
MUNICIPALITYOFTHAMESCENTRE

PLANNING & DEVELOPMENTSERVICES

REPORTNO: PDS-42-22

FILES: 39T-TC1903, O3-21 & Z19-19

TO: Mayor andMembers ofCouncil
FROM: MarcBancroft, Director ofPlanning andDevelopment Services

MEETINGDATE: August8, 2022
RE: APPLICATIONSFORDRAFTPLANOFSUBDIVISION,  

OFFICIALPLANAMENDMENTANDZONINGBY-LAW
AMENDMENT – SIFTONPROPERTIESLTD. (APPLICANT) –  
MONTEITHBROWNPLANNINGCONSULTANTS (AGENT) –  
SOUTHOFBYRONAVENUEANDEASTOFDORCHESTER
ROAD, DORCHESTER

1. PURPOSE

Thepurpose ofthisreport istoprovide anevaluation ofthesubject applications to
facilitate thedevelopment ofaresidential planofsubdivision. This report includes a
summary ofthepublicandagency consultation process alongwithrecommendations for
Council'sconsideration.  

Itisimportant tonotethattheCounty ofMiddlesex isthedelegated approval authority for
plansofsubdivision andofficial planamendments. Before theCounty isinaposition to
renderadecision onthesematters, thisproposal mustbesubject toastatutory public
meeting toengage thepublicandprescribed agencies. Theforegoing requirements were
metconsidering theproposal hasbeensubject toextensive public consultation with the
lastpublic meeting ofMunicipal Council heldonSeptember 272021. Toassist inthe
processing ofthisproposal, theCounty ofMiddlesex isrequesting theMunicipality’s
position onthismatter through aresolution ofCouncil inregards totheapplication for
draftplanapproval.    

2. BACKGROUND (seeattached maps)  

Thesubject property isa20.8hectare (51.5ac) parceloflandlocated southofByron
Avenue andontheeastsideofDorchester Road (County Road32) inthevillageof
Dorchester. TheDorchester Creek liesjustsouthofthesubject lands. Thelandsareused
foragricultural purposes intheformoffieldcropcultivation andcurrently occupied bytwo
farmbuildings. Although thesubject landsarenotserviced, municipal services are
available.   
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According totheThames Centre Official Plan, thesubject landsaredesignated
Residential’ forthemostpart, whichgenerally permits awiderangeofhousing typesand
densities. AlongDorchester Road (County Road32), thesubject landsarehowever
designated ‘General Commercial Special PolicyArea2’, which permits commercial uses
alongwithmedium density residential uses (i.e. townhouses, low-riseapartments, etc.).  
Inaddition, asmallportionofthesubject landstothesoutheast aredesignated Protection
AreaandEnvironmental Area.   

Given theproximity ofthesubject landstothewell fields, whichsupply potable water to
Dorchester, theproperty islocated inaWellHead Protection Area (WHPA) andsubject
tothepolicies oftheThames, Sydenham andRegion Source Protection Plan (SPP).  
Relevant policies andregulations under theSPPhavebeenincluded intheThames
Centre Official PlanandComprehensive Zoning By-lawthrough previous amendments
thereto. Within thisarea, itisimportant tonotethatthesepolicies andregulations donot
generally preclude residential orcommercial development opportunities withinWHPAs.  

Themajority ofthesubject landsarezonedsite-specific Future Development (FD-3),  
whichonlyallows existing uses. Asmallportion tothesoutheast cornerofthesubject
landsarezoned Environmental Protection (EP), whichprohibits development. Consistent
withtheOfficial Plan, thelandsarelocated inaWHPA, whichprohibits certain landuses
andactivities, whichmayposeasignificant drinking water threat. Current zoning
regulations donotpreclude residential orcommercial development withinWHPAs.    

Surrounding landusesvaryandinclude: residential usesintheformofsingle detached
dwellings tothenorthandeast; also, northofthesubject lands liesaninstitutional usein
theformofaretirement home (Dorchester Terrace) located onthesouthsideofByron
Avenue andacommercial use (Shoppers DrugMart) located atthesoutheast cornerof
Dorchester RoadandByronAvenue; natural areasassociated withtheDorchester Creek
lietothesouth; and, agricultural landsarelocated onthewestsideofDorchester Road
along witharesidential use.         

Council willrecall thatSifton’soriginal proposal waspresented atapublic meeting on
November 25, 2019, whichwasrevised basedoncomments received andsubsequently
heardatapublic meeting onFebruary 22, 2021. Inresponse tocomments received,  
Siftonhasrevised theirproposal whichwaslastpresented attheSeptember 27, 2021
public meeting, which includes anamendment totheThames Centre Official Plan.    
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3. PROPOSAL

Thepurpose ofthelatest (attached) draftplanofsubdivision submission istofacilitate
thedevelopment ofthesubject lands forthefollowing purposes:  

Eight (8) blocks forsingle-detached residential development (Blocks1to8)  
Four (4) blocks forlowandmedium-density residential development (Blocks9to12)   
Three (3) blocks formedium-density residential development (Blocks 13to15)  
Two (2) mixed-usecommercial blocks (Blocks 16and17)  
Two (2) openspace blocks forparkland (Blocks18and19)   
Three (3) openspace blocks forstormwater management anddrainage (Blocks 20to
22)  
Three (3) roadwidening reserve blocks (Blocks 23to25)  
One (1) openspaceblockforanecological buffer (Block26)  
One (1) openspaceblock fornatural environment areas (Block27)  
Five (5) newpublic streets

Theeffectoftheproposed planwould facilitate primarily residential development and
related amenity areasaswellaslimited commercial andinstitutional development
opportunities, allserviced bymunicipal waterandmunicipal sanitary sewers alongwitha
stormwater management pond. Thedeveloper hasindicated that thedevelopment will
include avariety ofhousing types andtenure options including opportunities forrental
andcondominium units.  

Insupport oftheproposed approach tocompound zoning andlanduseflexibility, Sifton
isproposing threeattached (3) concept planswhichdemonstrates howtheproposed
zoning couldbeimplemented through thedevelopment ofBlocks 13, 16and17
considering theproposed official planpolicies andzoning framework permit thewidest
rangeofusesontheseblocks. Draftplanapproval wouldapply toablockplanwhich
wouldbefurther subdivided through aredline amendment tothedraftplanconsistent with
thedirection offered bytheconcept plans.  

Asindicated bySifton’sconsultant, allthreeconcepts include thefollowing common
elements fromaresidential development standpoint:  

Single-detached dwellings along thenorthern andeastern areas ofthesubdivision
adjacent toexisting single detached residential usestoprovide similar formand
density transition.  
Overone-quarter (27.3%) ofthesubdivision wouldbedeveloped forsingle detached
dwellings.  
Blocks9to12areproposed bedeveloped forlowormedium density residential uses,  
comprised ofsingle detached dwellings orstreet townhouse dwellings.  
Single-storey townhouse dwellings areproposed forBlock14tomeet thedemand for
moreaccessible housing.  
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Highest density residential usesaredirected alongDorchester RoadonBlocks 16and
17.  

Below isadescription oftheunique features associated witheachconcept, asindicated
bySifton’sconsultants, whichshould bereadinconjunction withtheattached concept
plans:  

Concept #1 Concept #2 Concept #3
Block13 3-storey townhouses 3.5storeyback-to- 3-storey townhouses
centrally totaling 51unitsata backstacked totaling 51unitsata

located) density of34unitsper townhouse units density of34unitsper
hectare. totaling 116unitsata hectare.  

density of78unitsper
hectare

Block16 3-storey townhouses 2six-storey apartment 2-storey building with
Dorchester totaling 34unitsand buildings with commercial spaceon

Road) 6-storey apartment combined totalof154 themain floorand
building totaling 90 units. medical/dentaloffices
units. onthesecond floor

and1-storey
commercial building.   
6-storey apartment
building totaling 96
units.  

Block17 two1-storey 1-storey commercial 1-storey commercial
Dorchester commercial buildings building and2-storey building anda2- 

Road) facing Dorchester building for storey building for
Roadalong witha4- medical/dental offices. commercial spaceon
storey apartment 4-storey stacked themain leveland
building totaling 41 townhouse unitson medical/dentaloffices
unitsanda6-storey theeastsidetotaling onthesecond floor. 4- 
apartment building 78units. storey long-termcare
totaling 130units. homewith220beds.  

Notes Ofallconcepts, Overall residential Lowest combined
Concept #1hasthe density forBlocks 16 residential density for
highest residential and17is64unitsper Blocks 16and17of
density forBlocks 16 hectare allthreeconcepts at
and17at71unitsper 27unitsperhectare,  
hectare. aslong-termcare

homes are
institutional anddo
notcount towards
density calculations.  
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Atthetimeoftheoriginal submission, eleven (11) studies/reports wereprovided bythe
applicant insupport ofthesubject proposal, namely: geotechnical investigation;  
hydrogeological assessment; archaeological assessment; preliminary servicing;  
preliminary phasing plan; conceptual waterdistribution analysis; conceptual stormwater
management reportandwaterbalance; transportation impactstudy; planning justification
report; noiseassessment report; and, environmental impact study. Tosupplement the
latestsubmission, theapplicant hasprovided (3) threerevised studies/reports, namely:  
anupdated conceptual stormwater management andwaterdistribution analysis, an
updated conceptual waterdistribution analysis andasanitary servicing memo. Itis
important tonote thatanupdate transportation impact studyhasyettobeprovided.   

Vehicular access forthesubdivision wouldbeprovided through anextension of
Canterbury DrivesouthofByronAvenue andanewstreetatDorchester Road. Nodirect
roadconnection isproposed toOakwood Drive considering existing natural heritage
features inthearea. Thenewsubdivision would however include apedestrian connection
through proposed openspaceareasatthesoutheast cornerofthesiteadjacent tothe
stormwater management pondonOakwood Drive.     

Toimplement thelatestdraftplanproposal, Sifton isseeking toamend theThames
Centre Official Plantoallow thefollowing (whichshould beread inconjunction with the
attached official planamendment sketch):   

AnewResidential Special PolicyArealimited toBlock13topermitanincreased range
ofmedium-density uses including stacked back-to-backtownhouse dwellings witha
maximum heightof3.5storeys andanoverall density of80unitsperhectare;   
Limited tothemixed-usedevelopment Blocks 16and17along Dorchester Road
County Road32), amodified General Commercial Special PolicyArea2designation
topermit medium density residential usesincluding townhouse andapartment
buildings aswellasretirement homes andlong-termcarehomes withnewresidential
development inthisarealimited toamaximum of6storeys andanoverall density of
74unitsperhectare; and
There-designation ofcertain landsgenerally located alongthesouthsideofthesite
toParksandOpenSpace.  

Toallowthedevelopment ofthesubdivision, aZoning By-lawAmendment hasalsobeen
submitted torezone thesubject lands fromthesite-specific Future Development (FD-3)  
ZoneandtheEnvironmental Protection (EP) Zonetothefollowing zones (which should
bereadinconjunction with theattached zoning sketch):   

a) Site-specificResidentialFirstDensity (R1-#) Zoneproposed forBlocks1, 2, 3,  
4, 6, 7and8 subject tothefollowing standards inaddition totheregulations
associated withtheparent R1Zone:  

Minimum LotArea 400square metres
Minimum LotFrontage 12metres
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Maximum LotCoverage 50%  

b) Site-SpecificResidentialThirdDensity (R3-#) Zoneproposed forBlocks 14and
15 toaccommodate fourplex dwelling; stacked townhouse dwelling; street
townhouse dwelling; townhouse dwelling; triplexdwelling, subject tothefollowing
standards inaddition totheregulations associated withtheparentR3Zone:  

FrontYardDepth (minimum)     6metres
Exterior SideYardDepth (minimum)  6metres
Interior SideYardWidth (minimum)  1.4metres
RearYardDepth (minimum)    7.5metres
Maximum LotCoverage 50%  
Maximum Density 35unitsperhectare

c) Dualzoning - Site-SpecificResidentialFirstDensity (R1-#) Zone/Residential
ThirdDensity (R3-#) Zoneproposed forBlocks9, 10, 11 and12 which would
provide opportunities foreither lowdensity residential intheformofsingle
detached dwelling ormedium density residential inthe formoffourplex dwelling;  
stacked townhouse dwelling; street townhouse dwelling; townhouse dwelling;  
triplex dwelling, subject tothestandards described ina)/b) above inaddition tothe
regulations associated withtheparentR1/R3Zone:  

d) Site-SpecificResidentialThirdDensity (R3-##) Zoneproposed forBlocks 16
and17 alongDorchester roadtoaccommodate apartment dwelling; fourplex
dwelling; stacked/back toback townhouse dwellings, street townhouse dwelling;  
townhouse dwelling; triplex dwelling; retirement home, subject tothefollowing
standards inaddition totheregulations associated withtheparentR3Zone:  

2Minimum LotArea 200m/unit
FrontYardDepth (minimum)     6metres
Exterior SideYardDepth (minimum)  6metres
Interior SideYardWidth (minimum)  3metres
RearYardDepth (minimum)    9metres
Maximum Building Height 22metres (6storey)  
Maximum Density 84unitsperhectare

e) Dualzoning – site-specificGeneralCommercial2 (GC2-#) inconjunctionwith
theR3-## Zonewouldalsoapply to Blocks 16and17 alongDorchester Road
allowcommercial uses, residential usesintheformofapartment units, oramixof
both. Inaddition tothecommercial usespermitted, medical/dentaloffices arebeing
requested asadditional uses, subject tofollowing standards inaddition tothe
regulations associated withtheparent GC2zone:  

FrontYardDepth (minimum)   6metres
Exterior SideYardDepth (minimum)  6metres
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f) OpenSpace (OS) Zoneproposed forBlock18, 20, 21toaccommodate amulti- 
usetrail, parkland andstormwater management facilities; forBlock19, areduced
frontyarddepthof5metres andsideyardof2metres isbeing requested.   

g) EnvironmentalProtection (EP) Zoneproposed forBlocks 26and27tofunction
asanatural bufferandtoprotect existing natural areas identified inthe
Environmental Impact Study.   

3.1 AgencyComments

Inthecirculation ofthenoticeofpublic meeting toprescribed agencies, the
following comments werereceived:  

3.1.1 County Engineer: ThePlanshows therequired widening dedication totheCounty
Road32 (Dorchester Road) measured 18metres tothecentreline ofconstruction
and0.3metre reserves tolimitaccess ontotheCounty Roadtoasingleaccess
pointatStreet “A”. Thedeveloper willberequired toenter intoanagreement with
Middlesex County fortheconstruction ofleftandright turnlanesonCounty Road
32 (Dorchester Road) attheintersection withStreet ‘A’. Allcostswithregards to
thedesign andconstruction oftheselaneswillbetheresponsibility ofthe
developer. TheCounty wouldalsowanttoapprove stormwater management and
grading plans forthedevelopment. Thedeveloper should alsoconduct anoise
studytodetermine thepresence andaddress anyimpacts ofroadnoiseonthe
proposed residential development.  

3.1.2 HydroOne: Nocomment.  

3.1.3 Enbridge: Noconcerns.  

3.1.4 Drainage Superintendent: Nocomment.     

3.1.5 Director ofPublicWorks: Theentire areaisinsideaWellHeadProtection Area
WHPAA&B) andmustbeconsidered avulnerable area.  

3.1.6 Upper Thames RiverConservation Authority:  

TheCAisrecommending theissuance ofdraftplanapproval subject tothe
following conditions:  

1.  Thataresponse memobeprepared toaddress theStormwater
Management comments contained herein.   

2.  Thataresponse memobeprepared toaddress thecomments contained
inthiscorrespondence regarding theDARandthataFinalDARbe
submitted tothesatisfaction oftheUTRCA.   
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3.  Thataresponse letterprepared tothesatisfaction oftheConservation
Authority toaddress theUTRCA’sApril29, 202comments/  
correspondence onTheHydrogeological Assessment.  AFinal
Hydrogeological Assessment andWater Balance Analysis Report isalso
required andshallbeprepared tothesatisfaction oftheUTRCA.  Ifnewly
provided information impacts thebuffers/setbacks whichareproposed in
theDAR \[SeeComment 12\], theDraftPlanmayneed toberedlined to
address theConservation Authority’sinterests.   

4.  Thattheapplicant secure thenecessary written approvals inaccordance
withOntario Regulation 157/06, madepursuant toSection 28ofthe
Conservation Authorities Actpriortoundertaking anysitealteration or
development within theregulated areaincluding filling, grading,  
construction, alteration toawatercourse and/orinterference witha
wetland.  

3.2 PublicComments

Inthecirculation ofthenoticeofpublic meeting, several writtensubmissions were
received whichareappended tothisreport.   

Keyareasofconcern include:  

Density ofthedevelopment
Inadequate housing tosupport seniors andyoung families
Compatibility withsurrounding neighbourhood
Traffic impacts
Servicing capacity
Parking
Impact ontheDorchester well fields

3.3 MinutesofPublicMeetingofMunicipalCouncil – September27, 2021

Mayor Warwick advised thattheCounty ofMiddlesex istheapproval authority for
plansofsubdivisions. Mayor Warwick further advised thepurpose ofthisPublic
Meeting istoobtain feedback frompublicbefore making adecision atafuture
Council meeting date, andanywritten feedback received willbeconsidered by
Council whenmaking adecision. MayorWarwick explained theprocess forpublic
participation during thismeeting.  

TheDirector ofPlanning advised thatnotice ofthisproposal hasbeencirculated
toproperty owners within120m (400ft) ofthesubject landsandtoprescribed
agencies under thePlanning Act, aswellastheposting ofsignage onthe
property andthenotice beingprovided onthemunicipal website. Further, all
participants whosubmitted comments inwriting fromtheprevious iteration were
sentanemailwithacopyofthelatestproposal.  
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TheDirector ofPlanning advised that thepurpose ofthispublic meeting isto
facilitate community feedback. Following thepublic meeting, staffwillconsider all
publicandagency comments received andprovide anevaluation report including
arecommendation forCouncil'sconsideration tobeheardatafuturemeeting.  

TheDirector ofPlanning presented Report No. PDS-060-21toprovide
background information regarding Sifton'slatest revised submission, including an
amendment totheThames Centre Official Plan. TheDirector ofPlanning advised
thatcomments received fromthecirculated agencies weresummarized in
planning report. TheDirector ofPlanning informed Council therewereseveral
written submissions received fromthepublicatthetimeofthewritingofthe
report, including thefollowing keyareasofconcern:  

density ofthedevelopment — significant number ofhousing units
inadequate housing tosupport seniors andyoung families
traffic impacts
servicing capacity
compatibility withsurrounding neighbourhood
parking
general "fit" within thecommunity
affectontheDorchester wellfields considering thissiteislocated ina
designated Well-HeadProtection Area (WHPA)  

TheDirector ofPlanning advised thatthefollowing members ofthepublichad
submitted written comments atthetimeofthewritingofthereport:  

Miranda Thrasher
Renate & PeterWestedt
GaryMcMillan
Chris & JudiPink
Sharron McMillan
Ron & MarySwanson
DeliaReiche
RobFisher
LindaClarke
Denise Baljko
Carolyn — nolastnameprovided
Michelle Blackburn
DougCrockett & Renee Lammers
Therewasalsoapetition thatwascirculated withanumber ofindividual
names
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TheDirector ofPlanning advised thatthefollowing additional comments were
received byGaryMcMillan after thewritingofthereport:  

request thatproposal isdeferred untilOfficial Planreview hasbeen
conducted
request thatstudies andreports beavailable tothepublicatleast30daysin
advance ofameeting

TheDirector ofPlanning recommended thatReport No. PDS-060-21 , inregards
tothelatest revised applications forDraftPlanofSubdivision  (39T-TC1903),  
Official PlanAmendment (03-21) andZoning By-lawAmendment (Z19-19) for
landsowned bySiftonProperties Ltd., bereceived; andthatstaffprovide a
subsequent report evaluating thesaidApplications witharecommendation for
Council'sconsideration atafuturemeeting.  

Council inquired about theimpact tofireprotection services withtheaddition of
newheight proposals. TheDirector ofPlanning advised thatifCouncil wereto
approve these
applications, therewillbeaneedforCouncil toconsider aninvestment infire
protection services, suchaspotential expansion tothefirehallorpurchase ofan
additional firetruck. Intheshort term, thedeveloper willhavetoensure
conformity andsatisfy requirements underboththefireandbuilding codes.  

Council inquired ifthesubsequent planning report willaddress servicing capacity
ofwaterandwastewater. TheDirector ofPlanning advised thatthesubsequent
reportwillcover servicing capacity.  

PhilMasschelein andMaureen Zunti, Applicants, aswellasJayMcGuffin and
Hannah Shirtliff, Agents, wereinattendance remotely andprovided a
presentation onthefollowing topics included ontheagenda:  

Discussion
o Previous Public Meetings & DraftPlanChanges
o WeHeard You
o Development Objectives
o Proposed Planning Approvals
o Concept Plans

Summary

Council inquired aboutwaterandwastewater servicing capacity andMr.  
McGuffin provided thefollowing comments:  

38lotsareserviced byOakwood Driveoutlet
remainder beserviced bypumping station3 — mayrequire upgrades atfull
buildout
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500people allocation with924people forecasted intheFebruary 2021
concept
pumping station3 — preliminary designs werecompleted byStantec
Aecom hasidentified haswaterdistribution system meetsalldesigncriteria
hydraulic simulations werecompleted fortheaverage daydemand, peak hour
demand andmaximum daydemand plusfireflow
noissues were identified usingconnections fromDorchester RoadandByron
Avenue

Thefollowing members ofthepublicwereinattendance remotely andmade oral
submissions:  

GaryMcMillan

going tomakecomments thatwerebrought upbyvastmajority ofpeople we
spoke towhilecanvassing forthepetition thatwassubmitted toCouncil
willalsospeak tosecond submission asaconcerned citizen whois
knowledgeable inplanning anddevelopment process
proposal isunacceptable — going frombadtoworse
original proposal wasfor250units, second proposal wasfor443units, and
thislatestproposal isfor640units — further increase ofalmost 50%  
Sifton received notooriginal proposal — whyisthereneedforpublic input for
aproposal thatisworse thanthelastone
whycan'tplanning department, withCouncil'sapproval, tellSifton it's
unacceptable
recommends everyone drive through newBoardwalk subdivision — that
areahasaverage of5unitsperacre — picture having 2.5xthat (12-13units
peracre) — thisiswhatSifton isproposing
onlyaweek awayfromstarting thenecessary comprehensive reviewofthe
Official Plan'spolicies basedontoday'sknowledge
consideration ofaproposed multi-yeardevelopment ofthissizeandtype, and
thatcould increase population ofabout4,000byupwards 25% to5,000
should beconsidered premature andinappropriate until thecomprehensive
review iscompete andwehaveupdated policies andcriteria toguideCouncil
initsdecision regarding suchissues aspermitted heights, density bonuses,  
sunshadows, andotherphysical, environmental, socialandeconomic
impacts
residential policies ofpresent OPlimitmulti-residential heights toamaximum
of3stories and35unitsperhectare — allowing a6-storeybuilding at84units
perhectare is140% increase — should notbeconsidered anamendment,  
butrather demonstrate theneed forcomprehensive review
Council andpublic should havenecessary information toappropriately review
developments ofthissizeandtype, tohavethebasistoprovide
knowledgeable andmeaningful comments andquestions — itisessential that
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allrequired studies bereadily available foratleast30dayspriortoaPublic
Meeting

TheDirector ofPlanning advised thatthrough thecirculation ofthenoticeof
Public Meeting, whichneeds tobeprovided atleast20daysinadvance ofthe
meeting, thepublic isaskedtocontact themunicipality should theyrequire any
additional information. Should therebearequest madeforcopies ofstudies, that
information isavailable, astheplanning fileispartofthepublic record.  

TheDirector ofPlanning further advised thatinthepast, themunicipality has
posted somestudies relating toplanning applications, suchasaggregate
extraction proposals. Onagoing forward basis, themunicipality canlookatbeing
proactive andusingasimilar approach byautomatically posting thesedocuments
onthemunicipal website.  

DeliaReiche

Siftonpresentation addressed theneedforaffordable housing — willthis
development provide affordable andattainable housing?  
areyouintending tobuild $500,000 — 600,000homes?  
blocks aretomaximize space — isthisconvenient fortheproject orthe
applicant?  

wedon'tcurrently havethissortofbuilding inthiscommunity
zoning decreased almost 50% what'sexisting fromourplanrightnow —  
considerable amount
notaddressing parking issueagain
concerned about traffic impact onDorchester RoadandByronAvenue
retirement homejustbuilt — doweneedsecond long-termcare, oristhis
moreseniors housing
parking/traffic/affordability andattainability — howareyougoing topromise to
deliver onthat?  

Mr. McGuffin advised onthefollowing:  

doesnothaveproposal tobuildanyunitsandclienthasnotestablished price
points
timing forproduct tobeputonmarket is3-5yearsawayandcannot identify
what thosepricepointswillbe
haveprovided comparables, basedonThorndale andsoutheast London and
thegapbetween various typesofdevelopment
wecanprovide therangebutnotexactpricepoint
parking isasiteplanissue — plans thatwereprepared metparking
requirements — ifthereisimpact regarding notbeing abletoprovide parking,  
thisisaddressed insiteplanprocess andresults inreduction ofunits tobe
accommodated onsite
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nospecific planstodevelop, therewasrequest fromcommunity tohave
senior housing — weprovided concept toillustrate conceptually howthatcan
bebrought tomarket infuture
nothing specific, noplantobuild, nomarket research toundertake todoit,  
simplyaresponse tocomments fromcommunity intermsofhaving flexibility
infuture

Council commented onthefollowing:  

attainable andaffordable housing isabigtopicforthepublicandrecent
federal election
zoning/density isoneoflimited capabilities thatwehave — wehaveto
lookathowweprovide arangeofhousing
Ontario Federation ofAgriculture released Home Grownplatform, which
addresses housing, growth andprotecting agricultural land, encourages
municipal Councils togrowupandnotoutandprovide higher density options
whengrowing ourcommunities
farmers havedoneanincredible jobinlast2yearsproducing morefoodon
lessland; wehavetodothesameforhousing, more houses onlessland
wearelistening topublic concerns andworking onthings behind thescenes
Accessibility & Inclusivity Advisory Committee recently established aHealthy
Mobility Options subcommittee, looking atmobility options, growth, new
subdivisions, andconnecting tocommunity
lotsofconcern aboutschools andhowgrowth isbeingaccommodated —  
Council hasestablished LocalSchool Advisory Committee andthe
Mayor/Deputy Mayor recently metwithThames Valley District School Board
trustees todiscuss
nicetoseemorediverse options presented
understand theneedforflexibility andchallenges tomeet thishousing
situation
attainable isnotadefinable word — itjustmeans youareabletosell
theunitsyouarebuilding
weneedtofigureouthowwearedoing thissopeople aren'tgetting
leftbehind
ourcommunity needs somecertainty intermsofwhatyouarewilling to
putonthetable, forustomove forward withourownplanning requirements
longtermcareisinteresting solution — anyone around herelooking for
longtermcareforced tolookoutside ofcommunity— tothinkabout
something likethathereisnewconsideration

Mayor Warwick advised thatthepublic meeting portion forthisapplication was
completed.  Mayor Warwick thanked those inattendance fortheirinputand
advised thatwhenCouncil makesatafuturemeeting, thattheprescribed
information willbesubmitted totheapproval authority, County ofMiddlesex.  
Mayor Warwick further advised thatanyperson orpublicbodymaymake



FileNos. 39T-TC1903, O3-21 & Z19-19
August8, 2022
Page14

written submissions totheapproval authority before itmakes itsdecision under
thePlanning Act.  

Resolution: 259-2021
Moved by: K. Elliott
Seconded by: P. Hunter

THATtheReport No. PDS-060-21, inregards toRevised - Applications forDraft
PlanofSubdivision (39T-TC1903), Official PlanAmendment (03-21) andZoning
By-lawAmendment (Z19/19) andforlands owned bySiftonProperties Ltd., be
received;    
ANDTHATstaffprovide asubsequent reportevaluating thesaidApplications
witharecommendation forCouncil'sconsideration atafuturemeeting.  

Carried.  

4. ANALYSIS

According tothePlanning Act, decisions madebyplanning authorities including municipal
councils shallbeconsistent with theProvincial Policy Statement (PPS).  

ThePPSstates thatsettlement areasshallbethefocusofgrowthanddevelopment.  
Dorchester isadesignated Urban Settlement Areaaccording toboth theCounty and
Municipal Official Plans. ThePPSalsostates thatmunicipal waterandmunicipal sanitary
sewage services arethepreferred formofservicing forsettlement areas. Thesubject
property islocated inDorchester where fullmunicipal services areproposed to
accommodate thisdevelopment.  

Tosustain healthy, liveable andsafecommunities, efficient development andlanduse
patterns whichsustain thefinancial well-beingoftheProvince andmunicipalities overthe
longtermareencouraged according tothePPS. Theproposed subdivision reflects an
efficient development andlandusepattern. Specifically, allthreeconcepts include single
detached dwellings along thenorthern andeastern edgesofthesubdivision adjacent to
existing single detached residential usesfronting ByronAvenue andOakwood Drive
providing similar built-formanddensity transition withhigher-density landusesfocuses
towards thecentral portionoftheproperty andalongDorchester Road.   

ThePPSalsostates thatnewdevelopment takingplace indesignated growth areas
should occuradjacent totheexisting built-upareaandshould haveacompact form, mix
ofusesanddensities thatallowfortheefficient useofland, infrastructure andpublic
service facilities. Thisproposed subdivision issituated inadesignated growth areaand
adjacent totheexisting builtupareawithroadconnectivity toanexisting subdivision. It
alsooffersamixofhousing typesanddemonstrates anefficient useoflandand
infrastructure.     

TheCounty ofMiddlesex Official Planencourages arangeofhousing types, housing
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densities andhousing options tomeet theneedsoftheirshareofcurrent andfuture
County residents. Thisproposed development reflects theforegoing given thatit
accommodate awiderangeofhousing options.   

According totheCounty ofMiddlesex Official PlanandtheThames Centre Official Plan
andechoing thePPS, policydirection isprovided atestablishing alandusepattern that
ensures services andutilities areefficiently utilized. Asnotedpreviously, theproposed
subdivision meets thispolicydirection.  

Under theThames Centre Official Plan, oneofthethemes repeated throughout the
document calls fordevelopment toaccommodate amixofhousing typestocater toall
stages oflife. Morespecifically, thePlanencourages abroad rangeofhousing types
whicharesuitable fordifferent agegroups, lifestyles, andhousehold structures ofexisting
andfuture residents. Inparticular, housing types thatpromote continuum oflifestyle and
allowresidents toremain within thecommunity throughout thecourse oftheir livesshall
beencouraged. Thisproposed development follows thatpolicy direction byoffering
housing choices including singles, townhouses, stacked backtobacktownhouses and
apartment dwellings. Morehousing choices, towhich thisdevelopment demonstrates,  
means fostering amore sustainable community andencouraging existing residents to
stayinthearea.   

Giventheproximity ofthesubject landstotheDorchester well fields, theproperty is
largely located inaWellHeadProtection Area (WHPA) andsubject tothepolicies ofthe
Thames, Sydenham andRegion Source Protection Plan (SPP). Relevant policies and
regulations under theSPPhavebeenincluded intheThames Centre Official Planand
Zoning By-law. Thevulnerability score forWHPAs canrange from1to10, with10being
themostvulnerable. Thevulnerability scoreisused, together withaTableofdrinking
water threats published bytheMinistry ofEnvironment andClimate Change, todetermine
whether adrinking water threat issignificant, moderate orlow. Mostofthesubdivision
fallsunderavulnerability scoreof10.  Residential usesareconsidered tobelowriskand
generally donotnormally poseathreat todrinking water systems. Within thisarea, itis
important tonotethatthesepolicies andregulations donotprohibit residential
development opportunities. Before thisdevelopment can proceed, clearance fromthe
Municipality’sRiskManagement Officerwillberequired, especially asitapplies tothe
development ofthecommercial portion ofthedevelopment including thepotential
application ofroadsalt. Tobeimplemented through thesiteplanapproval process, aSalt
Management Planwillneedtobedeveloped toensure thattheapplication ofroadsalt
during winter months doesnotadversely affect groundwater conditions.     

Formedium density residential usesproposed onBlocks9to15 (excluding Block13),  
theThames Centre Official Planrequires atleasttwoofthefollowing location criteria be
satisfied toallowtheseusesinaResidential designation appropriate formedium-density
residential development opportunities (including townhouses andlow-riseapartments):  

Frontage onanarterial roadasindicated onSchedule ‘C’ oftheOfficial Plan;  
Abutting majorpublicparksasindicated onSchedule ‘B’ oftheOfficial Plan;  
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Abutting acommercial areaasindicated onSchedule ‘B’ oftheOfficial Plan;  
Theoverall development application involves alandareaofatleast2hectares.    

Thedevelopment ofBlocks9to15formedium density residential usesisappropriate
considering theoverall development application exceeds 20hectares (50ac) andthose
Blocks areadjacent tolandsdesignated General Commercial – Special PolicyArea #2
onSchedule ‘B’ oftheOfficial Plan; thereby confirming twooftheforegoing location
criteria.   

Lands designated Protection AreaandEnvironmental Areaalong thesoutherly limitof
thedevelopment aretoremain undeveloped andfunction asanecological buffer. A30- 
metrebuffershallalsoapply fromtheadjacent provincially significant wetland consistent
withtherecommendations oftheEIS. Although currently designated General Commercial

Special PolicyArea #2andResidential, thebufferarea isbeing redesignated toParks
andOpenSpace through theproposed Official PlanAmendment.   

4.1 OfficialPlanAmendment

Toimplement thelatestdraftplanproposal, Sifton isseeking toamend theThames
Centre Official Plantoallow thefollowing (whichshould beread inconjunction with the
attached official planamendment sketch):   

AnewResidential Special PolicyArealimited toBlock13topermitanincreased range
ofmedium-density uses including stacked back-to-backtownhouse dwellings witha
maximum heightof3.5storeys andanoverall density of80unitsperhectare;   
Limited tothemixed-usedevelopment Blocks 16and17along Dorchester Road
County Road32), amodified General Commercial Special PolicyArea2designation
topermit medium density residential usesincluding townhouse andapartment
buildings aswellasretirement homes andlong-termcarehomes withnewresidential
development inthisarealimited toamaximum of6storeys andanoverall density of
74unitsperhectare; and
There-designation ofcertain landsgenerally located alongthesouthsideofthesite
toParksandOpenSpace.  

Inconsidering anAmendment asnotedunderSection 7.20oftheOfficial Plan, Council
shallhaveregard tothefollowing items (inpriority):  

1) TheProvincial Policy Statement:  

Aspreviously indicated, consistency withthePPShasbeen demonstrated inregards to
accommodating abroader mixofhousing types. Also, theredesignation oflandsalong
thesouthsideofthesitetoParksandOpenSpacewillensure that these landsremain
undeveloped toensure noadverse impacts onadjacent natural heritage features.   

2) Thedesirability andappropriateness ofchanging theOfficial Plantoaccommodate
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theproposed useinlightofthebasicobjectives andintentoftheOfficial Plan;  

Thebasicobjectives andintentoftheOfficial Planinregards totheproposed useisto
provide apolicy framework whichencourages growth andprosperity intheMunicipality
andpromotes theMunicipality asadesirable place tolive. ThePlanalsoencourages the
needtoprovide avarietyofhousing types inavarietyofdesignated locations to
accommodate abroaddemographic including housing forallstages oflife. This
Amendment would alsoaddtotheprotection oftheadjacent natural heritage features.   

3) Thegoalsandpolicies ofthisPlan;  

ThePlanencourages thedevelopment ofagreater varietyofhousing types, sizesand
tenures. Inparticular, housing typesthatpromote continuum oflifestyle andallow
residents toremain within thecommunity throughout thecourseoftheir livesare
encouraged.   

4) Conformity withCounty policy;  

Aspreviously indicated, conformity with theCounty Official Planhasbeendemonstrated.   

5) Theneedfortheproposed use, including justification fortheamount oflandproposed
forachange indesignation basedonexisting undeveloped landsavailable for
development;  

TheProvince ofOntario isexperiencing ahousing shortage with impacts being feltboth
regionally andlocally, duetoalimited supplyofhousing combined withasignificant surge
inhousing demand. Simply put, thedemand forhousing hassignificantly outpaced supply
resulting inescalating housing prices. Morehousing choicewillprovide amoreaffordable
housing opportunity forthecommunity compared tosingledetached dwellings which is
largely thepredominant housing typeintheMunicipality.   

6) Whether thesubject landsarewithin120metres oflandsdesignated “Natural Area”  
andtheresults ofanEnvironmental Impact Study (EIS) asoutlined inSection 3.2.3.1
ofthisPlan;  

Thesubject landsareadjacent tonatural heritage features tothesouth. Toensure the
protection ofthefeatures, abufferareaof30metres istobeincluded where theselands
aretoremain undeveloped. Theundertaking ofanEISisrequired asacondition of
development asrecommended bytheUpperThames RiverConservation Authority and
isincluded asarecommended draftplanapproval condition including theimplementation
ofanyrecommended andapproved mitigation measures.   

7) Theeffectontheeconomy andfinancial position oftheMunicipality;  

Theproposed development willprovide employment opportunities forthearea. Itwillalso
provide anopportunity foradditional taxassessment. Duetothedensity andformof
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development, itwilldemonstrate anefficient useofinfrastructure.   

8) Thecompatibility oftheproposed usewithexisting usesorpotential usesinadjoining
areas andtheeffectofsuchuseonthesurrounding areaincluding thenatural
environment;  

Theproposed development iscompatible withexisting neighbouring uses including the
commercial blockandretirement home located northwest ofthesiteattheintersection
ofByron Avenue andDorchester Road, aswellasexisting single detached residential
uses located along thenorthern andeastern edgesofthesite. Lands directly adjacent
toexisting single detached dwellings aretobelimited tosingle detached dwellings to
offersimilar formanddensity. Thecentral portion ofthesitewillprovideatransition for
low/medium residential usesbetween high-density development tothewestalong
Dorchester Roadandlow-density residential usestothenorthandeast. Tomitigate
impacts onthenatural environment, anapproved Environmental Impact Studywillbe
required asacondition ofdraftplanapproval.   

9) Thelocation ofthesitewithrespect tothetransportation system, theadequacy ofthe
potable watersupply, sewage disposal facilities, solidwastedisposal, andother
municipal services asrequired, including theability toprovide logical extensions to
existing services;  

Theroadsystem appears tobeadequate toaccommodate projected increases intraffic
considering thissubdivision willhavetwoaccess pointsviaDorchester Road (County
Road32) andByronAvenue. Although atraffic impact studywasundertaken insupport
ofthisdevelopment, itwillneedtobeupdated toreflect thislatestproposal andnotedas
arecommended condition ofdraftplanapproval. Asconfirmed byServicing Report, the
subdivision isproposed tobeserviced withnewwatermains, sanitary sewers, storm
sewers andastormwater management facility. Servicing requirements willalsoneedto
beaddressed toensure consistency withmunicipal andprovincial design standards. In
all, thisdevelopment iscapable ofbeingadequately serviced tosupport theproposed
uses.      

10) Thephysical suitability ofthelandfortheproposed use;  

Thesiteisrelatively flatfromatopographical standpoint withsurface drainage provided
fromnorthtosouth towards theDorchester Creek. Anatural heritage corridor related to
theDorchester Creek containing theSouth Dorchester Swamp Provincially Significant
Wetland (PSW) alongwithaSignificant Woodlot aresituated southofthesubject lands.  
Overall, thissiteisphysically suitable toaccommodate theproposed residential uses.   

11) Theeffectontheprovision ofaffordable housing intheMunicipality; and

Medium density residential usesaregenerally non-existent inthispartoftheMunicipality.  
Thecommunity willsignificantly benefit fromtheintroduction ofthishousing typebeinga
moreaffordable housing option compared tothecurrent housing stock limited tosingle
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detached dwellings.   

12) Whether thesubject landscontain natural features ornatural hazard lands thatshould
besubject toanEnvironmental Impact Studyasoutlined inSection 3.2.3.1ofthis
Plan.  

AnEnvironmental Impact Study (EIS) hasbeenprepared insupport oftheproposed
development. Tomitigate potential impacts onadjacent natural heritage features, a
naturalized bufferareaisproposed onBlock26toprovide addition separation between
theproposed residential development andtheSouth Dorchester Swamp PSWandthe
Significant Woodlot. Anapproved EISisrequired asacondition ofdevelopment as
recommended bytheUpper Thames RiverConservation Authority andincluded asa
recommended draftplanapproval condition.  

4.2 ZoningBy-lawAmendment

TheThames Centre Official Planrequires thatpriortotheapproval ofazoning by-law
amendment, itshallbeestablished tothesatisfaction ofCouncil that:  

1) Soilanddrainage conditions aresuitable topermit theproper sitingofbuildings:  

Ageotechnical investigation, stormwater management planandlotgrading plansare
required forthisdevelopment.  Thisisalsocapable ofbeingaddressed atthebuilding
permit issuance stage.  

2) Theservices andutilities, whether theyaremunicipal orprivate, canadequately
accommodate theproposed development. Fullmunicipal orcommunal sanitary and
waterservices willbethepreferred method ofservicing development:  

Fullmunicipal services canadequately accommodate theproposed development as
indicated intheServicing Report.   

3) Theroadsystem isadequate toaccommodate projected increases intraffic:  

Theroadsystem isadequate toaccommodate projected increases intrafficconsidering
thissubdivision willhavetwoaccess pointsviaDorchester Road (County Road32) and
ByronAvenue. Anyrecommended andapproved mitigation measures fromtheupdated
traffic impact study wouldbeimplemented through thesubdivision agreement asnoted
intherecommended draftplanapproval condition.   

4) Thelandfrontsonapublic road (unless specifically noted asanapproved private
road) which isofareasonable standard ofconstruction andmaintenance:  

Thedevelopment ofthissubdivision willalsorequire newpublic roads thatwilltieintothe
existing public roadnetwork. These newpublic roadsaretobeconstructed tomunicipal
standards.   
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5) Lotfrontage andareaissuitable fortheproposed useandconforms tothestandards
required bytheimplementing ZoningBy-law:  

Thelotsandblocks proposed wouldcomply withtheminimum lotfrontage andminimum
lotarearequirements oftherequested zoningby-lawamendment.   

6) Adequate measures willbetakentoalleviate orprevent anyadverse effects that the
proposed usemaypossibly haveuponanyproposed orexisting adjacent useoron
thenatural heritage features andfunctions:  

Unacceptable adverse effects onsurrounding usesarenotanticipated. Given the
proximity ofexisting natural heritage features, anEIShasbeenundertaken inthat
recommended andapproved mitigation measures willneedtobeimplemented through a
subdivision agreement asarecommended condition ofdraftplanapproval.   

TheThames Centre Official Planindicates thatthefollowing criteria alsoneedstobe
considered when reviewing rezoning applications topermit medium density residential
usesinareasdesignated asResidential, namely:   

1) General compatibility withexisting usesincloseproximity totheproposed
development:  

Theproposed development iscompatible withexisting neighbouring uses including the
commercial blockandretirement home located northwest ofthesiteattheintersection
ofByronAvenue andDorchester Road, aswellasexisting single detached residential
uses located alongthenorthern andeastern edgesofthesite. Lands directly adjacent
toexisting single detached dwellings aretobelimited tosingle detached dwellings to
offersimilar formanddensity. Thecentral portion ofthesitewillprovideatransition for
low/medium residential usesbetween high-density development tothewestalong
Dorchester Roadandlow-density residential usestothenorthandeast.   

2) Thecapacity ofMunicipal, County andProvincial roadsaffected andtheirability to
handle theexpected increases intraffic:  

Access totheproposed subdivision isproposed viaDorchester Road (County Road32)  
andByronAvenue. TheCounty Engineer andtheDirector ofPublic Works indicated no
concern withtheanticipated increase intrafficconsidering therequirement forthe
developer toinstall turning lanesattheintersection ofthenewstreetandDorchester
Road. Anyrecommended andapproved mitigation measures fromtheupdated traffic
impact studywouldbeimplemented through thesubdivision agreement asnotedinthe
recommended draftplanapproval condition.   

3) Theadequacy ofservices toserve theproposed development:   
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Asconfirmed byServicing Report, thesubdivision isproposed tobeserviced withnew
watermains, sanitary sewers, stormsewers andastormwater management facility. The
Report hasalsodemonstrated aneffective approach toaddressing servicing
requirements whilealsomeeting municipal andprovincial designstandards. Inall, this
development iscapable ofbeingadequately serviced tosupport theproposed medium
density residential uses.     

4) Adequacy ofoff-streetparking facilities toserve theproposed development:  

These matters canbeappropriately addressed aspartofthesiteplanapproval process
considering medium density residential usesaresubject tositeplancontrol.  

5) Theprovision oflandscaping, buffering andbuilding setbacks adequate toprotect
theprivacy ofsurrounding residential properties:  

These matters canbeappropriately addressed aspartofthesiteplanapproval process
considering medium density residential usesaresubject tositeplancontrol.  

6) Consistency withtheProvincial Policy Statement (PPS):  

Basedontheanalysis previously provided inthereport, consistency with thePPShas
beendemonstrated inregards tothisformofhousing.  

4.3 KeyAreasofPublicConcern

Keyareasofconcern provided bythepublicduring theconsultation process are
described below (innoparticular order) followed byastaff response:  

CONCERN STAFFRESPONSE
Density ofthe Oneofthekeypolicydirections under theThames
development Centre Official Planisfornewdevelopment to

accommodate amixofhousing typestocater toall
Inadequate housing to stages oflife. ThePlanencourages abroadrangeof
support seniors andyoung housing typeswhicharesuitable fordifferent age
families groups, lifestyles, andhousehold structures ofexisting

andfuture residents. Inparticular, housing types that
Compatibility with promote continuum oflifestyle andallowresidents to
surrounding remain within thecommunity throughout thecourseof
neighbourhood their livesshallbeencouraged. Thisproposed

development follows thatpolicydirection byoffering
housing choice. (i.e. singles, townhouses, stacked back
tobacktownhouses andapartment dwellings). More
housing choice means fostering amoresustainable
community andencouraging existing residents tostayin
Thames Centre. Also, thedensity ofthisdevelopment
demonstrates anefficient useoflandandinfrastructure
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andprotect farmland fromurbandevelopment
opportunities.   

Theproposed development iscompatible withexisting
neighbouring uses. Lands directly adjacent toexisting
single detached dwellings aretobelimited tosingle
detached dwellings tooffersimilar formanddensity. The
central portion ofthesitewillprovide atransition for
low/medium residential usesbetween high-density
development tothewestalongDorchester Roadand
low-density residential usestothenorthandeast.   

Traffic impacts Asarecommended condition ofdraftplanapproval, an
addendum tothetraffic impact study shallberequired to
address traffic impacts relative tothelatestconcepts and
thatanyrecommended andapproved measures to
mitigate traffic impacts aretobeimplemented through
thesubdivision agreement.   

TheCounty Engineer isrequiring theinstallation of
turning laneswhere thenewsubdivision streetmeets
Dorchester Road (County Road32).   

Servicing capacity Thesubdivision isproposed tobeserviced withnew
watermains, sanitary sewers, stormsewers anda
stormwater management facility, subject tomunicipal and
provincial design standards. Therewerenoconcerns
identified byMunicipality’sDirector ofPublic Works inthis
regard.   

Parking Parking arematters tobeaddressed through thesiteplan
approval process onaperblockbasis.   

Impact ontheDorchester Thesubject landsarelocated inaWellhead Protection
well fields Area (WPA) under theThames Sydenham andRegion

Source Protection Plan. Beingapplicable lawunder
Ontario Building Codeandasarecommended condition
ofdraftplanapproval, thedevelopment willneedtobeto
thesatisfaction oftheMunicipality’sRiskManagement
Official andinclude theundertaking ofaRisk
Management Planbyaqualified person. Any
recommended mitigation measures wouldbe
implemented through asubdivision agreement orsite
planapproval.   

Allcomments received havebeenconsidered andhavebeengenerally addressed or
canbeappropriately generally addressed asconditions ofdraftplanapproval.  
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Recommended draftplanconditions areattached forCouncil’sconsideration.  

Basedontheforegoing, thesubject proposal isconsistent withtheProvincial Policy
Statement, conforms totheMiddlesex County Official PlanandThames Centre Official
Plan.  

5. RECOMMENDATION

THATCouncil fortheMunicipality ofThames Centre recommends theissuance ofdraft
planapproval totheCounty ofMiddlesex inregards toApplication forPlanofSubdivision
FileNo. 39T-TC1903) andsubject totheconditions attached toReport No. PDS-42-22;   

ANDTHAT Application forOfficial PlanAmendment (FileNo. O3-21) beadopted in
principle andthattheDirector ofPlanning andDevelopment Services bedirected to
forward theimplementing Official PlanAmendment atthenext regular meeting ofThames
Centre Council forconsideration ofadoption, which istobeforwarded subsequently to
theCounty ofMiddlesex forconsideration ofapproval;  

ANDTHATApplication forZoning By-lawAmendment (FileNo. Z19-19) beapproved in
principle andthatuponthegranting ofdraftplanofsubdivision approval (FileNo. 39T- 
TC1903) andtheapproval oftheOfficial PlanAmendment (FileNo. O3-21) bothbythe
County ofMiddlesex, that theDirector ofPlanning andDevelopment Services bedirected
toforward theimplementing ZoningBy-lawAmendment toThames CentreCouncil for
consideration ofapproval.   

Thefollowing attachments areincluded withthisreport:  

Location Map
DraftPlanofSubdivision
Concepts #1, #2and #3
Official PlanAmendment Sketch
Zoning Sketch
Public Submissions
Conditions ofDraftPlanApproval

Prepared by: MarcBancroft, Director ofPlanning & Development Services

Reviewed by: MikeHenry, ChiefAdministrative Officer
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Regulated Zone GC2
Proposed

GC2*  

PERMITTED USES

ART GALLERY; ASSEMBLY HALL; AUTO SUPPLY

STORE; BAKE SHOP; BANQUET HALL; BREWING

ON PREMISES ESTABLISHMENT; CATERERS

ESTABLISHMENT; CLINIC; CLUB; COMMUNITY

CENTRE; CONVENIENCE STORE; DATA

PROCESSING ESTABLISHMENT; DAY NURSERY; 

DRIVE -THROUGH FACILITY; DRY CLEANERS

DISTRIBUTION STATION; DUPLICATING SHOP; 

FILM PROCESSING DEPOT; FINANCIAL

INSTITUTION; FLORIST SHOP; FOOD STORE; 

HOTEL/ MOTEL; LODGING HOUSE TYPE 1; 

MUSEUM; OFFICE; PARKING AREA OR LOT; 

PERSONAL SERVICE ESTABLISHMENT; 

PHARMACY; PLACE OF ENTERTAINMENT OR

AMUSEMENT; PLACE OF WORSHIP; REPAIR AND

RENTAL ESTABLISHMENT; RESTAURANT; RETAIL

STORE; RESTAURANT, COFFEE SHOP; STUDIO; 

TAVERN; THEATRE; VETERINARY CLINIC, SMALL

ANIMAL. 

PLUS OFFICE, 

MEDICAL / DENTAL

LOT AREA 700m' Min. 700m' 

LOT FRONTAGE 15m Min. 15m

FRONT & EXTERIOR

SIDE YARD DEPTH
No Minimum. 6m

INTERIOR SIDE YARD

DEPTH
7. 5m Min. Abutting residential & 0. 0m all other cases SAME

REAR YARD DEPTH 6. 0m Min. 6m

LANDSCAPE OPEN

SPACE
10% Min. 10% 

LOT COVERAGE 60% Max. 60% 

BUILDING HEIGHT 10m Max. 10m

Regulated 1 Zone R3 Proposed R3-*** 

PERMITTED USES

APARTMENT; FOURPLEX; 

RESIDENTIAL HOME

OCCUPATION, STACKED

TOWNHOUSE; STREET

TOWNHOUSE; TOWNHOUSE; 

TRIPLEX

APARTMENT; FOURPLEX; 

RESIDENTIAL HOME

OCCUPATION, * RETIREMENT

HOME / LODGE; STACKED / BACK

TO BACK TOWNHOUSE

DWELLINGS; STREET

TOWNHOUSE; TOWNHOUSE; 

TRIPLEX

LOT AREA 250m' / UNIT Min. 200m' / UNIT

250m' / UNIT for first 4 units PLUS

100m' / UNIT

250m' / UNIT for first 4 units PLUS

100m' / UNIT

LOT FRONTAGE
30m Min. 

6m / unit street town

30m

6m / unit street town

FRONT YARD DEPTH 10m Min. 6. 0m

EXTERIOR YARD DEPTH 10m Min. 6. 0m

INTERIOR SIDE YARD DEPTH 10m Min. 3.0m

REAR YARD DEPTH 10m Min. 9. 0m

LANDSCAPE OPEN SPACE 30% Min. 30% 

LOT COVERAGE 35% Max. 35% 

BUILDING HEIGHT 15m Max. 22m ( 6 storey) 

PARKING 1. 5 Spaces / Unit Min. 1. 5 Spaces / Unit

DENSITY 84 u/ Ha

Regulated Zone OS Proposed OS* 

PERMITTED USES

CONSERVATION USE; 

FORESTRY USE; OPEN SPACE; 

PARK, PUBLIC; WILDLIFE

RESERVE; WORKS OF A

CONSERVATION AUTHORITY. 

LOT AREA No Minimum

LOT FRONTAGE No Minimum

FRONT, SIDE, EXTERIOR AND REAR

YARD DEPTH
15m Min. 

5m FRONT YARD

2m SIDE YARD

COVERAGE 25% Max. 

LANDSCAPE OPEN SPACE 10 % Min. 

BUILDING HEIGHT 10m Max. 

Cou
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1: e4, 0000a 

Regulated

Zone R1 Proposed R1 * PERMITTED

USES Single Detached Dwelling Single Detached Dwelling LOT

AREA 700m' Min. 400m' LOT

FRONTAGE 15m Min. 12. 0m FRONT

YARD DEPTH 7. 5m Min. 7. 5m EXTERIOR

YARD DEPTH 7.

5m Min. 7. 5m 4.

34 - When a corner lot is sited

so that its rear lot line abuts

an adjacent rear lot line

or a non- residential interior

side yard, the exterior

side yard shall be subject
to the regulations of an

interior side yard. 2.

Om INTERIOR

SIDE YARD DEPTH

2.
0m Min. 2. Om REAR

YARD DEPTH 8. 0m Min. 8. 0m LANDSCAPE

OPEN SPACE

30% 
Min. 30% LOT

COVERAGE 35% Max. 50% BUILDING

HEIGHT 10m Max. 10m Regulated

Zone R3 Proposed R3- PERMITTED

USES APARTMENT; 

FOURPLEX; RESIDENTIAL

HOME OCCUPATION, 

STACKED TOWNHOUSE; 

STREET TOWNHOUSE; 

TOWNHOUSE; 

TRIPLEX FOURPLEX; 

STACKED TOWNHOUSE; 

STREET TOWNHOUSE; 

TOWNHOUSE; 

TRIPLEX DWELLINGS

LOT

AREA 250m' / UNIT Min. 250m' / UNIT LOT

FRONTAGE 30m
Min. 6m / 

unit street town Min. 30m

6m / 

unit street town FRONT

YARD DEPTH 10m Min. 6. 0m EXTERIOR

SIDE YARD DEPTH

10m
Min. 6. 0m INTERIOR

SIDE YARD DEPTH

10m
Min. 1. 4m REAR

YARD DEPTH 10m Min. 7. 5m LANDSCAPE

OPEN SPACE

30% 
Min. 30% LOT

COVERAGE 35% Max. 50% BUILDING

HEIGHT 15m Max. 15m DENSITY

35 u/Ha Regulated

Zone R3 Proposed R3** PERMITTED

USES APARTMENT;

FOURPLEX; RESIDENTIAL

HOME OCCUPATION, 

STACKED TOWNHOUSE; 

STREET TOWNHOUSE; 

TOWNHOUSE; 

TRIPLEX APARTMENT;

FOURPLEX; RESIDENTIAL

HOME OCCUPATION, 

STACKED / BACK

TO BACK TOWNHOUSE

DWELLINGS; STREET

TOWNHOUSE; TOWNHOUSE; 

TRIPLEX LOT

AREA 250m' / UNIT Min. 125m' / UNIT LOT

FRONTAGE 30m
Min. 6m / 

unit street town 30m

6m / 

unit street town FRONT

YARD DEPTH 10m Min. 6. 0m EXTERIOR

SIDE YARD DEPTH

10m
Min. 4. Om INTERIOR

SIDE YARD DEPTH

10m
Min. 3. Om REAR

YARD DEPTH 10m Min. 3. 0m LANDSCAPE

OPEN SPACE

30% 
Min. 30% LOT

COVERAGE 35% Max. 35% BUILDING

HEIGHT 15m Max. 15m DENSITY

78 u/Ha

SARHEN
254.19



RecommendedConditionsofDraftPlanApproval

Theconditions andamendments tofinalplanofapproval forregistration ofthis
Subdivision asprovided bytheCountyofMiddlesex (“theCounty”) areasfollows:  

No. Conditions

1. Thatthisapproval applies tothedraftplanofsubdivision prepared byAGM and
signed byJason Wilband, OLSdated May 5, 2021andlastrevised May2021
showing thefollowing:  

eight (8) blocks tosupport lowdensity residential uses (Blocks1to8)  
four (4) blocks tosupport lowdensity residential usesormedium density
residential uses (Blocks 9, 10, 11and12)  
three (3) blocks tosupport medium density residential uses (Blocks 13, 14
and15)  
two (2) blocks tosupport mixedusedevelopment (Blocks 16 & 17)  
two (2) blocks foropenspace purposes (Blocks 18and19)  
three (3) blocks forstormwater management purposes (Blocks 20, 21and22)  
three (3) blocks forroadwidenings and0.3mreserves (Blocks 23, 24and25)  
two (2) blocks foranatural bufferandnatural heritage features (Blocks 26
and27)    

1.1 Theblocks contained onthedraftplanofsubdivision thataretobefurther
subdivided through aredline amendment shallbegenerally consistent withthe
concept plans prepared byMonteith Brown Planning Consultants datedMay3,  
2021andidentified as “Concept 1”, “Concept 2” and “Concept 3”.    

2. Thatthedevelopment ofthedraftplanofsubdivision maybephasedsubject tothe
approval ofanoverall phasing planforthe development oftheentiresitetothe
satisfaction oftheMunicipality. Forthepurposes ofthiscondition, thedevelopment
ofaphase mayonlyproceed whentheMunicipality issatisfied thatallof the
external infrastructure/services forthatstageare "inplace" asdescribed in
condition 4.   

3. Thatthedraftplanofsubdivision shallbedeveloped onfullmunicipal services,  
including sanitary sewers, municipal water andurbanstormwatermanagement
practices. Prior tofinalapproval ofeachphaseofthedevelopment, theMunicipality
shallconfirm thatfullmunicipal services are ‘inplace’ asdescribed incondition 4.  



4. Thatnodevelopment ofthedraftplanofsubdivision shallcommence untilall
external infrastructure andservices required forthedevelopment ofthe lands
affected areinplace including municipal watersupply, treatment andconveyance
infrastructure andsewage treatment andwastewaterconveyance infrastructure.  
Forthepurpose of theseconditions, services being “inplace” means that the
infrastructure existsandisoperational tothesatisfaction oftheMunicipality and
thatcapacity insuchinfrastructure hasbeenformally allocated bytheMunicipality
foruseinconnection withthedevelopment ofthedraftplanofsubdivision.  

5. Thattheroadallowances included onthedraftplanofsubdivision shallbeshown
anddedicated totheMunicipality aspublic highways.  

6. Thatallstreets, including anyunopened roadallowance tobededicated asapublic
highway, shallbenamed andthelotsaddressed onthedraftplanofsubdivision to
thesatisfaction oftheMunicipality andtheCounty.  

7. Thatanyopensidesofroadallowances, including anylands tobeconveyed tothe
Municipality, created bythisdraftplanshallbeterminated in0.3metre reserves to
beconveyed toandheldintrustbytheMunicipality.   

8. ThattheOwner convey 0.3metres reserves totheCounty ofMiddlesex toprevent
directaccess forBlocks16and17located along theeastsideofDorchester Road
County Road32). Notwithstanding theforegoing, a0.3metre reserve shallnotbe

required where Street ‘A’ intersects withDorchester Road (County Road32).  

9. ThattheOwner dedicate aroadwidening measuring upto18metres fromthe
centreline ofDorchester Road (County Road32) totheCounty iftherightofway
isnotalready tothatwidth.  

10. That theOwner shallberequired toenter intoanagreement withtheCounty of
Middlesex fortheconstruction ofleftturnandrightturnlanesonDorchester Road
County Road32) attheintersection with Street ‘A’. Allcostswithregards tothe

designandconstruction ofthese lanesshallbebornebytheOwner andan
entrance permit shallberequired priortoanyconstruction workwithin theCounty
roadallowance.   

11. Thatprior finalapproval, grading andstormwater management plansshallbeto
thesatisfaction oftheCounty.  



12. ThattheOwner shallhaveanoise impact assessment undertaken byaqualified
person todetermine noise impact levels related toCounty Road32 (Dorchester
Road) inregards tothedevelopment ofBlocks 16and17andtothesatisfaction
oftheMunicipality and theCounty; andfurthermore, thatanyrecommended
approved noisemitigation measures beimplemented bytheOwner through the
subdivision agreement tothesatisfaction oftheMunicipality.  

13. That theOwner shall convey Blocks 18, 19, 20, 21, 22, 26and27 tothe
Municipality.  

14. Thatpriortofinalapproval, thatanOfficial PlanAmendment berequired to
facilitate thedevelopment ofBlocks 16and17formixedusedevelopment
purposes, Block13toallowmedium density residential uses, Blocks 18, 19, 20,  
21, 26toallowparks andopenspaceuses.  

15. Thatpriortofinalapproval, theCounty istobeadvised bytheMunicipality that
appropriate zoning isineffect forthedraftplanofsubdivision.  

16. That theOwner andtheMunicipality enter intoasubdivision agreement
Subdivision Agreement”) pursuant toSection 51 (26) ofthePlanning Acttobe

registered ontitleofthelandstowhich itapplies priortothePlanofSubdivision
being registered. Further that theSubdivision Agreement shall include provisions
thatitwillalsoberegistered against thelands towhich itapplies oncetheplanof
subdivision hasbeenregistered.  

17. ThattheSubdivision Agreement satisfyallrequirements oftheMunicipality related
tofinancial, legal, planning andengineering matters including butnotlimited tothe
provision ofroads, temporary roadsandturning circles, pedestrian walkways,  
sidewalks, grading anddrainage, planting oftrees, landscaping, provision of
community mailboxes, fencing, buffering, recommended andapproved EIS
mitigation requirements, street lighting andotheramenities, theprovision and
installation offullmunicipal waterandsanitary services, theinstallation of
underground electrical services, anyrecommended andapproved sourcewater
protection mitigation requirements andothermatters whichmayberequired bythe
Municipality respecting thedevelopment ofthePlanofSubdivision.  

18. TheOwner shallenter intoanagreement withCanada PostCorporation forthe
installation ofcommunity mailboxes.  

19. TheOwner shallenter intoanagreement withtheappropriate service providers
fortheinstallation ofunderground communication / telecommunication utility
services forthese landstoenable, ataminimum, theeffective delivery ofthe
broadband internet services andcommunication / telecommunication services for
911Emergency Services.  



20. Thatpriortofinalapproval, thattheOwner shallobtain anynecessary approval(s)  
under theDrainage Acttofacilitate legaloutlet todischarge stormwater.    

21. ThattheSubdivision Agreement shallensure thatthepersons whofirstpurchase
thesubdivided landafter thefinalapproval oftheplanofsubdivision areinformed,  
atthetimethelandistransferred, ofallthedevelopment charges related tothe
development, pursuant toSection 59(4) oftheDevelopment Charges Act.  

22. Thatsucheasements asmayberequired forutility, servicing, ordrainage
purposes shallbegranted totheappropriate authority.  

23. Thatpriortofinalapproval, arrangements shallbemadetothesatisfaction ofthe
Municipality fortherelocation ofanyutilities required forthedevelopment ofthe
Plan, which relocation shallbeundertaken andprovided attheexpense ofthe
Owner.  

24. Thatpriortofinalapproval, theOwner shallsubmit forthereview andapproval of
theUpper Thames RiverConservation Authority (UTRCA) andtheMunicipality, a
finalstormwater management planandsediment anderosion control plan
incorporating necessary measures toenhance thequalityofstormwater
discharges andtocontrol erosion andsedimentation during andafterconstruction.  
Thefinalstormwater management planandsediment anderosion control plan,  
andfinaldetailed servicing andgrading plansshall identify drainage andsediment
anderosion control strategies. Thefinalstormwater management planshallalso
provide detailwithrespect tothemonitoring andmaintenance ofthestormwater
management facilities.  

25. Thatpriortofinalapproval, theownershallsubmitafinalEnvironmental Impact
Studywhichaddresses theUTRCA’soutstanding comments andconcerns, tobe
prepared tothesatisfaction oftheUTRCA.  

26. Thatpriortofinalapproval, theownershall obtainaSection 28permit under the
Conservation Authorities Act shallbeobtained fromtheUTRCA priortothe
commencement ofanydevelopment orsitealteration within theUTRCA’s
Regulated Area including filling, grading, construction, sitealteration to
watercourse and/orinterference withawetland.   

27. Thatprior tofinalapproval, theOwner shallsubmitafinalHydrogeological
Assessment andafinalWater Balance Analysis Report forreview andapproval by
theUTRCA. Ifnewlyprovided information impacts thebuffers andsetbacks
proposed bytheEIS, thisdraftplanofsubdivision mayneedtoberedlined tothe
satisfaction oftheUTRCA andtheMunicipality.  

28. Thatpriortofinalapproval, theOwner shallsubmitafinalGeotechnical
Assessment forreview andapproval bytheMunicipality.  



32. Thatpriortofinalapproval, theMunicipality shalladvise theCounty thatthe
Subdivision Agreement between theMunicipality andtheOwner provides forthe
following:   

a. municipal assumption andownership ofanyfacilities required forthe
detention andenhancement ofstormwaterquality, andforthepurpose of
ensuring perpetual maintenance andoperation; and

b. theinclusion ofanyenvironmental protection measures recommended in
thefinalstormwater management planrequired bycondition 24thatarenot
capable ofbeingaddressed under theOntario Water Resources Act.  

33. Thatpriortofinalapproval, theOwner shallsubmitaRiskManagement Plan
undertaken byaqualified person tothesatisfaction oftheMunicipality’sRisk
Management Official toensure compliance withtheThames Sydenham and
Region Source Protection PlanandtheCleanWaterAct, 2006; andthatany
recommended andapproved mitigation measures beimplemented through the
subdivision agreement aswellasanyapplicable siteplanagreement.  

34. Thatpriortofinalapproval, theTransportation ImpactStudydatedJune2019and
prepared byParadigm Transportation Solutions Limited berevised toinclude an
addendum whichaddresses thetraffic impacts relative tothe2021Concepts
outlined incondition 1.1tothesatisfaction oftheMunicipality andtheCounty and
thatanyrecommended andapproved measures tomitigate traffic impacts be
implemented through thesubdivision agreement.       

35. Thatpriortofinalapproval, thatallexisting buildings andstructures beremoved
fromthesubject landstothesatisfaction oftheMunicipality subject toany
applicable permits thatmayberequired.  

35. Thatpriortofinalapproval, theCounty istobeadvised inwriting bytheMunicipality
howconditions 1and1.1to35 (inclusive) havebeensatisfied.  

36. Thatprior tofinalapproval, theCounty istobeadvised inwriting bytheCounty
Engineer howconditions 8, 9, 10, 11, 12and35havebeensatisfied.  

37. Thatpriortofinalapproval, theCounty istobeadvised inwriting bytheUpper
Thames RiverConservation Authority howconditions 24, 25, 26and27havebeen
satisfied.  


