INNOVATIVE PLANNING SOLUTIONS
planners • project managers • land development
Township of Tay
Protective and Development Services
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Victoria Harbour, ON L0K2A0

November 23, 2020

Attention:

Aleah Clarke, BES

Re:

Official Plan Amendment and Zoning By-law Amendment Applications
757 4 th Avenue, Port McNicoll

On behalf of Brock Peel, Innovative Planning Solutions is pleased to submit the
following Official Plan Amendment and Zoning By-law Amendment Applications on
lands municipally known as 757 4 th Avenue, Port McNicoll, in the Township of Tay.

The intent of this application is to obtain approval for an Official Plan Amendment and
Zoning By-law Amendment that will facilitate the change of use of one (1) unit within an
existing building from commercial use to residential use.

The attached Requirements Table outlines the supporting documents included with the
application. Trusting the above is satisfactory, we look forward to further discussion
with you and other staff on this development. Should you have any further questions or
comments please do not hesitate to contact the undersigned.

Respectfully submitted,
Innovative Planning Solutions

Karla Tamayo, M.Pl.
Planner
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1.0

INTRODUCTION

Innovative Planning Solutions (IPS) has been retained by Brock Peel to prepare a Planning
Justification Report relative to applications for an Official Plan Amendment (OPA) and
Zoning By-law Amendment (ZBA) on lands legally known as Part of Lot 16, Concession 5,
and municipally known as 757 Fourth Avenue in the Port McNicoll Settlement area of the
Township of Tay, County of Simcoe.

The subject lands are located approximately 40 metres north of the intersection of Talbot
Street and Fourth Avenue. The subject lands have a total area of approximately 0.064
hectares (0.159 acres) with approximately 18 metres of frontage onto Fourth Avenue and
approximately 18.7 metres of frontage onto a public ROW at the rear of the lot. Figure 1
displays the location of the subject lands.
The subject lands are designated ‘Settlement’ in the County of Simcoe Official Plan,
designated ‘Village Commercial’ in the Township Official Plan, and zoned ‘Village
Commercial Exception 5 (C1-5)‘ in the Township Zoning By-law.

The purpose of the OPA and ZBA applications is to facilitate the conversion of one (1)
existing commercial unit within the existing building to a residential unit. The proposed
amendments would have the effect of creating a fully resident ial building – a low rise
apartment - with a total of four (4) residential units

on the subject lands. The existing

commercial unit has been vacant for over two years and approval of the proposed
applications will make efficient use of this vacant, underutilized unit. The report will review
the applicable policies found within the documents noted below to demonstrate consistency
with good planning principles:
•

Provincial Policy Statement, 2020

•

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020

•

County of Simcoe Official Plan, 2016 Consolidation

•

Township of Tay Official Plan, 2007 Consolidation

•

Township of Tay General Zoning By-law 2000-57, 2013 Consolidation
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2.0

SITE DESCRIPTION AND SURROUNDING LAND USES

The subject lands are located approximately 40 metres north of the intersection of Talbot
Street and Fourth Avenue, with approximately 18 metres of frontage onto Fourth Avenue
and 18.7 metres of frontage onto a public ROW at the rear of the lot. The subject lands have
a total area of approximately 0.064 ha (0.159 acres).

The lands currently contain an existing two-storey building with two (2) ground-floor units
and two (2) 2 nd storey units, for a total of four (4) units. Three of the units serve as residential
units, ranging in area from approximately 558-670 ft² (52-62 m²). The fourth unit is a groundfloor commercial unit of approximately 550 ft² (51 m²) which has been vacant for a number
of years.

The site can be accessed either through Fourth Avenue or through a public laneway at the
rear of the site. The Fourth Avenue frontage offers on street parking within the public ROW
and a municipal sidewalk network, providing the building with direct sidewalk access. A
public laneway at the rear of the site provides vehicular access to the building’s existing
informal parking area and rear yard entrances. A small staircase located along the north
interior side yard also facilitates movement from the municipal sidewalk to the rear of the
building.

The lands demonstrate slight sloping and elevation change. The lands are at-grade with the
street along Fourth Avenue, then slope downwards towards the rear yard and public
laneway. The lands experience a total elevation change of approximately 2 metres.

The site lies within the Port McNicoll Settlement Area. The majority of surrounding land uses
are designated and zoned for mixed-use development, but very little mixed-use currently
exists. Abutting the lands to the north is a building with residential units and no identified
commercial units. Further north lies residential uses along with the Village General Store, a
gas station/service shop, the Port McNicoll Public Library, and the Sacred Heart Catholic
Church. Abutting the lands to the east are single detached dwellings. Further east lies the
Royal Canadian Legion Branch 545, a consulting business office (southeast), and
residential uses. Abutting the lands to the south is a building with residential unit(s) and a
commercial unit that appears to be vacant. Further south lies a parkette and residential
Planning Justification Report
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uses. Abutting the lands to the west of Fourth Avenue lies residential uses, a Canada Post
Office, and the Port Cafe. The subject lands and surrounding uses are outlined in Figure 2
and summarized below:

North:

Residential Uses, Village General Store, Gas Station/Auto Repair Shop

South:

Residential Uses, Parkette

East:

Residential Uses, Amick Consulting, Royal Canadian Legion Branch 545

West:

Residential Uses, Canada Post, Port Cafe

The subject lands are designated ‘Village Commercial’ in the Township Official Plan, as
seen in Figure 3. The subject lands are zoned ‘Village Commercial Exception 5 (C1-5)’ in
the Township’s Zoning By-law, as seen in Figure 4.
The ‘Village Commercial Exception 5 (C1-5)’ zone was applied to the subject lands in 2005,
rezoning the subject lands from ‘Multiple Residential (R3)’ to ‘Village Commercial Exception
5 (C1-5)’ through By-law No. 2005-06. As opposed to the ‘Multiple Residential (R3)’ zone,
which generally only permits residential uses and related uses such as home occupations,
the ‘Village Commercial Exception 5 (C1-5)’ zone primarily permits a range of commercial
uses but provides exceptions to permit existing dwelling units. The C1-5 zone also provides
regulations that limit the number of accessory dwelling units allowed within a mixed-use
building.

Through By-law No. 2005-06, a number of the surrounding lots were similarly rezoned to
permit commercial uses while limiting the density, height, and built form of residential uses.
While the intent may have been to introduce mixed-use development to the area, it has been
noted that very little mixed use development currently exists. It has also been noted that
there are other vacant commercial units in the area outside of the subject lands.
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3.0

DESCRIPTION OF DEVELOPMENT

The proposed development comprises solely of the change of use of one (1) existing unit
within the building from a commercial use to a residential use. This change of use results in
the building being considered a low-rise apartment building. An OPA and ZBA are required
to facilitate the proposed development to ensure that the lands are suitably zoned and
designated to permit the low rise apartment building. It is noted that no new buildings or
structures are proposed through this development – only the conversion of one vacant
commercial unit to a residential unit.

As mentioned above, the existing two-storey building comprises of two (2) ground-floor units
and two (2) 2 nd storey units, for a total of four (4) units. The three existing residential units
range in size/GFA from approximately 558-670 ft² (52-62 m²). The proposed fourth
residential unit will have a GFA of approximately 550 ft² (51 m²). The existing parking area
provides for a total of six (6) parking spaces as required for the four (4) units. The existing
access points to the building will remain, including the two accesses to the proposed new
residential unit.
The existing building demonstrates zoning deficiencies under the proposed ‘Multiple
Residential (R3)’ zone for lot area, frontage, minimum front yard setback, and interior side
yard setback. Zoning exceptions will therefore be required in order to facilitate the proposed
unit conversion, as further discussed in Section 3.2 of this Report. It is noted that these
provisions are required based on current conditions, including existing lot fabric and existing
building, and not as a result of any building additions or development.

Provided that these applications are approved, the existing, vacant commercial unit will
proceed through interior renovations in order to create a one (1) bedroom, one (1) bathroom
apartment with open space kitchen, living, and dining. Figure 5 depicts floor plans
demonstrating the prospective interior renovations, which are also provided in Appendix 2.
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3.1

OFFICIAL PLAN AMENDMENT

The subject lands are currently designated ‘Village Commercial’ in the Township Official
Plan. An OPA is required in order to redesignate the subject lands from ‘Village Commercial’
to ‘Village Residential’ to permit the proposed development. The Village Residential
designation would permit the proposed use of the existing building as a low rise apartment
building. No textual amendments to the Official Plan are proposed through this OPA. A copy
of the Draft Official Plan Amendment and Schedule are provided in Appendix 3.

3.2

ZONING BY-LAW AMENDMENT

The subject lands are currently zoned ‘Village Commercial Exception 5 (C1-5)‘ in the
Township Zoning By-law. In order to accommodate for the proposed development, a ZBA is
proposed to rezone the entirety of the subject lands to ‘Multiple Residential Exception XX
(R3-XX)’, as outlined in the Draft Zoning By-law Amendment provided in Appendix 4. The
proposed special provisions relate to existing lot dimensions and existing setbacks of the
building under the R3 zone. A comprehensive zoning review has been completed under
Table 1.
Table 1. Zone Regulations for the Multiple Residential ‘R3’ Zone: Apartment and
Low Rise Apartment Dwelling
Provision

Required: R3

Provided: R3-XX

1021 m²

649.4 m²

Min. Lot Frontage

36.5 m

18.8 m

Max. Lot Coverage

30% of the lot area

26% of lot area

Min. Lot Area

(Building Area: 166.3 sq. m.)
Min. Front Yard

7.5 m

0.0 m

Min. Rear Yard

7.5 m

20.1 m

Min. Interior Side Yard

4.0 m

6.3 m (north)
0.0 m (south)

Min. Exterior Side Yard

7.5 m

N.A.

Max. Height of Building

11.0 m

<11.0 m

Planning Justification Report
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Parking Requirements:
Apartment House
Dwelling

6 spaces (1.25 space /

6 spaces

unit + 1 visitor for every 4
dwelling units)

The proposed zone exceptions (Minimum Lot Area, Lot Frontage, Front Yard Setback and
Interior Side Yard Setback) are based on the existing lot fabric and existing building. Where
the general intent of these provisions is to ensure the functionality and compatibility of a
site, it is acknowledged that the existing and long-standing lot and building have
demonstrated adequate functionality over the 30+ years they have existed. The site is
accessible and adequately serviced, and the existing lot fabric and built form are compatible
to and characteristic of the area. Consideration of these existing deficiencies should also
have regard for the historical zoning of the subject lands, which have seen the lands and
existing building previously zoned under the ‘Multiple Residential (R3)’ Zone from 20022005. Provided that the existing lot and building were previously permitted under the
‘Multiple Residential (R3)’ Zone, and that no major changes have occurred to the subject
lands and surrounding lands, the proposed zone exceptions can be seen as appropriate to
and desirable for the subject lands.

3.3

TECHNICAL REPORTS

A pre-consultation meeting was held with the Township on September 11, 2020. Through
this pre-consultation meeting it was determined that since this application is not concerning
a new building, but rather the change in use of one (1) unit of the existing building, a
Planning Justification Report will be sufficient to support this application. Comments
received from the County noted that no additional studies are being requested by the
County.

4.0

POLICY REVIEW

This section will outline the applicable planning and development polici es impacting these
applications. Each section will outline the applicable policies and contain planning rationale
on conformity and development principles.

Planning Justification Report
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4.1

PROVINCIAL POLICY STATEMENT, 2020

The policies of the Provincial Policy Statement (PPS) encourage
growth and development in settlement areas such as Port
McNicoll. Growth and development within settlement areas should
have consideration for factors such as access to and the efficient
use of infrastructure and public service facilities. Opportunities for
intensification and redevelopment are particularly encouraged to
support the efficient use of lands and resources.

Housing policies in the PPS support the development of an appropriate ran ge and mix of
housing options and densities in order to meet the housing needs of current and future
residents. Where appropriate, residential intensification is encouraged in order to minimize
the cost of housing and to facilitate more compact development.

The proposed development represents redevelopment and small-scale residential
intensification in alignment with the policies of the PPS. The conversion of the existing,
vacant commercial unit to a residential use will contribute to Port McNicoll’s supply of
attainable residential units. The proposed residential unit will also make use of the existing
infrastructure and public service facilities that currently service the building and area,
including the Port McNicoll Public Library, the Port McNicoll Community Centre, and the
existing municipal water and sewage servicing. Overall, the proposed development
demonstrates an appropriate and efficient use of land and resources by converting a vacant
commercial unit to a residential use that can support the housing needs of the Township.

Through a review of the applicable policies, the proposed development demonstrates
consistency with the Provincial Policy Statement.
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4.2

A PLACE TO GROW: GROWTH PLAN FOR THE
GREATER GOLDEN HORSESHOE, 2020

The Growth Plan provides guiding policies for efficient and
coordinated growth within the Province. The intent of the Growth
Plan is to direct a significant portion of growth to settlement areas,
particularly where development will have access to existing
infrastructure and public service facilities. Similar to the PPS, the
housing policies of the Growth Plan seek to provide for a mix of
housing options in order to accommodate for a diverse range of
household sizes and incomes. It further notes that the development of housing should have
consideration for minimum intensification and density targets, as well as opportunities to
support the achievement of complete communities.

In alignment with the policies of the Growth Plan, the proposed conversion of the exis ting,
vacant commercial unit to a residential use will support residential growth and development
within the Port McNicoll Settlement Area. The proposed residential unit will make use of the
existing infrastructure and public service facilities of the existing building and area. The
proposed residential unit will also provide for residential growth in proximity to a mix of uses
including a parkette, commercial uses, and institutional uses, thereby supporting the
objectives of complete communities. Where the Growth Plan seeks to accommodate for a
diverse range of household sizes for varying incomes, the proposed residential unit will
contribute to Port McNicoll’s supply of attainable residential units.

Through a review of the applicable policies, the proposed development demonstrates
conformity with the Growth Plan.
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4.3 OFFICIAL PLAN OF THE COUNTY OF SIMCOE, 2016
The subject lands are designated ‘Settlements’ on Schedule 5.1 –
Land Use Designations in the County of Simcoe Official Plan, as
the lands lie within the Port McNicoll Settlement Area.

Growth Management Strategy
Section 3.1 provides policies in order to guide growth and
development within the County. In alignment with provincial planning policies, the County’s
growth management strategy seeks to direct a significant portion of growth to settlement
areas where development can be efficiently serviced. The County’s growth management
strategy also seeks to develop communities with a diverse range of housing options in order
to accommodate for the needs of a growing population and changing market conditions. It
further states that development in settlement areas should be guided by density and
intensification targets that facilitate compact development.
In alignment with the County’s growth management strategy, the proposed development will
provide for residential intensification within the Port McNicoll Settlement Area, where the
proposed residential unit will have access to and make efficient use of existing municipal
services, existing public service facilities, and existing active transportation facilities. Where
the existing commercial unit is vacant and has a history of being underutilized, the proposed
development offers an opportunity to convert this unit to a residential use that can cont ribute
to the Township’s intensification targets.

Settlements
Section 3.5 provides guiding policies for the efficient and sustainable development of
settlement areas. This section highlights that settlement areas should be strategically
planned in consideration of available water and sewage servicing, density and int ensification
targets, and contribution to a complete community. This section also states that
development within settlement areas should progress and be phased logically, with priority
given to infill and intensification proposals that utilize existing inf rastructure and public
service facilities.

Planning Justification Report
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The proposed development adheres to the policies of Section 3.5. The proposed residential
unit is provided within the Port McNicoll Settlement Area and within an existing building
where there is access to municipal water and sewage servicing, thereby minimizing land
consumption and servicing costs. As mentioned above, the proposed development can
contribute to the Township’s intensification targets and can contribute to the achievement
of complete community objectives. Furthermore, the proposed development represents a
logical progression of development, offering residential intensification in place of a vacant,
underutilized commercial unit, so that existing infrastructure and public service facilities may
be efficiently utilized.

Healthy Communities and Housing Development
Section 4.1 of the County Official Plan offers supplementary policies to support the
development of complete and healthy communities. It states that an appropriate quantity
and range of housing types and densities should be provided to meet the needs of current
and future residents. This section also states that the provision of housing should consider
suitable housing locations which offer access and proximity to public service facilities, jobs,
key services, and infrastructure.

In alignment with the policies of Section 4.1, the proposed development seeks to provide
one (1) residential unit within an existing building that hosts three other residential units.
The existing building is located in a strategic location with access and proximity to a number
of services and facilities, including a parkette, the Port McNicoll Library, the Port McNicoll
Community Centre, and various commercial amenities. The proposed residential unit is
anticipated to be offered as a one bedroom, one-bathroom apartment, which can support
the provision of attainable housing units within the Port McNicoll community.

Through a review of the applicable policies, the proposed development demonstrates
conformity to the intent and policies of the County Official Plan.
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4.3

TOWNSHIP OF TAY OFFICIAL PLAN, 2007
CONSOLIDATION

The subject lands are currently designated ‘Village Commercial’
in the Township Official Plan. Through the proposed OPA, the
entirety of the subject lands will be redesignated to ‘Village
Residential’, with the following section outlining the applicable
planning policies.

Village Residential
Section 4.1.1 of the Township Official Plan outlines policies for the ‘Village Residential’
designation. It states that this designation is meant to recognize the existing significant
settlement areas of the Township, including the Port McNicoll Settlement Area.
Accommodating for approved and projected residential growth is a main objective of this
designation. The low-density, residential character of these areas are to be protected, with
medium-density development only provided for in appropriate locations, and subject to
Section 4.1.1.3 of the Township Official Plan.
Section 4.1.1.3 of the Township Official Plan states that all development in the ‘Village
Residential’ designation shall be serviced by and connected to the centralized municipal
water supply system and sewage treatment system. It further states that all Multiple
Residential uses such as low rise apartment buildings shall have regard for the following
policies:
a) The proposal is compatible with the density and character of the adjacent
development;
Comment: The proposed development is compatible with the density and character of
the adjacent uses. The existing building will maintain compatibility with the character of
the area as only interior renovations would be required given approval of these
applications. The surrounding buildings are low rise, multi-unit buildings, and the
proposed development will be in keeping with this built form and density by providing a
4-unit, low rise apartment building.
b) The municipal services are capable of providing service to the proposed
development;

Planning Justification Report
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Comment: The proposed development consists of a change in use of one (1) unit of an
existing building that is currently serviced by municipal water and sewage services.
c) Access will be from arterial or collector roads which can adequately handle the
increased traffic flows;
Comment: The proposed development can currently be accessed through Fourth
Avenue and a public laneway at the rear of the site. The public laneway is accessed by
either Armstrong Street or Talbot Street (collector road). Given that the parking
requirements for the existing commercial unit could be more demanding than what would
be required for a residential unit, no adverse traffic impacts are anticipated from the
proposed development.
d) That adequate off-street parking requirements together with landscaping, buffering
and private open space provisions will be established in the amending by -law and a
site plan be required for each development;
Comment: The site provides for landscaping, buffering and an open space amenity area
in addition to the existing off street parking areas. As required, this can be formalized
through a site plan agreement.

e) It is clearly established that schools, parks and local commercial facilities are
adequate to service the development; and,
Comment: Where the existing building currently contains 3 residential units that are
adequately serviced by schools, parks, and existing local commercial facilities, the
proposed residential unit shall be similarly and adequately serviced. The introduction of
one, one bedroom apartment is not anticipated to have a significant impact on the
availability of these services.

f) Density of development should to some extent be related to the size of the site and
to avoid excessive densities on inadequate sites, the following standards may be
used as guides in considering the appropriateness of any residential development;
Site of Area Maximum Suggested Density
Under 1 gross hectare 20 dwelling units/gross hectare
Between 1 & 2 gross hectares 25 dwelling units/gross hectare
Between 2 & 3 gross hectares 37 dwelling units/gross hectare
Planning Justification Report
IPS File No. 20-953
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Comment: The proposed development would create a 4-unit, low rise apartment
building, with an approximate residential density of 61.5 units/gross hectare. While
this is greater than the suggested density for the site, consideration is given to the
current building, unit sizes provided and overall functionality of the site including
required parking amenity areas, access, building height etc. The development and
introduction of one additional one bedroom apartment, through interior renovations
only, is not anticipated to have a negative impact on surrounding lands. Based on
the ability to provide for the necessary functional elements of the site, the proposed
density is considered appropriate and conforms to this Policy.

Through a review of the applicable policies, the proposed development demonstrates
conformity to the intent and policies of the Township’s Official Plan.

5.0

CONCLUSION

The purpose of the proposed applications is to obtain approval for an Official Plan
Amendment and Zoning By-law Amendment that would facilitate the conversion of one (1)
existing, vacant commercial unit in the existing building to a residential unit. The proposed
amendments would have the effect of creating a low rise apartment building with a total of
four (4) residential units on the subject lands.

Through approval of the proposed applications, a vacant and underutilized commercial unit
will be converted to a residential unit which will support the efficient use of the resources,
servicing, and infrastructure that are currently in place in the Port McNicoll Settlement Area.
The proposed residential unit will also support Provincial, County and Township housing
objectives by contributing to the supply of attainable housing in a manner that has no
negative impact on surrounding lands and makes efficient use of existing building stock .
The subject lands are located in an area with a mix of existing village commercial and
village residential land uses and the proposed development will complement these land uses
by making use of an otherwise vacant commercial unit. Based on the size and duration of
vacancy of the existing commercial unit it is noted there are very few, if any uses which
would be financially viable for the space, whereas a functional residential unit can be
provided and will contribute to the housing stock in the area.
Planning Justification Report
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Given the above, the requested Official Plan Amendment and Zoning By-law Amendment
applications demonstrate consistency with and conformity to applicable Provincial, Cou nty,
and Municipal planning policies and principles. It is my professional opinion that the
proposed development represents good planning.

Respectfully submitted,
Innovative Planning Solutions

Greg Barker, B.A.A.

Karla Tamayo, M.Pl.

Partner

Planner

Planning Justification Report
IPS File No. 20-953

757 4 th Avenue
Page 19

PLANNING JUSTIFICATION REPORT
OFFICIAL PLAN AMENDMENT & ZONING BY-LAW AMENDMENT

APPENDIX 1:
CONCEPTUAL SITE PLAN
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Source:

·

Corporation of the Township of Tay, General Zoning By-Law No. 2000-57

·

County of Simcoe Interactive Mapping, 2018 Imagery

Note:

·

Information shown is approximate and subject to change.
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A.S.

INNOVATIVE PLANNING SOLUTIONS
PLANNERS • PROJECT MANAGERS • LAND DEVELOPERS
647 WELHAM ROAD, UNIT 9A, BARRIE, ONTARIO, L4N 0B7
tel: 705 • 812 • 3281 fax: 705 • 812 • 3438 e: info@ipsconsultinginc.com

www.ipsconsultinginc.com

Date:

August 24, 2020

Drawn By:

A.S.

File:

20-953

Checked:

K.T. / G.B.

PLANNING JUSTIFICATION REPORT
OFFICIAL PLAN AMENDMENT & ZONING BY-LAW AMENDMENT

APPENDIX 2:
CONCEPTUAL FLOOR PLAN

Planning Justification Report
IPS File No. 20-953

757 4 th Avenue

MAIN FLOOR

8' 8"
BEDROOM 2

BATHROOM

BEDROOM 1

UTILITY

KITCHEN
BATHROOM

COMM UNIT (CURRENT LAYOUT)

LIVING

APT. 1

MAIN FLOOR

8' 8"
BEDROOM 2

BATHROOM

BEDROOM 1

BEDROOM

UTILITY

11' 0"

KITCHEN
BATHROOM

LIVING
LIVING

APT. 1

APT 4 (PROSPECTIVE LAYOUT)

TOP FLOOR

40' 0"

UTILITY

KITCHEN

KITCHEN

5' 0"

17' 0"

9' 8"

BATH

BATH

30' 0"

DEN

BEDROOM
BEDROOM

BEDROOM

18' 6"

PLANNING JUSTIFICATION REPORT
OFFICIAL PLAN AMENDMENT & ZONING BY-LAW AMENDMENT

APPENDIX 3:
DRAFT OFFICIAL PLAN AMENDMENT & SCHEDULE

Planning Justification Report
IPS File No. 20-953

757 4 th Avenue

AMENDMENT NO. ____
TO THE OFFICIAL PLAN FOR
THE TOWNSHIP OF TAY

November 2020
747 4th Avenue, Port McNicoll

1
Tay

THE CORPORATION OF THE TOWNSHIP OF TAY
BY-LAW NO. 2020-____
A By-law to adopt Amendment No. ___ to the Official Plan for the Township of Tay
WHEREAS the Council of the Corporation of the Township of Tay, in accordance with the
provisions of the Planning Act, R.S.O. 1990, as amended, HEREBY ENACTS AS
FOLLOWS:
1. THAT the attached explanatory text, policies and schedule constitute the Amendment
No. ___ to the Official Plan for the Township of Tay shall be and is hereby adopted.
2. THAT the Clerk is hereby authorized and directed to make application to the County
of Simcoe for approval of the aforementioned Amendment No. ___ to the Official Plan
for the Township of Tay.
3. THAT this Bylaw shall come into force and take effect on the date of its final passing,
subject to the approval of the County of Simcoe.
Read three times and finally passed in open Council this _____ day of __________, 2020.

Mayor

Clerk

November 2020
747 4th Avenue, Port McNicoll

2
Tay

THE CONSTITUTIONAL STATEMENT
PART A - THE PREAMBLE

-

does not constitute part of this amendment.

PART B - THE AMENDMENT -

consisting of the following text, appendices and
Schedule “A”, constitutes Amendment No. ____ of the
Township of Tay.

PART C – THE APPENDIX

which does not constitute part of this Amendment.
This appendix contains the Public Meeting Minutes,
Staff Report, and the Council Resolution associated
with this Amendment

November 2020
747 4th Avenue, Port McNicoll

-
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AMENDMENT NO. ___
TO THE TOWNSHIP OF TAY OFFICIAL PLAN

PART A - THE PREAMBLE
1.0 Purpose of the Amendment:
The purpose of this Amendment is to amend Schedule “C” of the Township of Tay Official
Plan – Port McNicoll Settlement Area, to redesignate the lands municipally known as 757
4th Avenue and legally described as Part of Lot 16, Concession 5 in the Township of Tay
from ‘Village Commercial’ to ‘Village Residential’, as shown on Schedule A.
2.0 Location:
The lands subject to this Amendment are municipality known as 757 4th Avenue and
legally described as Part of Lot 16, Concession 5 in the Township of Tay. The subject
lands have a total area of approximately 0.064 hectares (0.159 acres), with approximately
18 metres of frontage onto Fourth Avenue and 18.7 metres of frontage onto a public rightof-way.
3.0 Basis:
The purpose of this Official Plan Amendment is to redesignate the subject lands from
‘Village Commercial’ to ‘Village Residential’ in order to facilitate the conversion of one (1)
commercial unit in the existing building to a residential unit.
The development will support the efficient use of the resources, servicing, and
infrastructure that are currently in place in the Port McNicoll Settlement Area. The
proposed residential unit will also support Provincial, County and Township housing
objectives by contributing to the supply of attainable housing.
3.1 Provincial Policy Statement, 2020
The Provincial Policy Statement has been reviewed relative to this proposal, with specific
attention paid to:
Section 1.1.3
Section 1.4
Section 1.6.6
Section 1.7

November 2020
747 4th Avenue, Port McNicoll

Settlement Areas
Housing
Sewage, Water, and Stormwater
Long-Term Economic Prosperity
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The subject lands are characterized as a Settlement Area within the PPS. The proposed
development will direct redevelopment and residential intensification to the Port McNicoll
Settlement Area.
Section 1.4 looks to support the development of an appropriate range and mix of housing
options and densities to meet the housing needs of current and future residents. The
proposed residential unit will contribute to the supply of attainable residential units within
Port McNicoll.
Section 1.6.6 regards the efficient use and optimization of sewage, water, and stormwater
infrastructure. In alignment with the policies of this Section, the proposed residential unit
will make efficient use of the existing municipal servicing and infrastructure currently
servicing the building.
Section 1.7 seeks to guide development in support of the long-term economic prosperity
of the Province. The proposed development will facilitate the conversion of an existing,
vacant, and underutilized commercial unit to a residential use that can support the
housing needs of the Port McNicoll community.
The proposed development is consistent with the Provincial Policy Statement.

3.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020
The Provincial Policy Statement has been reviewed relative to this proposal, with specific
attention paid to:
Section 2.2.1
Section 2.2.6
Section 3.2.6

Managing Growth
Housing
Water and Wastewater Systems

Section 2.2.1 offers general policies on growth and development within the GGH, noting
that a significant portion of growth should be directed to settlement areas, particularly
where development will have access to existing infrastructure and public service facilities.
The proposed residential unit will make use of the existing infrastructure and public
service facilities servicing the building and Port McNicoll Settlement Area.
Section 2.2.6 seeks to provide a mix of housing options in order to accommodate for a
diverse range of household sizes and incomes. It further states that the development of
housing should have consideration for minimum intensification and density targets. The
proposed residential unit will contribute to the supply of attainable residential units in the
Port McNicoll Settlement Area and contribute to residential intensification and density
targets.

November 2020
747 4th Avenue, Port McNicoll

5
Tay

Section 3.2.6 seeks to ensure the efficient development of water and wastewater
systems. In alignment with the policies of this Section, the proposed development will
make efficient use of the existing municipal water and wastewater systems currently
servicing the building.
The proposed development conforms to the policies of the Growth Plan for the Greater
Golden Horseshoe.

3.3 Official Plan of the County of Simcoe, 2016
The subject lands are designated ‘Settlements’ within Schedule 5.1 – Land Use in the
County of Simcoe Official Plan.
Section 3.1 sets out the planning strategy for Growth Management within the County Plan
by centering on four themes, of which two (bolded below) are significantly related to these
applications:
•
•
•
•

Direction of a significant portion of growth and development to settlements
where it can be effectively serviced, with a particular emphasis on primary
settlement areas.
Enabling and managing resource-based development including agriculture,
forestry, aggregates, and tourism and recreation.
Protection and enhancement of the County's natural heritage system and cultural
features and heritage resources, including water resources.
Development of communities with diversified economic functions and
opportunities, and a diverse range of housing options.

The proposed development will provide for residential intensification within the Port
McNicoll Settlement Area, where the proposed residential unit will have access to and
ensure the efficient use of existing municipal services, existing public service facilities,
and existing active transportation facilities. Where the existing commercial unit is vacant
and has a history of being underutilized, the proposed development offers an opportunity
to convert this unit to a residential use that can contribute to the Township’s range of
housing options.
Section 3.5 guides development in the ‘Settlements’ designation. The proposed
development represents a logical progression of development for lands designated
‘Settlements’, offering residential intensification in place of a vacant, underutilized
commercial unit so that existing infrastructure and facilities may be efficiently utilized. The
proposed redevelopment also minimizes land consumption and servicing costs.
Section 4.1 offers supplementary policies to support the development of complete and
healthy communities. In alignment with these policies, the proposed development will
offer redevelopment and residential intensification in a strategic location with access and
proximity to a number of services and facilities, including a parkette, the Port McNicoll
November 2020
747 4th Avenue, Port McNicoll
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Library, and the Port McNicoll Community Centre. The proposed development will, as a
result, support complete community objectives.
The proposed development conforms to the policies of the County of Simcoe Official Plan.

3.4 Township of Tay Official Plan, 2007 Consolidation
The subject lands are designated ‘Village Commercial’ according to Schedule “C” of the
Township Official Plan. Through the proposed OPA, the entirety of the subject lands will
be redesignated to ‘Village Residential’.
The purpose of the ‘Village Residential’ designation is to protect the low-density,
residential character of these areas, with medium-density development only provided for
in appropriate locations, and subject to Section 4.1.1.3 of the Township Official Plan.
A review of Section 4.1.1.3 determines that the proposed development appropriately
locates medium-density development within the Port McNicoll Settlement Area, with
considerations for servicing, access, parking, landscaping, buffering, and built form.
The proposed development has been shown to conform to all of the relevant policies of
the Official Plan. An Amendment is required to facilitate the fully residential use of the
subject lands in lieu of the existing, vacant commercial unit.

November 2020
747 4th Avenue, Port McNicoll
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PART B - THE AMENDMENT
This part of the document, entitled “Part B – The Amendment”, and consisting of the
following changes to Schedule “C” of the Township of Tay Official Plan, constitutes
Amendment No. ____ of the Township of Tay Official Plan.
1.0 DETAILS OF THE AMENDMENT
The Township of Tay Official Plan, as amended, is hereby further amended as
follows:
Schedule “C” to the Official Plan, as amended, is hereby further amended by
designating the lands municipally known as 757 4 th Avenue, legally known as Part of
Lot 16, Concession 5, in the Township of Tay to ‘Village Residential’, as shown on
Schedule “A” attached hereto and forming part of this Amendment.
2.0 IMPLEMENTATION
The provisions of the Official Plan regarding the implementation of that Plan shall
also apply to this Amendment.
3.0 INTERPRETATION
The provision of the Official Plan, as amended from time to time, shall apply in regard to
the Amendment.

November 2020
747 4th Avenue, Port McNicoll
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PART C – THE APPENDICES
This part consists of the background information and planning considerations associated
with this amendment. This section does not constitute part of the actual amendment.
• Planning Justification Report, prepared by Innovative Planning Solutions, dated
November 2020.

November 2020
747 4th Avenue, Port McNicoll
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THE CORPORATION OF THE TOWNSHIP OF TAY
BY-LAW NUMBER 2020-___
“A By-law of the Corporation of the Township of Tay to amend Zoning By-Law
No. 2000-57 by rezoning lands described as Part of Lot 16, Concession 5 from
Village Commercial Exception 5 (C1-5) to Multiple Residential Exception XX (R3XX)”
WHEREAS the Council of The Corporation of the Township of Tay has received
an application to rezone Part of Lot 16, Concession 5; and,
WHEREAS the Council of the Corporation of the Township of Tay have reviewed
a recommendation to amend the General Zoning By-law and has approved the
recommendation; and,
WHEREAS authority is granted pursuant to Section 34 of the Planning Act, R.S.O.
1990 to enact such amendments;
NOW THEREFORE be it enacted as a By-law of the Corporation of the Township
of Tay the following:
1.

Schedule “H” to General Zoning By-law No. 2000-57, is hereby further
amended by rezoning those lands described as Part of Lot 16, Concession 5
from Village Commercial Exception 5 (C1-5) to Multiple Residential Exception
XX (R3-XX) as shown in Schedule “A” attached hereto, and Schedule “A”
attached hereto forms part of this By-law.

3.

That notwithstanding the provisions of Section 10.3.6 ‘Apartment and Low
Rise Apartment Dwelling’, the following provisions shall apply for existing
development within the R3-XX Zone as:
a)
b)
c)
d)

4.

Minimum
Minimum
Minimum
Minimum

Lot Area
Lot Frontage
Front Yard
Interior Side Yard

645 square metres
18 metres
0.0 metres
0.0 metres (south)

This By-law shall take force and come into effect pursuant to the provisions
and regulations made under the Planning Act, R.S.O. 1990, c.P.13.

BY-LAW read a FIRST, SECOND, and THIRD time and finally PASSED this
_____ day of ____________ 2020.
THE CORPORATION OF THE TOWNSHIP OF TAY

MAYOR

CLERK

N

G
N
O

R
T
S

M
R
A

TH

UR

FO
T
O
B

L
A
T
LEGEND
SUBJECT LANDS
(Area: 649.4m2)
LANDS TO BE REZONED FROM
'VILLAGE COMMERCIAL EXCEPTION 5 (C1-5)' ZONE TO 'MULTIPLE
RESIDENTIAL EXCEPTION - XX
(R3-XX)' ZONE

Scale

SCHEDULE "A"
ZONING BY-LAW AMENDMENT

0
Source:
Note:

5

10

15

20

25m

Township of Tay By-Law 2005-06, Schedule A
Information shown in approximate and subject to change.

INNOVATIVE PLANNING SOLUTIONS

757 4th Ave,
Port McNicoll,
Township of Tay

PLANNERS • PROJECT MANAGERS • LAND DEVELOPERS
647 WELHAM ROAD, UNIT 9A, BARRIE, ONTARIO, L4N 0B7
tel: 705 • 812 • 3281 fax: 705 • 812 • 3434 e: info@ipsconsultinginc.com

www.ipsconsultinginc.com

Date:

Nov. 19, 2020

Drawn By:

A.S.

File:

20-953

Checked:

K.T.

IPS
INNOVATIVE
PLANNING
SOLUTIONS

WWW.IPSCONSULTINGINC.COM

INNOVATIVE PLANNING SOLUTIONS
planners • project managers • land development
December 16, 2020
The Corporation of the Township of Tay
450 Park St., PO Box 100
Victoria Harbour, ON L0K2A0

Attention:

Aleah Clarke, Planner
Planning and Development

Re:

Planning Justification Report Addendum
Official Plan Amendment & Zoning By-law Amendment Applications
757 4th Avenue, Port McNicoll, Tay Township

On behalf of Brock Peel, Innovative Planning Solutions (IPS) would like to submit the
following addendum to our Planning Justification Report, dated December 2020.
In addition to the requested zone exceptions under the ‘Multiple Residential Exception XX
(R3-XX)’ zone, this addendum requests the following additional zone exception:
That notwithstanding Section 3.0 ‘Definitions’, the following shall apply for existing
development within the R3-XX Zone:

Where an apartment or low rise apartment dwelling are proposed, each dwelling unit
may have an independent entrance and each unit shall have an entrance from street
level and may have an entrance from the rear. The occupants of an apartment or low
rise apartment dwelling shall have the right to use any common facilities of the
building, including but not limited to halls, stairs, yards, storage, and laundry rooms.

This proposed zone exception looks to accommodate the existing access points to the
proposed residential unit. As demonstrated through Figure 5 of the Planning Justification
Report, the existing commercial unit has independent front and rear yard entrances. The
proposed zone exception will allow these existing access points to remain through the
conversion to a residential use.
Planning Justification Report Addendum
IPS File No: 20-953
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Trusting this is satisfactory, we look forward to future correspondence with you on this
matter. It is understood the applications will be presented at a Public Meeting scheduled for
January 27, 2021. Should you have any questions or comments, please do not hesitate to
contact the undersigned at your earliest convenience.

Respectfully submitted,
INNOVATIVE PLANNING SOLUTIONS

Karla Tamayo, M.Pl.
Planner
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