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1.0 Introduction 
We have been retained by 2408969 ONTARIO INC. AND ASHLEY & ASHLEY to act as planners 

and to prepare a planning justification report in regards to planning applications for two Draft 

Plans of Subdivision and a Zoning By-Law Amendment.  The subject lands are comprised of 

two parcels of land, 101 Edward Street East and 111 George Street, which are proposed for 

the development of 32 single detached lots and future medium density development blocks.  

Multiple blocks are also identified that will be dedicated to servicing corridors, stormwater 

management facilities, a sewage pumping station and open space. The Subject Lands are 

located on the eastern edge of the Village of Creemore (Figure 1 – Site Location):  one parcel 

is located east of Mary Street on the south side of Edward Street East (101 Edward Street) and 

the second parcel is on the south side of George Street (111 George).  Access to the lots will 

be provided by Edward Street, George Street and Concession Road 3. 

The submission includes two proposed Draft Plans of Subdivision relating to each of the 

properties: 

1. 101 Edward Street East will comprise a total of 21 single detached lots and 6 blocks for 

future medium density development of 30 townhouse units, on full municipal services. A 

density of 18.02 units/hectare is proposed based on a lot area of 2.83 hectares. 

2. 111 George Street will comprise 11 single detached lots and several blocks for servicing 

and stormwater management.  A density of 5.85 units/hectare is proposed based on a 

lot area of 1.88 hectares.  

The purpose of the Zoning By-law Amendment is to rezone the lands from Future Development 

(FD) to the Residential Low Density (RS2-Site Specific), Residential Medium Density (RS5-Site 

Specific) and Stormwater Management Facilities (SM) Zones. Drainage in the eastern portion 

of Creemore has been an issue and the George Street property is identified as being within 

the Mad River Flood Plain.  A floodplain hazard study was undertaken for the Subject Lands 

which identified 111 George Street as being outside of the 100-year or regional floodplain. The 

Nottawasaga Valley Conservation Authority’s two zone floodplain policy applies to the subject 

lands.    

The lands are designated Residential within the Township of Clearview Official Plan. The lands 

are zoned Future Development (FD) and include a FP Hazard Land Area overlay and a FPSP 
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Hazard Land Special Policy overlay within the Township of Clearview Zoning Bylaw No. 06-54.  

The following reports have been submitted in support of the applications: 

● Planning Justification Report 

o Site Plan Design Brief 

o Land Use Compatibility 

● Stormwater Management Study 

● Grading and Drainage Plan 

● Sediment and Erosion Control Plan 

● Servicing Study/Plan 

● Traffic Impact Study 

● Floodplain Analysis 

● Groundwater Level Assessment 

● Archaeological Assessment 

● Geotechnical Study  

This planning justification report is provided as part of a complete submission and incorporates 

the Site Plan Design Brief and Land Use Compatibility review.  

2.0 Property Location & Site Description 
The subject lands comprise two adjacent parcels of land separated by George Street and 

described as 101 Edward Street East on the south side of Edward Street and north side of 

George Street, and 111 George Street on the south side of George Street (Figure 1: Site 

Location).  The subject lands are located in the southeast quadrant of the settlement area of 

Creemore adjacent to existing residential uses along Edward Street and George Street to the 

south and west.  The legal description of the subject lands includes the following: 

Edward Street: 

Part Lots 35 & 36 S/S Edward Street Plan 315 AS in R0270924 & R0269156 except Parts 5, 6, 7, 8 & 

951R17775, Part 1 51R304437, Parts 1 & 2 51R20079, Clearview.  

George Street: 
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Part Lot 43 S/S of George St Plan 138 & 315 Nottawasaga; Part Lot 44 S/S of George St Plan 138 

& 315, Nottawasaga as in R0269156 & R0270924 except Part 1 & 2, 51R22105, Clearview. 

Currently, the Edward Street property is vacant and can be described largely as rectangular in 

shape with 398.5 m of frontage on Edward Street along the northern boundary and additional 

frontage on George Street along the southern boundary.  This property is 2.88 ha with a depth 

ranging from 13 m to 113.5 m.  The George Street property is the location of a single detached 

home and a detached garage and is irregularly shaped but forms a block of land with 123.4 

m of frontage on the opened and an unopened section of George Street along the northern 

boundary and 197.8 m on Concession Road 3 along the western boundary.  Both parcels of 

land appear relatively flat and 101 Edward Street is mostly grass covered with a scattering of 

shrubs and trees (Figure 2: Surrounding Lands and Aerial).  Generally, the Subject Lands slope 

from northwest to southeast at an approximate slope of 1%. 

The site is located within the Nottawasaga Valley Conservation Authority (NVCA) watershed. 

The Mad River is located approximately 475 m southwest of the subject property and, due to 

its close proximity and its associated floodplain, a significant portion of the Subject Lands are 

located within the NVCA’s regulated area. 

3.0 Existing and Surrounding Land Uses 
The subject lands are located on the eastern quadrant of Creemore and are surrounded by 

residential to the west and southwest and industrial, rural and agricultural uses to the north and 

rural and agricultural uses to the southeast and east.  A large area of hazard land exists along 

the Mad River which runs south west of the property. 

Existing and surrounding land uses are described as follows: 

● North:   Industrial, Former Waste Disposal Site, Future Commercial and Residential 

● East:   Future Residential (Rural Land currently) 

● South:  Hazard Land 

● West:   Residential with some open space uses. 

The industrial lands on the north side of Edward Street comprise a waste disposal site and a 

small automotive repair facility.   
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The downtown area of Creemore is located to the west with the downtown core located 

approximately 1 km west of the subject lands. Natural environment areas are also 

predominant in this area with the Mad River running to the south and southeast of the sites.   

4.0 Proposed Development  

The following subsections provide details of the technical submission and subdivision design 

submitted in support of the application.   

4.1 Subdivision Design 

The subject lands comprise two distinct parcels of land and, accordingly, two draft plans of 

subdivision are proposed:  one described as the “Edward Street East Lands” and a second 

described as the “George Street Lands”.   

1. Edward Street East Lands (111 Edward Street) 

The Edward Street Lands have frontage on both Edward Street to the north and George Street 

to the south and are adjacent to existing residential uses to the west.  This draft plan of 

subdivision will comprise a total of 21 single detached homes and 30 townhouse units.   The 

townhouse units are located in the eastern portion of the parcel.  The townhouse block is 

comprised of 6 blocks of land each with 5 individual lots for a total of 30 townhome units.  The 

blocks of townhomes are described as follows: 

Block 1:  Lots 33 to 37 
• Frontage of 36.8 m and depth of 32 m 

Block 2:  Lots 38 to 42 
• Frontage of 34.3 m and depth of 32 m. 

Block 3:  Lots 43 to 47 
• Frontage of 40 m and depth of 32 m 

Block 4:  Lots 48 to 52 
• Frontage of 38.8 m and depth ranging from 35.2 m to 38.7 m 

Block 5:  Lots 53 to 57 
• Frontage of 34.3 m and depth ranging 35.2 m to 38. 7 m 

Block 6:  Lots 58 to 62 
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• Frontage of 40.0 m and depth ranging from 35.3 m to 30 m. 

An interior road running north south between George Street and Edward Street will provide 

access to all 30 units, and will be created through a future plan of condominium application. 

There are 21 single detached units proposed for the Edward Street parcel.  Lots 1 to 18 are 

located along Edward Street and have frontages of 15 m (Lots 1 to 3) and 14 m (Lots 4 to 18).  

The depths of these lots vary from 50.5 m at the western Lot 1 to 59.9 m at the eastern lot, Lot 

18, which abuts the townhome Block 1 and 2.  A row of single detached lots (Lots 19 to 21) 

front onto George Street and back onto Lots 16 to 18.   The density for the Edward Street lands 

is 18.02 units/ha.  

Road access for the single detached lots will be from Edward Street East.  An open space 

block identified as Block 35 is located on the western end of the Edward Street Lands as well 

as servicing and stormwater blocks.  

2. George Street Lands (101 George Street) 

The George Street Lands will consist of single detached lots including a lot that is the location 

of an existing single detached units.  This parcel will be consumed largely by the servicing and 

stormwater blocks that facilitate the development of both draft plans and also contribute to 

comprehensive municipal plans with respect to both servicing and stormwater.  The George 

Lands have frontage onto George Street and onto Concession Road 3 to the southwest. 

The George Street Lands are proposed for the development of 11 single detached homes on 

lots that average approximately 650 m2 in size. This parcel of land also supports the stormwater 

management pond in the southeast corner of the development along the rear of the lots.  

Density for the George Street lands is 5.85 units/ha.  The eastern end of George Street ends in a 

hammerhead for future connection to adjacent lands.   

A 10 m wide servicing block runs along the entire eastern boundary of the site, depicted as 

Block 33 on the Edward Street Lands and Block 16 on the George Street Lands.   

An end-of-pipe dry stormwater management pond is located on Block 12 in the southeast 

portion of the George Street Lands that will service both properties.  Block 13 in the southeast 

corner is the location of a future sanitary sewage pumping station. This pumping station will 



 
Loft Planning Inc.  

2408969 ONTARIO INC. AND ASHLEY & ASHLEY 
Edward Street East and George Street Residential Development  
May 2019   | 6 

service additional lands outside of the proposed development and the construction of this 

station will be a Township project with the lands being deeded back to the municipality.   

4.2 Stormwater Management & Functional Servicing Report – Tatham Engineering   

Tatham Engineering Limited was retained to prepare a Preliminary Stormwater Management 

(SWM) and Functional Servicing Report (FSR) in support of the applications.  The report was 

prepared based on provincial guidelines on water resources and the environment. The report 

addressed the following:  

a) Water Distribution System 

The existing water mains on George Street and Edward Street will be extended to the site, and 

will be looped through the servicing block to service the development.  Adequate operating 

pressures are expected to be available to meet the fire protection demands for the proposed 

development. 

b) Sanitary Sewer System 

The proposed development will be serviced by new municipal gravity sewers constructed 

along George Street, Edward Street and the private laneway that will provide access to the 

townhouse units.  Sanitary sewage will be conveyed to a new proposed pumping station in 

the southeast corner of the George Street Lands from which sewage will be pumped via a 

force main to the existing wastewater treatment plant. 

c) Sanitary Storm Sewer System 

A treatment train approach will be employed to provide the required SWM controls from the 

Subject Lands.  Each of the single detached lots will be provided with a soakaway pit to 

infiltrate rooftop runoff and an oil grit separator will ensure water controls are achieved.  An 

end-of-pipe dry SWM pond will provide storage volumes to control the post-development 

peak flows to the pre-development rates or less.  Generally, the pre-development drainage 

conditions will be maintained under the post-development scenario.  

d) Grading, Erosion and Sediment Control 

The final grades of the proposed development will match the existing grades along the limits 

of the development area.  A number of swales and drainage channels are required to safely 

convey runoff into the SWM pond from the proposed subdivision. 
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Siltation and erosion controls will be implemented for all construction activities.  Details of the 

siltation and erosion control plan will be provided at the detailed design phase however a 

number of standard practices will be implemented including the use of heavy duty silt control 

fencing, rock check dams, a stone mud mat at the construction entrance and regular 

inspection and repair.  It is expected that the location of the SWM will serve as the location of 

a temporary sedimentation pond. 

e) Utilities 

All utilities including gas, electrical and telecommunications will be available at the site. 

f) Roads  

Edward Street is constructed as a rural cross section along the frontage of the subject site, 

however to the immediate west the south side of the street has been urbanized with curb and 

sidewalk. As such, it is expected the south side of the street will be required to be urbanized 

along the frontage. The road profile is not expected to significantly change, and therefore 

drainage patterns will remain as per existing conditions.  

 

The travelled portion of the George Street road allowance terminates along the frontage of 

the proposed development. As such, George Street will be extended east to provide access 

to the proposed development and is expected to be constructed as an urban cross section 

with sidewalk and curb. The extents to the reconstruction to the west will be determined in 

consultation with the Township. A turnaround is proposed at the east end of George Street 

which has been designed to allow a County garbage truck to maneuver through the site. 

Access to one lots will be provided from this turnaround.  

 

Concession Road 3 is constructed as a rural cross section along the frontage of the site. It 

should also be noted that the travelled road is not constructed along the center of the rights-

of-way (ROW) and encroaches onto the subject lands. This road will be required to be 

relocated into the ROW in support of the proposed development. It is anticipated 

this will be completed as a Township capital project.  

4.3 Traffic Impact Brief – Tatham Engineering  

Tatham Engineering prepared a Traffic Impact Brief demonstrating that the proposed 

development will not have any appreciable impacts on the adjacent road system.  In order to 
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service the proposed development, George Street will be extended to the east. Access to the 

single detached homes will be via private driveways on Edward Street, George Street and 

Concession Road 3. 

4.4 Archaeological Impact Assessment – Amick Archaeological Consulting 

Amick Consulting Ltd. completed a Stage 1 - 2 Assessment in the spring of 2019.  No 

archaeological resources were discovered.   

4.5 Floodplain Hazard Study – Tatham Engineering 

Tatham Engineering was retained to undertake a Floodplain Hazard Study to determine the 

existing condition 100-year and regional floodplain limits in the vicinity of the site. The 

floodplain limits establishes the limit of developable area on the site and determines flood-

proofing elevations for the future dwellings.  This study established existing conditions floodplain 

elevations in the vicinity of the subject site, resulting in detailed floodplain mapping for the 

subject area 

 It was determined that the proposed development is not located within the limits of the 100-

year or regional floodplain.   There is, however, a minor spill on the George Street lands under 

the regional event, which overtops an existing berm along Concession Road 3 and is 

conveyed southeast through the Subject Lands, likely connecting back into the Mad River 

system further downstream.   As part of the development, it is proposed that this spill be routed 

through the SWM block (behind the proposed lots fronting on Concession Road 3) and will 

discharge back into the Concession Road 3 ditch.  It was noted that under existing conditions 

Concession Road 3 and the associated roadside ditch (which contains the majority of the 

floodplain in this area) is not centered within the rights-of-way (ROW) and encroaches on the 

subject property.  Concession Road 3 must be reconstructed within the ROW, maintaining the 

existing bank elevations, to ensure there is no additional spill into the Subject Lands. 

Accordingly, the limit of developable area on the site is not restricted by the Mad River 

floodplain. 

4.6 Geotechnical Investigation Report – Cambium Inc. 

Cambium was retained to undertake a geotechnical investigation to confirm the subsurface 
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conditions at the site and provide geotechnical design parameters.  Recommendations were 

provided that address site preparation, frost penetration, excavation, dewatering and 

foundation and pavement design, and the protection of buried utilities. 

5.0 Planning Conformity Analysis 

A review of planning documents must be undertaken in order to determine compliance of the 

applications to the Planning Act as well as the provincial, regional and local municipal 

planning documents.  A review of the proposed Zoning By-law Amendment and Plans of 

Subdivision in regards to the applicable planning documents made the following conclusions: 

1. The Proposed Development has Regard for Matters of Provincial Interest (Section 45 of 

the Planning Act, 1990).  The proposed development is appropriately located within the 

residential area of a primary settlement area, Creemore, and expands the range of 

housing units available within the community. The development has been well 

designed to reflect the existing, surrounding uses and to be sensitive to the resources 

and transportation system in the area. 

2. The Proposed Development is in the Public Interest.  The proposed development will 

accommodate projected growth in the municipality and will expand the range of 

housing options available for the community.  The development has been designed to 

ensure proper drainage of the property and maximize the use of the available land. 

 

3. The Proposed Development is Consistent with the Provincial Policy Statement 2014.  The 

proposed subdivision development is consistent with the Provincial Policy Statement 

(PPS) 2014.  The PPS directs development to appropriate locations within settlement 

areas like Creemore that have access to full municipal services and the PPS supports 

developments that contribute to the concept of Creemore as a complete community 

and provide more affordable, compact housing development.  A Floodplain Analysis 

was undertaken for the subject lands and, based on this analysis, the site has been 

designed to address drainage concerns in the eastern edge of Creemore and any 

concerns associated with the Subject Lands. 
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4. The Proposed Development Conforms to the Growth Plan for the Greater Golden 

Horseshoe, the Simcoe County Official Plan, and the Clearview Township Official Plan.  

The proposed subdivisions conform to the Growth Plan as well as the Simcoe County 

and Clearview Township Official Plans.  The proposed development will appropriately 

accommodate projected growth within Clearview Township in a recognized settlement 

area on full municipal services.   

A detailed review of the applicable planning documents is provided in the following section. 

5.1 Planning Act 

The Planning Act must be considered when reviewing development applications.  In 

consideration of the proposed Zoning By-law Amendment and the two Draft Plans of 

Subdivision, Sections 2, 3 and 51(24) of the Planning Act apply.   

Section 2 requires that regard be given to matters of “Provincial Interest” and provides a list of 

examples.  A checklist of these matters are included in Appendix “A” of this report.  The studies 

undertaken for the proposal support the development at the proposed location.  The design 

of the proposed subdivision provides for the orderly development of and expands the range of 

housing available within, the Village of Creemore. The proposed subdivisions also are 

appropriately located for the proper growth and development being located within the built 

boundary of Creemore on lands already designated for residential uses.  The proposed 

subdivision development has been well-designed to be in keeping with the surrounding area 

and be sensitive to the existing residential uses that are adjacent.  

Section 3 (5) (a) of the Planning Act requires that decisions affecting planning matters must be 

consistent with policy statements and conform to provincial plans that are issued under the 

Act.  In regards to the proposed applications, the Provincial Policy Statement (PPS) 2014 and 

the Growth Plan for the Greater Golden Horseshoe apply and are addressed in the following 

sections.  

Lastly, the Planning Act requires that regard be given to a list of criteria in Section 51 (24) when 

considering an application for draft plan of subdivision.  Appendix “B” provides this checklist 

and demonstrates that the criteria have been considered. It is my opinion that the proposed 

subdivisions are suitably located, conforms to the County and Local Official Plans, in the public 

interest and are appropriate for the efficient use of the land. 
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Summary of Planning Act Requirements: 

The proposed development on the Subject Lands meets the requirements of the Planning 
Act RSO for the following reasons: 

 Has appropriate regard for matters of Provincial Interest; 

 Is consistent with the applicable provincial policies and plans; 

 Appropriately considers the criteria of Section 51(24). 

Compliance with the Planning Act RSO, 1990, therefore, has been demonstrated. 

5.2 Provincial Policy Statement (PPS) 

The Provincial Policy Statement (PPS) 2014 promotes the development of strong, sustainable 

communities and a competitive economy while encouraging the wise use of resources and 

the protection of public health and safety.  The PPS directs growth to settlement areas and 

emphasizes efficient development patterns that optimize the use of land, resources and 

infrastructure. 

Creemore is recognized as one of three primary settlement areas within the Township of 

Clearview.  The majority of new growth is directed to the primary settlement areas in Clearview 

given the availability of full municipal services and community facilities in these areas. A review 

of the PPS identified relevant policies within Section 1.0 that guide Building Strong Healthy 

Communities, including the following: 

● Section 1.1.1, Building Healthy, Livable and Safe Communities, 

● Section 1.1.3, Settlement Areas, 

● Section 1.2.6, Land use compatibility 

● Section 1.4 Housing and 

● Section 1.6, Infrastructure and Public Service Facilities. 

 
Relevant policies also were identified in Section 2.0, Wise Use and Management of Resources:   

• Section 2.2, Water Resources and 

• Section 2.6, Cultural Heritage Resources. 

Lastly, the PPS also requires that the policies of Section 3.0, Public Health and Safety, be 

considered.   
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5.2.1 Sustaining Healthy, Livable and Safe Communities 

Section 1.1.1 of the PPS recognizes that healthy, livable and safe communities are sustained by 

promoting efficient and cost-effective development and land use patterns, providing a range 

of land uses and housing options and avoiding development patterns that may cause 

environmental or public health and safety concerns.  Within settlement areas, sufficient land 

must be made available through intensification and re-development (policy 1.1.2).  In regards 

to the development proposal, intensification includes the development of vacant and/or 

underutilized lots within previously developed areas.    

Settlement areas are identified as the focus of growth and development and the PPS 

promotes their vitality and regeneration (policy 1.1.3.1). Land use patterns within settlement 

areas must be based on a mix of land uses and densities that efficiently use land, resources, 

infrastructure and public facilities, minimize negative impacts on air quality and climate 

change, promote energy efficiency and support active transportation (policy 1.1.3.2) 

Municipalities are directed to identify and promote opportunities for intensification in 

settlement areas based on existing conditions and the availability of infrastructure to 

accommodate projected needs (policy 1.1.3.3). Finally, new development in designated 

growth areas must have a compact form and a mix of uses and densities that allow for the 

efficient use of land, infrastructure and public service facilities (policy 1.1.3.6).   

The applications propose the development of the lands with a combination of single 

detached units and townhouse blocks on lands designated for residential uses within the 

settlement boundary of Creemore. The proposal supports the intensification policies of the PPS 

by developing a vacant parcel and an underutilized parcel of land adjacent to the existing 

development within Creemore and on a property that has been identified for residential uses.  

Furthermore, the proposal promotes the intensification policies of the PPS by more efficiently 

using existing municipal infrastructure and by intensifying the use of an existing site within a 

residential area.  

Section 1.2.6 requires that major facilities and sensitive lands uses, like residential, be planned 

to ensure that they are appropriately buffered and/or separated from each other to prevent 

impacts from odour, noise and other contaminants to ensure long-term viability of major 

facilities.  Industrial uses do exist across the road to the north of the Edward Street Lands.  The 

uses comprise a closed and remediated landfill and an auto repair facility and, accordingly, 
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are not considered “major facilities”. No impacts are expected, especially considering 

residential uses already exist in the area adjacent to the Edward Street Lands.  Furthermore, 

the automotive repair facility is appropriately set back from the road and buffered by 

vegetation. 

Intensification is further supported by the housing policies in Section 1.4 and the infrastructure 

policies in Section 1.6.  The policies in these sections support the provision of a range and mix 

of housing types and densities to meet future needs, directing growth in a manner that 

promotes the efficient use of existing infrastructure.  Intensification and redevelopment is 

supported within settlement areas on existing municipal services wherever feasible.  The 

applications propose the development of a more affordable housing option in Creemore 

through the development of townhome units and the proposed development will be serviced 

by full municipal services currently available within Creemore.  

5.2.2 Wise Use and Management of Resources 

The PPS requires the wise use and management of resources to ensure that development 

patterns protect natural heritage features, the quality and quantity of water, agricultural, 

mineral, and cultural resources.   

Section 2.2 requires the protection of the quality and quantity of water and the hydrologic 

functions. The Stormwater Management (SWM) Report supports the development, advising 

that stormwater quantity control will be provided though an end-of-pipe dry SWM pond that 

will provide storage volumes to control the post-development peak flows to the pre-

development rates or less.  Generally, the pre-development drainage conditions will be 

maintained under the post-development scenario. 

Finally, Section 2.6.1 requires the conservation of significant built heritage resources and 

significant cultural heritage landscapes.  Development and site alteration are not permitted 

on lands containing archaeological resources or areas of archaeological potential unless 

significant archaeological resources have been conserved (policy 2.6.2).  A Stage 1 – 2 

Archaeological Assessment was undertaken for the proposed site which confirmed that no 

archaeological resources are associated with the Subject Lands.   

5.2.3 Protecting Public Health and Safety 
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Section 3.1 of the PPS generally directs development away from areas of natural or human-

made hazards where there is an unacceptable risk to public health or safety or of property 

damage.  Section 3.1.5 prohibits the development of institutional uses, essential emergency 

services and any uses associated with hazardous substances within hazardous 

lands and hazardous sites.  The PPS further advises that where the two-zone concept for flood 

plains is applied, development and site alteration may be permitted in the flood fringe, 

subject to appropriate floodproofing (Section 3.1.6).   

Furthermore, Section 3.1.7 states that “development and site alteration may be permitted in 

those portions of hazardous lands and hazardous sites where the effects and risk to public 

safety are minor, could be mitigated in accordance with provincial standards, and where all 

of the following are demonstrated and achieved:  

a. development and site alteration is carried out in accordance with floodproofing 

standards, protection works standards, and access standards; 

b. vehicles and people have a way of safely entering and exiting the area during times of 

flooding, erosion and other emergencies; 

c. new hazards are not created and existing hazards are not aggravated; and 

d. no adverse environmental impacts will result.” 

A Flood Mapping Plan has been submitted as apart of the technical submissions. Drawing FM-

1 provides details of the existing on-site conditions for both properties and FM-2 provides 

“Proposed Conditions” which shows the developable area of the subject lands correlating to 

the draft plan of subdivisions.  A Floodplain Analysis was undertaken for the George Street 

lands that confirmed that the property is not within the 100-year or regional floodplain; 

however, the George Street Lands convey a minor spill through this parcel under existing 

conditions. Drainage will be provided through the servicing block along the eastern boundary 

of the subject lands, and an end-of-pipe dry SWM pond in the southeast corner of the George 

Street Lands will provide storage for SW runoff from the majority of the subject lands.  Some SW 

will be controlled through drainage channels towards Concession Rd. 3. 

The proposed development is located within the study area of the Creemore East Master 

Drainage Plan (MDP) Report.  This report recommended a number of drainage improvements 

for East Creemore. One of the recommendations from this report involves the diversion of flows 
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exceeding the 25-year storm event from the catchment areas upstream of Edward Street, 

south to 6/7 Sideroad towards the Mad River. Through consultation with the Township, the 

proposed development will create a 10.1 m servicing block along the eastern property 

boundary which will provide the required area to implement the recommended drainage 

improvement works. This block will be conveyed to the Township as part of the approval 

process and final registration of the subdivision.    

Accordingly, the proposed plans of subdivision have been designed to protect the 

development from natural hazards associated with any flooding that would constitute a threat 

to public safety or property and therefore, meets the objective of Section 3.0 of the PPS.   

Summary of Consistency with the Provincial Policy Statement, 2014 

The proposed development on the Subject Lands is consistent with the Provincial Policy 
Statement, 2014 for the following reasons: 

 Provides an intensification opportunity within an existing settlement area, an area
identified for residential uses and adjacent to similar, existing residential uses;

 Provides an opportunity to expand the range of more affordable housing options on
existing full municipal services;

 No natural heritage or cultural heritage resources concerns have been identified;

 No impacts are anticipated from the adjacent industrial uses and,

 Subject Lands are outside the regional floodplain and the minor spill will be conveyed off
site.

Consistency with the Provincial Policy Statement 2014, therefore, has been demonstrated. 

5.3 Growth Plan for the Greater Golden Horseshoe, 2019 

The Growth Plan for the Greater Golden Horseshoe 2019 provides a plan for growth and 

development while supporting economic prosperity, protecting the environment, and helping 

communities achieve a high quality of life. The growth plan is based on the development of 

complete communities, intensification and higher densities, integrating infrastructure and land 

use planning, providing a variety of living options and the protection of resources including 

agricultural, natural heritage and cultural. Generally, the Growth Plan provides policy direction 

to municipalities in regards to managing growth within their communities. 
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5.3.1 Section 2.0 Where and How to Grow 

Policies in Section 2 provide direction about where and how to grow in Ontario.  The plan 

directs the majority of growth to settlement areas that have a delineated built boundary with 

municipal services and that can support the achievement of complete communities, and 

directs development away from hazardous lands (policy 2.2.1 2). Upper and lower tier 

municipalities must establish a hierarchy of settlement areas and support urban form that 

optimizes infrastructure (policy 2.2.1 3). Complete communities are described as comprising a 

mix of uses and housing options including affordable housing with easy access to stores, 

services and public service facilities (policy 2.2.1 4). The housing policies in Section 2.2.6 further 

support intensification and density targets through a range and mix of house options and 

densities to meet projected needs.  Creemore is identified as one of the main settlement areas 

in Clearview Township given the availability of public and municipal services and growth is 

directed to this area.  The proposed development will increase the availability and range of 

housing options within Creemore on existing municipal infrastructure and within close proximity 

to the services and amenities offered in downtown core. 

5.3.2   Section 5.2  - Growth Forecasts and Targets 

Population and employment forecasts are provided for Simcoe County and Clearview 

Township to 2031 on Schedule 7.  Upper tier municipalities, like Simcoe County, are directed to 

identify intensification targets and identify minimum density targets for lower tier municipalities 

within their Official Plan, and allocate growth to lower tier municipalities to achieve these 

targets (policy 5.2.3).  Policies in Section 5.2.4 and 5.2.5 provide further direction to 

municipalities in regards to the achievement of growth forecasts and targets. The proposed 

development will assist in Simcoe County and Clearview Township in meeting their population 

growth and intensification targets. 

5.3.2   Section - 6.0 Simcoe Sub-Area 

Finally, the subject property is also located within the Simcoe Sub-area of the Growth Plan.  

Planning authorities in the Simcoe Sub-area are directed to use the population and 

employment projections in Schedule 7 for planning and managing growth to 2031 (Section 

6.2).  Policies must be included within planning documents to strategically plan growth within 

primary settlement areas to support the achievement of complete communities and ensure 

the development of high quality urban form and public open spaces (Section 6.3). 
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The majority of the policies in this section address “Primary Settlement Areas” in Simcoe 

County.  Although Creemore is considered a primary settlement area within Clearview 

Township, it is not identified as a “Primary” settlement area in Simcoe County in regards to the 

Growth Plan.  Nevertheless, the proposed development will assist Simcoe County in meeting its 

growth requirements. 

Summary of Conformity to the Growth Plan for the Greater Golden Horseshoe 2019 

The proposed development on the Subject Lands is consistent with the Provincial Policy 
Statement, 2014 for the following reasons: 

 The intensification of lands that are designated for residential uses on available municipal
infrastructure;

 Contributes to the creation of Creemore as a “Complete Community” through the
creation of a more affordable style of housing in close proximity to essential services; and

 Assists Simcoe County and Clearview Township in meeting their growth requirements

 Conformity to the Growth Plan for the Greater Golden Horseshoe 2019, therefore, has 
been demonstrated. 

5.4 Simcoe County Official Plan 

Creemore is identified as “Settlement” in the Simcoe County Official Plan (see Figure 3:  

Simcoe County Official Plan).  Settlements are described as traditional mixed use central 

places such as towns, villages and hamlets with a range of municipal services available from 

full services in urban areas, like Creemore, to private services within rural settlements.  Specific 

land uses within settlement areas are identified within the local official plan. A review of the 

Simcoe County Official Plan reveals relevant policies within Section 3.0 including the Growth 

Management Strategy, General Development Policies and specific polices directed at 

Settlement Areas, and policies within Section 4.0 including policies addressing Floodplains and 

other Hazard Lands and Infrastructure. 

5.4.1 Section 3.1 - Growth Management Strategy 

The Growth Management Strategy directs a significant portion of growth and development to 

settlement areas where full municipal services are available with a particular emphasis on 

primary settlement areas as identified by the Growth Plan.  Settlements are developed at 

higher densities providing a focus for public and private services and facilitating the efficient 
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use of resources.  Settlement areas will develop as “Complete Communities” where residents 

can live, work and play in one community and development in settlements is guided by 

density targets which are appropriate to the achievement of compact communities 

supportive of transit and active transportation (policy 3.1.1). Section 3.1.4 also states that the 

development of a wide range of housing types and costs, including affordable housing, is a 

goal of the County Official Plan and policies to achieve this goal are reflected within the plan.  

The proposed medium density townhouse units propose a higher density use on fully serviced 

residential lands within proximity to the downtown core of Creemore.  The proposed 

development will expand the housing options available within the area and support 

Creemore as a complete community.   

5.4.2 Section 3.2   Growth Management Framework 

Section 3.2.4 advises that the majority of growth will be directed to settlement areas with full 

municipal water and sewage services.  Municipalities are directed to manage the approvals 

of planning applications to provide for the following: 

• An appropriate range of housing types and densities to meet the population 

allocations set by the County and the density targets and intensification targets as 

outlined in Section 3.5 (Settlements) of the Simcoe County Official Plan, and  

• A mix of uses to support the achievement of complete communities (policy 3.2.12).   

During pre-consultation and the subdivision planning it was important to take into 

consideration the existing abutting single detached units. As such, single detached units and 

proposed abutting existing residential units; and a medium density townhouse build on the 

blocks within the easterly portion of the lands.  

5.4.3 Section 3.3   General Development Policies 

The general development policies in Section 3.3 require a Stormwater Management Plan 

(Section 3.3.19) and a Traffic Impact Study prior to draft plan approval for residential 

development of 5 or more lots or units (Section 3.3.20).  A Stormwater Management Plan and 

a Traffic Impact Brief were provided as part of this application and both studies support the 

proposed development at this location. The SWM Plan confirmed the ability of the site to 

support the development without impact to surrounding properties. The Traffic Impact Brief 

concluded that no appreciable impacts are anticipated on the road network and that no 
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improvements are required to accommodate the proposed development.     

5.4.4 Section 3.5 Settlements 

Section 3.5 provides policies to guide development within settlements in the County of Simcoe.  

The objectives of this designation encourage compact urban form that uses infrastructure 

efficiently (policy 3.5.2) and promote development forms and patterns that minimize land 

consumption and servicing costs (policy 3.5.4).  Section 3.5.7 identifies settlement areas as the 

focus of population and employment growth and promotes their vitality and regeneration.  

The proposed development is located in an area designated for residential uses within the 

local Clearview Township Official Plan, adjacent to the existing built-up area of Creemore and 

with access to full municipal services.  The Edward Street Lands comprise a vacant parcel of 

land (infill) that will be developed for residential uses, and a portion of which, at a higher 

density (medium density townhomes) than that which currently exists. The George Street Lands 

are considered a re-development of an existing single detached residential property for single 

detached units.  The proposed development overall will result in a more compact urban form 

that efficiently uses the available infrastructure. 

Municipally serviced lands must be developed at densities that support compact form and be 

consistent with the density targets in Section 3.5.23 which is set at 32 residents and jobs/ha for 

Clearview.  The applications comprise a low density and medium density development as 

defined by the Clearview Township Official Plan. The proposed density will assist the Township 

in meeting density targets.  The site is well located for a higher density use being appropriately 

located on the periphery of the urban area, adequately separated from other existing single 

detached residential uses and located within proximity of the services of the downtown.  

Finally, this section of the Plan also includes policies that address settlement form. Settlements 

are promoted as focal points for residential, commercial, and institutional uses through the 

development of a range of housing types and costs (policy 3.5.26).  Section 3.5.29 permits 

higher density developments provided compatibility with adjacent residential areas can be 

established.  Lastly, municipalities are directed to provide a range of types of housing, 

including townhomes to meet a variety of housing needs (policy 3.5.30).  As has been 

discussed, the proposed development provides an opportunity to provide a more affordable 

townhouse units within Creemore and contribute to density targets set by the Growth Plan.  

The property is suitably located for medium density uses being located on the periphery of the 
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settlement area and being buffered from existing lower density residential uses to the east of 

the site.  The site also is located within close proximity to the downtown core of Creemore.  

Land use compatibility will be further addressed in Section 5.6.  No land use conflicts are 

anticipated between the proposed development and adjacent uses. 

5.4.5 Flood Plains and Other Hazard Land 

A portion of the proposed site, George Street, has been identified as being located within the 

flood fringe of the Mad River.  Section 4.5.14 advises that where a Two Zone Concept is 

applied, development may be permitted within the flood fringe subject to flood proofing and 

provided the following criteria can be achieved: 

a) the hazards can be safely addressed, and the development and site alteration is 

carried out in accordance with floodproofing standards, protection works standards, 

and access standards; 

b) new hazards will not be created and existing hazards aggravated;  

c) no adverse environmental impacts will result;  

d) vehicles and people have a way of safely entering and exiting the area during times of 

flooding, erosion, and other emergencies; and  

e) the development does not include institutional uses, essential emergency services, or 

the disposal, manufacture, treatment, or storage of hazardous substances. 

As discussed within this report, a Floodplain Analysis was undertaken for the property which 

confirmed that the two properties are outside the Regional Flood Plain but that the George 

Street Lands convey a minor spill through the site under existing conditions. Drainage will be 

provided through the servicing block along the eastern boundary of the Subject Lands, and 

an end-of-pipe dry SWM pond in the southeast corner of the George Street Lands will provide 

storage for SW runoff from the majority of the subject lands.  Some SW will be controlled 

through drainage channels towards Concession Rd. 3.  Stormwater management facilities are 

permitted within the flood fringe above the 1:100-year storm event level established under at 

Two Zone Concept which applies in this situation or as permitted by the conservation authority 

(policy 4.5.16).  Any development permitted within the flood plain requires approval by the CA 

in consultation with the local municipality (policy 4.5.17). The Nottawasaga Valley 

Conservation Authority (NVCA) has been consulted as part of the pre-consultation and the 
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NVCA will continue to be part of the site plan approval process. A permit will be obtained as 

part of the application process. 

Summary of Conformity to the Simcoe County Official Plan.  

 Contributes to the growth management strategy of the County Plan by re-developing 
and intensifying the uses on two existing properties and creating additional housing 
within a settlement area on full municipal services; 

 The Functional Servicing Report confirmed the ability of the site to support the 
development; 

 The site design will ensure compatibility between uses and will ensure the appropriate 
drainage of the site; 

 The subject lands will extends the existing pattern of development in an area of 
Creemore that has been identified for future residential uses; and   

 The Floodplain Analysis confirmed the ability of the site to support the proposed 
development and safely convey stormwater away from the site. 

Conformity to the Simcoe County Official Plan, therefore, has been demonstrated. 

 

5.5 Clearview Township Official Plan  

The Clearview Township Official Plan identifies Creemore as one of three primary settlement 

areas within the Township and designates the subject property as “Residential” (see Figure 4:  

Clearview Township Official Plan).  Growth and development are directed to these areas.  The 

proposed development also is impacted by Hazard policies in the Official Plan given that the 

Subject Lands are identified as being within the Regulatory Floodline of the Mad River on 

Schedule A1-Creemore.  Relevant policies were identified in: 

● Section 2, Municipal Growth Strategy 

● Section 3, Goals and Objectives  

● Section 4, Land Use Policies 

● Section 7, Municipal Servicing Policies  

● Section 8, General Development Policies. 
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The policies within these sections will be reviewed in light of the proposal.  As well, land use 

compatibility will be discussed separately to address the introduction of medium density uses 

to the area and to satisfy the request for a Land Use Compatibility Study.  

5.5.1 Municipal Growth Strategy 

Section 2 of the Clearview Township Official Plan provides the municipal growth strategy for 

accommodating growth and development within the Township.  The Official Plan projects that 

53% of the growth within the Township is targeted for the primary urban settlement areas 

(policy 2.3.2) of Creemore, New Lowell and Stayner (policy 2.3.5). The proposed residential 

development will support the growth projections provided by the Clearview Township Official 

Plan 

5.5.2 Goals and Objectives 

Goals and Objectives provided for Development Form and Municipal Services are applicable 

to the proposed development.  The Development Form goals in Section 3.6 seek to: 

1. Encourage development that is consistent with the demographic structure and needs 

of the Township’s residents. 

2. Encourage a high quality, varied and affordable supply of housing and efficient urban 

form. 

3. Enable compatible forms of growth in a manner which protects the environment and 

agriculture while maintaining Clearview’s rural character and quality of life. 

4. Foster future development consistent with the historical form of the Township’s urban 

and agricultural communities. 

The objectives direct major development to the primary settlement areas in a manner which 

complements each community’s form and function (policy 3.6.2.3) and encourage innovative 

forms of development (policy 3.6.2.5)and the provision of a diverse range of housing types  

(policy 3.6.2.6). 

Section 3.7 provides the goals and objectives for Municipal Services.  The objectives direct 

major forms of new development to the municipally serviced primary urban settlement areas 
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(policy 3.7.2.2) and encourage progressive, staged development from existing built-up areas 

to minimize the need for servicing extensions (policy 3.7.2.3). 

The two plans of subdivision include both single detached units and townhomes. Creemore 

largely is comprised of single detached homes and, therefore, the proposed development 

introduces an expanded form of housing to the community and a more affordable and 

compact housing style that supports upper tier policies and diversifies the housing options in 

the area.   Compatibility between the new proposed subdivision and the existing surrounding 

uses will be addressed as part of the Land Use Compatibility Study provided in this report.  The 

development, however, is suitably located on the outskirts of the community and the design of 

the development will provide an appropriate transition between the existing single detached 

units and the proposed townhomes.  The proposed townhomes are located in the northeast 

corner of the proposed development, separated from existing residential homes by the 

proposed single detached units.  The development will be designed to reflect the historical 

and rural character of Creemore. Finally, no agricultural or environmental concerns have 

been identified with the proposed development.  The NVCA advised that they have no 

natural heritage concerns with the proposed development. 

5.4.3 Land Use Policies 

The Land Use policies in Section 4 of the Clearview Township Official Plan provide general 

guidelines in addition to specific policies for each land use in the Township.  The subject 

property is located within the urban settlement boundary of Creemore, and is designated as 

“Residential” and identified as being within the Mad River Regulatory Floodline on Schedule 

A1.  The George Street parcel is adjacent to lands that are designated “Greenland – Hazard 

Land Areas”, and, therefore, the subject property is subject to the land use policies that 

govern hazard lands and floodplain protection.   

Floodplain Policies 

The Floodplain policies in the Clearview Township Official Plan closely reflect the policies in the 

Simcoe County Official Plan and the PPS 2014.  Floodplain management policies are included 

in Section 4.1.1.14 2) which advises that a “proponent may be required to undertake a 

floodplain analysis to the satisfaction of the Township of Clearview and the Nottawasaga 
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Valley Conservation Authority to establish the precise location of the regulatory flood line and 

the general propriety of development.” As already discussed, A two zone approach is 

employed in Creemore and, therefore, a floodplain analysis was required by the NVCA and 

was undertaken for the proposed development.  The Floodplain Analysis confirmed that the 

property is located outside of the Regional Floodplain.  The Flood Plain Hazard Study and the 

SWM Report confirmed the ability of the site to support the proposed development. The 

analysis confirmed that the property can be safely and appropriately developed to ensure 

proper drainage.   

Finally, (Section 4.1.1.14 4) provides Special policies for lands within the Mad River Regulatory 

Flood line.  Development may be permitted within an area already identified within the 

Official Plan as being suitable for development (designated residential, commercial) provided 

a permit is obtained from the Nottawasaga Valley Conservation Authority.  A permit will be 

obtained prior to any construction or grading on the regulated portions of the property.  

Residential Policies 

New residential development is directed to the three primary settlement areas, one being 

Creemore, with the intent of facilitating the provision of a varied and affordable supply of 

housing through the selective establishment of medium density residential uses (policy 4.6.1). 

Policies in Section 4.6.2.1 provide several relevant development principles: 

1. Development must maintain the character of a small-town atmosphere and must be 

compatible with existing urban form. 

2. Development is only permitted on full municipal services and is directed to the primary 

settlement areas where full municipal services are available. 

3. Residential intensification is encouraged within existing built-up areas. 

A variety of residential uses are permitted within the Residential designation, including single 

detached, semi-detached, townhouses and low-rise apartments, as well as a variety of non-

residential commercial and public uses and institutional type residential uses such as group 

homes and nursing homes (policy 4.6.2.2).   

The applications propose both lower density in the form of single detached units and 

townhomes. The Official Plan provides policies that guide the development of medium density 
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residential uses in Clearview in Section 4.6.2.3 2.  Medium density uses are directed to newly 

developing areas as opposed to established low density neighbourhoods. The proposed 

development is located adjacent to existing residential uses. The single detached units are 

adjacent to the existing residential uses, and the townhomes to the east. The Official Plan 

restricts density to 50 dwelling units per gross ha and requires that the scale and design of the 

development be consistent and compatible with the surrounding residential area. The 

proposed density is within the permission of the Official Plan being 5.85 units/ha for 111 George 

Street and 18.02 units/ha for 101 Edward Street. Access to townhouses will be from a privately 

owned and maintained service driveway which has an entrance to Edward Street to the north 

and George Street to the south. Finally, adequate off-street parking is provided on each lot 

within the proposed development.  Generally, the Official Plan requires that medium density 

residential locate in proximity to community facilities such as parks, schools, commercial and 

recreational facilities. The proposed development is conveniently located within close 

proximity to the downtown core and will have suitable access to all the service amenities 

required as part of the ‘Complete Community’. 

Municipal Servicing Policies 

The municipal servicing policies in Section 7 require that newly proposed development have 

adequate supply of potable water and is serviced by a proven sanitary sewage disposal 

system (policy 7.2).  As discussed in the Site Design earlier in the report, the proposed 

development will be adequately serviced by municipal water and sewage systems. 

A stormwater management report must accompany applications for subdivision or subdivision 

development.  A SWM report was provided which advised that the Subject Lands can 

adequately support the proposed development. 

Site Design Policies 

The General Development policies in Section 8.12.3 provide neighbourhood/subdivision design 

policies for single sites.  The site design policies generally will be addressed through a site plan 

application that will consider appropriate urban design principles to ensure that the proposed 

development is in keeping with the design and historical character of the area.  The design 

guidelines are included as Appendix “C” of this report. 
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The General Development Guidelines in Section 8.13 require that an archaeological impact 

assessment be undertaken.  An Archaeological Impact Assessment was undertaken by Amick 

that concluded that no archaeological resources are associated with the Subject Lands. 

5.6 Land Use Compatibility 

Land use compatibility must be evaluated when introducing medium density uses into an 

established low-density residential settlement area and when developing sensitive land uses, 

such as residential, adjacent to or in close proximity to industrial facilities.   

The proposed development comprises a mix of single detached units and townhouse units.  

The townhouse units are located in the north-east corner of the Subject Lands and are 

surrounded by the single detached portion of the proposed development on the south and 

west portions of the Subject Lands.  The single detached portion of the proposed 

development acts as a transition area to the established single detached dwellings located to 

the west of the site.  The industrial lands are located north of, and across from, the Edward 

Street Lands and comprise a closed, remediated Landfill and a small automotive repair 

facility. 

The following considerations were included as part of the Land Use Compatibility Study: 

a) Suitability of the site for medium density based on location and the physical suitability of 

the site. 

The site is suitably located for the introduction of a medium density residential development. 

Currently, residential uses in Creemore are predominantly single detached units. The proposed 

site is located on the periphery of the community and the proposed townhouse units, on the 

northeast corner of the Subject Lands.  The site already is identified for future residential uses 

and engineering studies undertaken for the development support the proposed subdivision at 

this location.  Finally, the Subject Lands have frontage on and access via two local roads, 

George Street and Edward Street, and the proposed townhomes will be accessed via  private 

road. 

b) Availability of facilities and services including shopping, schools, parks, parking, traffic 

circulation and surrounding transportation features. 
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The site is located less than 1 km from the downtown core of Creemore.  The area is well 

serviced by open space areas and within a reasonable distance to schools, retail and other 

local services.  The Traffic Impact Brief concluded that no impacts are anticipated on the road 

network. 

c) Proposed existing and future vegetation and future and existing landscape buffering. 

The Edward Street Lands currently are vacant and is largely grassed with some areas of trees 

and shrubs.  The George Street Lands are occupied by an existing single detached home and 

accessory buildings.  A fence line runs along the front of the property and the property is 

vegetated with trees and shrubs. A future condominium application and site plan approval 

will facilitate the development of the townhouse blocks. At that time, the details including 

landscaping and buffering will be provided and reviewed.  

d) Physical relationship between proposed medium density use and the adjacent uses, 

particularly adjacent low-density residential uses. 

The proposed medium density units are located in the north east corner of the development.  

Edward Street borders this area to the north, rural lands to the east and the single detached 

portion of the proposed subdivision is located to the south and the west.  The proposed single 

detached homes are located on adjacent lots to existing single detached lots to the south 

and west of the Subject Lands. These single detached homes, combined with deep rear yards, 

will provide an appropriate transition between the proposed townhome units and the existing 

low-density residential uses. 

The Edward Street Lands are located to the south from an existing industrial use, including a 

closed landfill and an automobile repair shop, Auto Solve.  The Ministry of Environment and 

Energy’s D-1 Land Use Compatibility and the D-6 Industrial Categorization Criteria and 

Separation Distances Guidelines were reviewed in regards to the location of what is 

considered a sensitive land use, residential, next to industrial land uses.  The guidelines are 

applicable when a new sensitive land use is proposed within an area of influence of an 

existing facility.  It should be noted that residential uses already exist within the area of 

influence of the both the closed landfill and the automobile repair shop which indicate that 

land use compatibility has not been a concern.  Technically, this guideline applies when a 
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new land use is being introduced within proximity to an existing industrial facility but does 

apply in the case of a new proposed subdivision.   

Typically, buffers should be applied for both land uses to mitigate any impacts from noise, dust, 

odours or any other contaminants.  Based on a review of the definitions, it is assumed that the 

automotive repair facility would meet the definition of a Class 1 Category.  Accordingly, the 

guidelines suggest that for a Class 1 facility, such as an automotive repair facility, a potential 

70 m potential influence area exists, and a 20 m minimum buffer is recommended between 

the uses.  A 20 m buffer currently exists from the automotive repair facility and the auto repair 

facility is well buffered from the road through existing vegetation cover.  In regards to the 

closed Creemore landfill, a remediation project was completed in 2013 and the County has 

advised no concerns exist in regards to the closed landfill.  No land use compatibility impacts 

are anticipated between the proposed residential uses and the existing automotive repair 

facility and former landfill.  

e) The eventual community structure and the desirability and fit of the proposed 

development in this context. 

A main downtown core exists which provides the main service area for the community and 

the residential uses span out from the downtown core and, in Creemore, the residential uses 

primarily comprise low density residential. Growth in Creemore will be focused along the 

eastern portion of the community due to the natural barrier provided by the Mad River which 

runs along the western site of Creemore. Accordingly, any new development naturally will 

occur to the east where the Subject Lands are located. The Subject Lands are identified for 

residential uses and are directly east of the lands identified for Future Development.  

Accordingly, the proposed development supports the orderly development of Creemore. 

The Clearview Township Official Plan provides policies to guide the development of medium 

density residential uses in the township (Section 4.6.2.3 2), directing medium density to the 

newly developing areas.  Generally, the Official Plan requires that medium density residential 

locate in proximity to community facilities such as parks, schools, commercial and recreational 

facilities and the proposed development is conveniently located within a km of the down 

town core which provides the service amenities required for a ‘Complete Community’. The 

proposed development is located in the east area of Creemore, within the settlement area.  
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f) Location of other medium density residential uses. 

This development proposes a medium density development in the area where the use and the 

location is supported by the Clearview Township Official Plan policies which encourages more 

compact, medium density residential uses in newly developing areas.  

g) Frontage on a collector or arterial road. 

The proposed development has frontage on two local roads:  George Street and Edward 

Street.  George Street becomes a Collector Road just west of the Subject Lands when it 

connects to Concession Road 3 and Edward Street connects to Liberty Street and Mill Street 

both Collector Roads. The Official Plan restricts density to 50 dwelling units per gross ha and 

requires that the scale and design of the development be consistent and compatible with the 

surrounding residential area. The proposed density is within the permission of the Official Plan 

being 5.85 units/ha for the George Street Lands and 18.02 units/ha for the Edward Street 

Lands. Access to townhouses will be from a future condominium road.  

h) Impact on adjacent residential uses and appropriate design features such setbacks, 

height buffering, landscaping and building style, treatment and layout in harmony with 

the surrounding neighbourhood 

The subdivision and specifically unit types has taken into consideration the adjacent residential 

uses. The required setbacks are all met. The lot areas exceed the required zoning. The lots are 

deep as a function of the original lot fabric of the lot. In terms of architectural details and 

consistency are likely to be required as a condition of the subdivision approval. The townhouse 

blocks will be subject to a future condominium application and site plan approval where the 

details identified would be reviewed in detail.  

i) Access to full municipal services and adequate offstreet parking 

Full municipal services are available to the proposed development and adequate off-street 

parking will be provided on each lot within the proposed development.   

Based on this review of the applications, it can be concluded that the proposed development 

will be compatible with the surrounding uses. 
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5.7 Clearview Township Zoning By-law 06-54 

The subject lands are zoned Development Area (DA) in the Township of Clearview Zoning By-

law 06-54 (Figure 5:  Clearview Township Zoning By-law).  An application for a zoning by-law 

amendment has been submitted to the Township that will rezone the Subject Lands to 

Residential Low Density (RS2-Site Specific), Residential (RS5-Site Specific) and Stormwater 

Management Facilities (SM) Zones.  

 

A draft site specific Zoning By-law Amendment (attached) is to permit the single detached 

units on the proposed lots as designed and provides the following exceptions to implement 

the draft plans:  

2.  Section 3.10.3 to By-law 60-2009 is hereby amended by adding the following:  
 

3.10.3.XX   Notwithstanding any other provision of this By-law, the provisions in this Section 
shall apply to those lands denoted on the symbol *XX on the Schedule to this 
Bylaw. All other provisions, unless specifically modified/amended by this Section, 
continue to apply to the lands subject to this Section.        

 
3.10.3.XX   Lands Subject to Exception XX:  

i. Minimum Lot Area:    400 m2  

ii. Minimum Lot Frontage:    13.5 m   

iii. Minimum Interior Side Yard:   1.1 m  

iv. Maximum Lot Coverage:   60%  

v. All lots are deemed to have frontage on an open and maintained road 
for the purposes of the by-law.  

3.  Section 3.10.3 to By-law 60-2009 is hereby amended by adding the following:  
 

3.10.3.XXX   Notwithstanding any other provision of this By-law, the provisions in this Section 
shall apply to those lands denoted on the symbol *XXX on the Schedule to this 
Bylaw. All other provisions, unless specifically modified/amended by this Section, 
continue to apply to the lands subject to this Section.        

 
3.10.3.XXX   Lands Subject to Exception XXX:  

i. All lots are deemed to have frontage on an open and maintained road 
for the purposes of the by-law.  

 
 

This Planning Report has been prepared in support of the proposed development.  The 
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proposed applications are consistent with the Provincial Policy Statement, 2014 and conform 

to the Growth Plan for the Greater Golden Horseshoe, the Simcoe County Official Plan and 

the Clearview Township Official Plan.   

Based on the above review, it is our opinion that the proposed development is good planning.  

 

Respectfully Submitted, 

LOFT PLANNING INC. 

 
 
Kristine A. Loft, MCIP RPP 
Principal 
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The Corporation of the Township of Clearview By-law Number 2019-___ 
Being a by-law to amend Township of Clearview Zoning By-law 06-54  

 
Whereas, the Council of the Corporation of the Township of Clearview deems it in the 
public interest to pass a by-law to amend By-law 06-54; and,  
 
Whereas, pursuant to the provisions of Sections 34 & 36 of the Planning Act R.S.O. 1990, 
as amended, by-laws may be amended by Councils of Municipalities; and,  

 
The Council of The Corporation of the Township of Clearview enacts as follows:  
 
1.  Map B16 of By-law 06-54 is hereby amended by rezoning the subject lands 

described as PT LTS 35 & 36 S/S EDWARD ST PL 315 AS IN RO270924 & 
RO269156 EXCEPT PTS 5, 6, 7, 8 & 9 51R17775, PT 1 51R30437, PTS 1 & 2 
51R20079; CLEARVIEW AND PT LT 43 S/S OF GEORGE ST PL 138 & 315 
NOTTAWASAGA; PT LT 44 S/S OF GEORGE ST PL 138 & 315 
NOTTAWASAGA AS IN R0269156 & RO270924 EXCEPT PT 1 & 2, 51R22105; 
CLEARVIEW  and shown on Schedule “A-1”, affixed hereto, from the Future 
Development (FD), Flood Way (FW) and Flood Fringe (FF) Overlay to the 
Residential Lot Density (RS2-XX - Site Specific), Residential Multiple Medium 
Density (RS5-XXX-Site Specific) and Stormwater Management Facilities (SM)  

 
2.  Section 3.10.3 to By-law 60-2009 is hereby amended by adding the following:  
 

3.10.3.XX   Notwithstanding any other provision of this By-law, the provisions 
in this Section shall apply to those lands denoted on the symbol 
*XX on the Schedule to this Bylaw. All other provisions, unless 
specifically modified/amended by this Section, continue to apply to 
the lands subject to this Section.        

 
3.10.3.XX   Lands Subject to Exception XX:  

i. Minimum Lot Area:    400 m2  

ii. Minimum Lot Frontage:    13.5 m   

iii. Minimum Interior Side Yard:   1.1 m  

iv. Maximum Lot Coverage:   60%  

v. All lots are deemed to have frontage on an open and 
maintained road for the purposes of the by-law.  

3.  Section 3.10.3 to By-law 60-2009 is hereby amended by adding the following:  
 

3.10.3.XXX   Notwithstanding any other provision of this By-law, the provisions 
in this Section shall apply to those lands denoted on the symbol 
*XXX on the Schedule to this Bylaw. All other provisions, unless 
specifically modified/amended by this Section, continue to apply to 
the lands subject to this Section.        

 



3.10.3.XXX   Lands Subject to Exception XXX:  

i. All lots are deemed to have frontage on an open and 
maintained road for the purposes of the by-law.  

 
 
4. Schedule “A-1”and all notations thereon, are hereby declared to form part of this 

By-law.   
 
5.  This by-law shall come into force and take effect upon being passed by Council, 

pursuant to the Planning Act, R.S.O. 1990, as amended.  
 
 
 
Read a first, second and third time and finally passed  
this             day of                                                2019. 
  
 
 
 
_____________________________    
Mayor  
  
 
 
_____________________________          
Clerk   



APPENDIX “A” 
2408969 ONTARIO INC. AND ASHLEY & ASHLEY:   

SECTION 2 PLANNING ACT CONFORMITY 
 

   

Test of Conformity:  Planning Act, RSO 1990 
Section 2 Have Regard to Matters of Provincial Interest 

Subsection Policy Consistent with 
Policy 

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

(b) Protection of the agricultural resources of the Province -- 

(c) Conservation and management of natural resources 
and the mineral resource base -- 

(d) Conservation of features of significant architectural, 
cultural, historical, archaeological or scientific interest   

(e) Supply, efficient use and conservation of energy and 
water   

(f) 
Adequate provision and efficient use of 
communication, transportation, sewage and water 
services and waste management systems 

  

(g) Minimization of waste   

(h) Orderly development of safe and healthy 
communities   

(h.1) Accessibility for persons with disabilities to all facilities, 
services and matters to which this Act applies   

(i) Adequate provision and distribution of educational, 
health, social, cultural and recreational facilities   

(j) Adequate provision of a full range of housing, 
including affordable housing   

(k) Adequate provision of employment opportunities   

(l) Protection of the financial and economic well-being 
of the Province and its municipalities   

(m) Co-ordination of planning activities of public bodies -- 

(n) Resolution of planning conflicts involving public and 
private interests -- 

(o) Protection of public health and safety   
(p) Appropriate location of growth and development   

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

  

(r) 

Promotion of built form that 
(i) is well-designed 
(ii) encourages a sense of space 
(iii) provides for public spaces that are of high quality, 

safe, accessible, attractive and vibrant 

 
  
  
 
  

(s) 
Mitigation of greenhouse gas emissions and 
adaptation to a changing climate 

-- 
 
 



APPENDIX “B” 
2408969 ONTARIO INC. AND ASHLEY & ASHLEY:   
SECTION 51(24) PLANNING ACT CONFORMITY  

 
 

Test of Conformity:  Planning Act, RSO 1990 
Section 51(24) Criteria for Approval of Draft Plan of Subdivision 

Sub/section Criteria Meets 
Criteria 

51 (24) 

Regard shall be had, among other matters, to the health, 
safety, convenience, accessibility for persons with disabilities 
and welfare of the present and future inhabitants of the 
municipality, and to 

  

(a) Effect of development of the proposed subdivision on 
matters of provincial interest as referred to in section 2   

(b) Whether the proposed subdivision is premature or in the 
public interest   

(c) Whether the plan conforms to the official plan and 
adjacent plans of subdivision, if any   

(d) Suitability of the land for the purposes for which it is to be 
subdivided   

(d.1) If any affordable housing units are being proposed, the 
suitability of the proposed units for affordable housing   

(e) 

Number, width, location and proposed grades and 
elevations of highways, and the adequacy of them, and 
the highways linking the highways in the proposed 
subdivision with the established highway system in the 
vicinity and the adequacy of them 

  

(f) Dimensions and shapes of the proposed lots   

(g) 

Restrictions or proposed restrictions, if any, on the land 
proposed to be subdivided or the buildings and structures 
proposed to be erected on it and the restrictions, if any, on 
adjoining land 

  

(i) Adequacy of utilities and municipal services   
(j) Adequacy of school sites   

(k) 
Area of land, if any, within the proposed subdivision that, 
exclusive of highways, is to be conveyed or dedicated for 
public purposes 

  

(l) 
Extent to which the plan’s design optimizes the available 
supply, means of supplying, efficient use and conservation 
of energy 

  

(m) 

Interrelationship between the design of the proposed plan 
of subdivision and site plan control matters relating to any 
development on the land, if the land is also located within a 
site plan control area designated under subsection 41 (2) 

  

 



APPENDIX “C” 
2408969 ONTARIO INC. AND ASHLEY & ASHLEY: 

Site Design Considerations 
 

Site Design Guidelines S. 8.12.3  
Pedestrian Movement   Response 

1) Minimize walking distances between parking and primary 
activity areas.   

2) Provide barrier free access throughout the site, avoiding 
drains, catchbasins and similar obstructions.   

3) Provide attractive barrier free sidewalks leading directly from 
the public street and parking areas to principal building 
entrances.   

4) Minimize pedestrian and vehicular crossings on site.   
5) Identify and emphasize major pedestrian routes through use 

of signage, pavement markings, trees, appropriately scaled 
lighting, and continuous hard surfaces.   

Met 
-Onsite 
Parking 
-Onsite SWM 
-Road Works 
per 
Municipal 
requirements 

Vehicular Movement    

1) Clearly define primary vehicle routes on the site through the 
use of signage, curbing and line painting.   

2) Avoid dead end parking aisles.  
3) Maximize the distance between site access driveways as well 

as the distance between site access driveways and street 
intersections.   

4) Provide mutual driveways where appropriate, especially 
along major collector and arterial roads, to minimize the 
number of driveways.   

5) Design on-site circulation to eliminate reversing or 
maneuvering on public streets.  

6) Provide site directional signage to orient people within a 
development. 

7) Ensure that emergency vehicles can gain easy access to, 
within and from the site.  

8) Identify the location of hydrants and sprinkler connections 
through the use of signage. 

9) Provide site directional signage to orient people within a 
development. 

-Municipal 
road 
network 
utilized and 
future 
condo road 
- Through 
streets 
-Emergency 
vehicle 
access 
possible 
-Designed 
cul-de-sac 

Parking  

1) Locate parking areas in close proximity to residential building 
entrances.   

-Parking on 
site 



APPENDIX “C” 
2408969 ONTARIO INC. AND ASHLEY & ASHLEY: 

Site Design Considerations 
 

2) Provide conveniently and easily visible locations for 
motorcycle and bicycle parking.   

3) Provide well-drained areas, separated from parking spaces, 
to accommodate winter snow storage. 

Screening  

1) Provide landscaping around the perimeter of the parking 
areas and laneways in accordance with the Landscape 
Design Guidelines in Section 8.12.4.  Use low level screening 
adjacent to public streets and denser screening (solid fences, 
coniferous plant material) when adjacent to residential or 
other sensitive development.   

2) Ensure loading bays and garbage storage facilities are 
located away from public streets or screened through the 
use of landscaping, walls and buildings.   

3) Where outside storage is permitted, screen commercial 
outdoor storage from public streets and adjacent residential 
uses.   

4) Screen parking areas to avoid illumination of adjacent 
properties by automobile headlights.    

-Proposal is 
for single 
detached 
units, on site 
individual 
parking 

-No loading 

-No 
illumination 
issues 
anticipated 

Lighting  

1) Provide adequate lighting materials and uniform coverage 
to parking areas.   

2) Design site lighting that considers all building and user needs. 
Particular attention is to be paid to pedestrian areas, 
driveways, parking, service areas, and buildings.   

3) Use lighting to accentuate historic buildings, landscape 
features and public monuments.   

4) Coordinate lighting systems and landscaping to optimize site 
aesthetics and to ensure that plant materials or other 
landscape features do not obscure sight and street lighting.   

5) Ensure that lighting is not directed to adjacent properties or 
create a nuisance for adjacent landowners.   

-No onsite 
lighting 
required 
-Road works 
may required 
lighting as 
per Township 
requirements 

  



APPENDIX “C” 
2408969 ONTARIO INC. AND ASHLEY & ASHLEY: 

Site Design Considerations 
 

Aesthetics  

1) Wherever possible, locate utilities underground to 
improve the appearance of the development.  
Where above ground utilities are necessary, ensure 
compatibility with other site features.   

2) Provide a uniform height and location of fascia signs 
on multiple-tenancy buildings in order to portray a 
unified image.   

3) Use signage to promote a particular image in 
neighborhoods with a distinctive character.  Ensure 
that mature landscaping and signage work in 
harmony with each other.   
Orient buildings, outdoor spaces and pedestrian 
activity areas to maximize sunlight exposure during 
the cooler months and shading during the warmer 
months. Consider the impact of winds and icing in the 
location of buildings relative to adjacent uses 
including areas of public access and parking 

-Servicing 
proposed in 
technical reports 
and as per 
Township 
requirements 
-No fascia signs 
proposed 
-Proposal is for 
singled 
detached units 
and townhouse 
blocks subject to 
future condo and 
site plan 
approvals 
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