 4 lots. 

 
Having reviewed the Township of Clearview Official Plan it is my opinion that the 
proposed development conforms to the applicable policies. 
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7.0  SUMMARY 
 
Having reviewed the Provincial Policy Statement, the Growth Plan for the Greater 
Golden Horseshoe, the Township of Clearview Official Plan and Zoning By-law 
06-54, it is my considered opinion that the proposed Zoning By-law Amendment 
is appropriate and represents good planning for the following reasons: 
 

§ Approval of the proposed Zoning By-law Amendment is consistent with 
the policies set out in the Provincial Policy Statement and the Growth Plan 
for the Greater Golden Horseshoe and conforms to the goals and policies 
of the Township of Clearview Official Plan.  

 
§ The residential lots and school building are existing and are currently 

underutilized being within a primary settlement area where full municipal 
services are available. 
 

§ The proposed residential development’s proximity to the downtown 
commercial area on Mill Street will promote active transportation for the 
future residents. 
 

§ The re-use of the abandoned school building and the relocation of the 
parking area to the rear yard will enhance the streetscape of Caroline 
Street West. 

 
§ The development will assist the Province and Township reach their density 

and intensification targets. 
 

§ The Residential Low Density (RS3) and Residential High Density Exception 
X (RS6-X) are appropriate for the proposed development. 
 

For all these reasons, it is my professional planning opinion that the approval of 
the Zoning By-law Amendment to permit the proposed residential development 
is appropriate and represents good planning. 
 
Respectfully submitted, 
 

 
 
Celeste Phillips, MCIP, RPP  
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