
 

 

To: Town of Goderich, Members of Goderich Committee of Adjustment 
 Jason Dykstra, Secretary of the Committee of Adjustment 
From: Victor Kloeze, Senior Planner 
Date: March 31st, 2022 
Re: Consent File C01-22 
Address: 82 Gloucester Terrace, legally known as Part of Lots 506, 507, 508 and 509, Plan 

457, RP 295654, in the Town of Goderich. 
Applicant: Hugh Burgsma (Complete Construction Goderich Inc.) 
Owner: Complete Construction (Goderich) Inc. 

This report is submitted to the Committee of Adjustment for the public hearing on March 
31st, 2022. 

RECOMMENDATION  

It is recommended that the application for consent be approved subject to the following 
conditions: 

(1) All other municipal requirements be met to the satisfaction of the Town including 
property maintenance, compliance with zoning by-law provisions for structures, and 
any related requirements, financial or otherwise; 

(2) That the Town requirement for a $500 cash-in-lieu of park dedication be provided; 
(3) That a lot grading and drainage plan be submitted to the satisfaction of the Town’s 

Chief Building Official; 
(4) Conditions imposed must be met within two years of the date of notice of decision, as 

required by Section 53(41) of the Planning Act, RSO 1990, as amended. If conditions 
are not fulfilled as prescribed within two years, the application shall be deemed to be 
refused. Provided the conditions are fulfilled within two years, the application is valid 
for three years from the date of the notice of decision. 

PURPOSE 

The purpose of the consent application is to create a new lot in the centre of the parcel, 
having the effect of creating three separately transferrable lots from the existing parcel of 
land. In the sketch below, Lot B would be the severed parcel. There is currently an existing 
home on one of the proposed retained lots, Lot C. All three lots front on Gloucester Terrace. 

The subject lands are designated Residential in the Town’s Official Plan, and are zoned Low 
Density Residential (R2) in the Town’s Zoning By-law. 
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Figure 1. Aerial photo of subject lands (outlined in orange) 

 

Figure 2. Severance Sketch, provided by the applicant (north is to the bottom left) 
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REVIEW 

The subject property is approximately 1,785 square metres (0.44 acres) in area, designated 
Residential in the Town’s Official Plan, and zoned R2 (Low Density Residential) in the Town’s 
Zoning By-Law. The proposed consent application would have the effect of creating three 
separate lots on the subject property; which will be referred to as lots A, B and C. Lot A, the 
eastern retained parcel, is approximately 542 square metres in area. Lot B, the centre, 
severed parcel, is approximately 580 square metres in area. Lot C, the western retained 
parcel, has an area of approximately 668 square metres and contains the existing single 
detached dwelling. 

The applicant does not have firm plans for the subject parcels yet. In discussions, he has 
indicated that he could use them to build homes, or sell off one or more of the lots to other 
builders / individuals hoping to build a home. 

When considering consents, applications must be consistent with the Provincial Policy 
Statement (PPS) 2020, conform to the County and Town Official Plans, and comply with the 
Town’s Zoning By-Law.  

Both the PPS and County Official Plan direct settlement areas, such as the Town of Goderich, 
to be the focus of growth and development, and encourage and efficient development 
patterns for continuing intensification. Infill development on existing roads and services is 
supported and encouraged by all levels of planning policy. The division of the property into 
three lots for the purposes of building additional housing is consistent with the direction to 
encourage intensification and infill development, and is compatible with the surrounding 
neighbourhood which includes a range of lot sizes, shapes, and housing types. 

The Town’s Official Plan, Section 10, provides consent policies that require the following for 
the division of land into smaller parcels through the consent process: 

i. No undue extension of any major service is required; 
ii. All proposed parcels abut an existing, public road of construction acceptable to the 

Town; 
iii. The Consent does not result in extending built-up areas unduly, but permits infilling 

of existing built-up areas; 
iv. The parcel size is appropriate for the proposed use and conforms with the provisions 

of the Zoning By-Law, unless the by-law is duly amended or a variance granted. Where 
required, the amendment or variance will be in force prior to the finalization of the 
severance; 

v. Development shall not result in traffic hazards from limited site lines or curves, 
grades, or nearness to intersections; 

vi. Consents will not hinder or restrict the interior development of a block of land.  

The proposed lots (as a result of the consent) will have access to municipal servicing and 
have frontage along existing public roads of construction acceptable to the Town, with 



Consent Application GOD C01-22  Page 4 of 5 
March 31st, 2022 

appropriate parcel sizes that conform to the Town’s Zoning By-law, and the Director of 
Operation and Municipal Engineer have no traffic safety concerns. 

COMMENTS RECEIVED 

No concerns or objections have been received from agencies. Bell Canada provided 
comments indicating they had no concerns. 

Email objections have been received from Don Scott, Gary DeBrusk, Tyler Austin, and Susan 
Sindrey; residents of the surrounding area. Concerns include: 

- The potential for semi-detached or duplex dwellings on the subject property 
- The three lots proposed, requests that the site should only be used for two larger 

‘executive style’ homes 
- Traffic volumes and traffic safety at the intersection of Victoria Street South resulting 

from the potential 2 to 5 new units 
- Current high taxes 
- That the development will reduce their property values 
- The width, design and condition of the current road; that no development should be 

permitted until the road is rebuilt wider and with curbs 
- Stormwater management and lot grading and drainage for the area; concerns 

regarding existing water pooling on the street in front of the proposed lots 

The application for a consent is not changing the existing Low-Density Residential (R2) 
zoning, which allows for two residential units in a variety of forms. The proposed lots have 
sufficient frontage and area to accommodate duplexes, or single detached dwellings with 
secondary units. If one or more of the lots was used for a two-unit building, the development 
would remain compatible with the surrounding area despite the predominant single 
detached dwelling housing type; being compatible does not require new development to be 
the same as what exists. 

Concerns regarding traffic, stormwater, and road condition have been considered by the 
Director of Operations and Municipal Engineer. As trenching for servicing connections are 
restored, they indicate that they will require the restoration to avoid creating multiple small 
patches of the road surface. They consider a lot grading and drainage plan sufficient to 
address stormwater management for the site. Regarding traffic, they indicate that there is 
no need for a traffic study based on the scale of the potential development of the three lots. 
The Director of Operations has advised that municipal road reconstruction takes place 
according to the asset management plan, and that this road is not the highest priority for 
reconstruction. There may be enhancements to the storm sewer system at the time of a 
future road reconstruction. 

Additional items may be raised before or during the public hearing. 
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RECOMMENDATION 

It is recommended that consent application C01-22 be approved, as it meets the 
requirements of the Planning Act, is consistent with the PPS, conforms to the County and 
Town Official Plans, and complies with the Town Zoning By-law. 

EFFECT OF AGENCY AND PUBLIC COMMENTS 

Public comments have been received with concerns regarding: 

- multi-unit dwellings,  
- more than two lots,  
- traffic safety and volumes,  
- taxes,  
- property values,  
- width, design, and condition of the current road, and 
- stormwater management and lot grading and drainage. 

Concerns have been thoroughly considered in preparing my planning recommendation and 
resulted in the inclusion of the requirement of a lot grading and drainage plan through the 
recommended conditions of approval. 

OTHERS CONSULTED 

- Andrea Fisher, Clerk / Planning Coordinator 
- Jason Dykstra, Chief Building Official and Secretary of the Committee of Adjustment 
- Town of Goderich Development Review Staff Group (Engineering, Operations, 

Building, Fire, Clerk, ERTH Hydro, Planning) – no outstanding concerns, comments 
addressed through conditions of approval 
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