Planning Considerations and Applicable Policies
Planning Act

Section 2 of the Planning Act outlines those land use matters that are of provincial
interest and for which all county planning decisions shall have regard. The provincial
interests that apply to development on this site are:

(h) the orderly development of safe and healthy communities;

(p) the appropriate location of growth and development and

(r) the promotion of built form that is well-designed.

Section 3 of the Planning Act requires that, in exercising any authority that affects a

planning matter, planning authorities “shall be consistent with the policy statements”
issued under the Act and “shall conform with the provincial plans that are in effect on
that date, or shall not conflict with them, as the case may be”.

Section 34 of the Planning Act permits amendments to the zoning by-law by Councils of
local municipalities.

Consistency with the Provincial Policy Statement — 2020

The Provincial Policy Statement, 2020 (PPS) provides policy direction on matters of
provincial interest related to land use planning and development, which is intended to
be complemented by local policies addressing local interests. The PPS promotes
healthy, livable and safe communities through the efficient use of land throughout the
Province of Ontario.

The PPS 2020 promotes strong, liveable, healthy and resilient communities, protecting
the environment and public health and safety, and facilitating economic growth.

Section 1.1.3.1 related to Settlement Areas states that Settlement areas shall be the
focus of growth and development. It further states that new development taking place in
designated growth areas should occur adjacent to the existing built-up area and should
have a compact form, mix of uses and densities that allow for the efficient use of land,
infrastructure and public service facilities.

Planning Comments: The proposed development is an infill development with an
approximately 30 units per hectare density and compatible with surrounding
development patterns.

Section 1.4.3, related to Housing policies, states that Planning authorities shall provide
for an appropriate range and mix of housing options and densities to meet projected
market-based and affordable housing needs of current and future residents of the
regional market area by permitting and facilitating:



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

e 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;

e 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,

e establishing development standards for residential intensification, redevelopment
and new residential development which minimize the cost of housing and
facilitate compact form, while maintaining appropriate levels of public health and
safety.

Planning Comments: The proposed semi-detached units will contribute to the
neighbourhood's diverse range of housing options, including single-detached dwellings,
semi-detached dwellings, townhouses, and apartment dwellings. The proposal is
compact in form and can be supported by existing municipal services. In addition, the
surrounding open spaces, parks and trails will facilitate active transportation for the
future residents.

In conclusion, it is the staff’s opinion that the proposed application meets the intent of
both the Planning Act and the PPS on the basis that it encourages growth and
development in the settlement areas and supports appropriate range and mix of
housing options and densities to meet projected market-based and affordable housing
needs.

Conformity with the Official Plan

The proposed development is within the designated area of ‘Urban Residential’ in
Norfolk County Official Plan. The ‘Urban Residential’ designation applies to the ‘Urban
Areas’ of the County and is expected to continue to accommodate attractive
neighbourhoods by providing a wide range of residential forms.

Section 5.3 related to Housing states that The County shall ensure that a full range of
housing types and densities are provided to meet the anticipated demand and
demographic change. All forms of housing required to meet the social, health and well-
being of current and future residents, including those with special needs shall be
encouraged. The County shall target that 15 percent of all new housing built in Norfolk
County be multi-residential dwellings and 15 percent be semi-detached and townhouse
dwellings.



Planning Comments: The proposed development of a six semi-detached units will
contribute to the County’s 15% target for medium density developments.

Section 5.3.1 related to residential intensification states that urban residential
intensification, infilling and redevelopment of existing areas allows for the efficient
provision of urban services thereby helping to minimize the costs of providing services
while meeting an important component of the County’s housing needs. Residential
intensification policies include:

¢ infill development and residential development of vacant land or underutilized
land in existing neighbourhoods will be encouraged;

e redevelopment shall include the replacement of existing residential uses with
compatible new residential developments at a high density;

e the County shall target that a minimum 25 percent of its annual residential growth
be accommodated through infill, intensification and redevelopment within the
existing built-up areas in the Urban Areas with full municipal services;

e on lands designated Urban Residential and located outside of the Built-Up areas
of Simcoe, Port Dover, Delhi, Waterford and Port Rowan, the minimum overall
density of residential development shall be 15 units per hectare of developable
land area;

e developable land shall not include Hazard Lands, Provincially Significant
Wetlands and Significant Natural Areas;

e the existing water and sanitary sewer services can accommodate the additional
development;

e the road network can accommodate the traffic generated,;

e the proposed development shall be compatible with the existing development
and physical character of the adjacent properties and surrounding
neighbourhood; and

e the proposed development shall be consistent with the policies of the appropriate
Land Use Designation associated with the land.

Planning Comments: The proposed development is a small-scale infill development
with six semi-detached units with an overall density of 30 units per hectare. The
proposal is reviewed through the lens of the above-mentioned intensification policies. It
is the Staff’s opinion that the proposed development is consistent with the residential
intensification policies.

Section 7.7.2 (b) related to the land use policies of residential designated areas state
that medium density housing forms shall generally have a net density of between 15
and 30 uph. Any new medium density residential development shall meet the following
criteria:

¢ the density, height and character of the development shall have regard to
adjacent uses;

e the height and massing of the buildings at the edge of the medium density
residential development shall have regard to the height and massing of the



buildings in any adjacent low density residential area and may be subject to
additional setbacks, or landscaping to provide an appropriate buffer;

e the development will be encouraged to have direct access to an arterial or
collector road, where possible and appropriate;

e the watermains and sanitary sewers shall be capable of accommodating the
development, or the proponent shall commit to extending services at no cost to
the County, save and except for in the Courtland Urban Area, where private
septic systems shall be permitted;

e the development is adequately serviced by parks and school facilities;

e the development shall be designed and landscaped, and buffering shall be
provided to ensure that the visual impact of the development on adjacent uses is
minimized; except for a triplex dwelling, fourplex dwelling or other similar small
scale developments, a report on the adequacy of the road network to
accommodate the expected traffic flows, and the adequacy of water and sewer
services may be required from the proponent and approved by the County; and

Planning Comments: The proposed development is tested with these evaluation
criteria. It is the Planning Staff’s opinion that the proposed development meets the
overall intent and purpose of these policy criteria.

Section 8.9.1 related to services in urban areas recommends that all development in the
Urban Areas shall be fully serviced by municipal piped water supply and waste water
treatment systems.

Planning Comments: It is expected that the propose development will be serviced
municipally as per section 8.9.1 of the Official Plan. However, according to the County’s
existing policy, the allocation of services will only be confirmed during the development
agreement stage.

In summary, it is the professional opinion of the staff that the proposed zoning change
complies with the Official Plan and meets the intent and purpose of the related policies.



