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1.0   INTRODUCTION 
 

MORGAN Planning & Development Inc. (MP&D) has been retained by Landen Homes 388 Inc., 
the owners of 388 and 392 West Street North, to act on its behalf on matters pertaining to a 
Zoning By-law Amendment (ZBA) application, Draft Plan of Subdivision (DPS) application, and a 
Draft Plan of Condominium (DPC) application. The collective purpose of these application is to 
permit the development of 36 three-storey back-to-back townhomes. 
 
A draft site plan was circulated to the Development Services Department in the spring of 2021, 
and formal pre-consultation minutes were issued on June 4, 2021.  The pre-consultation minutes 
confirmed the requisite planning approvals and listed the submission documents required in 
support of the applications.   
 
The purpose of this Planning Justification Report is to provide an overview of the development 
proposal; to summarize the purpose of each application; to list the reports submitted in support 
of the applications, and to explain how the applications conform to the applicable planning 
policies. 
 
2.0  LOCATION AND DESCRIPTION OF LAND 
 
The development lands are comprised of 388 and 392 West Street North, together with a 
portion of land that was recently severed from the rear yard of 400 West Street North.  Figure 1 
below identifies the location of the subject property. Figure 2 (following page) provides the most 
recent 2018 aerial imagery of the subject property. 
 

Figure 1 Location of Subject Property – 388 West Street North 
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Figure 2 2018 Aerial of Subject Property  

 
 
The existing conditions of the property include long over grown grass, trees and manicured 
lawns. The subject property, inclusive of the recently merged with 392 West Street and the rear 
yard of 400 West Street has a total lot area of 0.7572  hectares, and a lot frontage along West 
Street North of 75.6 metres. 
 
2.1 Surrounding Uses  
 
The surrounding land uses are categorized as follows: 
 
North: The property is bound to the north by single detached residential dwellings, with a high 
rise residential apartment further north at the corner of West Street North and Fittons Road East.  
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East: The property is bound to the east by single detached residential dwellings along Peter 
Street North. 
 
South: The property is bound to the south by an office commercial building, with single family 
residential dwellings further south.    
 
West: The property is bound to the west by West Street North, with single family residential 
dwellings across the road. 
 
3.0 OVERVIEW OF DEVELOPMENT  PROPOSAL 
 
It is proposed that the property be developed as a common elements condominium consisting of 
36 three-storey back-to-back townhomes, and associated internal streets, visitor parking areas, 
snow storage, and amenity space.  
 
In order to achieve this development concept, concurrent Zoning By-law Amendment (ZBA), Draft 
Plan of Subdivision (DPS), and Draft Plan of Common Elements Condominium (CEC) applications 
have been submitted.    
 
Upon approval of the ZBA, the DPS and the CEC, a Site Plan (SP) application will be submitted.  
Once the SP application is nearing completion Part Lot Control Exemption (PLC) Appliction will be 
submitted.  The PLC application will further subdivide the residential blocks into individual Parcels 
of Tied Land (POTLs).    
 
Full size copies of the Zoning Bylaw Amendment Schedule, Draft Plan of Subdivision and Common 
Elements Condominium have been included in this submission package for review.   
 
3.1 Elements of Development Proposal 
 
The elements of the proposed development are shown on the following table of Land Use and 
their respective areas: 
 

LAND USE SCHEDULE 
 Land Use Area (ha) 
Blocks 1-4 Residential 0.3549 
Block 5 Common Elements (private 

streets, sidewalks, amenity 
area, snow storage areas, 
visitor parking) 

0.4023 

Total Area  0.7572 hectares 
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4.0 SUPPORTING TECHNICAL STUDIES 
 
The following is a summary of the plans and technical studies which have been submitted 
concurrently with this Planning Justification Report in support of the Draft Plan of Subdivision 
and Draft Plan of Common Elements Condominium applications: 
 

• Geotechnical and Hydrogeological Report – Golder Associates Ltd. 
• Stage 1-2 Archeological Assessment – Golder Associates Ltd. 
• Phase 1 and 2 Environmental Site Assessments – Golder Associates Ltd. 
• Stormwater Management Report – Tatham Engineering 
• Site Grading Plan – Tatham Engineering 
• Site Services Plan – Tatham Engineering 
• Erosion and Sediment Control Plan – Tatham Engineering 
• Traffic Impact Brief – Tatham Engineering 
• Species at Risk Study – Terrastory Environmental  
• Draft Plan of Subdivision – Strongman Surveying 
• Draft Plan of Condominium – Strongman Surveying 
• Site Plan – Anderson Associates Inc. 
• Elevation Plans – Anderson Associates Inc. 

 
4.1 Geotechnical and Hydrogeological Report 
 
Golder Associates Ltd. was retained by Landen Homes 388 Inc. to provide geotechnical and 
hydrogeological consulting services in support of the proposed development. The purpose of the 
field work and testing was to obtain information regarding the general subsurface soil and 
groundwater conditions of the subject property by way of boreholes and lab testing. The report 
summarizes the results, recommendations and parameters for the geotechnical and 
hydrogeological design aspects of the project and select construction considerations.  
 
In summary, the report provides a number of recommendations, including the following: 

• Removal and replacement of the existing fill with engineered fill or controlled low 
strength material with a minimum compressive strength of 2 megapascals (MPa).  

• All surficial vegetation, topsoil, fill, old foundations, other structures and any deleterious 
materials should be stripped/removed from the proposed development area. 

• All exterior footings and footings in unheated areas should be provided with at least 1.6 
m of earth cover after final grading or equivalent insulation, in order to address the 
potential for damage due to frost action. 

• It is anticipated that the floor slab can be designed as a concrete slab-on-grade. 
• The groundwater levels were measured below the anticipated FFE of the proposed slab-

on-grade construction (late October/ early November). 
• Underfloor drainage and an exterior perimeter drainage system is recommended as a 

precautionary measure. 



MORGAN PLANNING AND DEVELOPMENT INC. 6 

 

• During construction, a sufficient degree of foundation inspections, subgrade inspections, 
and as adequate number of in situ density tests and materials testing should be carried 
out. 

 
The full copy of this report has been submitted in support of this application, enclosed for 
review.  
 
4.2 Stage 1-2 Archaeological Assessment  
 
Golder Associates Ltd. was retained by Landen Homes 388 Inc. to undertake a Stage 1 and Stage 
2 Archeological Assessment on the subject lands (388, 392 and a portion of 400 West Street 
North) in support of the enclosed applications. The Stage 1 assessment identified features 
contributing to the archaeological potential of the study area, including the presence of well-
drained soils, and the proximity to historical transportation routes and villages. It was 
determined, based on the standards as set out by the Ministry of Heritage, Sport, Tourism and 
Culture Industries that a Stage 2 assessment through test pit survey was recommended. 
 
The Stage 2 survey resulted in the identification of a single historical Euro-Canadian location 
represented by a total of 214 recovered artifacts, which suggested a late 19th to early 20th 
century domestic occupation site and was registered with the MHSTCI. The report provided the 
following recommendations for the study area: 
 

1) The cultural heritage value or interest of Location 1 (BdGu-49) is considered sufficiently 
documented and no further archaeological assessment is recommended (Section 2.2.5 
MHSTCI Farmstead Bulletin 2014). 

2) The remainder of the study area has been sufficiently documented and does not contain 
further cultural heritage value or interest and no further archaeological assessment is 
recommended. 

 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
 
4.3 Environmental Site Assessments 
  

a) Phase 1 Environmental Site Assessment 
 
Golder Associates Ltd. was retained by Landen Homes 388 Inc. to conduct a Phase 1 
Environmental Site Assessment (ESA) of the subject site. The primary objective of the Phase 1 
ESA was to identify former or current practices on the site that may represent issues of actual or 
potential environmental concern.  
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Based on the information obtained as part of the report, two special attention items, asbestos 
and lead-based paints, were identified as potential concerns for the site, and therefore an 
asbestos management plan and a radon survey were recommended. 
 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
 

b) Phase 2 Environmental Site Assessment 
 
Golder Associates Ltd. further completed a Phase 2 ESA report regarding the subject site. The 
objective of this report was to investigate issues of potential environmental concern to assess 
whether contaminants of potential concern are present in soil and groundwater at 
concentrations that exceed the relevant regulatory criteria. 
 
Borehole drilling and monitoring well installation occurred in October 2020. The soil and 
groundwater analytical results were compared to the site condition standards for residential 
land use and coarse texture soil. The environmental condition of soil and groundwater samples 
met the standards by the MECP for the selected analytical parameters. Therefore, no further 
environmental investigations were recommended. 
 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
 
4.4 Stormwater Management Report  
 
Tatham Engineering Limited was retained by the owner to prepare a Final Stormwater 
Management (SWM) Plan in support of the proposed development. This report was prepared to 
present the internal servicing requirements to achieve the relevant stormwater management 
design criteria and ultimately ensure that the property is developed to minimize impacts on the 
downstream drainage systems.  
 
The SWM plan includes the construction of oversized storm sewers with surface ponding to 
provide water quantity control. Post Development peak flow rates are reduced to levels below 
the budgeted peak flow rate for the site and required 80% TSS removal will be achieved through 
the use of an OGS unit and pre-treatment in the catch basin maintenance holes.  
 
The report concluded that the proposed SWM plan supports the concept of an environmentally 
sustainable development.  
 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
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4.5 Traffic Impact Brief  
 
Tatham Engineering Limited was retained by the owner to address traffic impacts associated 
with the proposed development. The purpose of the study was to review the development from 
a transportation perspective, addressing site traffic volumes, circulation, parking requ9irements 
and impacts on adjacent roads.  
 
The study found that the proposed development would generate 17 trips during the AM peak 
hour, and 20 trips during the PM peak hour. The access points are anticipated to provide good 
operations upon full build out and occupancy of the development, and West Street North will 
continue to operate below capacity through 2040 and therefore no improvements are required 
to accommodate the proposed development.  
 
The study found that a right turn lane is not warranted at any access to support the 
development, and that left turns into the site will be accommodated by the existing centre turn 
lane on West Street North. Finally, the report found that the available sight lines satisfied the 
TAC requirements and the subject site is not anticipated to have any impact on the existing road 
network.  
 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
 
4.6 Species at Risk Study 
 
Terrastory Environmental Consulting Inc. was retained by the owner to prepare a Species at Risk 
(SAR) assessment in support of the proposed development. The SAR consisted of five 
components, including: 

• Acquire background information and mapping 
• Conduct a site assessment to determine potential SAR occupancy 
• Assess the likelihood of SAR occupying the study area  
• Predict the effects of the application on SAR that have the potential to occupy the study 

area. 
• Determine whether the proposed development addresses the requirements of the 

provincial Endangered Species Act and related regulations 
 
The report noted that it may be possible that roosting endangered bats could occupy the study 
area during the activity season, and to avoid potential impacts Terrastory recommended the 
following: 

• All necessary tree and woody vegetation removal activities will take place between 
October 1 and April 30 to avoid the active season for bats 

• Removal of the existing residence at 392 West Street North is to take place between 
October 1 and April 30 to avoid the active season for bats 
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• Should minor tree removal be required between May 1 and September 31, a qualified 
ecologist will complete an exit survey of suitable maternal roosting sites identified for 
removal a maximum of 24 hours before removal. The exit survey must make use of a bat 
detector and occur between sunset and 60 minutes after sunset. If a SAR bat is recorded 
during the exist survey, MECP should be contacted to obtain further direction prior to the 
removal of the tree. 

 
Provided that the above noted recommendations are implemented in full, Terrastory 
determined that the proposed development plan is consistent with the species and habitat 
protection provisions of the ESA.  
 
The full copy of this report has been submitted in support of this application, enclosed for 
review. 
 
5.0 OFFICIAL PLAN AND ZONING BY-LAW  
 
5.1 City of Orillia Official Plan (2010) 
 
The entirety of the subject property is located within the ‘Living Area – Intensification Area’ 
designation as per Schedule A – Land Use within the City of Orillia Official Plan. Figure 3 below is 
an excerpt from this schedule: 
 

Figure 3 Official Plan – Land Use Schedule ‘A’ Excerpt 

 
 

Subject Property 
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It is the intent of the City’s Official Plan to promote that the development of lands located within 
the Intensification Area be that of higher density, transit supporting and of mixed use proposals 
to take advantage of their location on arterial roads and access to existing public transit.  
 
Multiple unit buildings, townhouses, apartment buildings and mixed-use buildings are permitted 
residential uses within the Intensification Area designation. The proposed development of 36 
back-to-back townhouses are therefore permitted within the applicable designation. 
 
5.2 City of Orillia Zoning By-law 2014-14 
 
The subject property is partially zoned Residential Two - Intensification ‘R2i’ and Institutional 
Three (Major Institutional) Three – Exception 1 Hold ‘I3-1(H2)’ within the City of Orillia Zoning By-
law (Maps No. 6-7). The R2i zoning applies to the lands recently acquired in the north east corner 
of the property, with the remainder of the lands being within the I3-1(H2) zone.  
 
The existing zoning that applies to the property reflect the previous use (rear portion of 
residential lots) and a previously considered development concept (retirement home). In order 
to permit the proposed back-to-back townhouse development concept, a Zoning By-law 
Amendment will be required. The entirety of the subject lands will be placed into site specific 
Residential Four – Intensification Exception ‘R4i-##’ zone category with special exceptions to 
reflect the proposed site plan concept. It is anticipated that the H2 Holding symbol will remain, 
and only will be removed once the following are met: 
 

1. Availability of servicing capacity; 
2. Site Plan approval; 
3. The submission and approval of acceptable Environmental and Archaeological studies, if 

deemed necessary by the City; and, 
4. Remediation of the site to address and mitigate any known or suspected human made 

hazards. 
 
The application to remove the H2 Zone will be submitted concurrent with the pending Site Plan 
application. As directed at the pre-consultation meeting, the documents submitted in support of 
the Site Plan application will address each of the above noted conditions. 
 
6.0 PLANNING INSTRUMENTS 
 
6.1 Zoning By-law Amendment Application 
 
The proposed development requires a Zoning By-law Amendment (“ZBA”).  The primary purpose 
of the ZBA is to add back-to-back townhouses as a permitted use, while establishing site specific 
performance standards.  The application proposes to rezone the property from the ‘R2i’ and ‘I3-
1(H2)’ to the Residential Four – Intensification Exception Holding Two (R4i-##(H2)) Zone.  
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The Residential Four Intensification Exception ## Holding-Two (R4i-##(H2)) Zone will add ‘back-
to-back townhomes’ as an additional permitted use.  The following table illustrates the zoning 
performance standards of the proposed R4i-## Zone.  Those provisions requiring site specific 
relief are highlighted:  
 

Proposed R4i Zone Table 
Provisions Required (R4i Zone) Proposed (R4i-X Zone) 

Min. Lot Area (per unit) 85 m² 85 m² 
Min. Lot Frontage (per unit) 6 m 6 m 
Max. Lot Coverage (per unit) 55 % 81.7 % 
Min. Landscaped Open Space 
(per unit) 

30 % 8.8 % 

Front Yard Setback (min.) 2.5 m 2.5 m 
Interior Side Yard (min.) 1.8 m 1.8 m 
Exterior Side Yard (min.) 2.5 m  2.0 m 
Rear Yard (min.) 0 m shared main wall 0 m 
Building Height (max.) 11 m 12 m (top of parapet of roof 

top terrace) 
14.5 m (highest point of 
building eg. Stair 
enclosure/mechanical/storage 
of roof top terrace) 

No. of Standard Parking 
Spaces 

1.5 per unit (54) 72 (1 driveway + 1 private 
garage per unit) 

No. of Visitor Parking Spaces 25% of total required parking 
(14) 

 13 (including 2 barrier free) 

No. of Barrier Free Parking 4% of required parking, 
including Type A and Type B  

2 Type A / 1 Type B 

Dimensions of Standard 
Parking Spaces 

2.7 x 6 m 2.7 x 6 m 

Dimensions of Parallel 
Parking Spaces 

2.4 x 7 m 2.4 x 7 m 

Bicycle Parking  1 spaces for each 10 vehicle 
parking 

6 spaces 

Width of Driveway at Road 
(at future road widening) 

7.2 m 7.2 m 

Landscaped Buffer Area (min. 
width) 

2 m adjacent to side and rear 
lot lines 

1.7 m (south lot line) 
2 m (east and north lot lines) 

Landscaped Screening Strip 
(min. height) 

May be in form of a fence or 
hedge 

2 m 

Snow Storage Area (min.) Equivalent to 2% of all 
asphalted areas on site 

464.2 m² (15.8 %) 
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Amenity Area Table 7.2 Sub 6 (ii) Common 
Amenity Areas are required 
for Townhouses that are part 
of a private complex 

442.8 m² 

Driveway/ Parking Area 
(max.) 

Shall not cover more than 
50% of the front yard 

51.7 % 

 
Figure 4 below provides an excerpt of the proposed Zoning By-law Amendment Schedule that 
forms part of this submission. A full copy of the Schedule has been included in the submission 
package for review. 
 

Figure 4 Excerpt from Zoning By-law Amendment Schedule 
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6.2 Draft Plan of Subdivision Application 
 
The purpose of the Draft Plan of Subdivision (DPS) is to create 4 residential blocks (Blocks 1-4). 
These blocks will become the ‘Parcels of Tied Land (POTL) for the Common Elements 
Condominium (CEC) and ultimately be developed as back-to-back townhouses.  
 
The remaining area of the subject property has been incorporated into one block (Block 5) on 
the DPS representing the areas of common ownership (streets, visitor parking, amenity area, 
snow storage, etc.). These blocks will form the common elements in the proposed condominium.  
 
The Draft Plan of Subdivision is a planning instrument necessary to implement the proposed 
development. Final approval of the DPS will be subject to a series of conditions to ensure that 
the intent of both the City’s Official Plan and Zoning By-law and met.  
 
Following the registration of the DPS, it is proposed that the four residential blocks be further 
subdivided through the Part Lot Control process. This process mirrors that undertaken to 
facilitate both the Forest Heights and Church Lea projects by Landen Homes. 
 
6.2 Draft Plan of Common Elements Condominium Application 
 
The purpose of the Draft Plan of Common Elements Condominium (CEC) is to create one 
common elements block (Blocks 5). The common elements will include the private condominium 
streets, sidewalk, visitor parking areas, snow storage, amenity areas and remaining open spaces 
and landscape buffer areas.  
 
The creation of the common elements condominium provides the legal structure to manage the 
future townhouse development, and allows for separate ownership and control of individual 
lots, while allowing for common ownership of the above noted elements.  
 
The Draft Plan of Condominium is a planning instrument necessary to implement the proposed 
development. Final approval of the CEC will be subject to a series of conditions to ensure that 
the intent of both the City’s Official Plan and Zoning By-law and met. 
  
7.0 PLANNING ANALYSIS 
 
In formulating the planning rational for the proposed development, the following documents 
have been reviewed in their entirety: 
 

• Provincial Policy Statement (2020) 
• A Place to Grow: The Growth Plan for the Greater Golden Horseshoe (2020) 
• City of Orillia Official Plan (2010) 
• City of Orillia Zoning By-law (2014-44) 
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The following subsections provide further detail of the most salient policies related to the 
proposed development. 
 
7.1 Provincial Policy Statement (2020) 
 
The Provincial Policy Statement (PPS) provides policy direction on matters related to land use 
planning and sets the policy foundation for regulating the development and use of all land in the 
province.   
 
The most directly applicable policy areas affecting the proposed townhouse development are 
Section 1.1.3 (Settlement Areas); Section 1.4 (Housing); 1.5 (Public Spaces, Parks and Open 
Space); Section 1.6.6 (Sewage, Water and Stormwater); and Section 2.6 (Cultural Heritage and 
Archaeology).   
 
Section 1.1.3  Settlement Areas 
 
Section 1.1.3.1  Settlement areas shall be the focus of growth and development. 
 
MP&D Comment: The subject property is located within the City of Orillia, which is identified 
   as a Settlement Area. 
 
Section 1.1.3.2  Land use patterns within settlement areas shall be based on densities and 
   a mix of land uses which:  

a) efficiently use land and resources;  
b) are appropriate for, and efficiently use, the infrastructure and 

public service facilities which are planned or available, and avoid 
the need for their unjustified and/or uneconomical expansion;  

c) minimize negative impacts to air quality and climate change, and 
promote energy efficiency;  

d) prepare for the impacts of a changing climate;  
e) support active transportation;  
f) are transit-supportive, where transit is planned, exists or may be  
developed;  
g) are freight-supportive. 

 
Land use patterns within settlement areas shall also be based on a 
range of uses and opportunities for intensification and redevelopment 
in accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 
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MP&D Comment: The subject property is located within the City of Orillia which is defined as 
   a Settlement Area within the PPS. The property is within a serviced area,  
   has access to transit and active transportation, and has been designed to  
   provide an efficient density level for its location and size. The proposed  
   redevelopment and repurposing of a fully serviced vacant site within an  
   identified intensification area is encouraged by the above noted policy.  
  
Section 1.1.3.3  Planning authorities shall identify appropriate locations and promote  
   opportunities for transit-supportive development, accommodating a  
   significant supply and range of housing options through intensification and 
   redevelopment where this can be accommodated taking into account  
   existing building stock or areas, including brownfield sites, and the   
   availability of suitable existing or planned infrastructure and public service  
   facilities required to accommodate projected needs. 
 
MP&D Comment: The proposed development represents residential intensification through  
   the development of currently vacant  and under-utilized lands within an  
   existing settlement area. The proposed development will assist the  
   City in achieving the population targets identified in Provincial   
   documents.   
 
Section 1.1.3.6  New development taking place in designated growth areas should occur  
   adjacent to the existing built-up area and should have a compact form,  
   mix of uses and densities that allow for the efficient use of land,   
   infrastructure and public service facilities. 
 
MP&D Comment: The subject property is located adjacent to the existing built-up area and is 
   designed as a compact medium density development. The property is  
   currently serviced by municipal water and sewer. Appropriate studies  
   have been undertaken to ensure that the property can be serviced at the  
   proposed density level.  
 
Section 1.4   Housing 
 
Section 1.4.1  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:  
 

a) maintain at all times the ability to accommodate residential growth for 
a minimum of 15 years through residential intensification and 
redevelopment and, if necessary, lands which are designated and 
available for residential development. 
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MP&D Comment: The proposed development will assist the City in accommodating the  
   projected residential growth as anticipated by Provincial policy. 
 
Section 1.4.3   Planning authorities shall provide for an appropriate range and mix of  
   housing options and densities to meet projected market-based and   
   affordable housing needs of current and future residents of the regional  
   market area by: 

 
a) establishing and implementing minimum targets for the provision of 

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

 
b) permitting and facilitating: 

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

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

 
c) directing the development of new housing towards locations where 

 appropriate levels of infrastructure and public service facilities are or will 
 be available to support current and projected needs; 

 
d) promoting densities for new housing which efficiently use land, 

 resources, infrastructure and public service facilities, and support the use 
 of active transportation and transit in areas where it exists or is to be 
 developed; 

 
e) requiring transit-supportive development and prioritizing  intensification, 

 including potential air rights development, in proximity to transit, including 
 corridors and stations; and 

 
f) establishing development standards for residential intensification, 

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

 
MP&D Comment: The proposed development will add a new housing type (back to back 
   townhomes) into the existing market through the proposed   
   intensification. This housing type and density is supportable by existing  
   transit servicing levels, and existing municipal services on the property.  
   The site is located along one of the City’s major routes, and its design  
   promotes a compact urban form while still ensuring appropriate levels of  
   health and safety by providing an appropriate amenity area, access to  
   local and regional services, and high quality built form.  
 
Section 1.5   Public Spaces, Recreation, Parks, Trails and Open Space 
 
Section 1.5.1  Healthy, active communities should be promoted by: 

a) planning public streets, spaces and facilities to be safe, meet the 
needs of pedestrians, foster social interaction and facilitate active 
transportation and community connectivity;  

b) planning and providing for a full range and equitable distribution of 
publicly accessible built and natural settings for recreation, 
including facilities, parklands, public spaces, open space areas, 
trails and linkages, and, where practical, water-based resources; 

 
MP&D Comment: The proposed development incorporates appropriate sidewalks and  
   pathways to access both West Street and the internal amenity area. A  
   number of existing open spaces for active use are located surrounding the  
   property such as existing school yards and a golf course. Additionally, the  
   property is located in close proximity to the downtown and waterfront,  
   accessible along West Street via transit within 20-25 minutes and walkable 
   in approximately 30 minutes.  
 
Section 1.6.6   Sewage, Water and Stormwater 
 
Section 1.6.6.2  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.  
   Within settlement areas with existing municipal sewage services and  
   municipal water services, intensification and redevelopment shall be  
   promoted wherever feasible to optimize the use of the services. 
 



MORGAN PLANNING AND DEVELOPMENT INC. 1
8 

 

MP&D Comment: A Functional Servicing Report submitted herein confirms that the   
   proposed development is achievable with the existing municipal servicing  
   available to the subject property.  
 
Section 2.6   Cultural Heritage and Archaeology 
 
Section 2.6.2  Development and site alteration shall not be permitted on lands   
   containing archaeological resources or areas of archaeological potential  
   unless significant archaeological resources have been conserved. 
 
MP&D Comment: Golder Associates Ltd. was to conduct a Stage 1-2 Archaeological   
   Assessment of the subject property.  Some artifacts were identified during 
   the assessment; however, it was determined that the ‘Location 1’ is likely  
   associated with the early to mid 20th century structure.  Consequently,  
   Golder made the following recommendations: 

1) The cultural heritage value or interest of Location 1 (BdGu-49) is 
considered sufficiently documented and no further archaeological 
assessment is recommended (Section 2.2.5 MHSTCI Farmstead 
Bulletin 2014). 

2) The remainder of the study area has been sufficiently documented 
and does not contain further cultural heritage value or interest and no 
further archaeological assessment is recommended. 

 
It is the opinion of the undersigned that the proposed development, and associated Zoning By-
law Amendment, Draft Plan of Subdivision and Draft Plan of Condominium applications, is 
consistent with the policy direction provided by the Provincial Policy Statement.  
 
7.2 A Place to Grow: The Growth Plan for the Greater Golden Horseshoe (2020) 
 
The Growth Plan is a document prepared under the Places to Grow Act, 2005 that implements 
the Government of Ontario’s vision for building stronger, prosperous communities by better 
managing growth.  This plan provides leadership for improving the way our cities, towns and 
villages grow over the long term. This Plan is about accommodating forecasted growth in 
complete communities.   
 
To support the achievement of complete communities that are healthier, safer, and more 
equitable; decisions about where and how growth occurs in the GGH need to be made carefully. 
Efficient use of land and infrastructure can be made by directing growth to settlement areas and 
prioritizing intensification, with a focus on strategic growth areas. 
 
The Growth Plan policies on planning and managing growth in the Great Golden Horseshoe are 
detailed in Section 2.2.1: 
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• directs growth to built up areas and settlement areas; 
• promotes the use of public transit with a mix of residential and employment land 

uses; 
• preserving employment lands for future economic growth; 
• linking urban growth centres through an efficient public transit and effective highway 

system that can accommodate the numbers of people who need to use it; 
• plan for community infrastructure to support growth; 
• ensure water and sanitary services are adequate and available for future growth; 
• conserve natural systems and prime agricultural areas; and, 
• support the protection and conservation of water, air, energy and cultural heritage. 

 
MP&D Comment: The proposed development is located within the City of Orillia, which is  

   designated as a Primary Settlement Area as per Schedule 8 of the Growth 
   Plan. The proposed development adheres to the primary goal of the  
   Growth Plan, which is to ensure that growth is directed to existing   
   Settlement areas.  

 
   The development proposes an orderly and compact development through 
   its innovative design and will be serviced via municipal servicing. The  
   proposed development will provide an additional built form type to the  
   local housing stock. The property is situated within an identified   
   intensification area, and is accessible to local transit and outdoor   
   recreational areas.  
 
It is the opinion of the undersigned that the proposed development, and associated Zoning By-
law Amendment, Draft Plan of Subdivision and Draft Plan of Condominium applications, is 
consistent with the policy direction provided by the Growth Plan. 
 
7.3 City of Orillia Official Plan (2010) 
 
As previously noted in Section 5.1 of this report, the subject property is designated ‘Living Area – 
Intensification Area’ by Schedule A of the City of Orillia Official Plan (OP). It is the intent of the 
City’s OP to promote the development of lands designated as intensification areas for higher 
density, transit supportive and mixed-use proposals in order to take advantage of their location 
on or in close proximity to public transit routes and major thoroughfares.  
 
Section 3.3.6.1.(b) states that all new development within the intensification area shall conform 
with the ‘Design Policies for Living Area’ and any other applicable policies of the OP. 
   
The following summarizes the most applicable policies regarding the proposed development: 
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Section 3.3.3.6  Multiple Unit Building and Townhouses 
 
   b) where permitted, multiple unit buildings and townhouses that are  
   located adjacent to Highways or Arterial Roads will be required, where  
   possible, to develop in a manner that will not require multiple individual  
   driveways to have direct access to such highways or roads. 
 
MP&D Comment: The proposed development is located along West Street North, and is  

   proposed to have two (2) ingress/egress driveways in total, therefore in  
   conformity with the above policy.  

 
    c) all multiple-unit building or townhouse developments within the ‘Living  

   Area’ shall be compatible with the character of the surrounding   
   community. 

 
MP&D Comment: The subject property is in close proximity to low, medium and high density 

   residential built form types along West Street North. The back-to-back  
   townhouse units will be three storeys in height, therefore respecting the  
   adjacent low density residential to the east along Peter Street. The   
   proposed architectural design of the townhomes has been prepared in  
   accordance with applicable OP design policies related to Townhouses  
   (Section 3.3.7.4.3). 

 
    d) All multiple-unit building or townhouse developments within the ‘Living  

   Area’ shall be subject to Site Plan Control and may be subject to a Zoning  
   By-law Amendment. 

 
MP&D Comment: The proposed Zoning By-law Amendment maintains the required (H2) 

    holding symbol on the subject property, that shall only be removed once 
    a Site Plan Control Agreement is in place. This application and all   
   associated required documents will be submitted upon draft approval of  
   the enclosed applications.  

 
Section 3.3.6.4  Development Policies (Intensification Area) 
 
   c) Buildings within the ‘intensification area’ designation shall be between  
   2, or equivalent, and 8 storeys in height, subject to the following angular  
   plane provisions […] 
 
   d) where a rear or exterior lot line or the rear or side building façade abuts  
   a public road, public open space, and/or a residential lot, special   
   landscaping/ building treatments shall be required to ensure that building  



MORGAN PLANNING AND DEVELOPMENT INC. 2
1 

 

   facades and servicing areas are attractive and/or appropriately screened  
   from view. 
 
MP&D Comment: The proposed development incorporates a three (3) storey back-to-back  

   townhouse built form. The rear lot line of the property is adjacent to  
   residential lots. During the Site Plan process, adequate landscaping and  
   building façade details will be established to ensure appropriate screening  
   from the adjacent lots.  

Section 3.3.7.4.3 Multiple- Unit Buildings and Townhouses 
 
   d) Garages should be accessed from a rear lane. Where they are not,  
   garages shall be located a sufficient distance from the street line or  
   internal road to accommodate driveway parking and are expected to be  
   paired to allow for more substantial front yard green space, where   
   possible. They shall generally not protrude beyond the front wall or porch  
   of the dwelling unit.  
 
MP&D Comment: The proposed development incorporates individual garages per unit. They  

   are located further back behind the front wall of the units, to allow for  
   appropriate driveway parking depth. Where possible, driveways have  
   been combined in order to minimize impact to front yard green space. 

 
    h) Each townhouse unit shall have access to their rear yard via the garage  

   and/or a rear land and or a community walkway/easement. 
 
MP&D Comment: The proposed built form are back-to-back townhouses, that provide upper 

   roof top terraces for each individual unit that are accessed by interior  
   stairways.  

 
i) Where townhouses are part of a private complex and/or condominium 
projects, urban squares and/or parkettes, or other outdoor amenity areas 
shall be provided. An outdoor amenity area shall generally be centrally 
located and shall be of sufficient size to support the creation of a gathering 
place for residents of the development. The outdoor amenity are shall be 
designed either as a passive sitting area incorporating such amenities as 
benches, planting beds, trees, shade structures or as an active play area 
with such amenities as benches, landscaping, curbed play space with 
safety surfaces and play equipment in compliance with CAN/CSA-Z614-07 
or successor. Outdoor amenity areas shall not be located in snow storage 
areas and should be connected to a sidewalk to facilitate access. 
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MP&D Comment: The proposed development incorporates an amenity space located in the  
   northern corner of the property, accessible via sidewalks from the entirety 
   of the development. The area is located away from the busy arterial road  
   for safety and noise purposes, and is not located within a designated snow 
   storage area. Further details regarding the proposed amenity area design  
   will be determined during the Site Plan Control process.     

  
Section 6.3.2  Water & Sanitary Services 
 

a) unless otherwise permitted in this Plan or by Amendment to this Plan, 
all new development shall be connected to municipal sewer and water 
systems. No new development shall be permitted to connect to the 
municipal systems unless adequate capacity exists in both the plant 
and lines to accommodate such development.  

 
MP&D Comment: The proposed development has been designed on both municipal water  

   and sewer services. A Functional Servicing Report has been submitted in  
   support of the enclosed applications. An H2 holding symbol is proposed to 
   remain on the property until such time that the capacity required for the 
   development has been confirmed available.  

 
It is the opinion of the undersigned that the proposed development, and associated Zoning By-
law Amendment, Draft Plan of Subdivision and Draft Plan of Condominium applications, 
conforms to the City of Orillia Official Plan (2010). 
 
8.0   CONCLUSION 
 
The Zoning By-law Amendment (ZBA), Draft Plan of Subdivision (DPS), and Draft Plan of Common 
Element Condominium (CEC) applications submitted herein will facilitate the development of 36 
back-to-back townhouses (Common Elements Condominium), within a designated intensification 
area of the City of Orillia.   
 
It is the professional planning opinion of the undersigned that the proposed development 
represents good land-use planning for the following reasons: 
 

• The proposed development conforms to the goals, objectives, and policies of the 
Provincial Policy Statement (2020), A Place to Grow: The Growth Plan for the Greater 
Golden Horseshoe (2020), and the City of Orillia Official Plan (2010); 
 

• The development is located within an identified Primary Settlement Area which has 
been identified as the preferred focus of growth by the Province; 
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• The development is located within walking distance of park and recreational areas, 
schools, and is located along an existing public transit route; 

 
• The proposed development will be serviced on full municipal servicing, and has been 

designed to be a compact urban form providing an additional built form type to the 
City’s housing stock; 

 
• The development facilitates appropriate residential growth through the efficient use 

of land within an identified settlement area, assisting the City in meeting its 
anticipated future growth demands; and, 

• The proposed development compliments the surrounding mix of land uses including: 
residential, commercial, institutional and recreational. 

 
Respectfully submitted, 
MORGAN Planning & Development Inc. 
 
 

  
 
 
Victoria Lemieux, MCIP RPP    Joshua Morgan, RPP 
Senior Planner 

 


