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1. BACKGROUND

1.1 The Proposal

Mamta Developments Inc. is proposing to develop a 1.621 hectare parcel of land
located in Mount Forest for residential purposes.

The development will commence with a Plan of Subdivision that will create:

. Five blocks (Blocks 1, 2, 3, 5 and 6) upon which a total of 34 townhouses will be
erected; and,

) One block (Block 4) upon which a new private street, stormwater management
facility, visitor parking and open space area (private park) will be established.

The proposed Plan of Subdivision is provided in Appendix A of the Planning Report.
Within the five residential blocks, the following development is proposed:

Block 1:  Four 4-unit buildings, for a total of 16 cluster townhouse units, with each unit
fronting onto the new, private road;

Block 2:  One building consisting of five cluster townhouse units, with each unit fronting
onto the new, private road;

Block 3: Two 3-unit buildings for a total of six cluster townhouse units, with each unit
fronting onto the new private road.

Block 5:  One building consisting of three street townhouse units, with each fronting
onto Cork Street; and,

Block 6: One building consisting of four street townhouse units, with each fronting onto
Cork Street.

The Conceptual Site Plan illustrating the proposed development is provided in Appendix
B of this Planning Report.

As the 27 townhouses proposed for Blocks 1, 2 and 3 are being constructed, the
developer will apply to have a Part Lot Control By-law(s) approved in order to establish
27 individual lots. These “free hold” lots can then be sold individually. The construction
of the 27 townhouses may occur in phases and therefore more than one Part Lot
Control By-law may be required.
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The respective owners of the 27 townhouse lots fronting onto the new, private road will
collectively own Block 4 through a condominium corporation and will be responsible for
the private road, stormwater management facility, visitor parking area and the open
space area. In order to achieve this common element condominium status, Block 4 will
be subject to a Plan of Condominium process at a later date. The condominium
approval process will likely involve an exemption from Draft Approval, thereby allowing
for the proposal to proceed directly to Final Approval / registration.

It should be mentioned that the 27 units proposed along the private road will be identical
to street townhouses in the sense that each unit will have an individual entrance onto a
road, excepting however that the 27 units will front onto a private road and not a public
road.

With regard to parking, each unit will have a garage plus additional parking for at least
one vehicle per driveway, for a total of two onsite parking spaces per unit. In addition,
the communal parking lot on Block 4 will provide an additional eight parking spaces for
visitors. The proposed parking arrangement, which will produce a total of 65 onsite
parking spaces, exceeding the 41 parking spaces required by the Zoning By-law.

With regard to the seven townhouse units fronting onto Cork Street, the developer will
also request that a Part Lot Control By-law(s) be adopted in order to establish seven
individual lots once the dwellings have been constructed. These lots will also be
considered “free hold” parcels and will be sold individually. These seven parcels,
however, will not form part of the condominium that owns Part 4.

1.2 Approvals Required

The first step in the approvals process is to apply to Wellington County for a Plan of
Subdivision in order to establish the six blocks as separate parcels and also to apply to
the Township of Wellington North to amend the current zoning of the subject lands in
order to facilitate the intended development. The Zoning By-law Amendment will have
the following effect:

) change the zoning of proposed Blocks 1, 2 and 3 from ‘R2-h’ to ‘R2 - special’ in
order to allow for cluster townhouses in accordance with the street townhouse
provisions, with an added provision that reduces the ‘minimum lot area’
requirement from 280 square metres to 271 square metres to recognized three
slightly deficient future lots; and,

o change the zoning of proposed Block 4 from ‘R2’ to ‘OS — special’ to permit a

private road, stormwater management facility, visitor parking and an open space
area.
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The two above-noted applications have been filed with the County and Town
respectively.

At some point in the future, likely after Draft Approval of the Plan of Subdivision has
been granted and the Township has approved the Zoning By-law Amendment, an
application for Plan of Condominium Draft Approval Exemption / Final Approval will be
submitted to the County. A Site Plan Control application will also be filed with the
Township staff, likely at the same time.

Once Final Approval of the Plans of Subdivision and Condominium are in place, the
Zoning By-law Amendment is in effect and the Site Plan Agreement has been registered
on title, construction of the dwelling units can commence.

Once the foundations of the units have been constructed, the developer will apply to the
Township for a Part Lot Control By-law which would establish the individual townhouse
lots, which will for these parcels to be sold individually. As noted above, this may occur
in phases unless all of the townhouse units are erected simultaneously.

1.3 Purpose of this Planning Report

Ron Davidson Land Use Planning Consultant Inc. has been retained by the property
owner to prepare a Planning Report for the purposes of explaining the proposed
development and evaluating it within the context of land use planning principles.
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2. SUBJECT PROPERTY AND ADJACENT LANDS

2.1 Location and Current Use of Subject Property

The subject lands are located in the southwest quadrant of Mount Forest, along the east
side of Cork Street, as illustrated on Figure 1 (Appendix C).

The property comprises 1.621 hectares of land. This grassed parcel slopes gently
downward by about 2.0 metres from east to west. A small mound of topsoil/subsaoil
exists near the southwest corner. Only a few, small trees exist on the site. The site is
vacant of buildings.

2.2 Adjacent Properties

This area of Mount Forest is best described as “developing”, as there is currently a mix
of developed and vacant lands nearby.

The lands to the south, fronting onto Martin Street, are occupied by detached dwellings,
some of which are situated on large lots.

The triangular shaped parcel to the east, which was recently severed from the subject
lands and also fronts along Martin Street, contains a house and accessory building
which will be removed in order to facilitate the creation of an additional five, detached
dwelling lots. Consent applications in this regard were recently filed with the County.

A semi-detached development has occurred on the lands located about 55 metres
northeast of the subject property.

A nursing home is located approximately 140 meters to the northeast.
The Mount Forest hospital is situated about 260 metres east of the site.

The lands to the north, which front along Melissa Crescent, are occupied by a mix of
semi-detached dwellings and detached dwellings.

To the west, along the opposite side of Martin Street, semi-detached dwellings have
recently been constructed.

Also to the west is a large, vacant parcel of land that is currently in the Draft Plan of
Subdivision approval process. Proposed for this site are 50 detached dwellings, 30
semi-detached dwellings and 53 townhouses. Townhouses will be erected directly
opposite the subject lands.
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Within a slightly larger context, the Mount Forest & District Sports complex is located
approximately 220 metres northwest of the subject lands. This facility includes the
arena, soccer fields, ball diamonds and a skateboard park.

An aerial photograph showing the subject property and adjacent lands is provided in
Figure 2 (Appendix C) to this Planning Report.
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3. SUBMISSION REQUIREMENTS

Prior to the submission of the Planning Act applications, preconsultation meetings were
held with the Township, County of Wellington and the Saugeen Valley Conservation
Authority. As a result of these discussions, the following studies were undertaken:

. Functional Servicing / Stormwater Management Report;
. Archaeological Assessment (Stage 1 and 2); and,
J Planning Report.

The Functional Servicing / Stormwater Management Report explains the manner in
which municipal water and sanitary sewers will be provided throughout the
development, as outlined in Section 4.1 of this Planning Report. The Report also
provides details pertaining to the onsite and offsite handling of stormwater, as explained
in Section 4.2 of this Planning Report.

The Archaeological Assessment (Stage 1 and 2) was carried out for the purposes of
determining whether the subject lands contain items of cultural significance. The field
assessment found no such items on the site and therefore the consultant recommended
no further fieldwork be conducted.

Copies of all above-noted reports and this Planning Report have been filed as part of
the Plan of Subdivision application.
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4. SERVICING

4.1 Water Supply and Sanitary Sewaqge

The development will be serviced with municipal water and sanitary sewers.

The internal units fronting onto the new private street will connect to the existing
200mm diameter PVC sanitary sewer on Cork Street utilizing the existing sanitary
manhole located at the north entrance, and with a new sanitary manhole being
installed for the sewer at the south entrance. Two sanitary sewer lines will be
extended along the new private road, one from the north intersection and the other
from the south intersection, and both will consist of a 200mm diameter PVC pipe. All
townhouse units will be serviced with a 125mm sanitary service.

The existing watermain along Cork Street will be extended along the new private road
from both of the new intersections in a looping fashion. The new watermain will be
150mm in diameter which is needed to provide adequate fire coverage. Fire hydrants
will be placed throughout the site at a spacing no greater than 90 metre apart to
provide fire department connections. A blow-off will be provided at each end of the
turn-around where the watermain terminates. A 25mm diameter water service will be
provided to each unit for domestic water distribution.

Additional information regarding the water and sewer service connections is
provided in the Functional Servicing and Stormwater Management Report.
Appendix A of that report includes a drawing illustrating the information described
above.

4.2 Stormwater Management

The stormwater drainage plan for the townhouse development proposes to collect
the runoff from the site and convey it away from neighbouring residential lots.

Since the development will increase the overall impervious area of the subject property,
stormwater runoff will need to be over-controlled in order to reduce the peak flows to
pre-development conditions. This will be achieved through the construction of a
stormwater management pond and underground storage chambers. The outlet from the
underground storage chambers will connect to the existing storm sewer on Cork Street
at the proposed entrance to the new subdivision located along the west side of Cork
Street. The existing rear yard swale on the lots at the corner of Cork Street and Martin
Street will be connected to the existing storm sewer stub at the intersection.

Additional details regarding the handling of stormwater are provided in the Functional
Servicing and Stormwater Management Report.
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4.3 Road Works

The proposed development involves a looped street that will have a paved width of 7.5
metres and connect to Cork Street in two locations. The new street will not be assumed
by the Township but rather owned and maintained by the 27 lot owners through a
condominium arrangement.

4.4 Other Utilities

All of the dwellings within this subdivision will also be serviced with hydro, telephone,
and internet.
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5. COUNTY OF WELLINGTON OFFICIAL PLAN

Land use planning in this area is governed by the County of Wellington Official Plan.
Provided below is an evaluation of the proposed development within the context of the
relevant polices of the Official Plan.

5.1 Settlement Area

Mount Forest is a recognized ‘Urban Centre’ in the Wellington Official Plan. In this
regard, the Official Plan states the following:

7.5 URBAN CENTRES
7.5.1 Permitted Uses

Urban Centres are expected to provide a full range of land use opportunities.
Residential uses of various types and densities, commercial, industrial and
institutional uses as well as parks and open space uses will be permitted where
compatible and where services are available.

More detailed official plan designations and policies as well as zoning regulations
will identify the location and nature of various permitted uses in urban centres.

Comment:  The proposed residential subdivision is clearly in keeping with this policy.

7.5.2 Services

Sewage and water services will be provided in accordance with Section 11.2 of this
Plan.

Road access will be via internal roads where possible, then via local roads where
possible and then via County Roads or Provincial Highways where there is no other
alternative. In all cases, appropriate sighting standards must be met and road
functions maintained.

Comment:  Full municipal services will be provided to the housing units within this
subdivision.

A new, privately-owned, looped road will be constructed throughout this
development and will be connected to Cork Street in two locations.
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7.5.3 Land Use Compatibility

More detailed planning policies and zoning regulations shall be developed for Urban
Centres to ensure that existing and proposed uses are compatible and that adverse
impacts are kept to a minimum and that appropriate mitigation is provided where

practical.

Comment:  Such policies and regulations have been provided in the Official Plan and
the Township’s Zoning By-law and are listed later in this Planning Report.

7.5.4 Impact Assessment

Where a Council is concerned about the impact a proposed development may have
on an urban centre, it may require an impact assessment as set out in the general
policy section of this Plan.

Comment: Various studies addressing impacts have been prepared including the
Functional Servicing and Stormwater Management Report, Archaeological

Assessment and this Planning Report.

7.5.5 Residential Use

Urban centres shall provide a broad range of residential uses to provide a diverse
supply of housing, including affordable housing.

In Wellington, the single-family residence will continue to be the dominant use of
urban lands. Other forms of housing at densities appropriate to the servicing and
the nature of the community will also be developed including semi-detached, duplex
townhouse and apartment units.

An Additional Residential Unit may be allowed subject to the provisions of Section
4.4.6 of this Plan.

Additionally, bed and breakfast establishments will be encouraged within single
detached dwellings where adequate services and parking are available.

Comment: The developer is proposing townhouse dwellings which should assist the
Township in provide a diverse supply of housing in Mount Forest.

5.2 ‘Residential’ Designation

Schedule A6-1 of the County of Wellington Official Plan shows the entire subject
property as being designated ‘Residential’, as illustrated on Figure 3 (Appendix C) to
this Planning Report. The following is relevant to the proposed development:
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8.3 RESIDENTIAL
8.3.1 Overview

This Plan attempts to provide for urban centres with populations as set out in
Section 3. To accomplish this growth it is essential to provide adequate
opportunities for housing in each urban centre.

The single-detached home is currently the dominant housing type in urban centres
and this situation is expected to continue. However, new housing types are needed
to provide a greater variety of residential accommodation as well as a more
affordable housing supply. The Official Plan anticipates that semi-detached,
townhouse and apartment dwellings will be developed to respond to this need and
that these units may eventually account for at least one quarter of all housing units
in most urban centres.

Wellington is strongly committed to preserving the character and integrity of existing
residential areas and will make reasonable efforts to ensure that development is
compatible with established neighbourhoods. Wellington is also committed to
ensuring that controlled growth and development occur within the community in
order to maintain and enhance the small town character of urban centres.

8.3.2 Objectives
Wellington has set the following objectives for residential development:

a) to ensure that an adequate supply of land is available to accommodate
anticipated population growth over the planning period;

b) to provide a variety of dwelling types to satisfy a broad range of residential
requirements and ensure that affordable housing is available;

c) to manage the rate of growth and the amount of residential development
within the urban centre in order to maintain and enhance the small town
character;

d) to support the development, at appropriate locations and densities, of
residential facilities that meet the housing needs of persons requiring
specialized care;

e) to ensure that adequate infrastructure will be available to all residential
areas;

f) to minimize potential compatibility issues between residential and other land
uses;
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g) to encourage intensification, development proposals provided they maintain
the stability and character of existing neighbourhoods;

h) to support the establishment of certain non-residential uses in appropriate
locations of the municipality;

i) to encourage residential developments which incorporate innovative and
appropriate design principles which contribute to public safety, affordability,
energy conservation and that protect, enhance and properly manage the
natural environment;

) to monitor the housing supply by reviewing new development, demolitions,
intensification, and the number of affordable housing units brought on
Stream.

Comment: The intended development will introduce 34 townhouse dwellings into the
Mount Forest real estate market. These units will be owned individually
and should be financially attainable for households that are able to
purchase a home. This style of low-rise, medium density housing will fit
well in this neighbourhood where construction of a variety of house types
has been occurring.

8.3.3 Permitted Uses

The predominant use of land in those areas designated RESIDENTIAL on Schedule
“A” of the Plan shall be residential development. A variety of housing types shall be
allowed, but low rise and low density housing forms such as single-detached and
semi-detached dwelling units shall continue to predominate.

Townhouses and apartments, bed and breakfast establishments, group homes and
nursing homes, may also be allowed subject to the requirements of the Zoning By-
law and the applicable policies of this Plan.

An Additional Residential Unit may be allowed subject to the provisions of Section
4.4.6 of this Plan.

In addition, non-residential uses such as schools, churches, clinics, local
convenience stores, home occupations, neighbourhood parks and other public
facilities may also be permitted within the RESIDENTIAL designation subject to the
appropriate Zoning By-law regulations and the policies of the Official Plan.

Garden suites, accessory to existing single detached homes, are also permitted
within the RESIDENTIAL designation, subject to the requirements of the Plan
including Section 4.4.7 and in accordance with the Temporary Use provisions of the
Planning Act, as amended.
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Comment:  The townhouses represent a medium density form of housing. Unlike
some other forms of medium density development such as walk-up
apartment buildings, this housing project will be considered low rise, as
the building height will be limited to two storeys.

8.3.4 Low-Density Development

This plan considers single-detached, semidetached and duplex dwellings to be low
density housing forms. The Zoning By-law may provide separate zones for only
single-detached, semi-detached or duplex dwelling units or a combination of any of
the above.

The character of existing low density residential neighbourhoods should generally
be protected and land uses which would cause significant loss of privacy, loss of
view, or loss of sunlight due to shadowing or which would be incompatible due to
their nature shall be discouraged. Section 8.3.11 provides additional consideration
in this regard.

Comment: Low density development is not proposed as part of this subdivision.

8.3.5 Medium Density Development

Multiple residential developments such as townhouses and apartments may be
allowed in areas designated RESIDENTIAL subject to the requirements of the
Zoning By-law and further provided that the following criteria are satisfactorily met:

a) that medium density development on full municipal services should not
exceed 35 units per hectare (14 units per acre) for townhouses or row
houses, and 75 units per hectare (30 units per acre) for apartments, although
it may not always be possible to achieve these densities on smaller sites;

b) that the design of the proposed height, setbacks, landscaping and vehicular
circulation, will ensure that it will be compatible with existing or future
development on adjacent properties;

c) that the site of the proposed development has a suitable area and shape to
provide:

i) adequate on-site landscaping to screen outdoor amenity areas both
on the site and on adjoining property, to buffer adjacent residential
areas and to improve the overall appearance of the development;

ii) on-site amenity areas for the occupants of the residential units;
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i)

iv)

d) that adequate services such as water, sewage disposal, storm water, roads
and hydro are available to service the development;

e) that within the built boundary, medium density is encouraged to locate on
major roadways and arterial roads;

f) that in greenfield areas, medium density is encouraged to locate on major
roadways, and roads designed to serve an arterial or collector function, while
street townhouses are allowed on local roads;

g) that a separate zone(s) is established for multiple residential development.

adequate off-street parking, access and appropriate circulation for
vehicular traffic, particularly emergency vehicles; and

adequate grading to ensure that drainage from the property is directed
to public storm drainage facilities and not to adjoining properties.

Comment:

-14-|Page

The proposed 34 townhouse development on this 1.621 hectare property
represents a net density of 20.97 units per hectare, which is well below the
35 units per hectare allowed under the above-noted policy. The density is
relatively low because of the developer’s desire to make the units wider
(i.e. 8.35 to 9.07 metres) than the average size of townhouses being
constructed.

With regard to land us compatibility, the subject lands are surrounded by a
mix of existing and proposed housing types, including existing semi-
detached dwellings and detached dwellings to the north, existing detached
dwellings to the south, and existing semi-detached dwellings and
proposed townhouses to the west. Whereas the townhouse development
does represent a different density than, in particular, the detached
dwellings that have been erected on large lots to the south, the proposal
will still be compatible with that existing development Townhouses should
be considered compatible with detached dwellings because both types of
housing: (a) are used for residential purposes; and, (b) comprise low-rise
buildings, i.e. one or two storeys in height. It is important to understand
that the term “compatible” does not mean “same as” but rather “being able
to coexist without causing significant problems with regard to bulk/massing
of buildings, noise, traffic, etc.” There should not be a concern with this
development with regard to bulk/massing of buildings, for reasons
explained above, nor should there be noise problems since the intended
use is residential. With regard to traffic, it's worth mentioning that none of
owners of the existing residential development to the north or south will be
affected by an increase in traffic since the ingress/egress to the site will
occur directly from Cork Street. Furthermore, wooden fencing will be
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erected along the perimeter of the property, which will be provide for a
visual screen of the development.

All of the townhouse dwellings will have individual driveways and garages,
and therefore sufficient, onsite parking will be provided. Additional parking
for visitors will be provided in the communal parking area located on Block
4, adjacent to the common open space area.

Each of the townhouse dwellings will also have rear yards where
individual private amenity space will be provided. The above-noted
common, open space area will also provide additional recreational space
in the form of a small park.

The entire development will be serviced with municipal services.
Stormwater management has been addressed by the Civil Engineer.

The current ‘R2’ zoning of the subject lands allows for street townhouses

but doesn’t allow for cluster townhouses. An amendment to the Zoning
By-law is therefore required.

5.3 Housing Intensification

The Wellington County Official Plan includes a section of policies aimed at promoting
housing intensification, which is defined in the Official Plan as:

Intensification:

means the development of a property, site or area at a higher density than
currently exists through:

a) redevelopment, including the reuse of brownfield sites;

b)  the development of vacant and/or underutilized lots within previously

developed areas;
c) infill development; and
d) the expansion of conversion of existing buildings.

For the purposes of Section 4.4, reference should be made to the Residential
Intensification definition.

The housing intensification policies state the following:
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a)

b)

c)

d)

]

9)

h)

J)

4.4.3 Residential Intensification

This Plan contains policies encouraging intensification primarily in urban centres but
also, to a much lesser extent in hamlets. The strategic approach to intensification
intends to retain small town character and revitalize downtown areas which includes:

supporting increased densities in newly developing greenfield areas with a
broader mix of housing types than has been the norm in small towns;

supporting appropriate intensification in all areas within the built boundary
including adaptive re-use or redevelopment of brownfields and greyfields;

encouraging added housing above commercial uses in and near the downtown,
in residential transition areas, and in other main commercial areas;

encouraging intensification within urban centres along major roadways and
arterial roads;

encouraging modest intensification in stable residential areas respecting the
character of the area. Stable residential areas are considered to be established
areas generally consisting of predominantly low density housing on local roads
with the built boundary;

conserving cultural heritage and archaeological resources where feasible, as
built up areas are intensified;

encouraging intensification which results in new rental accommodation;

encouraging small scale intensification in hamlets consistent with their character
and servicing including accessory or second residences, limited severances
and conversions; and

encouraging the development of appropriate standards for residential
intensification, redevelopment and new residential development which are cost
effective, environmentally sound and compatible with existing uses, small town
scale and character;

ensuring that adequate infrastructure is, or will be, established to serve the
anticipated development.

Comment: These policies are clearly intended to implement the housing policies of

the Provincial Policy Statement and the Growth Plan for the Great Golden
Horseshoe by encouraging higher densities and a more efficient use of
land and municipal infrastructure than experienced in the past.
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5.4 Lot Creation

Section 10 Creating New Lots of the County Official Plan states the following with
regard to lot creation:

10.1.3 Matters for Consideration

The County will consider the following when considering new lot creation by
subdivision, consent or part lot control:

a) that any new lots will be consistent with official plan policies and zoning
regulations;

b) that all lots can be adequately serviced with water, sewage disposal,
stormwater management or drainage, fire protection, roads, utilities, solid
waste disposal to accepted municipal standards and without undue financial
burden on the municipality;

c) that sufficient reserve water and sewage plant capacity will be available
when lots are created in areas to be serviced by central water and sewage
systems;

d) that all lots will have safe driveway access to an all-season maintained public
road and that access to a local road will be preferred over county and
provincial roads, where practical;

e) that public streets, spaces and facilities will be safe, meet the needs of
pedestrians, and facilitate pedestrian and non-motorized movement,
including, but not limited to, walking and cycling.

f) that the topography, soils and drainage of the site are satisfactory for the lot
sizes and uses proposed;,

g) that tree loss related to anticipated development be kept to a minimum and,
wherever reasonable, be compensated for by new tree planting;

h) that natural heritage features are not affected negatively;

i) that lots are not created in areas which would pose a threat to public health
or safety;
J) that natural resources such as agricultural lands and mineral aggregates

would not be affected adversely;
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k) that the size and shape of proposed lots is suitable, including frontage, area
and the proportion of frontage to depth;

) that the proposed lots and uses are compatible with and designed to
minimize adverse impacts on surrounding uses;

m) that all new lots shall have logical lot lines given existing lot patterns in the
area, natural and human-made features and other appropriate
considerations;

n) that residential lots will have adequate access to community facilities such as
schools, libraries and parks based on reasonable standards for the area;

0) that the creation of any lot is necessary, timely and in the public interest;

p) that provincial legislation and policies are met, including the Greenbelt Plan
policies set out in Section 9.9 of this Plan.

Comment: The Plan of Subdivision involves only the creation of five residential parcels
at this time; however, the development will eventually result in 34 separate,
townhouse lots once the dwellings are constructed and the Part Lot Control
By-law has been approved. Therefore, for the purposes evaluating the
proposed development within the context of the above-noted policies, this
Planning Report will consider all 34 lots at this time.

The proposed development conforms to the Official Plan. An amendment
to the Zoning By-law will be required.

All municipal services typically associated with an urban development will
be provided to each of the dwelling units within this subdivision.

All of the lots will have safe driveway access to either Cork Street or the
new, private road.

The needs of pedestrians will be meet within this subdivision. A sidewalk
will be constructed along the entire length of the new, private road.

No agricultural lands will be lost as a result of this development.
The lands are clear of all vegetation, except for grass. As well, there are

no natural heritage features in close proximity to the site. As such, the
development should have no negative impact on the natural environment.
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From a topographic, soils and drainage perspective, the site is appropriate
for the development proposed as explained in the Functional Servicing and
Stormwater Management Report.

The size, shape and proposed use of the lots and blocks within this
development are appropriate for this area.

Compatibility with the existing and proposed development within the
immediate vicinity of the site has been addressed previously in this
Planning Report.

The subject lands are located is close proximity of Mount Forest’s major
recreational complex which includes the arena, ball diamonds, soccer fields

and a skateboard park. The hospital is also located nearby. Three schools
exist within Mount Forest for the children to attend.

Creating the new lots at this time is appropriate and is in the public interest.

The development complies with all relevant Provincial legislation.

10.1.4 Studies

In considering the creation of new lots and in particular lots created by plan of
subdivision, the County may require studies to ensure that the policies of this Plan

are appropriately addressed.
Plans of subdivision will be accompanied by:

e Planning impact assessments
e Environmental impact assessments
e Preliminary stormwater management plans

Where a plan of subdivision is proposed to be developed on individual on-site or
private communal water or sewage services, the following studies will also be

required:

e a Servicing Options Assessment
e a hydrogeological study

Other studies may be required depending on individual circumstances.

Comment:  During the pre-consultation discussions with the County, Township and
Saugeen Valley Conservation Authority staff, the developer was advised
to submit a Planning Report, Functional Serving Report, Stormwater
Management Report and an Archaeological Report. Given the site
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conditions and the nearby natural features, or lack thereof, the developer
was advised than an Environmental Impact Study was not necessary.

5.5 Housing

Section 4.4 Housing of the Official Plan states the following relevant policies:

4.4.5 Affordable Housing

For ownership housing, affordable means housing for which the purchase price is at
least 10 percent below the average purchase price of a resale unit in the regional
market area.

For rental housing, affordable means a unit for which the rent is at or below the
average market rent of a unit in the regional market area.

The County will ensure that opportunities exist to provide housing to moderate and
lower income households. A substantial portion of the County's existing housing
stock is affordable. In order that this continues as Wellington grows, it is the policy
of this Plan that a minimum of 25% of new housing units in the County will be
affordable.

In Wellington, Additional Residential Units, second units, semi-detached, duplex,
townhouse and low rise apartment units will provide the bulk of affordable housing
opportunities. These units will almost always be located in urban areas with
appropriate levels of servicing.

In the Rural System affordable housing opportunities are not readily available.
Second units will be the most likely means of increasing housing affordability in the
Rural System.

Comment: The proposed townhouses will not fall within the “affordable housing”
pricing category, but the units will certainly be financially attainable for
many households.

4.4.4 Greenfield Housing

In greenfield areas, the County will encourage increased densities and a broader
mix of housing and will:

a) encourage approved but undeveloped plans of subdivision to consider
revisions which add additional housing units in appropriate locations;
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b) require new developments to achieve densities which promote the overall
greenfield density target of 40 persons and jobs per hectare and specifically:

i) strive to attain at least 16 units per gross hectare (6.5 units per gross
acre) in newly developing subdivisions;

ii) somewhat lower densities may be considered in newly developing
subdivisions where physical and environmental constraints such as
larger than normal storm water management requirements, parcel
dimensions that do not yield efficient lotting patterns and the need for
transition areas from adjacent land uses, or on small parcels of under
2 hectares (5 acres);

iii)  In (i) and (ii) above gross hectares or gross acres means residential
land excluding environmentally protected features and nonresidential
uses (schools, convenience commercial) but includes roads, parks,
storm water management areas or other utility blocks; and

iv) encourage the introduction of medium density housing types in new
subdivisions and other Greenfield areas.

Comment:  The proposal meets the Official Plan’s definition of “greenfield housing”.
The subdivision represents a density of 20.97 units per gross hectare,
which is consistent with the minimum 16 units per gross hectare policy.

5.6 Natural Environment

The County Official Plan contains policies that serve to protect certain natural heritage
features from negative impacts caused by development or site alteration.

Given the existing use/condition of the site, no impacted on the natural environment is

expected. In this regard, an Environmental Impact Study has not been requested by the
County, Township of Saugeen Valley Conservation Authority.

5.7 Servicing

The following servicing policies of the Official Plan apply to the proposed development:
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11.2.4 Urban Centre Policies
The following water and sewage policies apply in urban centres:

a) municipal services are the preferred method of servicing in all urban centres
and reasonable efforts will be made to provide for municipal services in all
urban centres;

Comment:  This development will be provided with full municipal services.

5.8. Official Plan Evaluation Summary

Based on the foregoing, it is evident that the proposed development conforms to the
County of Wellington Official Plan.
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6. PROVINCIAL POLICY STATEMENT (2020)

Section 3 of The Planning Act (R.S.0. 1990) requires all decisions regarding land use
planning matters to be consistent with the Provincial Policy Statement (PPS).

The PPS contains several sets of Provincial directives covering a variety of topics that
are relevant to this development proposal. Listed below are the relevant policies.

6.1 Settlement Areas

Section 1.1.3 Settlement Area policies state (edited for relevancy):

1.1.3.1  Settlement areas shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.

1.1.3.2 Land use patterns within settlement areas shall be based on:
a) densities and a mix of land uses which:
1.  efficiently use land and resources;

2.  are appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and
avoid the need for their unjustified and/or uneconomical
expansion;

3. minimize negative impacts to air quality and climate change,
and promote energy efficiency;

b) arange of uses and opportunities for intensification and
redevelopment in accordance with the criteria in policy 1.1.3.3,
where this can be accommodated.

1.1.3.3  Planning authorities shall identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas,
including brownfield sites, and the availability of suitable existing or
planned infrastructure and public service facilities required to
accommodate projected needs.
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1.1.3.4  Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while maintaining or
mitigating risks to public health and safety.

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

1.1.3.7  Planning authorities shall establish and implement phasing policies to
ensure:

a) that specified targets for intensification and redevelopment are
achieved prior to, or concurrent with, new development within
designated growth areas; and

b)  the orderly progression of development within designated growth
areas and the timely provision of the infrastructure and public
service facilities required to meet current and projected needs.

Comment: Mount Forest is a recognized settlement area in the County Official Plan.

The proposed development is occurring on a vacant parcel of land located
within an existing built-up area.

The proposed density will provide for an efficient use of land and
infrastructure.

The servicing is readily available for this development.

6.2 Housing

Section 1.4.1 Housing states:

1.4.1 To provide for an appropriate range and mix of housing types and densities
required to meet projected requirements of current and future residents of the
regional market area, planning authorities shall:

a) maintain at all times the ability to accommodate residential growth for a
minimum of 10 years through residential intensification and
redevelopment and, if necessary, lands which are designated and
available for residential development; and
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b) maintain at all times where new development is to occur, land with
servicing capacity sufficient to provide at least a three-year supply of
residential units available through lands suitably zoned to facilitate
residential intensification and redevelopment, and land in draft approved
and registered plans.

1.4.2Where planning is conducted by an upper-tier municipality:

a) the land and unit supply maintained by the lower-tier municipality
identified in policy 1.4.1 shall be based on and reflect the allocation of
population and units by the upper-tier municipality; and

b) the allocation of population and units by the upper-tier municipality shall
be based on and reflect provincial plans where these exist.

1.4.3Planning authorities shall provide for an appropriate range and mix of
housing types and densities to meet projected requirements of current and
future residents of the regional market area by:

a) establishing and implementing minimum targets for the provision of
housing which is affordable to low and moderate income households.
However, where planning is conducted by an upper-tier municipality, the
upper-tier municipality in consultation with the lower-tier municipalities
may identify a higher target(s) which shall represent the minimum
target(s) for these lower-tier municipalities;

b)  permitting and facilitating:

1.  all forms of housing required to meet the social, health and well-
being requirements of current and future residents, including
special needs requirements; and

2. all forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3;

c) directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will
be available to support current and projected needs;

d) promoting densities for new housing which efficiently use land,
resources, infrastructure and public service facilities, and support
the use of active transportation and transit in areas where it exists
or is to be developed; and
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Comment: These polices give direction to the County and Township to require a
variety of dwellings type to be created to ensure that housing can be
provided for everyone. As stated above, this may require intensification,
higher density and reduced development standards. The above policies
have been appropriately carried forward into the County Official Plan.

6.3 Municipal Services

Section 1.6 Infrastructure and Pubic Service Facilities of the PPS states:

1.6.6.2 Municipal sewage services and municipal water services are the preferred
form of servicing for settlement areas. Intensification and redevelopment
within settlement areas on existing municipal sewage services and municipal
water services should be promoted, wherever feasible.

Comment:  Full municipal services will be provided to the intended development.

1.6.6.7  Planning for stormwater management shall:

a) minimize, or, where possible, prevent increases in contaminant
loads;

b)  minimize changes in water balance and erosion;
c¢) notincrease risks to human health and safety and property damage;

d) maximize the extent and function of vegetative and pervious
surfaces; and

e) promote stormwater management best practices, including
stormwater attenuation and re-use, and low impact development.

Comment: The Functional Servicing and Stormwater Management Report addresses
stormwater management, as summarized in Section 4.2 of this Planning
Report.

6.4 Natural Environment

Section 2.1 Natural Heritage states (edited for relevancy):
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2.1.1

2.1.2

2.1.3

2.1.4

2.1.5

2.1.6

Natural features and areas shall be protected for the long term.

The diversity and connectivity of natural features in an area, and the long-
term ecological function and biodiversity of natural heritage systems, should
be maintained, restored or, where possible, improved, recognizing linkages
between and among natural heritage features and areas, surface water
features and ground water features.

Natural heritage systems shall be identified in Ecoregions 6E and 7E?,
recognizing that natural heritage systems will vary in size and form in
settlement areas, rural areas, and agricultural areas.

Development and site alteration shall not be permitted in:

a)  significant wetlands in Ecoregions 5E, 6E and 7E"; and

b)  significant coastal wetlands.

Development and site alteration shall not be permitted in:

a) significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E
and 7E7;

b)  significant woodlands in Ecoregions 5E, 6E and 7E" (excluding islands
in Lake Huron and the St. Marys River)’;

c) significant valleylands in Ecoregions 6E and 7E (excluding islands in
Lake Huron and the St. Marys Rivers)’;

d) significant wildlife habitat;

e) significant areas of natural and scientific interest, and

f)  coastal wetlands in Ecoregions SE, 6E and 7E’ that are not subject to
policy 2.1.4(b)

unless it has been demonstrated that there will be no negative
impacts on the natural features or their ecological functions.

Development and site alteration shall not be permitted in fish habitat
except in accordance with provincial and federal requirements.
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2.1.7

2.1.8

2.1.9

Development and site alteration shall not be permitted in habitat
of endangered species and threatened species, except in
accordance with provincial and federal requirements.

Development and site alteration shall not be permitted on
adjacent lands to the natural heritage features and areas
identified in policies 2.1.4, 2.1.5, and 2.1.6 unless the ecological
function of the adjacent lands has been evaluated and it has
been demonstrated that there will be no negative impacts on the
natural features or on their ecological functions.

Nothing in policy 2.1 is intended to limit the ability of agricultural
uses to continue.

Comment: Development on the subject lands is not expected to negatively impact

any natural heritage feature. The developer was advised during pre-
consultation discussions that the preparation of an Environmental Impact
Study was not necessary.

6.5 Archaeology

Section 2.6 Cultural Heritage Archaeology states:

2.6

2.6.1

2.6.2

2.6.3

Cultural Heritage and Archaeology

Significant built heritage resources and significant cultural heritage
landscapes shall be conserved.

Development and site alteration shall only be permitted on lands containing
archaeological resources or areas of archaeological potential if the significant
archaeological resources have been conserved by removal and
documentation, or by preservation on site. Where significant archaeological
resources must be preserved on site, only development and site alteration
which maintain the heritage integrity of the site may be permitted.

Development and site alteration may be permitted on adjacent lands to
protected heritage property where the proposed development and site
alteration has been evaluated and it has been demonstrated that the heritage
attributes of the protected heritage property will be conserved.

Mitigative measures and/or alternative development approaches may be
required in order to conserve the heritage attributes of the protected heritage
property affected by the adjacent development or site alteration.
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Comment:  An Archaeological Assessment was conducted on the subject lands and
no archaeological resources were encountered. The consultant therefore
recommended that the proposed development be cleared of any further
requirement for archaeological fieldwork.

6.6 Provincial Policy Statement Evaluation Summary

Based on the foregoing, it is evident that the proposed development is consistent with
the Provincial Policy Statement.
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7. GROWTH PLAN FOR THE GREATER GOLDEN
HORSESHOE (2019)

The Growth Plan for the Greater Golden Horseshoe (or “Growth Plan”) was prepared
and approved under the Places to Grow Act. All decisions made on or after May 16,
2019 in respect of the exercise of any authority that affects a planning matter will
conform with this Plan, subject to any legislative or regulatory provisions providing
otherwise.

The Growth Plan contains several sets of Provincial directives covering a variety of
topics that are relevant to this development proposal; however, most of these polices
are included in the Provincial Policy Statement and have been addressed earlier in this
Planning Report. Whereas both documents direct urban-type development to the
designated settlement areas of the County, the Growth Plan provides specific direction
with regard to requiring certain housing densities within the urban areas in order to
reduce the rate at which agricultural land is lost due to urban expansion.

Of specific relevance to the proposed development are the following policies:

Section 2 Where and How to Grow of the Growth Plan states the following (edited for
relevancy):

2.2.2 Delineated Built-up Areas

1. By the time the next municipal comprehensive review is approved and in
effect, and for each year thereafter, the applicable minimum intensification
target is as follows:

a) A minimum of 50 per cent of all residential development occurring
annually within each of the Cities of Barrie, Brantford, Guelph,
Hamilton, Orillia and Peterborough and the Regions of Durham,
Halton, Niagara, Peel, Waterloo and York will be within the delineated
built-up area; and

b) The City of Kawartha Lakes and the Counties of Brant, Dufferin,
Haldimand, Northumberland, Peterborough, Simcoe and Wellington
will, through the next municipal comprehensive review, each establish
the minimum percentage of all residential development occurring
annually that will be within the delineated built-up area, based on
maintaining or improving upon the minimum intensification target
contained in the applicable upper- or single-tier official plan.
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2. Until the next municipal comprehensive review is approved and in effect, the
annual minimum intensification target contained in the applicable upper- or
single-tier official plan that is approved and in effect as of July 1, 2017 will
continue to apply.

3. All municipalities will develop a strategy to achieve the minimum intensification
target and intensification throughout delineated built-up areas, which will:

a) identify strategic growth areas to support achievement of the intensification
target and recognize them as a key focus for development;

b) identify the appropriate type and scale of development in strategic growth
areas and transition of built form to adjacent areas;

¢) encourage intensification generally throughout the delineated built-up
area;

d) ensure lands are zoned and development is designed in a manner that
supports the achievement of complete communities;

e) prioritize planning and investment in infrastructure and public service
facilities that will support intensification; and

f)  be implemented through official plan policies and designations, updated

Comment:  The Wellington County Official Plan contains a series of policies that
promote residential intensification, as detailed earlier in this Planning
Report. An actual intensification target will presumably be added to the
County of Wellington Official Plan during its next update.

2.2.7 Designated Greenfield Areas

1. New development taking place in designated greenfield areas will be planned,
designated, zoned and designed in a manner that:

a) supports the achievement of complete communities;
b) supports active transportation; and
c) encourages the integration and sustained viability of transit services.

2. The minimum density target applicable to the designated greenfield area of
each upper- and single-tier municipality is as follows:
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a) The Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and
Peterborough and the Regions of Durham, Halton, Niagara, Peel,
Waterloo and York will plan to achieve within the horizon of this Plan a
minimum density target that is not less than 50 residents and jobs
combined per hectare; and

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

4. Councils of upper- and single-tier municipalities may request an
alternative to the target established in policy 2.2.7.2 where it is
demonstrated that the target cannot be achieved and that the
alternative target will support the diversification of the total range and
mix of housing options and the achievement of a more compact built
form in designated greenfield areas to the horizon of this Plan in a
manner that is appropriate given the characteristics of the municipality
and adjacent communities.

Comment:  The current Official Plan reflects the “40 persons and jobs combined”
policy, and attempts to achieve this density by requiring a minimum
housing density of 16 units per gross hectares, as explained earlier in this
Planning Report. The actual density proposed is 20.97 units per gross
hectare which is consistent with the policy above.

Based on the foregoing, it is evident that the proposed subdivision conforms to the
Growth Plan.
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8. THE PLANNING ACT

Section 49 (24) of The Planning Act (R.S.0. 1990) provides a list of issues which must
be taken into consideration when reviewing new subdivision and consent applications.
Those issues are as follows:

(24)

In considering a draft plan of subdivision, 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) the effect of development of the proposed subdivision on matters of provincial interest as
referred to in section 2;

Comment: The matters of provincial interest, as provided in the Provincial Policy

Statement and the Growth Plan for the Greater Golden Horseshoe, have
been addressed in Sections 6 and 7 of this Planning Report.

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

Comment: This Planning Report has demonstrated that the proposed development

represents infilling within a developing section of Mount Forest. The
subdivision is not premature.

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

Comment: This Report has demonstrated that the proposed development conforms to

the County Official Plan. This subdivision will connect appropriately with
the existing street patten and adjacent development.

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

Comment: Given the residential policies of the County Official Plan, as well as the

availability of full municipal services, the subject lands are suited for the
proposed residential development.

(e)  the 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;

Comment: The proposed street layout and its connectivity to the existing built roads

will provide for an efficient transportation network in this general area of
Mount Forest.
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() the dimensions and shapes of the proposed lots;

Comment: The lots are of a normal shape and size suitable for fully-serviced urban
development.

(9) the 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;

Comment  The construction townhouses on the proposed lots will be in accordance
with the provisions of the applicable zone. A site-specific rezoning will be
required to facilitate this particular development, as explained later in this
Planning Report.

(h)  conservation of natural resources and flood control;

Comment: Measures will be taken to ensure that stormwater on the site following
construction is handled in an appropriate manner, as detailed in the
Functional Servicing and Stormwater Management Report.

(i) the adequacy of utilities and municipal services;

Comment: All utilities and municipal services typically associated with an urban
development will be available.

()  the adequacy of school sites;

Comment: Three schools are located in Mount Forest. Depending on where the
students reside, bussing may be necessary.

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

Comment: None of the six, proposed blocks will be conveyed to the Township.

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

Comment: The proposed development will be consistent with other projects of this
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(m)  the 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) of this Act or subsection 114 (2)
of the City of Toronto Act, 2006. 1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23,
8. 22 (3, 4).

Comment: The townhouse development will be subject to a Site Plan Control
Agreement(s).
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9. ZONING BY-LAW

9.1 Current Zoning

The subject lands are currently zoned ‘R2-h’ in the Township of Wellington North
Comprehensive Zoning By-law, as illustrated on Figure 4 (Appendix C) to this Planning
Report.

Permitted uses in the ‘R2’ zone include detached dwellings, semi-detached dwellings,
duplexes, triplexes, fourplexes, and three or four unit street townhouses.

The ‘h’ (holding) symbol was applied to the site’s ‘R2’ zoning last year when the lands to
the east were severed from this holding. The intent of the ‘h’ symbol was to make sure
that the lands are developed in a manner that utilizes this urban, serviced property to its
highest and best use and not simply used as a large building lot for one detached
dwelling.

The seven street townhouses fronting onto Cork Street as defined as “street
townhouses” in the Zoning By-law. In this regard, no changes to the ‘R2’ zoning of
Blocks 5 and 6 are required.

The other 27 townhouses, however, will not have frontage along a public street, since
the new road will be privately owned. As such, these particular townhouses are
considered to be “cluster townhouses”. Such form of development is not permitted in
the ‘R2’ zone and therefore an amendment to the Zoning By-law is necessary.

9.2 Proposed Zoning

The proposed Zoning By-law Amendment will change the zoning of Blocks 1, 2 and 3
from ‘R2’ to ‘R2 - special’ in order to permit cluster townhouses in accordance with the
‘R2’ zone provisions. Minor relief from the ‘minimum lot area’ requirement from 280
square metres to 271 square metres is necessary for three of the future lots (shown as
E-2, E-3 and E-4 on the Concept Plan provided in Appendix B of this Planning Report).

The following wording is suggested for the text of this new zone:

Notwithstanding their ‘R2’ zoning, those lands shown as ‘R2 - special’ shall be used in
accordance with Section 12.1 excepting however that cluster townhouses shall also be
permitted as follows:

i. in accordance with Section 13.2.2 where the cluster townhouses are located on
one lot; or,
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Ii. in accordance with Section 12.2.6 where the cluster townhouses are located on
individual lots fronting onto a private street excepting however that the ‘minimum
lot area’ requirement shall be 271 square metres.

The requested Zoning By-law Amendment will also change the zoning of Block 4 to ‘OS
— Special’. The following wording is recommended for that parcel:

Notwithstanding their ‘OS’ zoning, those lands shown as ‘OS - special’ shall be used in
accordance with the ‘OS’ zone excepting however that these lands shall only be used as
a private street, stormwater management facility, parking and private park.

The current ‘R2’ zoning of Blocks 5 and 6 will remain.

The requested zoning is shown on Figure 5 (Appendix C) of this Planning Report.

9.3 Additional Planning Rationale for Zoning By-law Amendment

The principle of allowing townhouse development on the subject property has already
been established. The current ‘R2’ zone allows for this form of medium density
development on the subject property and therefore no rationale for the townhouse
development will be provided above and beyond what has already been stated
previously in this Planning Report.

It is important to note that Blocks 5 and 6 are not subject to the Zoning By-law
Amendment because the seven street townhouses are allowed in the ‘R2’ zone.

It is also of importance to understand that a Zoning By-law Amendment would not be
required if the new, interior street was to be conveyed to the Township as a public
street, although a Minor Variance would be required to provide minor relief from the
‘minimum lot area’ requirement for three of the future lots. If the new road was, in fact, a
public street, the units would be described as street townhouses and not cluster
townhouses. Given, however, that the units do not front onto a public street and do not
have individual access from a public street, the units are described as cluster
townhouses. Cluster townhouses are permitted in the ‘R3’ zone. Placing these lands,
however, in the ‘R3’ zone would create a technical problem. The provisions in the ‘R3’
zone are not intended for individually-owned, cluster townhouses and therefore some of
the ‘R3’ zone provisions could not possibly be met, including the ‘minimum lot frontage’
requirement of 20 metres and the ‘minimum interior side yard’ of 6.0 metres. Also,
cluster townhouses that provide individual access from a private street cannot comply
with the parking requirement of Section 6.27.4 which prohibits parking in the front yard
because there is no place else to park on an interior unit lot (other than within the
garage). The proposed 27 townhouses that are fronting onto the new private road are,
for all intents and purposes, street townhouses except for the fact that these
townhouses front onto a private street and not a public street. For this reason, it makes
sense to keep Blocks 1, 2 and 3 in the ‘R2’ zone and add a special provision that
essentially treats these units as street townhouses, as per the suggested wording
provided in Section 9.2 of this Planning Report.
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The proposed reduction in the ‘minimum lot area’ provision required for three of the
internal lots is very minor and should have no negative impact. The dwellings intended

for those three parcels will comply with all other relevant provisions of the Zoning By-
law.
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10. CONCLUSIONS / RECOMMENDATIONS

The proposed residential development represents a highly appropriate use of the
subject lands.

As demonstrated in this Planning Report, the proposed development conforms to the
County Official Plan, is consistent with the Provincial Policy Statement and conforms
with the Growth Plan for the Greater Golden Horseshoe. It also complies with the lot
creation requirements of The Planning Act.

Based on the foregoing, the submitted applications for Plan of Subdivision and Zoning
By-law Amendment represent sound land use planning and should be given favourable
consideration.

Respectfully submitted,

Ron Davidson, BES, RPP, MCIP
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Appendix A: Proposed Draft Plan of Subdivision
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Appendix C: Figures 1-5

Figure 1: Location Map

Figure 2: Aerial Photograph (2020)

Figure 3: County of Wellington Official Plan Schedule A6-1

Figure 4: Township of Wellington North Zoning By-law Schedule A
Figure 5: Proposed Zoning
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