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1.0 Application Summary 
 
A Planning Justification Report (PJR) dated September 9, 2024 was prepared by J.L. Cox Planning Consultants Inc. 
that provided a professional land use planning review of a subdivision and related zoning bylaw amendment 
proposed by Exact Construction in the Village of Alma / Township of Mapleton.  The report concluded that: 
 

• The proposed development application is appropriate and represents good planning and should be 
approved 

 
Van Harten has reviewed the September 9, 2024 report prepared by Cox and agrees with the above cited 
conclusion.   
 
As is typical, the previously submitted ‘1st Submission’ of materials was reviewed by the Township’s consultants 
and advisors, resulting in various technical questions and requests for clarifications, primarily relating to 
engineering and environmental components of the proposed development.  Responses to these comments and 
any necessary supporting documentation have now been completed and form part of this ‘2nd Submission’.   
 
While some minor changes and adjustments have been made to the fabric of the subdivision plan, from a land use 
planning perspective, these minor changes do not alter the fact that this proposal continues to conform and 
comply with all applicable Provincial and County planning policy, and for the most part with the Township of 
Mapleton’s comprehensive zoning bylaw (four special regulations are requested in the proposed zoning bylaw 
amendment – discussed later in this report). 
 
The purpose of this PJR Addendum (PJRA) is to provide a scoped update of planning matters, primarily pertaining 
to the changes that have been made to the fabric of the subdivision plan, and to confirm zoning that will apply to 
the site including any necessary special zoning provisions.  The PJRA also provides a summary of the responses to 
the various comments received on the 1st Submission, and based on any new or revised aspects of the proposal, 
concludes with an opinion on whether this proposal represents good planning and merits the support / approval 
of Township Council. 
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2.0 Changes to the Subdivision Plan 
 
As shown on Figure 1 the key changes between the 1st Submission and 2nd Submission versions of the Subdivision 
Plan are: 
 

• the number of lots fronting on the south-west side of the Church Street extension has been reduced from 
ten (10) lots in the 1st Submission to eight (8) lots in the revised version of the plan (below).  Overall, the 
number of lots has been reduced from a total of 16 to a total of 14 
  

• the size of the storm water management parcel (pond et al) has been increased by 0.31 hectares, and  
 

• the size of the park block has been increased by 0.06 hectares. 
 
 

 
Figure 1 - Key Changes from 1st Submission 
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Overall statistics for the revised version of the plan are shown below: 
 

 
 
In terms of servicing, no substantive changes are proposed.  The subdivision will be serviced by private well and 
septic systems, as well as a municipal storm water system including a new storm water management pond. 
 
A copy of the full version of the subdivision plan is included as Appendix A. 
 
  
 

3.0 Conformity with Applicable Upper Tier Planning Policy & Legislation 
 
The 1st Submission was accompanied by a Planning Justification Study prepared by JL Cox Planning which reviewed 
relevant upper tier (Provincial) legislation and policy and concluded that the proposed zoning bylaw amendment 
and plan of subdivision conformed / complied in all respects. 
 
The minor changes to the 2nd Submission version of the proposed draft plan of subdivision and associated zoning 
bylaw amendment continue to be consistent with, in conformity with, and in compliance with all relevant sections 
of: 
 

• the Planning Act 

• the Provincial Policy Statement (2024) 
 
 

4.0 Conformity with the Wellington County Official Plan 
 
The 2nd Submission changes to the proposed draft plan of subdivision and zoning bylaw amendment continue to 
be in conformity with the Hamet land use designation of the Wellington County Official Plan (WCOP) that applies 
to the subject lands.  The form of development as proposed is what is intended in this location and will be 
compatible with existing residential development that already exists in the Village of Alma. 
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5.0 The Township of Mapleton Zoning By-law 2010-080 As Amended 
 
 
Figure 2 shows the zoning that is applicable within the Village of Alma.  The subject property is highlighted with a 
heavy black border and is currently zoned FD – Future Development. 
 
 

 
Figure 2- Existing Zoning 

 
 
The residential component of the subdivision (14 Lots) will be re-zoned from FD to R1A – Unserviced Residential.  
This is consistent with the R1A Zone category that applies to all other existing residential areas within Alma.  Some 
specialized zoning provisions to the standard R1A regulations are required and are discussed further in this 
section.   
 
The proposed park will be re-zoned from FD to OS1 – Open Space, and the stormwater management and drainage 
block will be re-zoned from FD to NE – Natural Environment.  The proposed zoning is shown on Figure 3. 
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     Figure 3 - Proposed Zoning 

 
As noted, some specialized zoning regulations will be required for the 14 new lots to be created by the proposed 
plan of subdivision.  The standard applicable regulations in the R1A Zone are shown in the table below, along with 
requested specialized regulations (shown in red). 
 

Regulation Pursuant to Bylaw Requested Special Regulation 

Minimum Lot Area 0.4 ha 0.33 ha 

Minimum Lot Frontage 30.5 m  

Minimum Front Yard Setback 9.0 m 6.0 m 

Minimum Interior Side Yard 
- no attached garage 
- attached garage 

 
3.0 m 
One side may be 1.5 m 

 

Minimum Exterior Side Yard 7.6 m  

Minimum Rear Yard 9.0 m 6.0 m 

Maximum Building Height Greater of 10.5 m or 2.5 stories  

Maximum Lot Coverage 30 %  

Minimum Floor Area 102.2 m2  
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The rationale for the requested special regulations is as follows: 
 
Minimum Lot Area – the lots range in size with largest being 0.47 ha and the smallest (Lot 14) being 0.33 ha.  All 
lots will comply with the proposed special regulations, and generally enable more efficient use of the land base. 
 
Minimum Front Yard Setback – 6.0 metres represents a more efficient and modern standard, and will provide 
some additional flexibility for efficient layout of house, septic, and well on the lots 
 
Minimum Rear Yard Setback – 6.0 metres represents a more efficient and modern standard, and will provide 
some additional flexibility for efficient layout of house, septic, and well on the lots 
 
In addition to the zoning regulations applicable specifically in the R1A Zone, general provisions contained in 
Section 6 of the zoning bylaw also apply. 
 
A special regulation is also required to exempt the provisions of Section 6.20 (shown below) from applying to the 
lots in this subdivision as a new NE Zone is being created for the storm pond block and the adjacent drainage 
block.  The GRCA has confirmed that no additional setbacks will be required from these features. 
 

 

 
 
Aside from the exemptions noted above, all other permitted use and regulatory provisions of the R1A Zone, as 
well as all other applicable general provisions of zoning bylaw 2010-080 will continue to apply to the subject 
property.  GRCA has confirmed that no additional setbacks will be required from the storm pond block or the 
adjacent drainage block. 
 
None of the above noted special provisions will apply to the three (3) residential blocks, as these are intended to 
be transferred to owners of existing adjacent lots.  A copy of the proposed draft amending zoning by is attached as 
Appendix B. 
 
 
 

6.0 Comment Response Matrix 
 
The following matrix contains all 1st Submission review comments and responses thereto from the consulting 
team.  
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7.0 Supporting Documents 
 
Responding to the review comments received on the 1st Submission, the following technical reports have been 
updated for this 2nd Submission and serve as input to this PJRA (and the above response matrix): 
 

1. Scoped Hydrogeological Assessment, HCS May 14, 2026 
2. Drawing Set, GEI May 22, 2026 
3. Functional Servicing & Stormwater Management Report, GEI May 2026 
4. Alma Scoped Environmental Impact Study, NRSI May 2026 

 
The background studies confirm feasibility for the proposed redevelopment of the site.  No issues have been 
identified to preclude this application from moving forward.  In addition to the above noted update reports, 
various additional technical reports were included with the 1st Submission (eg, geotechnical, preliminary individual 
lot servicing, archeological) that provide additional supplementary information.  The geotechnical report is re-
appended to the updated GEI report. 
  

8.0 Justification Synopsis   
 
As is outlined in this report, the proposal to develop a 14 lot estate residential subdivision in the Village of Alma is 
consistent and compatible with existing development in Alma, and fully conforms/complies with: 
 

• The Planning Act 

• The Provincial Policy Statement (2024) 

• The Wellington County Official Plan 

• The Township of Mapleton Zoning Bylaw 2020-080 (with the special regulations noted below) 
 
The minor adjustments and exemptions to the zoning bylaw required for this proposal are with respect to: 
 

➢ A minor reduction in lot area requirements 
➢ A minor reduction in front yard setback requirements 
➢ A minor reduction in rear yard back requirements 
➢ Exemption from setback requirements from the new NE Zone (storm pond & drainage ditch) 

 
These special regulations will generally enable a more efficient use of the land base for the provision of new 
housing that is compatible with the character of existing residential development in Alma, and is fully supported 
by the updated technical reports forming part of the 2nd Submission.  
 
The proposed development aligns with Provincial and County planning objectives, is in the public interest, is good 
planning, and should be approved. 
 
 
 
 
 
 
Chris Corosky, MCIP RPP 
c/o Van Harten Surveying Inc.  
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THE CORPORATION OF THE TOWNSHIP OF MAPLETON  
 

By-law Number (2026)_______________ 

A by-law to amend By-law Number 2010-080, as amended, 

known as the Comprehensive Zoning By-law for the Township 

of Mapleton as it affects property legally described as All of Lots 

1-8, 10, 11, 25-32 and Part of Lots 9 & 33, Part of Church Street, 

Alexander Street, Napier Street, and Hannah Street Closed by 

Bylaw No 2023-022 Registered as Instrument WC700139 

Village of Alma Registered Plan 134 and Lot 1, Concession 1 

West of Grand River, Geographic Municipality of Pilkington, 

Township of Mapleton, County of Wellington. 

 

 WHEREAS Section 34(1) of the Planning Act, R.S.O. 1990, c.P.13 authorizes the Council of a 

Municipality to enact Zoning By-laws; 

 

 NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF 

MAPLETON ENACTS AS FOLLOWS: 

 

Bylaw Number 2010-080, as amended, is hereby further amended as follows: 

1. The zoning on lands denoted in orange on Schedule ‘A’ attached hereto is changed from Future 

Development (FD) Zone to Unserviced Residential (R1A) Zone. 

 

2. The zoning on lands denoted in green on Schedule ‘A’ attached hereto is changed from Future 

Development (FD) Zone to Open Space (OS1) Zone. 

 

3. The zoning on lands denoted in blue on Schedule ‘A’ attached hereto is changed from Future 

Development (FD) Zone to Natural Environment (NE) Zone 

 

4. The zoning on lands denoted in yellow on Schedule ‘A’ attached hereto is changed from Future 

Development (FD) Zone to Unserviced Residential (R1A-xxx) Zone, and notwithstanding any 

provision to the contrary be subject to the following special regulations: 
 

i) Minimum Lot Area – 0.33 hectares 

ii) Minimum Front Yard Setback – 6.0 metres 

iii) Minimum Rear Yard Setback – 6.0 metres 

iv) Aside from applicable Front, Rear, and Side yard setbacks, no additional setbacks are 

required from any lands zoned Natural Environment (NE) which includes any lands used 

for municipal drainage or storm water management purposes 

v) Aside from the special regulations noted herein all other applicable provisions of By-

law 2010-080, as amended, shall apply.   
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This by-law shall come into force and effect on the date of its final passing, subject to the provisions of the 

Planning Act, 1990 and amendments thereto. 

 

 

 

 

PASSED this ____ day of ________, 2026. 

 

 

 

 

 

       ____________________________________ 

 MAYOR 

 

 

 

 

 ____________________________________ 

  CLERK 
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SCHEDULE “A”  
 

 
 

 

PASSED this ____ day of ________, 2026. 

 

 

 

       ____________________________________ 

 MAYOR 

 

 

 

 ____________________________________ 

  CLERK 


