Planning Justification Report
OFFICIAL PLAN AMENDMENT AND ZONING BY-LAW AMENDMENT

295 – 299 Bayfield Road, Town of Goderich, Huron County

August 2021

Prepared For:
10064825 Manitoba Ltd.

Prepared By:
Baker Planning Group

1250 Eglinton Avenue West, Suite 228-A12
Mississauga, ON
L5V 1N3

PO Box 23002 Stratford
Stratford, ON
N5A 7V8

www.bakerpg.com

TABLE OF CONTENTS
1

Introduction

1

2

Site and Area Context

2

3

Proposed Development
3-1
Official Plan Amendment
3-2
Zoning By-law Amendment

7
8
9

4

Technical Studies
4-1
Functional Servicing Report
4-2
Environmental Noise Assessment
4-3
Phase One and Two Environmental Site Assessment
4-4
Traffic Brief

10
10
10
11
12

5

Planning Policy Framework
5-1
Planning Act, R.S.O. 1990, CHAPTER P.13
5-2
Provincial Policy Statement, 2020
5-3
Maitland Valley Source Protection Plan
5-4
Huron County Official Plan, 2015
5-5
Huron County Official Plan Review, 2018
5-6
Town of Goderich Official Plan, 2014
5-7
Huron County Residential Intensification Guidelines, 2020
5-6
Town of Goderich Zoning By-law, 2013

14
14
16
20
21
23
23
29
36

6

Summary

41

www.bakerpg.com

|1

1

INTRODUCTION

On behalf of 10064825 Manitoba Ltd. (“Owner”), Baker Planning Group is submitting an Official
Plan Amendment Application and a Zoning By-law Amendment Application for land known
municipally as 295 – 299 Bayfield Road, Goderich and legally known as Part of Lot 12, Concession
“C”, Town of Goderich, County of Huron (“Site”)(Figure 1). The Site is 11,221.7 square metres in area
with frontage on Bayfield Drive and Bennett Street East.
The Owner is proposing a comprehensive redevelopment of the Site for the purposes of a residential
development, comprising of two (2) 5-storey apartment buildings with a total of 116 dwelling units.
The proposed redevelopment represents an opportunity for infilling and intensification within the
built-boundary to improve a vacant brownfield property. The redevelopment has been designed to
include potential ground floor commercial space and a clubhouse providing social and recreation
amenities to the residents. The proposed redevelopment has frontage on an existing municipal road
with access to existing municipal sanitary, storm and water services.
The Site is designated as “Highway Commercial” in the Town of Goderich Official Plan (“Town
OP”)(Schedule B). Schedule F to the Town OP identifies the Site as being located within the “IPZ2”
(Intake Protection Zone). In keeping with the Official Plan, the Site is zoned “Highway Commercial
(C3)” and “Residential Low Density (R2)” in the Town of Goderich Zoning By-law. As outlined in this
Report, the proposed redevelopment will require an Official Plan Amendment and a Zoning By-law
Amendment with site-specific policies and provisions to implement the design vision for the Site.
The Planning Justification Report (“Report”) is being prepared to fulfill the submission requirements
set-out by Huron County and the Town of Goderich. In addition to the Planning Justification Report,
the following technical studies have been prepared to support the Applications:
•
•
•
•
•

Environmental Noise Assessment, by SLR Consulting
Traffic Brief, by J.D. Engineering
Functional Servicing Report, by MTE Consultants Inc.
Phase 1 and 2 Environmental Site Assessment, by
Architectural Renderings by Fryett Turner Architects Inc.

The Report provides a summary of the proposed redevelopment, the applicable land use policies,
and will address the appropriateness of the application and if it constitutes good land use planning.
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SITE AND AREA CONTEXT

Located within the settlement area of Goderich, the Site has an area of 11,221.7 square metres, with
66.0 metres of frontage on Bayfield Road and 9.57 metres of frontage on Bennett Street East.
The Site is vacant and generally flat with a mix of asphalt and soil/gravel surfaces, as previous
buildings and structures have been demolished. Previous uses on the Site have included retail
operations. Through the previous retail operations, the Site has access to municipal services and
vehicular access to Bayfield Road.
Image 1: Site (Looking East from Bayfield Road)

Source: Baker Planning Group, May 2021
Image 2: Site (Looking South to Wendy’s)

Source: Baker Planning Group, May 2021
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Image 3: Site (Looking Northwest to Bayfield Road)

Source: Baker Planning Group, May 2021

Image 4: Site (Looking Southwest to Bayfield Road)

Source: Baker Planning Group, May 2021
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Image 5: Site (Looking North)

Source: Baker Planning Group, May 2021
The area surrounding the Site includes a range of land uses and a varied built-form that is typical for
land located outside the core area on a arterial road (Figure 2). There is no consistent lotting fabric
or architectural style in the immediate area. Uses include institutional, commercial, office and
residential. The Site is itself is boarded by office, commercial and residential uses.
The property directly to the south is occupied by a fast food establishment (Wendy’s) and further
south is the Bethel Pentecostal Assembly. Beyond those uses is the intersection of Bayfield Road
and Suncoast Drive East, a major intersection in the Town of Goderich. Uses at this intersection
include the Harbour Hill Retirement Community, a 4-storey multi-unit residential building, a
MacDonald’s and a park.
The property immediately north, located at the intersection of Bayfield Road and Bennett Street
East contains a chiropractic office, while the property backing onto the Site along Bennett Street
East contains a townhouse residential development. This development provides townhouses
fronting Bennett Street East, with a rear yard parking lot supporting parking for all units. The
parking area for the townhouses immediately abuts the Site.
Uses to the east include a garden centre (Art’s Landscaping), a newly constructed residential
condominium with townhouses and a car wash. To the west, on the west side of Bayfield Road, are
a number of highway oriented commercial uses as well as St. Mary’s Catholic Elementary School. As
part of the school there is a playground, park and baseball diamond.
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Bayfield Road is considered an arterial road under town jurisdication, and Bennett Street East a local
road. Bayfield Road has sidewalks on boths sides and Bennett Street East has a sidewalk on the
north side.
The Site is within walking distance of the following amenities, which will support the proposed
redevelopment and intensification:
•
•
•
•
•
•
•
•
•
•

St. Mary’s Catholic Elementary School
Goderich Public School
Goderich District Collegiate Institute
The recreation amenities at St. Mary’s Catholic Elementary School
Balvina Drive East Park
Goderich Agricultural Park
Maitland Recreation Centre
Several places of worship
Grocery store (Food Basics)
Home supply stores (Home Hardware and Peavey Mart)

The Site is just over 1 kilometre from the downtown square, which includes a range of government,
employment, commercial service and commercial uses.
Image 6: Site (Garden Centre)

Image 7 (Bennett Street East Residential)
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Image 8: Site (Place of Worship)

Image 9: Harbour Hill Retirement

Image 10: Wendy’s

Image 11: Bennet St. E. Residential

Image 12: Car Wash (Suncoast Dr. E.)
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PROPOSED REDEVELOPMENT

The Owner is proposing to redevelop the Site for the purposes of two (2) 5-storey apartment
buildings and an associated clubhouse. At this time, the Owner is proposing to provide rental
dwelling units to the Goderich market, consisting of 1-bedroom and 2-bedroom units. The two (2)
buildings are proposed to be of an identical size with 58 dwelling units each, providing a total of 116
dwelling units. All dwelling units will include a private balcony.
The dwelling units are proposed as follows:
Dwelling Type

Number

Square footage

1-Bedroom
2-Bedroom
Total

28
88
116

700-982sq.ft.
830-983 sq.ft.

Anticipated
Rate
$1200
$1350-$1800

Rental

Please refer to the Conceptual Site Plan, Building Elevations, 3D Renderings, Floor Plans and Angular
Plane drawings in reviewing the detailed discussed below (Figures 3 to 7).
The proposed redevelopment has been intentionally designed to provide a strong public frontage
with active uses and pedestrian connections along Bayfield Road, while providing for the efficient
use of the Site given its elongated shape. A clubhouse for the residents of the new buildings is
proposed at 1 ½ storeys in height at the Bayfield Road frontage with a main entrance, three
windows, a pedestrian canopy and a direct pedestrian walkway to Bayfield Road. The area
surrounding the clubhouse includes a common amenity area with an outdoor patio and patio
furniture.
The two (2) proposed buildings are located to the east of the clubhouse and are reflective of the
elongated nature of the Site. The proposed buildings have been sited to provide a greater physical
separation to the existing commercial uses to the south, yet sufficiently set back from the existing
residential uses to the north.
Each building includes a main entrance with a large canopy and connecting sidewalks that provide
access to the clubhouse, Bennett Street East and Bayfield Road. The buildings have been articulated
through both vertical and horizontal projections, expansive windows, the inclusion of balconies and
varying building materials. The upper floors of the proposed buildings have a lighter building tone
than the middle section of the buildings to lighten the massing of the upper floors. The base of the
buildings are proposed to clad in stone to draw prominance to the main level.
Common Amenity Areas
The proposed redevelopment consists of three (3) key amenity areas offered to the residents of the
Site:
•

The Clubhouse
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R EG UL ATIO NS G O V E R NING C 3 & R 5

Building A
58 Dwelling Unit Apartment

ROW

A ME NITY S P A C E S R E Q UIR E D

A R E A C AL C UL A TIO N

1106.5 m

2

1106.5 m

2

Common & Private Amenity Space
1 Bedroom + Den Units

20 m x 26
520 m 2

2 Bedroom Units

Building B
58 Dwelling Unit Apartment

Building C
Amenity Building

217 m

2

1
2
3
3/4
4/5
5/6

2

55 m 2 x 90
4,950 m 2
m2

To ta l R e q 'd R 5

5 ,4 7 0 0

To ta l R e q 'd @ 2 0 m2 x 116

2 ,3 2 0 m2

Proposed at Ground Level
Unit Balconies
Proposed Amenity Building & Patio
To ta l P r o p o s e d

3,856.95 m 2
1,229.9 m 2
241.3 m 2
5 ,3 2 8 .15 m2 o r
4 6 m2 pe r unit

6/7
8/9
9/10

2,430 m

Children's Outdoor Play Area
2 Bedroom Units

2

Lot Area

11,221.7 m

Lot Coverage Percentage

21.7%

2

1.4 m 2 x 90
126 m 2

CURRENT - C3

REQUIRED - R5

PROPOSED

MIN. LOT FRONTAGE
MIN. LOT AREA
MIN. LOT DEPTH
MAX. LOT COVERAGE
MIN. FRONT YARD
MIN. REAR YARD
MIN. SIDE YARD

55 m
3600 m
45 m
40%
7.5 m
8m
3m

15 m
743 m 2
N/A
40%
7.5 m
10.7 m
6m
35% 3,927.6 m
17.1 m

66 m
11,221.7 m
193.7 m
22%

2

2

2

MIN. LANDSCAPED OPEN SPACE
MAX. BLDG HEIGHT

20% or 2,244.32 m
11 m

10

MIN. AMENITY AREA

N/A

116 units x 20 m

12

MIN. CHILDREN'S OUTDOOR PLAY AREA

N/A

2 BEDROOM = 1.4 m
NO LESS THAN 50 m

13

MIN. DISTANCE BTWN APARTMENT
DWELLING BUILDINGS ON A LOT

N/A

BTWN FRONT/REAR = 15 m
BTWN FRONT/REAR & END = 10 m
BTWN END/END = 3 m

PARKING CALCULATION
1 PER DWELLING UNIT (6.13.1.1.1)
Barrier-Free 101-200 = 5 A, 5 B

116 DWELLING UNIT SPACES @ 1.22

TO TA L LO T C O V E R A G E
Total

REGULATION

13/14

COMPLIES

2

35% 4,031.95 m
16.14 m
2

= 2,320 m

2

2

5,328 m

2

126 m

142 SPACES

YES
YES
YES
YES
YES
YES
YES
YES
YES

2

2

or 46 m

Subject
Property

YES*

x unit

YES

2

N/A
30 m
18.5 m

N/A
YES
YES

142 DWELLING SPACES

YES*

including 10 BF

5 TYPE A, 5 TYPE B
BARRIER FREE SPACES

1.22 SPACES / UNIT
Subject
Property

*Adjusted provision to suit site speciﬁc zoning.
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•
•

Private Balconies
Outdoor Common Amenity Areas

In total, the amenity areas (recreational and aesthetic purposes) are approximately 5,300 square
metres in size, or 57,000 square feet.
The clubhouse is proposed to be 217 square metres (2336 square feet) in size and includes a gym,
general office area, washrooms and a meeting/party room. Exterior features to the clubhouse
include a covered patio with outdoor seating.
Each dwelling unit is proposed to provide a minimum private 5 square metre (53 square feet) patio
or balcony.
Outdoor common amenity areas are provided in two areas on the Site, with the first being adjacent
to the proposed clubhouse. The second area is located between Building A and Building B and is
proposed to include a children’s play area. Additional open space and landscape is located
throughout the Site.
In addition to the amenity areas, the Owner is proposing screening along the interior property lines
through a combination of landscaping and solid wood fencing. Screening details will be addressed
through the Site Plan Application.
Vehicular Access
There are two (2) vehicular accesses proposed to the development, with the main entrance being off
of Bayfield Road. A two-way access is proposed along the south property line that connects through
the Site and exits at Bennett Street East. The access aisle is proposed to be 7.5 metres wide and of
sufficient size for a fire route.
Site Circulation
The development has been designed to include a connected pedestrian system with walkways
throughout the Site. The proposed 1.9-metre-wide walkway connects from Bayfield Road to
Bennett Street East as well as the clubhouse, residential buildings and common amenity areas.
Supporting Site Features
The Conceptual Site Plan includes the required supporting site functions necessary for the
residential use. This includes three snow storage areas, concealed garbage locations, areas for
loading and unloading.

3-1

OFFICIAL PLAN AMENDMENT

To complete the proposed redevelopment of the Site through infilling and intensification, an Official
Plan Amendment is required to redesignate the Site from “Highway Commercial” to “Residential”
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(Figure 8). The proposed redevelopment complies with all policies in the Residential designation, as
outlined below, and no site-specific policies are required.

3-2

ZONING BY-LAW AMENDMENT

To permit the proposed redevelopment, a Zoning By-law Amendment will be required to rezone the
Site from “Highway Commercial (C3)” and “Residential Low Density (R2)” to “High Density
Residential (R5)” with site-specific provisions (Figure 9). The following is a draft of the proposed
amending by-law for consideration.
11.3.XX

R5-XX: (Key Map 17)

Notwithstanding the provisions of Section 11.1 (Uses Permitted) to the contrary, the area zoned R5-XX
may also be used for commercial uses, limited to a convenience store, personal service shop and eating
establishment. Drive through restaurants are prohibited.
The provisions of Section 11.2.2 (Apartment Dwellings) shall apply with the following exceptions:
For each dwelling unit in an apartment building, amenity area for the private and communal
recreation and aesthetic needs of the residents shall be provides as follows:
1 bedroom unit: 20 square metres
2 bedroom unit:
55 square metres
Minimum depth for privacy yards (basement and ground floor dwelling units) shall not be
required
A maximum building height of five (5) storeys and 17.1 metres is permitted
Where lands have been comprehensively planned and are subject to an approved site plan and
a development agreement pursuant to Section 41 of the Planning Act, any zoning deficiencies
resulting from the creation of the parcels of tied lands, shall be deemed to comply with the
regulations of the By-law, provided that all applicable regulations of the By-law relative to the
whole lot and its external lot lines existing prior to any condominium plan registration are
complied with
A maximum of two commercial units are permitted, with each unit being permitted a maximum
gross floor area of 93 square metres
Notwithstanding the provisions of Section 6.13, a minimum of 1.22 parking spaces per dwelling unit is
required.
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4

TECHNICAL STUDIES

This section of the Report provides a summary of the supporting technical studies to the Official Plan
Amendment and Zoning By-law Amendment Applications. It is recommended that the each of the
studies be reviewed in conjunction with this Report.

4-1

FUNCTIONAL SERVICING REPORT

MTE Consultants Inc. was retained by the Owner to completed a Functional Servicing Report for the
proposed redevelopment. The Report concluded that:
•
•

•

•
•
•

4-2

The proposed development may be adequately serviced through the addition of proposed
gravity sanitary sewers, storm sewers and municipal watermains but additional topo will be
required to confirm.
An private sanitary outlet connection to Bayfield Road will be utilized for the proposed
development. The existing sanitary service will need to be increased to suite the proposed
development. The capacity of the downstream sewer appears to be adequately sized. The
capacity of downstream sewers will need to be confirmed by the Town of Goderich.
An private water service, connected to Bayfield Road, will be utilized for the proposed
development. The existing service is smaller than 200mm diameter and will need to be
increased to suit the proposed development. The capacity within the water distribution
system will need to be confirmed by the Town of Goderich.
An existing private storm outlet connection may be utilized according to the stormwater
management and downstream capacity requirements on Bayfield Road. The capacity of the
downstream sewers will need to be confirmed by the Town of Goderich.
Stormwater management for the development may be accommodated through the uses of
surface and underground storage for quantity control as well as a treatment unit for quality
control.
Overall site grading will provide for “major” overland flow conveyance towards the outlet
weir, provide adequate cover over municipal services and generally match existing road and
boundary grades with appropriate slopes.

ENVIRONMENTAL NOISE ASSESSMENT

SLR Consultants was retained by the Owner to undertake an Environmental Noise Assessment to
address transportation and stationary noise. The Assessment concluded that:
Transportation Noise
•
•
•

An assessment of transportation noise impacts from surrounding roadways has been
completed.
Based on transportation façade sound levels upgraded glazing is not required within the
development.
Ventilation and Warning Clauses include provision for Air Conditioning and a Type C.
Warning clause are required for the west facing units of Building A.
www.bakerpg.com
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•

Warning Clauses should be included in agreements registered on Title for the residential
units and included in agreements of purchase and sale/rental agreements. Warning clauses
are included in Appendix D of the Assessment.

Stationary Noise
•
•

“Stationary” noise from the surrounding commercial and industrial facilities were assessed
on the proposed development.
Stationary noise impacts from the surrounding commercial noise are predicted to meet
NPC-300 Class 1 guideline limits on all façades. The proposed development does not have
any defined OLAs for assessment purposes.

Overall Assessment
•
•
•
•

4-3

Impacts of the environment on the proposed development can be adequately controlled
with appropriate inclusion of ventilation and warning clause requirements.
Impacts of the proposed development on itself are not anticipated and can be adequately
controlled by following the design guidance.
Impacts of the proposed development on the surroundings are expected to meet the
applicable guideline limits and can be adequately controlled by following the design
guidance.
As the mechanical systems for the proposed development have not been designed at the
time of the assessment, the acoustical design should be reviewed by an Acoustical
Consultant as part of the final building design.

PHASE ONE AND TWO ENVIRONMENTAL SITE ASSESSMENT

DS Consultants Ltd. completed a Phase Two Environmental Site Assessment (“ESA”) on behalf of
the Owner. The Phase Two ESA was completed in support of filing a Record of Site Condition for
the proposed redevelopment. The objective of the Phase Two ESA is to confirm whether
contaminants are present, and at what concentration are they present on the Site, as related to the
Areas of Potential Environmental Concern (APEC) identified in the Phase One ESA.
The Phase One ESA completed in May 2021 indicated that the Site was first developed for
commercial purposes circa the 1960s and continue to be used as such until 2020. The Site historically
operated as a lumberyard, from the early 1960s until November 2001. By the late 1970s, the Site
started to be used for retail purposes, the Bluewater Carpet and Tile showroom and warehouse
operated at the Site until 2020. By mid- 2020 the buildings formerly present at the Site were
demolished, and since then, the Site became vacant land.
A total of eight (8) Potentially Contaminating Activities (PCAs) were identified in the Phase One ESA,
which were considered to be contributing to six (6) APECs on the Site, necessitating a Phase Two
ESA.

www.bakerpg.com
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Based on a review of the findings of this Phase Two ESA, DS presents the following conclusions and
recommendations:
•

•
•

•

4-4

EC and SAR impacts in soil were identified on the fill material of borehole MW21-1, and
sodium and chloride impacts were identified in monitoring wells MW21-1 and MW21-3. Per
Section 49.1(1) of O.Reg. 407/19, published December 4, 2019 “If an applicable site condition
standard is exceeded at a property solely because of one of the following reasons, the
applicable site condition standard is deemed not to be exceeded for the purpose of Part XV.1
of the Act”: “…that a substance has been applied to surfaces for the safety of vehicular or
pedestrian traffic under conditions of snow or ice or both”. The EC and SAR impacts in soil
and sodium and chloride impacts in groundwater identified on the Site, are attributed to the
application of de-icing agents on the Site or neighbouring properties. Based on this
provision, the impacts are deemed not to be exceeded. It should be noted that for the
purposes of construction and development, disposal premiums may still be incurred for the
removal of the soil impacted with EC and SAR.
Aesthetic impacts were noted within the fill material on-site. Aesthetically impacted soils
may incur disposal premiums, regardless of the results of the chemical analyses.
It was concluded that the soil and groundwater quality on-Site met the applicable MECP
Table 2 SCS as of the certification date of May 18, 2021. Based on the findings of this Phase
Two ESA no further investigation is recommended. A Record of Site Condition may be filed
on the basis of this Phase Two ESA.
All monitoring wells should be decommissioned in accordance with O.Reg. 903 when no
longer required.

TRAFFIC BRIEF

JD Northcote Engineering Inc. was retained by the Owner to prepare a Traffic Brief for the
proposed redevelopment of the Site. The Brief concluded that:
•
•
•
•

•

The proposed development is expected to generate a total of 42 AM and 52 PM peak hour
trips.
An intersection operation analysis was completed under total (2023) traffic volumes with the
proposed development operational at the study area intersections. No infrastructure
improvements are recommended.
It is noted that in some cases, depending on how the parking spaces are sold, some units may
be sold with no parking spaces and some units may be sold with more than two parking
spaces.
The Bayfield Access will operate efficiently as a full-movement access, with one-way stop
control for the westbound movements. A single eastbound and westbound lane at the
Bayfield Access driveway will provide the necessary capacity to service the proposed
development.
The Bennett Access will operate efficiently as a full-movement access, with one-way stop
control for the northbound movements. A single eastbound and westbound lane at the
Bennett Access driveway will provide the necessary capacity to service the proposed
development.
www.bakerpg.com
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•
•

•
•
•

The sight distance available for the Bayfield Access and Bennett Access meets the TAC
minimum stopping sight distance requirements. `
The recommended minimum parking supply for the proposed development is as follows:
· 110 – Resident parking spaces
· 29 – Residential visitor parking spaces
· 139 – Total parking spaces
It is recommended that 10 accessible parking spaces are provided, in accordance with the
minimum requirement provided in the Town’s Zoning By-law 124-2013.
The proposed parking supply is sufficient to accommodate the parking demand for the
intended use. Overflow parking onto adjacent on-street parking or private parking lots is not
anticipated.
In summary, the proposed redevelopment will not cause any operational issues and will not
add a notable delay or congestion to the local roadway network.

www.bakerpg.com
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5

PLANNING POLICY FRAMEWORK

This section of the Planning Justification Report provides an overview of the relevant planning
policies to the Proposed Development and the Draft Plan of Subdivision Application.
5-1

PLANNING ACT, R.S.O. 1990, CHAPTER P.13

The Planning Act, R.S.O. 1990, CHAPTER P.13, provides provincial legislation that “sets out the
ground rules for land use planning in Ontario. It describes how land uses may be controlled, and who
may control them.”
Section 2 of the Planning Act outlines the matters of provincial interest that the council of a
municipality, a planning board and Ontario Land Tribunal shall have regard to in carrying out their
responsibilities under the Act. The following table provides a summary of the provincial interests,
along with an analysis as it relates to the proposed development and the subject Applications.
Table 5-1: Summary of Provincial Interest
Section Provincial Interest
a)
the protection of ecological systems,
including natural areas, features and
functions

b)
c)

d)

the protection of the agricultural
resources of the Province
the conservation and management
of natural resources and the mineral
resource base
the conservation of features of
significant architectural, cultural,
historical, archaeological or scientific
interest

e)

the supply, efficient use and
conservation of energy and water

f)

the adequate provision and efficient
use of communication,
transportation, sewage and water
services and waste management
systems

Analysis
The proposal is a redevelopment of a derelict
vacant commercial property and will not
remove any existing trees nor will it further
alter any natural areas, features, or functions.
Landscaped spaces are being proposed as part
of the development.
The Site does not contain any agricultural
resources.
The Site does not contain any natural resources
or mineral resources.
There are no known significant features on the
Site, per the mapping to the Town Official
Plan.
The Site has been substantially altered and am
archaeological assessment was not required.
The proposed redevelopment can utilize
existing municipal services and through the
introduction of stormwater controls, will
create an overall improvement to the water
quality and quantity.
• Communication services are available to
the Site.
• Active transportation will be facilitated a
connected pedestrian route on the Site that
leads to the existing municipal sidewalks.
• Sanitary and water services are available.
www.bakerpg.com
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Section Provincial Interest

g)

the minimization of waste

h)

the orderly development of safe and
healthy communities

h.1)

the accessibility for persons with
disabilities to all facilities, services
and matters to which this Act applies

i)

the adequate provision and
distribution of educational, health,
social, cultural and recreational
facilities
the adequate provision of a full range
of housing, including affordable
housing

j)

k)

the adequate provision of
employment opportunities

l)

the protection of the financial and
economic well-being of the Province
and its municipalities

Analysis
• Waste management has been considered
through the Conceptual Site Plan, including
waste storage (internally and externally)
and waste removal.
The Owners will explore opportunities to
minimize waste through the construction
process, should the application be approved.
Internal garage collection is proposed to
encourage and support waste separation and
recycling.
The Site is located within a built-up area of the
Town and will contribute to providing a range
of needed residential dwelling options in the
urban area with the provision of services and
municipal roads.
The supporting technical studies address
matters such as noise impact, shadowing and
overlook as well as traffic impacts.
Through future applications, including the
Ontario Building Code, matters related to
accessibility will be addressed.
The Owner is proposing to provide 10%
accessible units, with the inclusion of an
elevator, barrier-free entrance doors and
interior floor plan layouts.
The Site is located within the urban area, in
close proximity to schools, jobs and recreation
opportunities.
The development will provide rental units and
contribute to the range of available housing
options in the Town. The County provides that
$900/month is an approximate affordable
rental rate. The proposed rental units will
range between $1200 and $1500, while above
the affordable rate, it will provide new housing
with various supporting amenities at an
attainable housing rate.
The introduction of a greater range and
amount of housing will support local employers
in attracting employees to Goderich.
The efficient use of land with existing and
planned municipal infrastructure, provides for

www.bakerpg.com
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Section Provincial Interest

m)

the co-ordination of planning
activities of public bodies

n)

the resolution of planning conflicts
involving public and private interests

o)

the protection of public health and
safety
the appropriate location of growth
and development

p)

q)

r)
r.i)
r.ii)

r.iii)

s)

the promotion of development that
is designed to be sustainable, to
support public transit and to be
oriented to pedestrians
the promotion of built form that:
is well-designed
encourages a sense of place

Analysis
long-term financial stability and cost-effective
development.
To be addressed through the circulation of the
planning applications to applicable public
bodies.
Planning conflicts involving public and private
interests have not been identified through the
pre-consultation review.
The proposed urban residential uses will be
fully serviced on municipal water and sanitary.
The Site is located within a built-up area of the
Town and will contribute to providing
attainable residential development with
proximity to educational, recreational, and
commercial services, in the urban area with the
provision of services and municipal roads.
The Site has frontage on municipal roads with
sidewalks on both sides of Bayfield Road and
one-side of Bennett Street East and are
connect to the larger community.

The development provides for a sense of
community by extending the residential
community and the inclusion of common
gathering spaces and landscaped edges.
provides for public spaces that are of Area parks and public spaces are available
high quality, safe, accessible,
within walking distance to the Site, and on-site
attractive and vibrant
amenities will include new landscaped spaces,
a children’s play area and a clubhouse.
the mitigation of greenhouse gas The redevelopment of land within an urban
emissions and adaptation to a area minimizes the consumption of agricultural
changing climate
land.

In summary, it is our opinion that the proposed development and the implementing Official Plan
Amendment and Zoning By-law Amendment Applications have regard for matters of public interest.
5-2

PROVINCIAL POLICY STATEMENT, 2020

The Provincial Policy Statement (“PPS”), 2020 is a province-wide policy document that sets the
foundation for regulating development and the use of land. The PPS is issued under Section 3 of the
Planning Act. The PPS “provides for appropriate development while protecting resources of
provincial interest, public health and safety, and the quality of the natural and built environment.”
The document is to be read in its entirety and all relevant policies are to be considered. Municipal
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official plans are the most important vehicle for implementing the PPS and for achieving
comprehensive, integrated and long-term planning.
The following section provides a summary of the policy directives that are relevant to the proposed
development and associated Applications.
Directive #1 – Efficient and Resilient Growth
Section 1.1 of the PPS outlines the general policies for the development of efficient and resilient land
use patterns and growth. Specifically, Section 1.1.1 outlines the policies to create sustainable,
healthy, liveable and safe communities, including:
a) promoting efficient development and land use patterns which sustain the financial wellbeing of the Province and municipalities over the long term;
b) accommodating an appropriate affordable and market-based range and mix of residential
types (including single-detached, additional residential units, multi-unit housing,
affordable housing and housing for older persons), employment (including industrial and
commercial), institutional (including places of worship, cemeteries and long-term care
homes), recreation, park and open space, and other uses to meet long-term needs;
c) avoiding development and land use patterns which may cause environmental or public
health and safety concerns;
d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;
e) promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective
development patterns, optimization of transit investments, and standards to minimize land
consumption and servicing costs;
f) improving accessibility for persons with disabilities and older persons by addressing land
use barriers which restrict their full participation in society;
g) ensuring that necessary infrastructure and public service facilities are or will be available to
meet current and projected needs;
h) promoting development and land use patterns that conserve biodiversity; and
i) preparing for the regional and local impacts of a changing climate.
Section 1.1.2 states that sufficient land shall be made available to accommodate an appropriate
range and mix of land uses to meet projected needs for a time horizon of up to 25 years. Section
1.1.3.1 and 1.1.3.2 states that growth and development shall be focused to settlement areas and that
land use patterns in these 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;
www.bakerpg.com
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e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed; and
g) are freight-supportive.
Section 1.1.3.3 and Section 1.1.3.4 provide the need for a greater supply and range of housing
options through intensification and redevelopment and compact form.
Section 1.1.3.5 states that planning authorities shall establish and implement minimum targets for
intensification and redevelopment within built-up areas, based on local conditions. New
development taking place in designated growth areas should occur adjacent to the existing built-up
area and shall have a compact form, mix of uses and densities that allow for the efficient use of land,
infrastructure and public service facilities (Section 1.1.3.6).
Section 1.1.3.7 b) of the PPS addresses the phasing of growth, stating that development should
proceed in an orderly progression, in keeping with the provision for intensification and
redevelopment, and of the necessary public services and infrastructure.
Directive #2 – Housing
Section 1.1 of the PPS provides general policies regarding growth and land use patterns. Section 1.4
of the PPS more specifically speaks to considerations for residential growth including intensification,
redevelopment and the provision of an appropriate range and mix of housing types and densities.
Section 1.4.3 states that planning authorities shall provide for a mix of housing types and densities
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 lowertier 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 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
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f) establishing development standards for residential intensification, redevelopment and new
residential development which minimize the cost of housing and facilitate compact form,
while maintaining appropriate levels of public health and safety.
Directive #3 – Public Space, Recreation, Parks, Trails and Open Space
Section 1.5.1 states that 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;
c) providing opportunities for public access to shorelines; and
d) recognizing provincial parks, conservation reserves, and other protected areas, and
minimizing negative impacts on these areas.
Directive #4 – Supporting Existing Infrastructure
Section 1.6 emphasizes the efficeint use of infrastructure and public service facilities including
sewage, water and stormwater, transportation systems, and waste management. Transportation
systems are addressed in Section 1.6.7.4, stating that “a land use pattern, density and mix of uses
should be promoted that minimize the length and number of vehicle trips and support current and
future use of transit and active transportation.”
Directive #5 – Land Use Compatibility
The PPS addresses land use compatibility in Section 1.2.6.1, stating that major facilities and sensitive
land uses shall be planned and developed to avoid, or if avoidance is not possible, minimize and
mitigate any potential adverse effects from odour, noise and other contaminants, minimize risk to
public health and safety, and to ensure the long-term operational and economic viability of major
facilities in accordance with provincial guidelines, standards and procedures.
Directive #6 – Human Made Hazards
Given the previous commercial use on the Site and the surrounding commercial uses, Section 3.2.2
of the PPS must be considered in the context of the Applications. Section 3.2.2 states that sites with
contaminants in land or water shall be assessed and remediated as necessary prior to any activity on
the site associated with the proposed use such that there will be no adverse effects.
Directive #6 – Supporting Long-Term Economic Prosperity
Section 1.7 of the PPS provides a detailed list of policies to support long-term economic prosperity
in the Province, including the optimization of land, resources and infrastructure. Section 1.7.1 a)
encourages “residential uses to respond to dynamic market-based needs and provide necessary
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housing supply and range of housing options for a diverse workforce” and Section 1.7.1 f) promotes
the redevelopment of brownfield sites.
Planning Analysis
In summary, it is our opinion that the proposed development and the implementing Official Plan
Amendment and Zoning By-law Amendment Applications are consistent with the PPS. As outlined
in the preamble to the PPS, the policy-led planning systems in Ontario seeks to address the complex
inter-relationships between the pillars that contribute to good land use planning. This includes
agricultural protection, range and mix of housing supply, long-term economic prosperity and climate
change mitigation.
The proposed redevelopment will address existing housing shortages in the Town of Goderich and
provide a greater range and mix of housing forms and tenure. The proposed redevelopment utilizes
a brownfield property that is vacant and underutilized within the urban boundary with access to
transportation networks and municipal servicing.
The proposed redevelopment addresses matters related to climate change and agricultural
protection by providing new housing within the built boundary that alleviates long-term pressure to
expand the settlement area and remediates a property that is entirely paved with no controls on
stormwater quality of quantity.
The Site and the proposed redevelopment are well situated to accommodate residential uses with
residential to the north, commercial and service commercial uses to the south and a public school to
the west.
The Applications, along with the supporting technical studies, have been prepared to address the
relevant sections of the PPS, including servicing, transportation, land use compatibility (noise) and
environmental site assessment. The technical studies demonstrate that:
1. The Site and the proposed redevelopment can connect to existing municipal services, and
there is capacity in the overall municipal system.
2. Sufficient off-street parking is available to accommodate the proposed dwelling units.
3. The area road network, including the intersection of Bennett Street East and Bayfield Road,
can accommodate the additional traffic generation.
4. The noise levels at the sensitive receptors are within the permitted range of the MECP.
5. There is no contamination of concern on-site, in keeping with the MECP criteria.
The proposed redevelopment continues to support economic activity in the Town of Goderich
through both construction-related jobs and the introduction of new housing to support employee
attraction and retention.
5-3

MAITLAND VALLEY SOURCE PROTECTION PLAN

The Province of Ontario passed the Clean Water Act in 2006 to ensure clean, safe and sustainable
drinking water is available for Ontarians. The intent is to protect water before it enters the municipal
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drinking water system. All planning decisions shall be in conformity with the policies that address
significant drinking water threats as per Section 39 (1) (a) of the Clean Water Act.
The Act established 22 source water protection areas and source protection regions to manage
existing and future risks to municipal drinking water sources. The Site is located within the Maitland
Valley Source Protection Region and is subject to the policies of the Maitland Valley Source
Protection Area (2019).
Schedule MV-GO-2 (Goderich)(Figure 10) to the Maitland Valley Source Protection Area identifies
the Site, and the majority of Goderich as “IPZ2 - Vulnerability Score of 5.4” (Figure 7). Section 2.2
states that the Intake Protection Zone (IPZ) “illustrates where surface water is coming from to supply
a municipal intake at a water treatment plant and how fast it is travelling toward the intake. A total
of two zones are identified:
•
•

IPZ-1 is a 1 km radius around the intake or up to a 120 m buffer on land
IPZ-2 is the area within which surface water could reach the intake within two hours”

For areas with a “vulnerability score less than 8, no activities (except DNAPLs) can be considered a
significant drinking water threat and the more restrictive polices like Prohibition and Risk
Management Plans cannot be used in these areas.” On this basis, no further analysis or assessment
is required.
5-4

HURON COUNTY OFFICIAL PLAN, 2015

The purpose and implementation of the Huron County Official Plan (“County OP”), is outlined in
Section 1.2, stating that:
The County Official Plan is a statement of the community and is presented in the words of the
community. It is a record and guide. Not only does it provide direction for the activities of
individuals and community organizations, the County Official Plan provides guidelines to local
municipalities for the development of local official plans. The policies and actions are general
policies and are provided as guidelines.
The County OP includes five (5) resource maps, provided as reference, not land use designations.
Detailed mapping and land use designations are to be provided in the local official plans. The Site is
identified as “Primary Settlement Area” on the Settlement Areas Map (Figure 11). Primary
Settlement Areas are the largest urban centres in the County and have full municipal services. As
stated in Section 7.3 of the County OP, these areas are intended to be the primary location for growth
and development in the County with the full range of services, amenities and employment
opportunities. The County OP states that 75% of growth will be allocated to the Primary Settlement
Areas.
Section 7.3.2 Housing and Intensification states that:
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1) Market pressures and changing demographics are altering the form of housing types and the
density of residential development. To accommodate these changes, and to address issues
related to accessibility, mental health and low income, communities will:

a) Encourage mixed use development;
b) Contain an increase in overall density; and
c) Provide adaptable forms of housing.
2) Measures, such as second dwelling unit policies, will be contained in local Plans to encourage
more compact housing forms and densities that are affordable to low and moderate income
households (Note: Housing is generally considered affordable if households do not pay more
than 30 percent of their gross income on housing). (Amended by OPA 4)
3) Large scale residential development and redevelopment will be required to locate where
social, health and other services are available.
4) The following targets are established to promote and monitor housing affordability in
accordance with provincial criteria:
a) 30% of total residential development in the County will be affordable for low and
moderate income households;
b) 30% of total residential development within Primary Settlement Areas will be medium and
high density;
c) Primary Settlement Areas will be the preferred location for affordable housing due to the
availability of services, employment opportunities, and recognized community need.
5) In Towns, Villages and Hamlets, the efficient use of land and services is encouraged through
increased intensification. Intensification includes redevelopment, infilling, and expansion or
conversion of existing buildings.
The following targets are established to promote and monitor housing intensification:
a) 20% of total residential development in Primary Settlement Areas will be accommodated
through intensification;
b) 10% of total residential development in Secondary Settlement Areas will be
accommodated through intensification;
c) Tertiary Settlement Area and Lakeshore Residential Area densities and intensification
opportunities will be based on the provision of adequate servicing;
6) Intensification will respect and be compatible with existing neighbourhood characteristics
and heritage areas.
Section 7.3.4.3 states that existing infrastructure and public service facilities shall be optimized
before new infrastructure is installed or expanded.
Policies related to the economy are provided in Section 4 of the County OP community values,
including valuing job opportunities, job security, job diversity, and desirable careers for young
people.
www.bakerpg.com
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Planning Analysis
It is our opinion, the Applications are in keeping with the directives of the County OP by introducing
an alternative form of housing and tenure to meet the local housing needs. The proposed rental
dwelling units offer options for residents who not have or need home ownership.
The proposed rental rates will offer attainable housing, particularly in the context of the current
housing market and housing shortage.
Matters related to land use compatibility, contamination, servicing, transportation and noise have
been addressed through the technical studies and discussed in greater detail through this Report.
5-5

HURON COUNTY OFFICIAL PLAN REVIEW, 2018

Huron County is currently undertaking the comprehensive County Official Plan (“Draft OP”) review
process. The proposed Draft OP (February 3, 2021), is aligned with the purpose of the current County
OP. The proposed redevelopment supports the intended purpose and goals of the draft OP and
there are no recommended policy changes that would alter the planning analysis of the proposed
redevelopment.
The draft OP includes additional emphasis in Section 7.3.2 on affordability considerations and infill
intensification, including Section 7.3.2 d) which encourages infill development at a higher density
than the surrounding neighbourhood.
5-6

TOWN OF GODERICH OFFICIAL PLAN, 2009

The Town of Goderich Official Plan (“OP”), adopted in 2009, is a planning policy document to provide
clear, updated, comprehensive, community-based direction for the Town. Schedule B to the OP
designates the Site as “Highway Commercial” (Figure 12) and is bounded by lands designated as
“Residential” and “Highway Commercial”.
As outlined in this Report, the proposed Official Plan Amendment is requesting that the Site be
redesignated from “Highway Commercial” to “Residential”. This section primarily focuses on the
Residential policies in the OP and the considerations for infilling and intensification with high density
residential uses.
Under the existing permissions, commercial uses are permitted that do not undermine the planned
function of the Downtown Core and require lots of significant size to accommodate said use (Section
3D).
Residential Policies
Residential policies are provided in Section 2A of the OP and state that in order to ensure a “healthy
community, an adequate supply and range of housing types, densities and affordability is required
to meet the various needs of Goderich’s current and future residents” and that changing
demographics in Goderich, including an aging population and smaller household sizes have “created
www.bakerpg.com

e
A2.1
2

Figure:
Roof

1 : 100

12

Seaforth

St. Columban
REVISIONS

Site Location: 295-299 Bayﬁeld Road, Goderich, Ontario

Walton
DATE

Winthrop

TOWN OF GODERICH
OFFICIAL PLAN: SCHEDULE B
ISSUED

DATE DWN

SCALE

gh
RIT

2021 07 21

20210704

As indicated

TITLE

PROJECT

Cranbrook
RIT

ISSUED

2021 07 21

Floor & Roof Plans

20210704

As indicated
SCALE
DATE DWN

RIT
RIT
DRAWN

21028
PROJECT #
CHKD

Review
STATUS

295 Bayfield Road, Goderich

Brussels

DRAWN

6" / 1'-0"

Clubhouse

A2.1

21028

SHEET #

CHKD

DATE

Review

REVISIONS

6" / 1'-0"

6" / 1'-0"

SITE

PROJECT #

Belgrave

STATUS

6" / 1'-0"

TITLE

PROJECT

F

29

Wroxeter

Bluevale

Molesworth

Ethel

Henfryn

SHEET #

A2.1

| 24

an opportunity for redevelopment, and new development of additional and alternative forms of
housing.”
A full range of low, medium and high-density residential uses are permitted within the Residential
designation, subject to the policies and criteria set-out in the OP. High Density uses are defined in
Policy 2B as including “apartments, and other multiple unit residential buildings greater than three
storeys in height.”
Section 2B defines affordable in the context of rental housing as the least expensive of:
•
•

“a unit for which the rent does not exceed 30 percent of gross annual household income for
low and moderate income households; or
a unit for which the rent is at or below the average market rent of a unit in the regional
market area.

Section 2B defines residential intensification to mean “changes to a property, site or area which
results in a net increase in residential units or accommodation and includes:
•
•
•
•
•

redevelopment, including the redevelopment of brownfield sites,
the development of vacant or underutilized lots within previously developed areas,
infill development,
the conversion or expansion of former industrial, commercial and institutional buildings for
residential use, and
the conversion or expansion of existing residential buildings to create additional residential
units or accommodation, including accessory apartments, secondary suites and rooming
houses.”

Goals for the Residential designation (Policy 2C) include:
1. To provide a broad range of housing alternatives, to rent, own or lease, and that is provided in
sufficient supply and variety in type and cost to meet the varying housing needs of the
community;
2. To maintain stable, attractive, and healthy residential neighbourhoods;
3. To introduce and integrate medium density and high-density housing into areas of the
Downtown Core to create healthy, mixed use neighbourhoods;
4. To permit and facilitate residential intensification and direct this development to locations
where land, infrastructure and service facilities are efficiently used, and the use of alternative
transportation modes is supported;
5. To establish and implement an affordability target for the Town, to ensure an adequate
amount of Goderich’s housing stock is affordable for low to moderate income households; and
6. To encourage the integration of new residential development into established
neighbourhoods through consideration of, and sensitivity to, the character, context and
design of the surrounding area.

www.bakerpg.com
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Section 2D of the OP provides policies for the development of residential uses in the Town and the
following table provides an analysis of the relevant policies to the proposed redevelopment.
Table 5-2 Residential Policies (Section 2D)
Policy
2) Residential intensification and the development
of currently designated lands will form the
primary method of meeting new housing need
and demand. It must be demonstrated that
there is an insufficient existing supply of vacant
lands which would permit residential uses, and
that no reasonable or feasible opportunity for
intensification exists prior to the designation of
any other new land for residential purposes.

3)

5)

New residential development, including infill
development, shall occur at a density which
efficiently uses land, resources, infrastructure,
public lands, and community facilities
New residential development will be directed to
locations where adequate services are available
or made available. Services to be considered
include but are not limited to water supply,
sanitary waste disposal, storm and surface
drainage, roads, sidewalks and street lighting
and public facilities (e.g., schools, parks and
open spaces). Where appropriate, new or
improved active transportation infrastructure,
such as walking trails, bicycle parking facilities,
and bike paths, should be incorporated into the
design of new developments.

Analysis
The Site provides an opportunity to
accommodate a residential
intensification development as it:
1. Is of a sufficient size to
accommodate a higher density
development
2. Is vacant and underutilized with
access to an arterial road and
municipal services
3. Well situated to provide a
transition in use and built-form
from the commercial uses to the
southeast and the residential
uses to the north
4. Locates density towards an
arterial road, with sufficient land
area for an appropriate
separation to low and medium
density residential uses
Aside from the newly developing areas
on the south side of Goderich, there are
limited opportunities for large lots
currently designated Residential in the
Town.
The proposed redevelopment efficiently
uses land, infrastructure and the
transportation network by locating on an
existing lot within the built-up area.
As confirmed by MTE Consultants Inc.,
the proposed redevelopment has access
to municipal services.
Through both on-site amenities and area
parks, the new residents will have a
range of recreational opportunities.
There are schools within walking
distance of the Site.
Internal walkways are proposed across
the Site to provide for safe and
accessible pedestrian connections.

www.bakerpg.com
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Policy
6) Alternative residential development proposals
requiring amendment to the Official Plan and/or
Zoning By-law, which contribute to an efficient
and mixed use of land and promote affordability
shall be considered on an individual basis.
9) The design of residential development within
already established areas, including
intensification, shall be considerate and
sensitive to the image and character of that
neighbourhood. The appearance and location of
buildings and structures in new developments
should incorporate design features which
complement existing properties in the
immediate area.

15 In the development or redevelopment of new
housing located in proximity to sources of noise
and/or vibration, such as railways or industrial
uses, appropriate studies addressing abatement
and attenuation will be required.

17

High density residential uses shall be
encouraged to locate in or near the Downtown
Core where permitted by the Downtown Core
Commercial policies of this Plan, and in newly
developing areas.

Analysis
A Zoning By-law Amendment
Application has been submitted to
address specific design parameters for
the introduction of modest rental units.
The area surrounding the Site includes a
range of architectural styles, built-form
and property size and dimensions.
The proposed buildings include
traditional building materials and colour
palettes to reflect residential
development to north; however,
introduce a more modern architectural
form in terms of fenestration, roof style
and material banding to reflect the
commercial uses to the south.
The proposed redevelopment provides
for the integration of new housing in a
mixed-use area, with consideration for:
1. Setbacks and screening to adjacent
low and medium density residential
uses
2. A 1-storey clubhouse to the Bayfield
Road frontage, in keeping with the
height and setbacks of the
properties to the north and south
3. Screening of parking areas through
landscaping
4. Situating the outdoor landscaping
and amenity areas adjacent to the
interface with existing residential
uses
The Noise Assessment concluded that
the proposed redevelopment will not
cause any operational issues and will not
add a notable delay or congestion to the
local roadway network.
The Assessment also concluded that the
proposed parking rate is appropriate.
The Site provides an opportunity for
infilling and intensification given the
overall size of the lot, the rectangular
shape and access to an arterial road.
Within walking distance are a range of

www.bakerpg.com
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Policy

21 A small range of uses which are secondary to
the primary residential function and play a
supportive role, or are complementary to
residential uses, may be permitted by rezoning
subject to the following:
i) the secondary use is located and designed to
ensure the primary residential function and
character of the surrounding neighbourhood are
maintained,
ii) appropriate site plan measures are in place to
ensure compatibility with neighbouring
residential uses, and
iii) sufficient on-site parking is provided.
23 Where multi-residential development is
proposed, the Town will work cooperatively
with the developer to give consideration for
providing affordable units for low to moderate
income
households.

Analysis
amenities to support additional housing,
including schools, parks, employment
and service commercial uses.
The proposed redevelopment includes
zoning provisions for the inclusion of two
(2) small service commercial uses that
would be a size suitable to support the
new residents residing on the Site.
Potential uses have been limited to a
small restaurant, café or personal service
establishment. Parking will be provided
to support any commercial use.
The limit on the range of uses and the
overall permitted floor area will ensure
that said uses are secondary to the
residential use and are of a scale that
serves the surrounding neighbourhood.
The Owner is proposing to provide
attainable housing and is open to
exploring potential avenues to also
include affordable housing in the
proposed redevelopment.

Economic Development
Goals within the Community Culture and Economic Development policies of the OP include Section
8C.5 “To create a ‘livable community’ by providing appropriate services which improve the Quality
of Life of residents and attract newcomers” and Section 8C.8 “To be proactive in seeking out
development opportunities, and to support positive, compatible and managed growth that will
ensure a healthy economic future for the Town.”
Within the economic development policies of the OP, Policy 8D.2 states that “the Municipality will
consider innovative activities or land uses which:
•
•
•

promote sustainable economic development;
do not adversely impact the natural environment; and
are compatible with surrounding land uses.”

Section 6C identifies goals related to the environment, and states that the OP promotes “the
identification, environmental clean-up, and re-use of contaminated lands (i.e. brownfield sites).”

www.bakerpg.com
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Planning Analysis
In our opinion, the proposed amendment to the Official Plan is appropriate, in the public interest and
represents good land use planning. The provision of a mix of housing forms and tenure is a critical
need in the Town of Goderich as housing prices increase and supply has decreased. In co-operation
with the Town of Goderich, the County of Huron is undertaking detailed analysis and consultation to
explore opportunities to improve the range of housing available and the ability of residents to afford
a home to rent or buy.
The dwelling units are proposed to range from approximately 700 to 982 square feet, with 1 bedroom and 2-bedroom options. The Site is proposed to include off-street parking, barrier-free
parking, a children’s play area, outdoor gathering spaces and a clubhouse. These amenities will
provide for a complete development that is desirable to renters in the marketplace.
The Site is ideally situated to accommodate residential uses and an overall intensification of
development. Currently, the Site is vacant and underutilized as it has access to municipal servicing,
transportation infrastructure and is located on an arterial road with connections throughout the
Town.
The proposed redevelopment provides the opportunity to rehabilitate a brownfield property and
support not only the housing market, but area businesses and employers. Access to suitable housing
for employees assists in both employee retention and employee attraction.
The project architects have intentionally designed the Conceptual Site Plan to address matters
related to land use compatibility. In the context of land use planning, compatibility does not mean
that new development must be the same or similar to existing development, but that is can co-exist
within surrounding land uses without creating unacceptable adverse impacts. In our opinion, land
use compatibility has been achieved through:
•
•
•

•
•
•

The proposed redevelopment complies with all front, rear and side yard setbacks, including
the side yard setback to the low and medium density residential uses to the north.
Extensive landscaping and fencing are proposed along the northern property line to further
enhance the privacy to adjacent residential uses.
The residential uses to the north consist of a common rear parking area and does not contain
private backyards or rear yard amenity areas. As such, the proposed redevelopment will not
overshadow or overlook private amenity areas and create potential land use compatibility
concerns.
The off-street parking area has been screened from existing residential by the placement of
the two (2) new buildings on the Site and will face the existing parking area of the commercial
use to the south.
The Traffic Impact Study has concluded that the proposed redevelopment will not create any
traffic issues and the surrounding municipal roads and intersections will operate at an
acceptable level of services.
The proposed off-street parking rate of 1.25 spaces per unit is appropriate given the
locational context of the Site and the overall scale and size of the proposed dwelling units.

www.bakerpg.com
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•
•

5-7

The Noise Impact Assessment concluded that noise guidelines, in assessing both stationary
and traffic noise sources have been complied with.
The Functional Servicing Report demonstrated that sufficient services and capacity are
available to support the development.
HURON COUNTY RESIDENTIAL INTENSIFICATION GUIDELINES, 2020

Huron County approved the Residential Intensification Guidelines (“Guidelines”) on November 4,
2020 to provide a “framework to guide the planning and design of residential intensification projects
within the County. These guidelines are intended to be used by “property owners, developers,
builders, architects and planners in preparing plans for intensification projects.” The Guidelines
relate to not only building orientation and site layout, but building design, window placement,
building heights, parking lots, building materials, architectural details, landscaping and servicing.
This section of the Report provides an overview of the Guidelines and an assessment in the context
of the Concepual Site Plan and Building Elevations; however, a more detailed and finer level of
assessment will occur through the Site Plan Application.
It is intended that more dense forms of housing are required to meet current and future needs of
residents and a variety of ownership forms. Intensification occurs through redevelopment,
expansion or repurposes existing areas and allows for more people to connect and interact. The
Guidelines outline a number of benefits of intensification, including:
•
•

•
•

Environmental Benefits: Intensification uses less land, reduces pressure on agricultural areas
and environmental lands from urban expansion, and supports transit and active
transportation.
Affordability: Intensification makes more efficient use of hard and soft services such as
sewer, water and hydro, schools, parks and community centres reducing the need for
increased capital and operating costs which in turn can contribute to pressures for increased
taxation. As the land supply for low density housing becomes increasingly limited, pricing for
these homes will rise. Intensification helps to introduce a broader range of housing types and
can offer greater affordability through the provision of smaller and/or more affordable unit
types.
Community Benefits: Intensification supports existing and new businesses, stores and
services in neighbourhoods. Intensification can also help reduce the need for people to travel
long distances between home, work, shopping and recreational activities.
Health and Well-Being: Intensification within existing communities optimizes existing
infrastructure including sidewalks, trails and cycling networks providing opportunities for
healthier lifestyle options including active transportation.

The Guidelines address both general housing goals and objectives, as well as specific
recommendations for higher density housing. General guidelines include:

www.bakerpg.com
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Table 5-3: General Housing Guidelines (Section 3)
Guideline
3.0 Buildings should be sited to locate the main
entrances towards the street. If this is not
possible then they should be directly visible,
easily accessible and as close to the street as
practically possible. They should also provide a
sense of enclosure and be designed to give
maximum protection from wind and rain for
comfortable and safe pedestrian access;

Sites should be designed with sufficient areas
for landscaping including landscaping along
the street

Where mid-rise (4-6 storeys) or taller buildings
are proposed, the greatest height should be
located furthest from any adjacent existing
low rise built form to mitigate shadow
impacts. These buildings should be located
towards other similar height buildings or
adjacent to major roads and intersections

Parking areas should generally be located in
the rear or side yard and should be designed
with adequate snow storage areas

Where possible provide barrier free grade
access between public street to building
entrance. For multiunit developments
consider alternative floor plans to provide at
grade, or grade related access to some units
from street
Front yard setbacks are determined by
applicable zoning by-laws and are usually
minimum values. Buildings should generally
be proposed to be close to the street

Analysis
The proposed clubhouse with a large
main entrance is located facing Bayfield
Road, providing a transition to the two
(2) proposed residential buildings. A
walkway is provided from Bayfield Road
to both the clubhouse and the residential
buildings.
All building entrances includes a covered
canopy for protection from wind and
rain.
Landscaping is proposed along the
property boundaries, with enhanced
plantings along the residential interface
and the area adjacent to Bayfield Road.
Fencing to be considered as part of the
Site Plan Application.
The five (5) storey buildings have been
setback from adjacent residential uses
and are well below a 45 degree angular
plane, minimizing shadowing and
overlook. The new buildings abut a
common outdoor parking area to the
existing residential uses and do not abut
either dwelling units or private/public
amenity areas.
The parking area is located in the side
yard and snow storage areas are
identified on the Conceptual Site Plan.
The off-street parking area is screened
from view from both Bayfield Road and
Bennett Street East.
Barrier free parking, access and barrierfree units are proposed within the
development.

The proposed redevelopment complies
with the required setbacks in the Zoning
By-law, except for the required front
yard setback.

www.bakerpg.com
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Guideline
On streets with a consistent front yard setback
infill buildings should generally be located at
the same setback as existing development
Where setbacks along a street vary, a range of
setbacks may be appropriate for proposed
development with consideration to the
minimum and maximum setbacks of
surrounding buildings

Increased setbacks may be appropriate in
order to maintain mature trees or other
features

3.2

Surface parking for larger scale residential
developments should generally be located in
the rear yards. If the lot is not deep enough,
the parking should be located at the side of
the building
Surface parking areas in the front yard are
strongly discouraged
Large areas of uninterrupted parking should
be avoided and parking beyond the minimum
by-law requirement should be avoided to
allow for amenity and landscape opportunities
Where parking areas are adjacent to a public
sidewalk, buffers such as landscaping or trees
should be provided between the parking area
and the sidewalk to visually screen the parking
area
Where parking areas abut residential
development privacy fencing is required along
the side and rear property lines to visually
screen the parking area from surrounding
residential properties. Privacy fencing also
ensures that headlight glare does not
penetrate into surrounding properties
Barrier free parking stalls should be located
close to building entrances

Analysis
Bayfield Road does not currently provide
a consistent streetwall given the range of
land uses and the evolution of
development over a number of years.
The proposed redevelopment located
the clubhouse in close proximity to
Bayfield Road to transition the arterial
road to a more compact urban form with
strong pedestrian connections and
screened parking.
There are no mature trees along the
front lot line.
There are limited existing trees along the
mutual northern property line. A
minimum setback of 6.0 metres is
provided and will ensure the long-term
health and protection of the trees.
The proposed parking is located in the
rear and side yards and screening is
proposed.
While parking is located in the rear yard,
this particular portion of the abuts an
existing commercial parking area.
No surface parking areas are proposed in
the front yard.
The off-street parking required to
support the use and opportunities for
landscaping have been included in the
Conceptual Site Plan.
A landscape buffer with new trees has
been proposed along Bayfield Road.

A privacy fence, along with landscaping
is proposed where the Site interfaces
with existing residential development.
The proposed off-street parking areas
are further screened by the two (2) new
buildings.
Barrier free parking is provided in close
proximity to the main entrances.
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Guideline
The incorporation of bicycle parking spaces is
strongly encouraged to promote active
transportation
Service and drop-off area circulation should
not interfere with pedestrian circulation
3.3

Intensification projects should ensure a scale,
massing, roof line and building orientation
creates a sensitive transition to adjacent
residential dwellings

Minimize the appearance of height by sloping
the new roof back from adjacent houses or by
considering flat roofs with careful attention to
massing, scale and setbacks to ensure the
building fits within the streetscapes
Introduce projecting dormers, bay windows,
and variation in wall planes to help
deemphasize the height of the
dwelling/building
For buildings that are taller than surrounding
dwellings avoid features with strong vertical
orientation

Where possible new development should
maintain the neighbourhood’s characteristic
first floor height

Analysis
Bicycle parking to be provided.

A layby drop-off parking area is
proposed for both Building A and
Building B.
The proposed redevelopment provides a
transition from the existing low intensity
highway commercial uses to a more
compact urban form that provides for
alternative housing and a more efficient
use of land and services.
The 1 ½ storey clubhouse has been t to
the front lot line, closer than existing
buildings on Bayfield Road. The
proposed 5-storey buildings are setback
from the residential uses and Bayfield
Road. This orientation is proposed to
balance the transition from low intensity
uses to the desired intent in the Official
Plan to a more intense urban form on an
arterial road.
The proposed redevelopment provides
for a flat roof to minimize the height of
the building.

The wall planes on all sides of the
building have setbacks of varying depths
to break up the massing.
The building elevations include both
vertical and horizontal emphasis on the
elevations to avoid strong vertical
orientation. The balconies on each
elevation, particularly, are intended to
create a horizontal emphasis.
The surrounding buildings are a mixture
of residential uses, new commercial and
recent low-rise housing. This built-form
and character is not appropriate for a
mid-rise residential development.
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Guideline
Multi-unit development can be designed to
step building height down or up depending on
the surrounding context

3.7

The massing of larger buildings should be
broken up using a number of techniques
including changes in building
materials/colours; projections; recessions; and
varying window sizes

Incorporate appropriate height transitions
along a streetscape
Orient and design taller buildings (e.g.
apartment buildings) to minimize shadows
cast on adjacent properties, especially other
residential buildings and open spaces
For taller buildings, avoid problems of
overshadowing by siting the development
away from neighbouring boundaries, stepping
back the upper storeys of the building, and/or
altering rooflines
Place taller buildings adjacent to or near
amenities, on the periphery of
neighbourhoods, near parkland or open
spaces, and on arterial and collector roads
Design taller buildings to reinforce the
prominence of these locations through
appropriate massing, building projections,
recesses at-grade, lower storey design and
open space treatments
A sun/shadow analysis may be required to
identify potential impacts on adjacent public
and private property where potential conflicts
have been identified

Analysis
Given the setbacks to surrounding land
uses and the proposed buildings be well
under the 45 degree angular plane, it is
our opinion that stepping the building
would be required. In addition, the
narrow shape of the Site presents
challenges in having sufficient width for
stepping the building.
Projections have been used to break up
the mass of the building. The height of
the building has been partly minimized
by changing the exterior finish from
stone at the base, through brick, to lightcoloured stucco at the top floor.
The single-storey clubhouse located to
Bayfield Road will transition the height
from the road to the interior of the Site.
The buildings have been setback from
surrouding land uses to meet the 45
degree angular plane and required
setbacks in the R5 Zoning.

The development proposes on-site
amenity areas for the residents and is in
walking distance to a number of
amenities, including parks.
Both vertical and horizontal architectural
elements have been incorporated into
the building design, along with varying
building materials and colours to provide
interest and break up the massing of the
buildings.
The proposed buildings comply with the
required setbacks in the Goderich Zoning
By-law and the spatial separation from
the redevelopment to existing
residential uses is well below the 45
degree angular plane.
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Guideline
By integrating articulation and massing
techniques a more cost effective, simple
rectangular building mass can be provided
without adding significant cost to the project
3.10 Provide different types of amenity area for
multi-unit residential developments This may
include:
o Private outdoor amenity areas – a private
yard, balcony or terrace;
o Communal outdoor amenity areas – large,
communal yards or courtyards to
accommodate social gatherings and
recreation;
o Communal indoor amenity areas – an
indoor area to accommodate social
gatherings, meetings, recreational
activities, and play space; and,
o Play space for children – a separate
communal play space for children with
formal play equipment and some seating
for adults (generally provided with higher
density residential developments).

Analysis
The building form has been developed
for maximum efficiency in planning while
providing architectural interest.
The proposed redevelopment includes
the full range of amenity areas to address
the needs of the residents, including:
• Private balconies
• Outdoor children’s play area
• Outdoor grassed areas
• Landscaped areas for shade
• Indoor common amenity areas
and a clubhouse

For larger multi-unit developments, communal
outdoor amenity space is encouraged. The
provision of elements such as seating, shared
bbqs, and play structures will ensure the use of
these areas
Communal outdoor spaces should be The proposed amenity areas have been
conveniently located for the majority of units
distributed throughout the Site to
encourage convenience and accessibility.
Communal outdoor spaces, and in particular The children’s play area is located
play areas for children, should be visible from centrally to the Site, with visibility from
common rooms and other habitable spaces to both buildings (which include a number of
ensure safety and surveillance
windows to habitable spaces).
Ensure all indoor and outdoor amenity areas A variety of amenity areas are proposed,
are sufficiently sized and proportioned to including a full size children’s play area,
create usable space
outdoor gathering areas and room to
throw a ball.
Shelter outdoor amenity areas from the noise The children’s outdoor amenity areas are
and traffic of adjacent streets or other screened from Bayfield Road by the
incompatible uses. Outdoor space should be proposed buildings.
placed with consideration to prevailing winds
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Guideline
and sun orientation to provide a comfortable
environment
4.5 Buildings should be designed to address the
street and are to include pedestrian entrances
from the surrounding public street and/or
sidewalk
The mass of proposed buildings, shall be
broken up using a number of massing
techniques including: projections and
recessions; changes in building materials/
colours; and the incorporation of varying
window sizes. These techniques should be
applied to longer buildings to ensure an
attractive streetscape
High quality materials including a large amount
of glass should be incorporated into the
building facades. Repetition of lines and
windows through both vertical and horizontal
articulations and setbacks can be used to
further break up building mass
Larger,
multi-storey
buildings
should
incorporate repeating patterns at a regular
rhythm

The massing of all proposed apartment
buildings should be designed to create a
comfortable pedestrian environment, which
will be further enhanced through the provision
of private amenity space and landscaping

Building designs and architectural elements
that add variety to rooflines are encouraged

All building façades will be articulated, with
particular attention to building elevations
visible from the surrounding public realm.
Blank walls are strongly discouraged

Analysis

An inviting central entrance is located in
the clubhouse that fronts Bayfield Road.
Pedestrian connections are proposed
from Bayfield Road and the clubhouse to
Building A and B.
These
techniques
have
been
implemented by the project architect in
developing
the
elevations
and
renderings.

All elevations incorporate a variation of
windows and glass patio doors.

A regular rhythm is established through
the placement of windows and balconies,
and variation in colour palette and
material provides interest and breaks up
the massing of the buildings.
The Site has been designed to
incorporate a series of connected
pedestrian walkways that provide safe
and convenient access to the clubhouse,
outdoor amenity areas, the buildings and
Bayfield Road.
Each of the three
buildings on the Site includes a large
covered canopy at the main entrance for
protection from the elements.
The proposed roof line on Building A and
B is flat to minimize the height; however,
a varied roofline is proposed on the
clubhouse to provide architectural
interest.
All plane walls have activated elevations,
including large windows and balconies.
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Guideline
Outdoor living spaces of individual units are
encouraged in the form of patios, porches or
balconies
Within apartment buildings a range of unit
sizes are encouraged
Apartment developments should be designed
with common amenity space. In locations
where public parkland is not located within
walking distance, common outdoor amenity
space is strongly encouraged
Outdoor amenity areas associated with
apartment developments should be designed
in highly visible locations

Analysis
Balconies are proposed for the dwelling
units.
The redevelopment includes both 1 and 2
bedroom suites.
Common outdoor and indoor amenity
space is proposed.

The outdoor amenity area is not only
central on the Site, but highly visible with
frontage on the parking area and views
from windows within the buildng.
Apartment buildings should generally be The buildings are proposed to be 52
restricted to 70 metres in length to ensure metres in length.
adequate lighting within internal hallways and
corridors. Where longer buildings are
contemplated consideration should be given to
window placement and lighting to avoid dark
hallways
Privacy fences should be provided along Privacy fences are proposed throughout
interior side and rear property lines of the Site.
apartment developments to ensure that glare
from headlights do not spill over onto adjacent
properties. This also provides for continued
privacy of any adjacent residential properties
and provides for shade opportunities on-site
For larger apartment developments (more than See sections above.
50 units) high quality indoor and outdoor
common space should be incorporated into the
proposed development
Common parking should be provided in The parking is proposed in community
structured parking garages, surface communal parking lots.
parking lots, or underground; but should not be
provided through at grade street-facing
garages

5-8

TOWN OF GODERICH ZONING BY-LAW, 2013

The Town of Goderich Zoning By-law (“By-law”), adopted in 2013, zones the Site as “Highway
Commercial (C3) Zone” (Figure 13). The C3 Zone permits a fulsome list of commercial uses including
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personal service shop, eating establishment-restaurant, and eating establishment – take out
restaurant.
The Owner is proposing a Zoning By-law Amendment to rezone the Site to a site-specific
“Residential High Density (R5)” Zone. The R5 Zone permits a multiple attached dwelling; an
apartment dwelling; a nursing home, home for the aged, rest home or retirement residence; and a
public park in accordance with the provisions of Section 25 of the By-law, Public Open Space (OS1)
Zone.
The following table provides an assessment of the R5 Zone in the By-law and the Conceptual Site
Plan. Where site-specific provisions are requested, it is noted in the table.
Table 5-4: R5 Zoning Analysis (Dwelling, Apartment)
R5
Minimum Lot Frontage
30 sq.m.
Minimum Lot Area
743 sq. m.
Maximum Lot Coverage
40%
Minimum Front Yard
7.5 m
Minimum Rear Yard
10.7 m
Minimum Interior Side Yard
6m
Minimum Exterior Side Yard 7.5 m
Minimum Landscaped Open 35%
Space
(3927.6 sq. m)
Maximum Building Height
17.1 m
5 storeys when abutting
lands not zoned R1 R2
or R3
Minimum Amenity Area

Minimum Privacy Yard
Depth (ground floor units
only)
Minimum Children’s Outdoor
Play Area
Distance Between
Apartment Dwelling
Buildings on a Lot
Minimum Parking Area
Requirement (Apartment)
Minimum Barrier Free
Parking Spaces

1 bed unit: 20 sq. m.
2 bed unit: 55 sq. m.
(5,050 sq. m.)
6 m perpendicularly

No less than 50 sq. m.
2 bed unit: 1.4 sq. m. =
109 sq.m.
Btwn Front/Rear = 15 m
Btwn Front/Rear = 10 m
Btwn End/End = 3 m
1.5 per unit
Type A: 5
Type B: 5

Proposed
66 sq.m.
11,221.7 sq.m.
22%
7.5 m
25.536 m
Min 6.0 m
N/A
35%

Complies?
Yes
Yes
Yes
Yes
Yes
Yes
N/A
Yes

17 m (5 storeys)

Yes (except
for abutting
R2 Zone to
the
Northeast)
No

28 units x 20 sq. m
88 units x 50 sq.m.
(4,960 sq.m.)
Ground Floor have
access to a private
patio
123.8 sq.m.

No

Yes

Min. 18m

Yes

1.22 per unit

No

10

Yes
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The proposed development complies with the majority of R5 requirements. In our opinion, the
proposed Zoning By-law Amendment to rezone the Site from Highway Commercial (C3) to
Residential High Density (R5), with the following site-specific regulations is appropriate and
conforms to the Official Plan for the following reasons:
1

To permit a maximum of two commercial units, each with a maximum gross floor area of 93
square metres and limited to personal service shop, café, restaurant.
The purpose of the site-specific provision is to provide the opportunity to include limited
commercial uses on the Site that would serve the residents of the development and the
immediate surrounding residential area. The proposed site-specific provision has been drafted
to limit the range of use and the overall floor area to ensure that they are incidental and
accessory to the main residential use.

2

To permit a minimum amenity area (recreational and/or aesthetic) of 20 square metres
per unit for 1-bedroom dwelling units and 50 square metres for a 2-bedroom unit
The Zoning By-law, for apartment buildings, requires 20 square metres of amenity area for
a 1-bedroom unit and 55 square metres for a 2-bedroom dwelling unit. The proposed sitespecific regulation is requesting a decrease in the required amenity for a 2-bedroom to 50
square metres, a 5 square metre reduction. The intent of providing a minimum amenity area
for each dwelling unit is to ensure access to fresh air as well as recreational opportunities.
It is our understanding that the requirement for 55 square metres of common amenity area
for a 2-bedroom was based on the assumption that said unit would be in the form of a
condominium townhouse with a private at-grade amenity area.
The proposed redevelopment does not include an at-grade residential uses, whereby private
at-grade amenity areas are provided and the 55 square metres of amenity area per dwelling
unit could be achieved. In the form of apartment buildings, common amenity areas typically
include communal outdoor spaces or communal indoor spaces. In achieving the proposed
amenity area for the Site, a total of 5,300 square metres (or 57,000 square feet) is available
and includes a range of opportunities to accommodate varying interests and seasonal
needs.
In our opinion, the proposed provision of amenity area is appropriate for the form of
development and the needs of future residents.

3

Privacy yards for basement and ground floor dwelling units shall not be required (Section
11.2.2.11)
The provision in the Zoning By-law requiring privacy yards for basement and ground floor
dwellings is based on the design intent of ground and street-oriented residential development,
not that of an apartment building with common amenity areas and the provision of private
balconies.
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The proposed building design does include private balconies for those ground level units and
screening will be considered through the Site Plan Application for privacy; however, full privacy
yards typically seen in ground-oriented housing is not suited to this particular development.

4

To permit a minimum off-street parking of 1.22 parking spaces per dwelling unit; whereas
the Zoning By-law requires a minimum of 1.5 parking spaces per dwelling unit
Based on the analysis completed by JD Northcote Engineering, the proposed parking rate at
1.22 parking space per dwelling unit is appropriate as it will maintain 0.25 parking spaces per
unit for visitors and 0.97 parking spaces per dwelling units. There are certain dwelling units that
are smaller in size with more modest rental rates and will result in a limited number of these
dwelling units being rented without an off-street parking space. The approach of maintaining
visitor parking is preferred as dwelling unit renters will have a clear expectation upon rental of
a unit whether or not it is assigned a parking space; whereas visitors have a greater tendency
to park on neighbouring municipal streets. Please refer to the Traffic Brief for further details on
the proposed parking rates.

5

To permit a maximum building height of five (5) storeys and 17.1 metres (Section
11.2.2.9)

The Zoning By-law permits a maximum building height of five (5) storeys and 17.1 metres,
except where the subject property abuts a R1, R2 or R3 Zone. In that instance, the
permitted building height is 4 storeys and 13.7 metres.
The majority of the Site, except for a small mutual boundary line along the Bennett Street
East entrance (27 metres in width), abuts a R5 and C3 zones, and in those portions of the
Site, the building height as proposed, is permitted.
The section of the Site adjacent to land zoned R2 does not contain any proposed buildings
where concerns regarding transition of density and height and overlook would be further
assessed.
It is also noted that while the proposed redevelopment is 5 storeys in height, the inclusion
of a flat roof has limited the building height to 16.14 metres.
6

Where lands have been comprehensively planned and are subject to an approved site
plan and a development agreement pursuant to Section 41 of the Planning Act, any
zoning deficiencies resulting from the creation of the parcels of tied lands, shall be
deemed to comply with the regulations of the By-law, provided that all applicable
regulations of the By-law relative to the whole lot and its external lot lines existing prior
to any condominium plan registration are complied with
The Owner is proposing a comprehensive redevelopment of the Site, including the elements
illustrated on the Conceptual Site Plan. In order to phase and construction and the
associated financing, it is anticipated that the clubhouse and Building A will be constructed
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as Phase 1. This phase will also include the construction of the connecting internal roadway
and common amenity areas.
Following completion of Phase 1, the Owner will sever the respective land area to finance
the Phase 2 construction. Following the completion of Phase 2, the Site will be managed
and operated as one comprehensive property.
This site-specific provision will provide the ability to obtain the interim severance, provided
that the development has been comprehensively designed and approved by the Town and
the appropriate securities and site plan agreement can be completed.
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6

SUMMARY

The Owner is proposing a comprehensive redevelopment of a former commercial property in the
Town of Goderich. The intent of the Owner is to augment the range of housing types available to
residents as well as offering rental units to fill a particular market need.
Based on the foregoing analysis, it is our opinion that the proposed redevelopment and the
implementing Official Plan Amendment and Zoning By-law Amendment, is in the public interest, is
appropriate and represents good land use planning.
The Applications are consistent with the Provincial Policy Statement and have regard for matters of
Provincial interest. The proposed redevelopment will address existing housing shortages in the
Town of Goderich and provide a greater range and mix of housing forms and tenure. The proposed
redevelopment utilizes a brownfield property that is vacant and underutilizied within the urban
boundary with access to transportation networks and municipal servicing.
The Applications address the policies of the Goderich Official Plan by promoting a greater range of
housing and addressing matters related to land use compatibility. Unacceptable adverse impacts
have been assessed through the Traffic Brief and architectural design.
The supporting technical studies have demonstrated that:
1. The Site and the proposed redevelopment can connect to existing municipal services and
there is capacity in the overall municipal system
2. Sufficient off-street parking is available to accommodate the proposed dwelling units
3. The area road network, including the intersection of Bennett Street East and Bayfield Road,
can accommodate the additional traffic generation
4. The noise levels at the sensitive receptors are within the permitted range of the MECP
5. There is no contamination of concern on-site, in keeping with the MECP criteria
Further, the proposed redevelopment continues to support economic activitity in the Town of
Goderich through both the construction related jobs and the introduction of new housing to support
employee attraction and retention.
As outlined in this Report, the proposed site-specific regulations are appropriate and reflective of
the specific needs of form of development proposed and the context and location of the Site in
Goderich.
Lastly, this Report has demonstrated that the architectural elevations and renderings, along with
the Conceptual Site Plan have been prepared in the context of the Huron County Residential
Intensification Guidelines.

www.bakerpg.com

