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1.0 INTRODUCTION

This Planning Justification Report (PJR) is submitted by Sifton Properties, for the property
located at 10242 Glendon Drive Komoka, Ontario and found within the planning jurisdiction
of the Municipality of Middlesex Centre and further, Middlesex County.

The subject property is legally known as being located in Komoka. However, due to the divide
of Kilworth and Komoka in the Municipality's Zoning By-law, geographical references can be
made to both villages. Regardless, where there are discrepancies in its municipal location, the
legal address of Part of Lot 7, Concession 2 (Geographic Township of Lobo) in the Municipality
of Middlesex Centre, County of Middlesex prevails.

This report is being submitted to support a Draft Plan of Subdivision, attached as Appendix A,
along with an amendment to the existing Zoning By-law for these lands. May it also be noted
that a conceptual plan has been created for the purposes of realistically representing what
could possibly be built on Blocks 17-20 (on attached Draft Plan of Subdivision), along with
accurately selecting appropriate zoning to support the vision for this development. This said,
what is shown for the purposes of the Zoning By-Law Amendment is only conceptual in nature.
Until such time as Site Plan applications are filed on individual blocks, all plans are subject to
change based on market demand.

At this time, a Draft Plan submission is being made
to define the low-density residential lots, future
street fronting townhouses, creation of future
residential and commercial blocks, internal road
network, connection points, parkland and define

——

applicable setbacks from constraint features
affecting the site. This Planning Justification Report

—
|
Il\SUBJECT

PROPERTY

=1

has been created to justify approval of the Draft Plan, r
as presented, based on its compliance with . = L
provincial and local policies.

With regard to the Zoning By-law amendment, Sifton

is proposing the following amendments to support

the residential development on this parcel, with a Figure 1 — Key Map
focus on promoting housing affordability, a mix of

housing forms and a mix of supportive land uses.

1. To allow for reduced lot frontage, lot area, lot depth and building setbacks.
2. To allow for an increase in lot coverage.

Page 10f2 Sifton Properties Limited | Sifton.com 2 BEST
1295 Riverbend Road, Suite 300, London, ON N6K 0G2 dgMANAGED
519434.1000 Fax 519.434.1009 Su(«)mnpul.\e”&s



Sifton Properties Limited

Planning Justification Report
Experience.The Difference.” 10242 Glendon Drive

3. To allow for increased building heights and densities, thus creating more
compact and affordable communities.

4. To allow for smaller minimum floor areas, further permitting smaller
economically efficient lots/units.

5. To permit three-unit blocks for townhouse dwellings.

6. To permit retirement, nursing home and assisted living uses on Blocks 17-20.

A full list of the special provisions being requested is attached as Appendix B.

2.0 BACKGROUND AND CONTEXT

2.1 Geographic Context

The subjectsite is located in the settlement area known as Komoka, and municipally referenced
as 10242 Glendon Drive, Komoka, Ontario. Alternatively, legally described as Part Lot 7
Concession 2, Geographic Township of Lobo, in the Municipality of Middlesex Centre, County
of Middlesex.

The subject lands, as shown in Figure 1: “Key Map”, are irregular in shape with an area of 18.06
ha (+/- 44 acres), inclusive of approximately 220m of frontage onto Glendon Drive.

2.2 Planning Context

The subject site is currently designated as
Village Centre and Low Density Residential
on Schedule A-2 - Komoka-Kilworth
Settlement Area & Secondary Plan (see
Figure 2). A Future Collector Road is
identified from east to west, as well as from
Glendon Drive to the future collector road. A
Multi-use Trail is also identified along the
rear boundary of the site, adjacent to the
railway line. Schedule A-2 also includes an
aggregate overlay on the subject site.

"
I
(

SLENDONDR

There are no natural heritage or natural
hazard features identified on Schedules B

Figure 2 - Official Plan Designations on 10242 Glendon Drive

and C.
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Policies pertaining to Village Centres are found in Section 5.3.2 and 5.7.3 of the Official Plan.
In general, Village Centres are to function as community gathering places with unique
identities and characteristics, as well as providing for daily and weekly retail and service needs
for the settlement and surrounding area. Mixed use buildings and compact form are
encouraged. A wide range of uses, including retail, residential, restaurants, entertainment,
recreational and institutional are permitted. There are no stipulations as to height or density
in the Village Centre designation, however, consistent building massing, scale, height and
setbacks to promote a pedestrian-friendly streetscape are to be provided.

Surrounding Official Plan designations include Village Centre along the full western boundary,
Low and Medium Density Residential to the east and Village Centre to the south. As such, the
subject site is at the core area of Komoka that is intended for higher intensity, mixed-use,
compact development, especially given its immediate proximity to existing commercial uses
and the Komoka Wellness Centre.

The subject site, as well as lands to the east, are currently zoned as Existing Use (EU). Lands to
the west are zoned EU for the northerly portion and Village Commercial (C1-12, C1-11) for the
southerly portion, where existing commercial uses, including Foodland, LCBO and other retail
and associated uses are located. Lands to the south are also zoned Village Commercial (C1-
15*h-7) which permits a broad range of commercial, and service uses, and Urban Residential
Third Density (UR3-9) which permits multi-unit and apartment forms of housing with densities
up to 50 UPH.

Additional detail pertaining to specific policies and adherence is found in Section 5 of this
report, as well as Appendix D- Complete Policy Review.

2.3 Surrounding Land Uses

This block is bound by Glendon Drive to the south, an existing church and future residential to
the east, three existing low-density dwellings and commercial uses to the west and an existing
rail line to the north.

The subject lands are located on the north side of Glendon Drive, between Coldstream Road
and Tunks Lane, and will encompass the northerly extension of the existing, lighted, Crestview
Drive and Glendon Drive intersection. The land is currently vacant and still active farmland.
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The site has gradual fall and positive
drainage, with the largest natural draw from
northeast to southwest at elevations from
251.6 masl to 244.7 masl. There are,
however, pockets of lower elevations
adjacent to the CN Rail property, as well as
along the Glendon Drive frontage.

Adjacent land uses include the following:

SUBJECT
PROPERTY

« North - Rail line, golf course;
« East- Agricultural, church, future

residential;

« South - Glendon Drive, existing
single and multi-family
residential;

. Figure 3 — Aerial Ma|
« West - Agricultural, Masterfeeds g P

facility and commercial.

2.4  Existing Conditions

The subject lands are currently being used solely for agricultural purposes (as shown from
below images) and only have some minor vegetation present, being some boundary
vegetation, as well as some landscaped space immediately behind the low-density dwellings
fronting Glendon Drive.

The following are photos of the site and its surroundings.

Viewt north rm Giedon Drive (Abv)
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View east From Tunks Lane at surrounding commercial development

e o I — e —

Vvie\'/v easf fromTunks Lane ét;FU_tiJre Street ‘B’ extension
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3.0 PROPOSED DEVELOPMENT

N’““'bu..‘

S GLENDON DRIVE

Figure 4 — Proposed Subdivision Plan
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3.1  Proposal Summary

The proposed draft plan of subdivision, as shown in Figure 4, consists of the following:

- Sixteen (16) low to medium density residential blocks north of Street ‘B" as shown on
the submitted Draft Plan, with potential for 168 single, semi and/or street townhouse
units. Frontages in this area, (outlined as Zone 1 in Appendix B- Proposed Zoning

Layouts and Requested Provisions) are proposed to start at 10.5m for a single detached

lot and a minimum of 6 m for street townhouses. Lot depths range from 30 to 34 meters,
which is consistent with typical development standards.
o The requested lot frontages are intended to accommodate smaller and more
affordable building footprints, thus making strides towards an affordable and
attainable freehold housing supply in Komoka.

- Two (2) medium density blocks, being Blocks 17 and 18, have been shown on the
submitted plan, with the intention to provide various residential housing types and
ownership opportunities.

o This type of housing is envisioned to provide an appropriate transition between
the commercial to the south and low density to the north, while also being
compatible with the existing low density residential fronting Glendon Drive.

o To provide future flexibility, the Zoning By-Law Amendment also proposes that
residential uses, such as retirement communities, long-term care facilities, and
nursing homes also be permitted in these locations. These types of residential
uses are appropriate in proximity to commercial and mixed-use style
developments and create an attractive and functional environment for the aging
population of the future community.

- Two (2) high density/mixed use blocks, being Blocks 19 and 20.

o It is intended that primary commercial uses would be focused around the
intersection of Street ‘A’ and Glendon Drive in Block 20 (complying with the
Kilworth-Komoka Secondary Plan), with possible office, retirement, long-term
care facilities, nursing homes and other lower traffic generating uses targeted in
Block 19. Both blocks are envisioned to host the highest density of residential
units. See Appendix B- Proposed Zoning Layouts and Requested Provisions
regarding specific details pertaining to Zone 3 (Block 19) and Zone 4 (Block 20).

Blocks 21-30 as shown on the submitted Draft Plan incorporate parks and open space areas as
follows:

- Blocks 21 and 22 are to be dedicated as a portion of the required ‘parkland dedication
as outlined in the Planning Act.
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- Blocks 23 and 24 are being created and zoned as a linear park block for trail
connectivity. These blocks will also function as a portion of the noise and vibration
mitigation measures between the Canadian National Railway corridor and the
proposed residential development.

- Blocks 25 to 28 are proposed to be municipally owned pedestrian walkways to prioritize
connectivity and pedestrian movement throughout the site.

- Blocks 29 and 30 are being created and zoned to accommodate the required berm and
acoustical barrier, as determined through the Dillon Consulting Noise and Vibration
Study for this property.

o Asoutlined in the proposed Zoning By-Law Amendment, and reflected on Zone
1 layout in Appendix B, ownership of these blocks is not yet known, based on
potential use of these lands for utility purposes.

» At this time, both solar and geothermal renewable energy are being
contemplated within the limits of this Plan. It was contemplated that this
would be a preferred location for ground mounted solar arrays. To this,
a full site exploratory procedure, as well as necessary financial viability
reporting must be completed prior to understanding the potential
opportunity that could be leveraged through this infrastructure. This
privately owned utility would give the residents within this plan a green
and potentially more affordable option for heating, cooling and
powering their residences. These detailed studies have been paused
until confirmation of block limits have been confirmed and approved. For
these reasons, we suggest that ownership of these blocks remain
undetermined until approval of the Plan and registration of the
development agreement.

- Block 31 is dedicated to stormwater management and is strategically located in the
northwest corner of the site to provide separation from the ‘stationary noise source’ as
referenced in Dillon’s Noise and Vibration Assessment, May 2025.

- Blocks 32 and 33 are temporarily being reserved for street frontage to Blocks 29 and
30, pending further utility investigation. If this does not prove to be feasible, it is the
expectation that Blocks 29 and 30 will be municipally owned, Block 33 will revert to a
continuation of linear trail and Block 32 will revert to a low-density residential lot.

Parkland dedication requirements for development applications shall be 5% of the overall
subdivision area (or the equivalent cash in lieu), in compliance with the Planning Act. Based on
the developable area of the proposed subdivision plan being approximately 18.06 hectares, it
is calculated that approximately 0.9 hectares of land, equivalent cash in lieu, or a combination
of the two that is acceptable to the Municipality of Middlesex Centre will be required. The draft
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plan identifies Blocks 21 and 22 as parkland, totaling 0.67 ha. In addition, Blocks 23 and 24
totaling 0.6 ha, will incorporate a multi-use trail in accordance with the Secondary Plan. As
these blocks help fulfill the municipality’s recreational objectives, they should receive parkland
credit in full or in part to meet the overall parkland dedication requirements. It is requested
that the municipality accept Blocks 23 and 24 for parkland purposes to reflect their intended
recreational use.

The remainer of the land area, as shown on the Plan, consists of internal right of ways, reserves
and future development blocks. The proposed internal road layout focuses on creating an
efficient street pattern that provides good connections to the surrounding road system and
future development to the east and west. It includes four primary north-south connections and

two secondary east-west connections. All proposed streets have a minimum 20 m right of way
(ROW).

As visual reference to any of these blocks, see Appendix A- Proposed Draft Plan of Subdivision.

3.2 Description of the Requested Zoning By-Law Amendment

The site is currently zoned Existing Use (EU). The permitted uses of the site are existing uses as
of the date of the passing of the Zoning By-law.

A zoning by-law amendment is being submitted with the draft plan application to
accommodate the proposed residential uses. Requested residential zoning for the site
includes special provisions, which will address setbacks, frontages and other zoning
regulations to provide greater flexibility for building positioning, accommodate market
demands and maximize efficient use of land.

A mixed-use block is proposed adjacent to Glendon Drive (Block 20), with a mix of first floor
commercial and medium rise residential. Maximum building heights and block densities for
Blocks 17-20 are being requested with this application, up to a maximum of 10 stories and 150
units per hectare along the frontage of Glendon Drive.

Parks and Recreation (PR) and Open Space (OS) zones are proposed to be applied to the parks
and pathway blocks, as well as to the buffer area between the existing railway and the
proposed development. The on-site stormwater management facility is proposed to be zoned

OS as well.
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It is noted that there currently is no
reference to stacked back-to-back
townhouse dwellings in the existing
Zoning By-law No. 2005-005. Based
on our interest in promoting a mix of

uses and building forms, as well as ‘ | \
encouraging more affordable il RN
product, we would like to include this ! |

dwelling form as part of the L

requested amendment. Based on = =i =i

EE-NT
18

some research of other municipalities

that include this within their by-laws, PR i D=0 = | &
we would like to define this use as: SR BN = == SCe= =T
“Stacked, Back-to-Back Townhouse "
. . . . UR3/C1 UR3
Dwelling” meaning, any dwelling unit
UR3

within a building containing four or

more dwelling units divided by 1Ay pam
horizontal and vertical common walls, : 1t ;
above grade, including a rear ‘ UR3/.C1 i
common wall. ;

LefHm

See Figure 5 of the overall proposed GLENDON DI

zone configuration based on the Figure 5 — Proposed Zoning
application  submitted. The
requested zoning layouts, along with full details of all proposed special provisions, are

attached as Appendix B- Proposed Zoning Layouts and Requested Provisions.

4.0 SUPPORTING INFORMATION

4.1 Noise & Vibration

A Noise and Vibration Assessment was completed by Dillon Consulting Limited (“Dillon”) for
the site based on the subject property being located to the south of a Canadian National (CN)
Railway and being located north of Glendon Drive. Stationary noise assessment was also
conducted for the adjacent Masterfeeds facility. This assessment was prepared in accordance
with the Ontario Ministry of the Environment, Conservation and Parks (MECP) guidelines and
requirements.
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The transportation noise assessment
concluded that the noise impacts on
the proposed development can be
mitigated through enhanced
building materials, glazing

N

requirements, warning clauses and a
series of acoustic barriersand aberm e ——
for the properties adjacent to the
railway. Most notably, based on the
results  obtained from  noise :
modeling adjacent to Masterfeeds,
an animal food manufacturer, a Class
4 Designation is being sought in
areas outlined on Figure 6.

In Figure 6, the shaded area i
represents areas impacted by noise

levels exceeding 55 decibels and
requiring physical mitigation. For ONPRVE = BT
further detail on how this was Figure 6 — Noise Exceedance
modeled and the mitigation to be

provided, see Dillon's Noise and Vibration Assessment, as submitted with the Draft Plan
Application.

To address vibration mitigation requirements, Dillon has recommended that all building
footprints be located at a minimum distance of 40m from the railway. The Plan currently shows
a 30m buffer between residential and the CN Rail block between Blocks 29, 30 and 23, 24. In
addition to this, it is requested that a site-specific by-law be created requiring a 10m rear yard
setback on the northerly portions of Blocks 2 and 10 where they abut Blocks 23 and 24, as well
as all of Block 7. All other low density residential would follow suggested setbacks as shown in
the table on the submitted Zone 1 layout.

It is suggested that a noise consultant review lot plans prior to construction for site specific
control and recommendations.

4.2 Traffic

A Traffic Impact Assessment was conducted by Stantec for the proposed development and the
report sets out recommended measures to support this application. Below is a summary of the
report’s findings.
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Through Middlesex County’s long term transportation strategy, Glendon Drive (and more
specifically, the Crestview Drive intersection) is currently part of a road widening initiative to
enhance mobility and public safety. Work in this study area is anticipated to be completed by
2029 based on the ESR construction schedule, and hence, is expected to be completed prior
to full build-out of this proposed development. As part of this widening, an eastbound left-
hand turn lane is to be established at this intersection.

The proposed primary access for this development (“Street A”) coincides with the existing
signalized intersection at Crestview Drive and it is proposed that final design of Street ‘A" at
Glendon Drive mirror Crestview, being a three-lane cross section, with center median,
restricting secondary entrances into Block 20 to right in, right out vehicular movement; thus,

reducing congestion in the area Sheal “A"

of this primary intersection. See

Figure 7 for a visual reference to &

the lane distribution being 'l"‘ G

suggested. Glendon Drive 5 ESJ = Glendon Drive
= [F

For a complete list of -

recommendations pertaining to

this proposed plan of subdivision, Crestview Drive

refer to the Traffic Impact Figure 7 — Proposed Lane Distribution at Glendon Drive
Assessment submitted with the

Draft Plan.

4.3 Geotechnical

A Preliminary Geotechnical Investigation was undertaken by EXP Services Inc (“"EXP”) for the
previous landowner. This report has been updated to reflect the current concept and has been
submitted as part of this Draft Plan submission. The purpose of the investigation was to
examine the soils on the property by digging a number of boreholes.

To aid in a complete review of planning policy, a subsequent letter was completed by EXP
speaking directly to the significance and viability of extracting the aggregate resource
identified in the OP - Schedule A-2 overlay on the property. This letter can be found as
Appendix E-Aggregate Resources Assessment.

Geotechnical comments and recommendations are provided in the full geotechnical report
which has been submitted in conjunction with these applications. Based on this being a
preliminary investigation, the report recommends that further investigations be completed at
the detailed engineering design stage.
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4.4 Natural Heritage

It is noted that no significant environmental features are present on the subject property,
though it is adjacent to a significant feature on the north side of the CN Rail land. A scoped
Development Assessment Report is being completed to identify any impacts to this feature by
the proposed development. A smaller feature, as identified through the Middlesex Natural
Heritage System Study in 2014, is also being looked at for any localized significance and
impacts from the proposed development.

It was confirmed by the municipality that this study was not required at the time of submission
and that it would be a future condition of approval.

4.5 Archaeological

A Stage 1 and 2 Archeological Assessment was completed on this property by Lincon
Environmental Consultants in June 2023. It concluded that based on only one findspot being
identified, no further study is required for this property.

4.6 Servicing

Sanitary

Per the sanitary Drainage Area Plan prepared for the Kilworth Heights West Subdivision (ENG
PLUS 2018), the property located at 10242 Glendon Drive was accounted for as tributary to the
300mm sanitary sewer system along Crestview Drive. Based on the anticipated population for
the subject lands of approximately 1696 persons, as assumed in the Servicing Report, the
allocated population of 1781 persons would have sufficient sanitary capacity for the
development.

It is noted that should all blocks be developed at their maximum density, a population greater
than 1781 persons, as allocated in the previously completed sanitary drainage area plan, could
result. However, it is highly unlikely that all areas of the subdivision will be maximized, as
market demand and smaller populations for some uses (e.g. apartments, nursing homes) are
likely to reduce final population assumptions. The proposed zoning is necessary to provide
flexibility for future development, however, if any sanitary capacity concerns materialize, they
can be addressed at the site plan approval stage for the individual multi-unit and mixed-use
blocks.

Water
Water is available to this property from an existing 300mm watermain on Glendon Drive.
Understanding the size of the project and anticipated number of units, a looped service will be
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required; possibly temporarily through a private block fronting Glendon, until such time as a
secondary road connection is constructed through an adjacent property to the east or west. It
is noted that no oversizing is required to support this development.

For further information regarding site servicing, please refer to the Servicing and Stormwater
Management Report found as Appendix C.

4.7 Stormwater Management

The stormwater strategy for the site is to capture the majority of the runoff from the site and
direct it to a proposed dry stormwater pond in the northwest corner of the property. Internal
grading will be designed to direct minor system runoff to an internal storm sewer system, while
overland flow routes will be provided in the case of major storm events. To this, the proposed
SWM system will provide both quality and quantity control for the entire property.

For further information regarding the proposed stormwater management strategy, along with

presupposed stormwater design criteria, please refer to the Servicing and Stormwater
Management Report found as Appendix C.

4.8 Pre-Consultation Summary

This section is to confirm how key points from the Pre-Consultation notes dated December 19,
2024, have been satisfied.

Complete Application Requirements

Noise and Vibration analysis from Masterfeeds and Glendon Drive- Satisfied. See Noise
and Vibration Assessment submitted with the Draft Plan.

Archeological Assessment- Satisfied. See Stage 2 Archeological Assessment submitted with
the Draft Plan.

Urban Design Guideline Policy Review- Satisfied. See Policy Analysis, Section 5.0 below.

Traffic Impact Study- Satisfied. See Traffic Impact Assessment submitted with Draft Plan.

Functional Servicing Report- Satisfied. See Servicing Report submitted with Draft Plan.
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Ecological Impact Study (condition of approval based on confirmation from Middlesex
Centre correspondence)- Satisfied. Ecological study has begun and will be submitted prior to
final approval of the development.

Hydrogeological Impact Assessment (condition of approval based on confirmation by
Middlesex Centre)- Satisfied and underway. Hydrological reporting is to be submitted prior
to final approval of the development.

Geotechnical Report- Satisfied. See Preliminary Geotechnical Report submitted with the
Draft Plan

Satisfying General Municipal Comments

Design Conceptual layouts for Blocks south of Street B have been designed to
demonstrate an accurate Zoning By-Law Amendment (ZBA) Application and
associated special provisions.

See 4 zoning layouts submitted with the ZBA for conceptual building
placements. Attached as Appendix B.

Design Conceptual layouts took the required 1.5 resident spaces per unit, plus 0.15
visitor parking spaces into consideration when being designed. In most
instances, this requirement is met with the understanding that underground
parking will be required to support the densities being requested.

NOTE: These layouts are conceptual and will change up until the time a Site
Plan Application is submitted with the municipality for approval. It is
requested that details of site-specific layouts be delayed until the Site Plan
stage, to offer the greatest flexibility based on market demand at the time of
submission.

Transportation | An 18m road widening from the centerline of Glendon Drive has been

accounted for on the submitted Draft Plan.
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Transportation | Street A has been purposefully located opposite the existing Crestview

Drive, based on municipal comment.

Transportation | A future mid-block access to support the future commercial use proposed
on the corner of Street A and Glendon Drive has been analyzed by the traffic
consultant and found to have no negative impacts to existing and future
traffic movement.

References to this text can be found in the Traffic Impact Analysis submitted
with the Draft Plan.

Transportation | The secondary collector, Street B, has been updated to reflect the 24m right-

of-way width as outlined in the Transportation Master Plan.

Utility Consultation has been undertaken with Enbridge Gas regarding the facility
immediately east of the Crestview intersection along Glendon Drive. It has
been confirmed that there is no impact to the development from this
facility.

Stormwater Access to the stormwater block has been added fronting Street C, based on
municipal concern. It is proposed that this access be shared between the
stormwater block and parkland block.

Stormwater Based on no outlet to Tunks Lane, the stormwater management pond was
sized to accommodate a longer storage capacity, along with a higher
percentage of infiltration opportunities than typically required. As a result,
this pond has been sized to accommodate only stormwater from this
development.

NOTE: No stormwater is proposed to leave the site, nor should it be
accounted for in the regional facility located at Komoka Road and Glendon
Drive.

Sanitary Analysis has been carried out regarding sanitary servicing of the
development. It is noted that mainline sanitary sewers are required along
Street A to Glendon Drive to service this development.
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For full details, see the Functional Servicing Plan submitted with the Draft
Plan.

For a complete list of the previously submitted Pre-Consultation notes, please find them
attached as Appendix G- Record of Pre-Consultation.

5.0 POLICY ANALYSIS

The proposed development is subject to provincial, county and municipal policies as well as
Middlesex Centre urban design guidelines. Following is a summary of conformity with the key
applicable policies. A detailed review of all corresponding policies has been attached as
Appendix D- Complete Policy Review.

5.1 Planning Act

The Province of Ontario has made several changes recently to the Planning Act to implement
its goal of building 1.5 million homes by 2031. These changes include the More Homes Built
Faster Act, 2022 (Bill 23) and the Cutting Red Tape to Build More Homes Act, 2024 (Bill 105);
in both cases these amendments sought to increase the number of housing units built in
Ontario in a timely manner by removing barriers to development approvals.

5.2 Provincial Planning Statement

As of October 20, 2024, the new Provincial Planning Statement (PPS) came into effect. "The
Provincial Planning Statement provides policy direction on matters of provincial interest
related to land use planning and development. As a key part of Ontario’s policy-led planning
system, the PPS sets the policy foundation for regulating the development and use of land
province-wide, helping achieve the provincial goals of meeting the needs of a fast-growing
province while enhancing the quality of life for all Ontarians.” The 2024 PPS places a strong
emphasis on providing a wide range of housing opportunities in a more compact form, along
with the wise and efficient use of infrastructure and resources. Key applicable policies include
the following.

Section 2.1 of PPS - Planning for People and Homes

4. To provide for an appropriate range and mix of housing options and densities required
to meet projected requirements of current and future residents of the regional market
area, planning authorities shall:
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a) maintain at all times the ability to accommodate residential growth for a minimum of
15 years through lands which are designated and available for residential
development;

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, including units in draft approved or registered plans.

6. Planning authorities should support the achievement of complete communities by:

a) accommodating an appropriate range and mix of land uses, housing options,
transportation options with multimodal access, employment, public service facilities and
other institutional uses (including schools and associated childcare facilities, long-term
care facilities, places of worship and cemeteries), recreation, parks and open space, and
other uses to meet long-term needs;

Section 2.2 of PPS - Housing

1. Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected needs of current and future residents of the regional
market area by:

b) permitting and facilitating;

1. All housing options required to meet the social, health, economic and wellbeing
requirements of current and future residents, including additional needs housing
and needs arising from demographic changes and employment opportunities;

c) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation;

Section 3.3 of PPS - Transportation and Infrastructure Corridors

3. Planning authorities shall not permit development in planned corridors that could
preclude or negatively affect the use of the corridor for the purpose(s) for which it was
identified.

New development proposed on adjacent lands to existing or planned corridors and
transportation facilities should be compatible with, and supportive of, the long-term
purposes of the corridor and should be designed to avoid, or where avoidance is not
possible, minimize and mitigate negative impacts on and adverse effects from the
corridor and transportation facilities.

Section 3.6 of PPS - Sewage, Water and Stormwater

2. Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas to support protection of the environment and minimize
potential risks to human health and safety. For clarity, municipal sewage services and
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municipal water services include both centralized servicing systems and decentralized
servicing systems.

Section 4.5 of PPS - Mineral Aggregate Resources

5. In known deposits of mineral aggregate resources and on adjacent lands, development
and activities which would preclude or hinder the establishment of new operations or
access to the resources shall only be permitted if:

a) resource use would not be feasible; or
b) the proposed land use or development serves a greater long-term public interest; and
c) issues of public health, public safety and environmental impact are addressed

Section 5.1 of PPS - General Policies for Natural and Human-Made Hazards
1. Development shall be directed away from areas of natural or human-made hazards

where there is an unacceptable risk to public health or safety or of property damage and
not create new or aggravate existing hazards.

Policy Analysis

The proposed draft plan and ZBA is consistent with the PPS as follows:

e ltis intended to provide for a mix of housing types and densities, in a more compact
form than currently exists in the municipality, thereby making efficient use of land and
infrastructure. This also supports PPS policies pertaining to energy conservation and
climate change.

e The proposed housing mix will contribute to affordability through the inclusion of
apartments and other attached forms of housing and assist in alleviating the housing
crisis.

e Reduced lot frontages and proposed densities up to 150 units/hectare in appropriate
areas promotes compact form, assists in affordability and will contribute to the
required 3-year supply of residential units and 15 years minimum accommodation of
residential growth.

e The proposed development includes a park and multi-use trails as well as
retail/commercial uses in close proximity to existing recreation and retail uses. In
conjunction with the residential diversity, this helps to create a complete community.

e The requested draft plan and ZBA would significantly increase the efficiency of the
land use and municipal/county services and roads.

Full municipal servicing and stormwater facilities are proposed for the development;
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¢ Noise and vibration mitigation measures are proposed to address the impacts of
adjacent road, rail and industrial uses.

e There are no natural heritage or hazard concerns with the proposal. The proposal is
for the development of a vacant site, which is abutting an arterial road, and is also
bounded by new housing development to the south.

e Aggregate resources are not of sufficient quality or quantity for extraction.

5.3  County of Middlesex Official Plan

Middlesex Centre is located within the County of Middlesex. As shown on Schedule A of the
County OP and being that the property is located in Komoka/Kilworth, the site is identified as
a Settlement Area, and further as an Urban Area under Section 2.3.2. Urban areas are intended
to accommodate future growth on full municipal services.

Housing policies, as described in Section 2.3.7, support a wide variety of housing types, sizes
and tenures to meet demographic and market requirements. Intensification, alternative forms
of housing for special need groups and housing accessible to low and moderate income
households are all supported by the County, with a requirement that 20 percent of all housing
be affordable. New development in Settlement Areas is encouraged to proceed by plan of
subdivision, as per Section 3.2.2.

No features are identified on the subject site on Schedule C (Natural Heritage), Schedule D
(Natural Hazard Areas) or Schedule F (Source Water Protection). The County OP does identify

the site as being within an area of aggregate resources on Schedule E.

Policy Analysis

The proposed draft plan and ZBA comply with the County of Middlesex Official Plan as follows:
e The site is located within a Settlement Area.
e Development will occur through a plan of subdivision and on full municipal services.
e The proposed development provides for a wide variety of housing types and tenures,
with a higher level of intensity than currently exists in the area, thereby contributing to

the affordable housing targets of the County.

e Proposed development adjacent to the arterial is mixed use, including commercial and
higher-density residential.
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e Aggregate resources on the site are not of sufficient quantity or quality for extraction.

5.4  Municipality of Middlesex Centre Official Plan

The Middlesex Centre Official Plan “is intended to provide for the orderly growth and
development of the Municipality and provide guidance in the management of change”. It
provides more detailed guidance than the County OP and addresses local issues, unique
characteristics and more specific goals and objectives. Generally, goals, objectives and
policies of the OP seek to:

e Establish urban densities to reduce the amount of land required to accommodate

population growth;

e Create attractive, functional and livable settlement areas;

e Promote cost effective development and land use patterns;

e Revitalize the Municipality’s Village Centres as the centres of commercial activity;

e Provide an efficient and safe transportation network.

Section 5.7 of the OP contains the Komoka-Kilworth Secondary Plan which provides more
detailed policies that are particularly applicable to the subject site and its proposed
development. As noted previously, the subject site is designated Village Centre for the
southerly portion and Residential for the northerly portion. Lands to the south of Glendon
Drive are designated Village Centre as are lands to the immediate west in their entirety. A
future collector road accesses the site from Glendon Drive and also traverses the entirety of
the site from east to west.

The draft plan of subdivision and zoning by-law amendment propose mixed use and medium
to higher density residential uses between Glendon Drive and the future collector road.
Preliminary concept plans and the associated ZBA anticipate the potential for mixed-use
buildings with commercial on the main floor and apartments above, as well as apartments,
stacked townhouses, retirement or nursing homes, and other forms of multi-unit dwellings.
Lands to the north of the collector road anticipate the potential for single family and street
townhouse built forms.

Following is a summary of key Secondary Plan policies pertaining to Village Centre and
Residential designations. More detailed coverage of all applicable policies and associated
analysis is included in Appendix D.
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Applicable Policies

5.7.1 Komoka-Kilworth Secondary Plan Goals

The following goals apply to the land shown on Schedule A-2 in addition to the Municipal
General Principles of section 1.8 and other goals identified in this Plan:

a) To establish a balanced mix of land uses serving key functions of a complete and vibrant
community, including housing, local businesses, employment, schools, recreation
facilities, and parks and open space;

b) To plan for a community of all ages by providing a diversity of housing choice and
affordability and providing community and recreational services to match population
needs;

c) To provide for additional housing and employment and address urban land
requirements for these uses in the Municipality through intensification of existing
developed areas and compact land use in new development areas;

e) To plan for the development of a new mixed-use Village Centre as part of a centrally
located destination area including the Wellness and Recreation Centre and emphasizing
Glendon Drive as a traditional village main street with street-oriented, mixed-use
buildings to promote the unity of Komoka and Kilworth;

f)  To provide for an appropriate range and mix of housing types and densities;

h) To support community design that fosters place-making, social engagement,
community safety, barrier-free access and active and healthy lifestyles;

i) To require full municipal services and direct new development in accordance with the
servicing strategy for the area;

j) To plan for a safe, connected and multi-modal transportation network;

k) To promote energy conservation and efficiency through community layout and building
design and reducing reliance on private automobiles;

n) To protect aggregate resources for future extraction subject to preserving the long-term
use of the land for designated settlement area functions.

5.7.2 Land Use Plan

The Land Use Plan for Komoka-Kilworth is shown on Schedule A-2 to this Plan and is further
defined by the following policies.

a) Future land use and development proposals, as well as public works and other municipal
projects, shall contribute to the establishment of a balanced, mixed-use community with
a new village centre, a mix of housing types and densities distributed among residential
and medium density residential areas, a strategic employment area, community
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gateways, schools and community facilities, a connected network of multi-use trails and
a linked parks and open space system, based on Schedule A-2.

b) The land use and circulation pattern for Komoka-Kilworth shall be based on Schedule A-
2. The location of roads, multi-use trails, neighbourhood parks, potential school site,
stormwater management facilities and boundaries of land uses shown on Schedule A-2
should be considered approximate. Amendments will not be required for minor
adjustments to the location of these features provided the general intent of this Plan is
maintained, and subject to the policies of Section 1.4 of this Plan identifying
circumstances where land use boundaries are to be considered absolute.

5.7.3 Komoka-Kilworth Village Centre Policies

The following policies apply to the land designated as “Village Centre” on Schedule A-2 in
addition to the policies of Section 5.3:

a) The Village Centre is planned to function as a centrally located traditional village main
street providing a focal point and destination area for community gathering and identity,
social interaction, local business and civic activity, in conjunction with and
complemented by convenient access and connections to the Wellness and Recreation
Centre.

c) Inaddition to the permitted uses of Section 5.3.3, permitted uses in the Komoka-Kilworth
Village Centre shall include mixed use buildings having a residential character including
live/work units, provided the built form is in keeping with the policies of this section.

d. The built form within the Village Centre area shall provide for consistent building
massing, scale, height and setbacks to promote a pedestrian-friendly streetscape with
active and engaging building facades at grade level, and residential above, with regular
breaks in the street wall to facilitate pedestrian access and connectivity.

5.7.4 Komoka-Kilworth Residential Area Policies

The following policies apply to the land designated as “Residential” and “Medium Density
Residential” on Schedule A-2 in addition to the policies of Section 5.2:

a) The types of housing, density of development and targeted housing mix within the
Residential and Medium Density Residential designations on Schedule A-2 are as

follows:
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Use Housing Mix Targets Net Density (units per ha)
Low density residential (e.g. 60% less than 20

singles, semis)

Medium density residential 40% 20to 50
(e.g. townhouses)

The net density refers to the land area to be used for housing as well as the abutting local streets
but does not include major streets and other residentially associated land uses. Notwithstanding
the housing mix targets and net density provisions, multiple dwellings shall be permitted in the
Residential designation in accordance with Section 5.2.3.

5.2.3 Policies For Multiple Dwellings in Residential Areas

Multiple dwellings, including four-plexes, town houses and low/medium rise apartments shall
be subject to the following policies:

a) Locations should be proximate to adequate open space or park areas, schools, or Village
Centre areas where possible.

b) Densities proposed should be generally compatible with adjacent densities when
proposed adjacent to or within existing residential areas.

c) For apartment dwellings, locations should be in close proximity to a major roadway, or
roadway suitable for carrying higher than average volumes of traffic.

d) The excessive clustering of multiple dwellings shall be avoided, and a general
integration and distribution of such uses at appropriate locations within neighbourhoods
or settlements is encouraged.

e) Notwithstanding Subsection (d) above, the siting of multiple dwellings adjacent to or in
close proximity to Village Centres, is encouraged.

5.3.2 Village Centre Policies

a) It is the intent of this Plan to establish and maintain Village Centres in Urban and
Community Settlement Areas as the centres of retail and services, community gathering,
and community identity in the Municipality.

b) Village Centres are planned to function as traditional village main streets that provide
for daily and weekly convenience and general retail and service needs for the settlement
area and the surrounding agricultural community. Such centres will also represent the
commercial and social focal points for the settlement area and its surrounding farm
communities.

c) Mixed-use buildings are encouraged within Village Centre areas.
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d) Village Centre areas should remain as compact as possible. Consistency in terms of
building massing, scale and setback are encouraged. Building designs that allow for
separate access to second and third stories along the street are strongly encouraged.

g) Development shall be subject to the policies in Section 6.0 and in Section 10.5 of this
Plan and shall have regard for the Municipality’s Site Plan Manual and Urban Design
Guidelines.

5.3.3 Permitted Uses

Uses permitted within Village Centres include the following:

a) Commercial uses, including general and convenience retail, personal services, and
office uses.

b) Restaurants, hotels, compatibly scaled entertainment / recreational facilities, and open
space or park land.

c) Residential uses, so long as they do not negatively disrupt the compact nature, and
commercial and service use focus, of Village Centres. Residential uses above ground
floor commercial uses are encouraged.

d) Institutional and civic uses such as municipal offices and functions, post offices, schools
and libraries.

Policy Analysis

The proposed draft plan of subdivision and associated ZBA comply with the Middlesex Centre
Official Plan and associated Komoka-Kilworth Secondary Plan section as follows:

e Proposed zoning includes a mix of single-family, townhouse, stacked townhouse and
apartment buildings, in conjunction with commercial uses, thereby contributing to
compact form and land use. All proposed uses are consistent with the permitted uses
specified in the OP.

e The incorporation of apartments and stacked townhouses will greatly contribute to the
Municipality’s goal of providing a minimum of 20% of housing to be accessible to lower
and moderate-income households.

e Multiple unit dwellings proposed on the subject site are in immediate proximity to a
proposed neighbourhood park and within or in immediate proximity to Village Centre
areas, including existing retail and recreational uses.

e Proposed apartment buildings are adjacent to Glendon Drive, an arterial road, and the
proposed collector road which will be capable of carrying the proposed traffic volumes.
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e It assists in establishing and maintaining the Komoka-Kilworth Village Centre area as a
retail and service centre by its inclusion of commercial uses within proposed mixed-use
buildings along Glendon Drive, which is the primary village main street connecting
Komoka and Kilworth.

e The proposed subdivision and mixed-use buildings along Glendon Drive contribute to
the development of a “new mixed-use Village Centre”, as outlined in Section 5.7.1.e) of
the Secondary Plan, in proximity to the Komoka Wellness Centre

e Building scale and massing will be greater than currently exists within the Village Centre
designation, as lands to the east are designated but yet to be developed. Existing uses
to the west consist of 3 single family residential dwellings that are also within the Village
Centre designation, therefore are likely to be redeveloped to higher intensity and/or
commercial uses over time. Beyond these dwellings lies the primary retail centre of
Komoka, including the Foodland and multiple other retail, restaurant and service uses,
with the Komoka Wellness Centre slightly farther to the west. These buildings and uses
are of a higher intensity and larger scale than exists elsewhere in Komoka. The
proposed development, while proposed to be taller than that which currently exists on
Glendon Drive, is of a suitable scale and intensity for the area in relation to the
commercial and recreational uses. It will provide economic support to those uses while
also giving future residents convenient pedestrian and cycling access to them.

e The proposed land uses and circulation pattern are in general accordance with
Schedule A-2 of the Official Plan, which identifies Village Centre and Low-Density
residential uses for the subject site. The Village Centre uses extend slightly farther to
the north with a slight reduction of the Low-Density Residential Area, with the proposed
Collector Road utilized as a logical delineation between the two uses. The Official Plan
indicates that land use designation boundaries are considered approximate except
where bounded by roads, railways, bodies of water or other geographic features. As
there is no physical collector road in existence at this time, it is our opinion that the land
use designations and collector road alignments are approximate in nature, and that the
proposed subdivision maintains the intent of the Official Plan when considered in the
context of the overall policies pertaining to residential and village centre designations.

e Asthe Village Centre designation to the immediate west extends the full depth of that
site up to the railway, a slight extension of the Village Centre uses on the subject lands
is both consistent and compatible with those adjacent lands and has no negative impact
on lands to the east as they are not yet developed. This allows for an appropriate
transition between the low density uses north of the collector road and the higher
intensity commercial/mixed use buildings along Glendon Drive and to the west. It also
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maintains the planned function of Collector Roads which is to serve light to moderate
volumes of traffic for short travel distances and to provide connections between local
and arterial roads.

e Section 5.7.4 identifies housing mix and density targets for Residential and Medium
Density Residential designations. There are no density targets or housing mixes
identified for Village Centres. The proposed subdivision anticipates a density of
approximately 24 units per hectare within the Low-Density portion, based on the
anticipated mix of 55% detached and 45% attached units in conjunction with the
maximum proposed zoning. While this is very slightly in excess of the density target of
20 UPH, it is in general accordance with the OP when considered in the context of
affordable and attainable housing goals. Within the subdivision as a whole, the
anticipated housing mix is expected to be approximately 42% single/
townhouse/stacked townhouse form and 58% apartment form, with an overall gross
density within the subdivision of 48 UPH based on maximum requested zoning and
preliminary concept plans.

5.5 Urban Design

Policies pertaining to urban design, particularly with respect to new subdivisions, are contained
in Section 6.2 of the Official Plan. In addition, The Municipality of Middlesex Centre Settlement
Area Urban Design Guidelines were established "to assistin guiding the evolution of the urban
fabric” of the various settlement areas and include guidelines for both infill and greenfield
development. They provide additional direction and detail to the policies included in the
Official Plan and Secondary Plan. Many of the policies and guidelines are most applicable at
the site plan and building design stage. However, key policies and guidelines relevant to the
draft plan and ZBA are outlined below, with greater detail provided in Appendix D.

Applicable OP Policies

6.2  Design Policies - Plans of Subdivision

a) This Plan strongly encourages subdivision design that considers, and wherever
possible continues, existing and traditional street patterns and neighbourhood
structure. Neighbourhood patterns are encouraged to provide clearly defined
neighbourhood centres and edges where appropriate. Design should
emphasize connectivity and multiple route choice for pedestrians, cyclists, and
automobiles.

b) Where new plans of subdivision are proposed in settlement areas characterized
by standard or modified block patterns or traditional street grids, the continuation
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of such patterns is encouraged unless more suitable or innovative patterns are
agreed to. Cul- de-sacs are discouraged in such circumstances.

c) Street patterns that create view corridors and vistas, particularly in circumstances
where significant landmarks or features are involved, are encouraged.

e) Designs that establish reverse lotting on Municipal roads, or require features
such as noise attenuation or privacy fencing, are discouraged. Wherever
possible, new residences will be oriented toward streets or parks.

f) Alternative development standards as set out in the Provincial document
“Making Choices: Alternative Development Standards Guidelines” will be
considered. Such standards may relate to:

e Boulevard widths, road rights-of-way and pavement widths.
e Alternative standards for the spacing and location of underground services.

g) Development shall have regard for the Municipality’s Urban Design Guidelines.

Applicable Guidelines

4.1 Design Objectives for New Residential Neighbourhoods

The primary goal for the design of new and sustainable neighbourhoods is the creation of
attractive and healthy residential environments through the design of streetscapes, public open
spaces, and architectural forms. To support this vision, the primary design objectives for new
neighbourhoods within the Municipality of Middlesex Centre are the:

a) Design of safe, attractive, and energy-efficient neighbourhoods.

b) Design and development of attractive, comprehensively planned residential
neighbourhoods that have a clear sense of organization.

d) Introduction of an integrated system of pedestrian walkways, bicycle paths, and open
space trails that encourage physical activity and alternatives to the car for local travel.

e) Design of safe, quiet, tree-lined streets that provide visual variety and de-emphasize the
presence of cars and garages as a dominant element in the streetscape.

f) Preservation, enhancement and creation of views and vistas of parks, natural heritage
features and the rural landscape.

g) Creation of an attractive and varied visual experience when viewed from major roads
through the minimizing of rear lotting and noise walls; and

5.1 Design Objectives for Multiple Dwellings

The design and siting of medium density housing within settlement areas shall support the
following urban design objectives:
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a) The design, siting and massing of medium density housing shall promote a character and
sense of scale that is compatible with other low rise residential housing types.

b) The individual and collective design and siting of medium density building types shall
encourage an attractive and safe pedestrian environment and promote an eyes-on-the-
street approach to the design of streetscapes.

c) The individual and collective design of buildings shall support a sense of scale that is
appropriate to the scale of the streetscape and its landscaping.

f) In the design of a block townhouse development that contains frontage onto a public
street, buildings shall be oriented to face and address onto the public street through their
design massing and the locations of main building entrances.

5.2  Building Orientation, Massing and Siting
a) Low rise apartment buildings shall be located to address the street with their massing,

main entrances, and lobbies.

Response to Urban Design Policies and Guidelines
The proposed subdivision plan and associated zoning are in accordance with relevant urban

design policies and guidelines as follows:

e There are no existing street patterns in the vicinity of the site, however the proposed
subdivision plan has been designed with a general grid pattern, carrying on the
traditional street pattern existing in Komoka. Clearly defined edges are provided by the
proposed collector road between differing housing types and densities.

e The proposed variety in forms of housing will contribute to compact and energy
efficient development.

e The draft plan has been comprehensively designed with a logical street pattern and a
range of uses and housing types that are suitable for the street classification on which
they are located. Low density housing is located along local streets towards the rear of
the development, whereas higher density forms of housing are situated along the
arterial and collector street network, with commercial uses situated along the arterial.

e A multi-use trail system is proposed along the railway corridor and stormwater
management pond, providing linkages to a neighbourhood park as well as to the
existing commercial and recreational uses located to the west of the site. Mid-block
walkways are also proposed from east to west to provide a direct pedestrian and cycling
link to the proposed park.
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e Four local streets connect to the collector street (Street B). The crescent form of these
streets will contribute to quiet and safe streets as there are no opportunities for through
traffic.

e Mixed use buildings (apartment, ground floor commercial) are proposed along
Glendon Drive, providing active frontages. No rear lotting is proposed along either
Glendon Drive or the internal collector Street B, contributing to a pedestrian oriented
streetscape.

e The proposed development will establish a new character along Glendon Drive, with
the incorporation of medium and high-density mixed-use buildings. Komoka-Kilworth
is identified as an ‘Urban Area’ in the Official Plan, therefore the image and character
are consistent with the long-term intentions of the area and also compatible with the
larger scale commercial and recreation buildings to the west.

e Visual variety along streetscapes will be provided by the proposed mix of housing
types, which include low and medium density residential.

e Preliminary concept plans for medium and high-density buildings (street townhouses,
stacked townhouses and apartments) are generally aligned to the streets, providing a
safe, attractive streetscape with good visibility.

e An appropriate sense of scale is provided through the placement of single and street
townhouse forms of development along local streets, with stacked townhouses and
apartments along the collector street. Highest density buildings are aligned along
Glendon Drive, an arterial street.

e Proposed concept plans for higher intensity buildings (apartments and street
townhouses) locate all parking to the interior of the site. No parking is anticipated to be
located between the buildings and the street.

6.0 CONCLUSION

The proposed subdivision introduces a new and exciting chapter in the development of the
Komoka-Kilworth area. Mixed-use development, new housing forms, increased densities and
height will contribute to a vibrant and visually appealing village centre that also provides
economic support to existing businesses in the immediate vicinity, along with more affordable
and attainable residential opportunities. The subdivision’s focus on compact form, pedestrian
and cycling connectivity and potential energy infrastructure also strongly supports the County's
and Municipality’s long-term sustainability goals.
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In our professional opinion the requested Draft Plan of Subdivision and associated Zoning By-
law Amendment:

1) are consistent with the policies of the 2024 Provincial Planning Statement;

2) conform with the general intent and relevant policies of the Middlesex County
and Middlesex Centre Official Plans;

3) will maintain the intent of the Municipality of Middlesex Centre ZBL and when

the ZBA is passed, it will establish the regulatory framework required for the
development to comply with the ZBL;
4) are of sound planning.

| hereby certify that this report was prepared by a Registered Professional Planner within the
meaning of the Ontario Professional Planners Institute Act, 1994.

Report Completed By: Report Approved By:
7 a
=y
Mrs. Nicole C. Ooms Maureen Zunti, MCIP, RPP
Project Manager: Planning & Development Planning Consultant
Sifton Properties Limited MAZunti Planning
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APPENDIX A
Proposed Draft Plan of Subdivision
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Proposed Zoning Layouts and Requested Provisions
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GLENDON DRIVE

ZONING TO ACCOMPANY DRAFT
PLAN OF SUBDIVISION

CON2SPTLOT7
10242 GLENDON DRIVE
KOMOKA, ONTARIO NOL 1RO

MUNICIPALITY OF MIDDLESEX CENTRE ZONING BY-LAW - 2005-005

UR2 - URBAN RESIDENTIAL
SECOND DENSITY

9.1 PERMITTED USES
No land shall be used and no buildings or structures shall be erected,
used, or altered in the Urban Residential Second Density (UR2) Zone
except for the following purposes:
accessory use, duplex dwelling, home occupation, link dwelling,
semi-detached dwelling, single detached dwelling.

9.1.2 MINIMUM LOT AREA
(a) single detached dwelling, semi-detached dwelling, duplex dwelling,
link dwelling: 450 m?
(b) semi-detached dwelling unit, link dwelling unit: 225 m?

9.1.3 MINIMUM LOT FRONTAGE
(a) single detached dwelling: 15 m
(b) semi-detached dwelling, duplex dwelling, link dwelling: 18 m
(c) semi-detached dwelling unit, link dwelling unit: 9 m

9.1.4 MINIMUM FRONT YARD SETBACK
6.0 m

9.1.5 MINIMUM SIDE YARD SETBACK
(a) single detached dwelling, semi-detached, link dwelling:
1.5 m (interior lot), 6.0 m on the side abutting a street and
1.5 m on the other side on a corner lot; provided that no
side yard shall be required between the common wall
dividing individual semi-detached dwelling units and 1.5 m
dividing link dwelling units
(b) duplex dwelling: 1.5 m on an interior lot; and on a corner lot,
6.0 m on the side abutting a street and 1.5 m on the other side

9.1.6 MINIMUM REAR YARD SETBACK
8.0m

9.1.7 MINIMUM OUTDOOR AMENITY AREA
45 m? per dwelling unit

9.1.8 MAXIMUM LOT COVERAGE
(a) main building: 35%
(b) all buildings including accessory buildings subject to Section 4.1a:
38%

9.1.9 MINIMUM FLOOR AREA PER DWELLING UNIT
(a) duplex dwelling, semi detached dwelling, link dwelling: 65.0 m?
(b) single detached dwelling: 90.0 m?

9.1.10 MAXIMUM HEIGHT
(a) all dwellings: 12.0 m

C1 - VILLAGE COMMERCIAL

15.1 PERMITTED USES
No land shall be used and no buildings or structure shall be erected,
used, or altered in the Village Commercial (C1) Zone
except for the following purposes:
accessory use, animal clinic, bed and breakfast establishment, boarding
house, rooming house or tourist home, car wash, clinic, club,
private day nursery, dwelling units connected to and forming an integral
part of a main building and located above the first storey to a maximum
of two storeys and/or located below the first storey in a basement,
financial institution, garage, public gas bar, hotel, motel or tavern,
motor vehicle sales establishment, motor vehicle service establishment,
office general or professional, parking lot, personal service
establishment, place of entertainment, restaurant,
restaurant drive-thru or take-out, service shop store,
convenience store, retail studio

15.1.2 MINIMUM LOT AREA
(a) where a public water supply and public sanitary sewage systems
are not available: 3,000 m?
(b) where a public water supply or public sanitary sewage system
is available: 2,000 m?
(c) where a public water supply and public sanitary sewage system
are available: 1,500 m?

15.1.3 MINIMUM LOT FRONTAGE
20.0m

15.1.4 MINIMUM FRONT YARD SETBACK
(a) in accordance with Section 4.18 of this By-law
(b) all other roads: 0.0 m

15.1.5 MINIMUM SIDE YARD SETBACK
(i) where the yard abuts any Residential Zone: 6.0 m
(i) Corner lot: 6.0 m on the side abutting the road and 0.0 m
on the other side

15.1.6 MINIMUM REAR YARD SETBACK
10.0 m

15.1.7 MAXIMUM LOT COVERAGE
40 %

15.1.8 MINIMUM SEPARATION DISTANCE FROM A BUILDING OR
PUMP ISLAND TO A DWELLING
7.5m

15.1.9 MAXIMUM HEIGHT
12.0m

EU - EXISTING USE

25.1.1 PERMITTED USES
No land shall be used and no buildings or structures shall be erected,
used, or altered in the Existing Use (EU) Zone
except for the following purposes:
any use existing as of the date of the passing of this By-law

25.1.2 REGULATIONS FOR LOTS AND BUILDINGS
The minimum lot are and lot frontage, the minimum front,
side and rear yards, the maximum lot coverage,
and the maximum building height shall remain as they
lawfully existed as of the date of the passing of this By-law.

25.2.2 PUBLIC USES
Not withstanding Subsection 23.1.2 of this By-law, the erection,
alteration or use of any building or structure, or portion thereof, for the
purpose of public service by a public authority or public utility shall be
permitted provided the lot coverage, setback and yard requirements of
the Institutional (1) Zone are complied with.

URS3 - URBAN RESIDENTIAL
THIRD DENSITY

10.1.1 PERMITTED USES
No land shall be used and no buildings or structures shall be erected,
used, or altered in the Urban Residential Third Density (UR3) Zone
except for the following purposes:
accessory use, apartment dwelling, multiple unit dwelling, street
townhouses dwelling, townhouse dwelling

10.1.2 MINIMUM LOT AREA
(a) street townhouse, townhouse or multiple unit dwelling: 250.0 m? per
dwelling unit
(b) apartment dwelling: 250.0 m? for each of the first four dwelling units
and 100.0 m? for each additional dwelling thereafter

10.1.3 MINIMUM LOT FRONTAGE
(a) townhouse, apartment or multiple unit dwelling: 30.0 m
(b) street townhouse dwelling: 6.0 m for each dwelling unit on
a separate lot

10.1.4 MINIMUM LOT DEPTH
35.0m

10.1.5 MINIMUM FRONT YARD SETBACK
(a) in accordance with Section 4.18 of this By-law
(b) all other roads: 6.0 m

10.1.6 MINIMUM SIDE YARD SETBACK
(a) street townhouse or townhouse dwelling: 3.0 m on
an interior lot, and 6.0 m on the side abutting a street and
3.0 m on the other side on a corner lot; provided that no
side yard shall be required between
the common wall dividing individual dwelling units.
(b) apartment or multiple unit dwelling: 10.0 m

10.1.7 MINIMUM REAR YARD SETBACK
8.0m

10.1.8 MINIMUM FLOOR AREA
(a) street townhouse dwelling, townhouse dwelling:
65.0 m? per dwelling unit
(b) apartment, multiple unit dwelling: 40.0 m? per bachelor dwelling unit,
55.0 m? per one bedroom dwelling unit, 65.0 m? per two bedroom
dwelling unit, 85.0 m? per three bedroom dwelling unit,
85.0 m? plus 9.0 m? per each bedroom in excess of three for dwelling
units containing more than three bedrooms

10.1.9 MAXIMUM HEIGHT
20.0m

10.1.10 MAXIMUM DENSITY
30 units per hectare (UPH)

10.1.11 MINIMUM OUTDOOR AMENITY AREA
45.0 m? per dwelling unit

10.1.12 MAXIMUM LOT COVERAGE
(a) main building: 35%
(b) all buildings including accessory buildings subject to Section 4.1a:
38%

PR - PARKS AND RECREATION

23.1.1 PERMITTED USES
No land shall be used and no buildings or structures shall be erected,
used, or altered in the Parks and Recreation (PR) Zone except
for the following purposes:
accessory use club, private conservation uses forestry use,
golf course, park, public or private place or recreation

23.1.2 MINIMUM FRONT YARD SETBACK
(a) in accordance with Section 4.18 of this By-law
(b) all other roads: 10 m

23.1.3 MINIMUM SIDE YARD SETBACK
10.0 m

23.1.4 MINIMUM REAR YARD SETBACK
7.5m

23.1.5 MAXIMUM LOT COVERAGE
20 %

23.1.6 MAXIMUM HEIGHT
12.0m

OS - OPEN SPACE

24.1.1 PERMITTED USES
No land shall be used and no buildings or structures shall be erected,
used, or altered in the Open Space (OS) Zone except
for the following purposes:
accessory uses, agricultural use - excluding buildings and structures,
conservation use, forestry use, nursery, park - public or private

24.1.2 MINIMUM FRONT YARD SETBACK
(a) in accordance with Section 4.18 of this By-law
(b) all other roads: 10.0 m

24.1.3 MINIMUM SIDE YARD SETBACK
10.0 m

24.1.4 MINIMUM REAR YEAR SETBACK
75m

24.1.5 MAXIMUM HEIGHT
12.0m

24.1.6 MAXIMUM LOT COVERAGE
20 %

NOTE: All references to buildings, parking and landscaped space is
shown as conceptual, only to support a Zoning By-Law Amendment
Application. All blocks are subject to change, until such time as a Site
Plan Application is filed.
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SEE NOTE - 3
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SEE NOTE - 3

~

ZONING TO ACCOMPANY DRAFT
PLAN OF SUBDIVISION

CON2SPTLOT7
10242 GLENDON DRIVE
KOMOKA, ONTARIO NOL 1RO

PROPOSED ZONING TABLES

ZONE ONE

SINGLE DETACHED

UR2 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) 15 m (49 feet) 10.5 m (34 feet)
Lot Area 450 m? (4,844 sq feet) 336 m? (3,616 sq feet)
Lot Depth - 32m
Unit Frontage - -
FY Setbacks (Dwelling) 6m 45m
SY Setback (Interior) 1.5m 1.2m
SY Setback (Exterior) 6m 4m
RY Setback (Dwelling) 8m 8m
Min Ground Floor Area (/unit) - 78 m? (850 sq feet) / floor
Maximum Height 12 m (39.4 feet) 12 m (39.4 feet)
Coverage (Dwelling) 35 % 44 %
Density - -

SEMI DETACHED

UR2 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) 18 m (59 feet) 18 m (59 feet)
Lot Area 576 m? / lot, 288 m? / unit 576 m? / lot, 288 m? / unit
Lot Depth - 32m
Unit Frontage 9 m (29.5 feet) 9 m (29.5 feet)
FY Setbacks (Dwelling) 6m 45m
SY Setback (Interior) 1.5m 1.2m
SY Setback (Exterior) 6 m 4m
RY Setback (Dwelling) 8m 6m
Min Ground Floor Area (/unit) 90.0 m? (969 sq feet) 65 m? (700 sq feet)
Maximum Height 12 m (39.4 feet) 12 m (39.4 feet)
Coverage (Dwelling) 35% 50 %
Density - -
STREET TOWNHOUSES
UR2 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) - -
Lot Area 250 m? (2,961 sq feet) 170 m? / unit
Lot Depth 35 m (115 feet) 30m
Unit Frontage 6 m (19.68 feet) 6 m (19.68 feet)
FY Setbacks (Dwelling) 6 m 4.5m
SY Setback (Interior) 3m 1.2m
SY Setback (Exterior) 6m 4m
RY Setback (Dwelling) 8m 6m

Min Ground Floor Area (/unit) 65 m? (700 sq feet)

20 m (66 feet)

65 m? (700 sq feet)
20 m (66 feet)

Maximum Height

Coverage (Dwelling) 35 % 50 %
Density - -
Number of Units (min / block) 4 3

TOWNHOUSE DWELLING

UR2 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) - -
Lot Area 250 m? (2,691 sq feet) 170 m?/ unit
Lot Depth 35 m (115 feet) 25m
Unit Frontage 6 m (19.68 feet) 6 m (19.68 feet)
FY Setbacks (Dwelling) 6m 45m
SY Setback (Interior) 3m 1.2m
SY Setback (Exterior) 6m 4m
RY Setback (Dwelling) 8m 6m
Min Ground Floor Area (/unit) 65 m? (700 sq feet) 65 m? (700 sq feet)
Maximum Height 20 m (66 feet) 20 m (66 feet)
Coverage (Dwelling) 35% 50%
Density - -

*OWNERSHIP TO BE DETERMINED PRIOR TO REGISTRATION OF
THE PLAN OF SUBDIVISION

1. Blocks 28 and 29 are zoned 'Open Space' and owned / maintained by the municipality;
as mentioned in previous correspondence. Block 22 remains as parkland and Block 31
reverts back to a residential lot.

2. Blocks 28 and 29 are zoned 'Open Space' and ‘Existing Use’ permitting public utilities.
Block 32 is zoned PR/ OS / EU and Block 31 is zoned UR2 / EU. All blocks mentioned are
proposed to be developer / utility company owned. This would require an access easement
across Block 23 for continuation of a multi-use trail.

3. Site specific by-law requiring a 10m rear yard setback from the rail line. This would affect
the northerly portion of Block 2 where it abuts Block 23, the northerly portion of Block 10
where it abuts Block 24 and all of Block 7.

NOTE: All references to buildings, parking and landscaped space is shown as conceptual,
only to support a Zoning By-Law Amendment Application. All blocks are subject to change,
until such time as a Site Plan Application is filed.
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GLENDON DRIVE
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ZONING TO ACCOMPANY DRAFT
PLAN OF SUBDIVISION

CON2SPTLOT7
10242 GLENDON DRIVE
KOMOKA, ONTARIO NOL 1RO

PROPOSED ZONING TABLES

ZONE TWO

STREET TOWNHOUSE TOWNHOUSE
URS3 - VARIANT REQUIRED REQUESTED UR3 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) - - Lot Frontage (min) - -
Lot Area 250 m? (2,691 sq feet) 170 m?/ unit Lot Area 250 m” (2,691 sq feet) 170 m? / unit
Lot Depth 35 m (115 feet) 30m Lot Depth 35 m (115 feet) 25m
Unit Frontage 6 m (19.68 feet) 6 m (19.68 feet) Unit Frontage 6 m (19.68 feet) 6 m (19.68 feet)
FY Setbacks (Dwelling) 6m 45m FY Setbacks (Dwelling) 6m 45m
SY Setback (Interior) 3m 1.2m SY Setback (Interior) 3m 1.2m
SY Setback (Exterior) 6m 4m SY Setback (Exterior) 6m 4m
RY Setback (Dwelling) 8m 6m RY Setback (Dwelling) 8m 6m
Min Ground Floor Area (/unit) 6 m? (700 sq feet) 65 m? (700 sq feet) Min Ground Floor Area (/unit) 65 m? (700 sq feet) 65 m? (700 sq feet)
Maximum Height 20 m (66 feet) 20 m (66 feet) Maximum Height 20 m (66 feet) 20 m (66 feet)
Coverage (Dwelling) 35% 50% Coverage (Dwelling) 35% 50%
Density - - Density - -
Number of units (min / block) 4 3 Number of units (min / block) - -
STACKED TOWNHOUSE BACK-to-BACK TOWNHOUSE
URS3 - VARIANT REQUIRED REQUESTED URS3 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) 30m 30m Lot Frontage (min) 30m 30m
Lot Area 1,000 m? 1,000 m? Lot Area 1,000 m? 1,000 m?
Lot Depth 35 m (115 feet) 35 m (115 feet) Lot Depth 35 m (115 feet) 35 m (115 feet)

Unit Frontage

Unit Frontage

FY Setbacks (Dwelling) 3.3m 3.3m FY Setbacks (Dwelling) 3.3m 3.3m
SY Setback (Interior) 22m 22m SY Setback (Interior) 22m 22m
SY Setback (Exterior) 6m 6m SY Setback (Exterior) 6m 6m
RY Setback (Dwelling) 45m 45m RY Setback (Dwelling) 45m 45m

Min Ground Floor Area (/unit)

538 m? (5,791 sq feet)

538 m? (5,791 sq feet)

Min Ground Floor Area (/unit)

538 m? (5,791 sq feet)

m* (5, sq feet
538 m? (5,791 sq feet)

Maximum Height

20 m (66 feet)

20 m (66 feet)

Maximum Height

20 m (66 feet)

20 m (66 feet)

Preferred Storey Height (max) - Four Storey Preferred Storey Height (max) - Four Storey
Coverage (Dwelling) - - Coverage (Dwelling) 45% 45%
Density 45% 45% Density 100 UPH 100 UPH
Number of units (min / block) 100 UPH 100 UPH Number of units (min / block) -
STACKED, BACK-to-BACK TOWNHOUSE APARTMENT
UR3 - VARIANT REQUIRED REQUESTED UR3 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) 30m 30m Lot Frontage (min) 30m 30m
Lot Area 1,000 m? 1,000 m? Lot Are 250 m? / unit (1-4) + 100 m?/ | 250 m? / unit (1-4) + 100 m?/
Lot Depth 35 m (115 feet) 35 m (115 feet) additional unit additional unit
Unit Frontage - - Lot Depth 35 m (115 feet) 35 m (115 feet)

FY Setbacks (Dwelling) 33m 33m Unit Frontage - -
SY Setback (Interior) 22m 22m FY Setbacks (Dwelling) 6m 6m
SY Setback (Exterior) 6 m 6 m SY Setback (Interior) 10m 8m
RY Setback (Dwelling) 45m 45m SY Setback (Exterior) 10m 8m
Min Ground Floor Area (/unit) 538 m? (5,791 sq feet) 538 m? (5,791 sq feet) RY Setback (Dwelling) 8m 8m

Maximum Height

20 m (66 feet)

20 m (66 feet)

Min Ground Floor Area (/unit)

as outlined 10.1.8

as outlined 10.1.8

Preferred Storey Height (max) - Five Storey Maximum Height 20 m (66 feet) 23 m (75 feet)
Coverage (Dwelling) 45% 45% Preferred Storey Height (max) - Six Storey
Density 100 UPH 100 UPH Coverage (Dwelling) 35% 40%
Number of units (min / block) - - Density 30 UPH 100 UPH
Number of units (min / block) - -
MULTIPLE DWELLING UNIT
UR3 - VARIANT REQUIRED REQUESTED Additional Permitted Uses:
Lot Frontage (min) 30m 30 m

Lot Area 250 m? (2,691 sq feet) .
Lot Depth 35 m (115 feet) 35 m (115 feet)
Unit Frontage - -
FY Setbacks (Dwelling) 6 m 6m
SY Setback (Interior) 10m 8m
SY Setback (Exterior) 10m 8m
RY Setback (Dwelling) 8m 8m

Min Ground Floor Area (/unit)

as outlined 10.1.8

as outlined 10.1.8

Maximum Height

20 m (66 feet)

20 m (66 feet)

Coverage (Dwelling)

35%

35%

Density

30 UPH

100 UPH

Number of units (min / block)

Long-term Care Facility

Nursing Home
Retirement Residence

NOTE: All references to buildings, parking and landscaped space is shown
as conceptual, only to support a Zoning By-Law Amendment Application. All
blocks are subject to change, until such time as a Site Plan Application is

filed.

NOTE: "Stacked, Back-to-Back Townhouse Dwelling" meaning, any dwelling
unit within a building containing four (4) or more dwelling units divided by
horizontal and vertical common walls, above grade, including a rear common

wall.

Sifton
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ZONING TO ACCOMPANY DRAFT
PLAN OF SUBDIVISION

CON2SPTLOT7
10242 GLENDON DRIVE
KOMOKA, ONTARIO NOL 1RO

PROPOSED ZONING TABLES

ZONE THREE

To permit all uses outlined in Zone Two plus

Village Commercial from Zone 4 AND Apartment as shown below

APARTMENT
UR3 - VARIANT REQUIRED REQUESTED
Lot Frontage (min) 30 m 30m
Lot Area 250 m?/ unit (1-4) + 100 m?/ | 250 m?/ unit (1-4) + 100 m? /
additional unit additional unit
Lot Depth 35m 35m
Unit Frontage
FY Setbacks (Dwelling) 6m 6m
SY Setback (Interior) 10m 8m
- SY Setback (Exterior) 10m 8m
RY Setback (Dwelling) 8m 8m
Min Ground Floor Area (/unit) as outlined 10.1.8 as outlined 10.1.8
Maximum Height 20 m (66 feet) 28 m (91.8 feet)
Preferred Storey Height (max) - 9 Storey
Coverage (Dwelling) 35% 40%
Density 30 UPH 150 UPH
Number of units (min / block)

Permitted Uses in C1

Minor Commercial
Business Office
Medical Office
Day Care Facility
Pharmacy
Fast Food
Restaurant
Assisted Living Facility
Retirement Residences
Long Term Care Facility

C1 Additional Permitted Uses:

Long-term Care Facility
Nursing Home
Retirement Residence

Other permittances:

1. To permit any of the land uses on the ground floor of any building.
2. To permit separate pads for commercial square footage.
3. To above: Not every building must be a mix of uses and could be either
commercial OR residential within this block.

C1 to be added to this block to provide flexibility and a broader range of uses
based on market demand. Developer requests NON-mandatory requirement
to use the C1 Zone on this block specifically.

NOTE: All references to buildings, parking and landscaped space is shown
as conceptual, only to support a Zoning By-Law Amendment Application. All
blocks are subject to change, until such time as a Site Plan Application is
filed.
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