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1.0   INTRODUCTION 

Innovative Planning Solutions has been retained by Bay Moorings Marina Holdings GP Inc. 

and Bay Moorings Marina Holdings Limited Partnership (the Applicant) to prepare a 

Planning Justification Report relative to a Zoning By-law Amendment application for lands 

legally described as Blocks 9, 10 and 11 on Plan 51M-1234, and municipally known as 200 

Fox Street in the Town of Penetanguishene.  

 

The subject lands are located within the Penetanguishene Settlement Area and have a total 

area of approximately 0.77 hectares (1.91 acres or 7,751.8 square metres). Figure 1 shows 

the location of the subject lands.    

 

The purpose of this Report is to obtain approval for a Zoning By-law Amendment to rezone 

the subject lands to ‘Residential Three with Exceptions (R3-XX)’ within the Town of 

Penetanguishene Comprehensive Zoning By-law No. 2022-17. The proposed rezoning is 

intended to facilitate the development of two (2) apartment buildings, providing a total of 88 

residential units. 

 

The following report will review the applicable policies found within the documents noted 

below to demonstrate consistency with good planning principles: 

• Provincial Policy Statement, 2020 

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

Consolidation 

• County of Simcoe Official Plan, 2016 

• Town of Penetanguishene Official Plan, 2018 

• Town of Penetanguishene Zoning By-law No. 2022-17  
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Figure 1. Subject Lands 
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2.0   BACKGROUND 

The following sections provide a brief summary of past development approvals and their 

relationship to the current application as outlined in this Report.  

 

In 2020, Council approved Zoning By-law Amendment (ZBL 2020-11) and Draft Plan of 

Subdivision (PEN-SUB-2019-01) applications for the development known as Champlain 

Shores (Bay Mooring). The approval documents for these applications are attached as 

Appendix 1. The approved Draft Plan of Subdivision facilitates residential development 

comprising of 28 single detached units, 21 townhouses, and 36 apartment units, for a total 

of 86 units. The subdivision development also contains a marina, recreational open space 

areas, and a water lot. The subdivision agreement was executed on September 21, 2022. 

The executed subdivision agreement and registered M-Plan are included as Appendix 2.  

 

Under current approvals, the subject lands would accommodate a 36 unit apartment building 

(Block 9), an open space area (Block 10), and a private recreation centre (Block 11).  

 

In June 2022, an application was made through Subsection 9(3) of the Condominium Act 

for exemption from Sections 51 and 51.5 of the Planning Act, allowing the Applicant to create 

a common element condominium within the Champlain Shores (Bay Moorings) subdivision. 

The common element condominium comprises of private roads, proposed to service all of 

the units in the development and provide access to the apartment block, as well as the 

parking spaces, recreational spaces, and water lot. The Exemption Certificate was issues 

on February 17, 2023 and the common elements condominium plan registered on March 

20, 2023; both documents are included within Appendix 3. 

 

Pre-consultation was held with the Town on December 13, 2022 for the proposed Zoning 

By-law Amendment application. Through the pre-consultation, it was noted that the following 

material would be required to support the proposed ZBA: a planning justification report, a 

concept plan, and elevation drawings. A subsequent Site Plan Control application will be 

submitted for the subject lands, to ensure that the proposed design change for the subject 

lands continues to be functional and compatible with the surrounding development, and to 

ensure adherence to the executed Subdivision Agreement over the lands.  
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3.0   SITE DESCRIPTION AND SURROUNDING LAND USES 

The subject lands are located at the northwest corner of Hope Street and Fox Street. The 

subject lands have a total area of approximately 0.77 hectares (1.91 acres or 7,751.8 square 

metres). The subject lands hold approximately 45.75 metres of frontage along Fox Street 

and 147.97 metres along Hope Street.  

 

The lands are currently undergoing pre-servicing/servicing works in alignment with the 

Champlain Shores (Bay Moorings) subdivision development. As such, the lands are largely 

vacant of any buildings, structures, or uses, with the exception of Model Homes constructed 

in accordance with the Model Home Agreement between the Applicant and Town, dated July 

21, 2022 (Appendix 4).  

 

The lands are bound to the south and west by the balance of the Champlain Shores (Bay 

Moorings) subdivision. More specifically, the lands are bound to the south by Hope Street 

with single detached lots provided on the south side of Hope Street. The lands are bound to 

the west by a waterfront lot and Penetang Harbour. Abutting the lands to the north is Foundry 

Cove Marina. Further north lies Huronia Public Park, single detached homes, and Discovery 

Harbour. The lands are bound to the east by Fox Street. East of Fox Street lies the Village 

at Bay Moorings. The subject lands and surrounding uses are outlined in Figure 2.  

 

The subject lands are designated ‘Mixed-Use and Commercial Area’ in the Town Official 

Plan, as seen in Figure 3. The lands are also identified as being within a ‘Site Specific Policy 

Area’, subject to Policy 4.4.3.1 of the Town Official Plan which states that the following shall 

apply: 

1. A marina shall be permitted; 

2. Commercial establishments that are destination-oriented such as, motels, 

hotels, restaurants, commercial recreation uses, are permitted in accordance 

with Section 3.5.1. 

3. Residential uses in accordance with Sections 4.3.1 and 4.3.2 are permitted.  

4. Uses accessory to any of the permitted uses in the SSPA1 shall be permitted.  

5. Any expansions or new development shall be subject to the Community Design 

and Built Form policies of Section 3.1 and Community Improvement policies of  

Section 3.3.  
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The subject lands are zoned ‘Open Space Exception 71 – Holding Provision 2, OS(71)(H2)’, 

‘Open Space Exception 72, OS(72) ’, and ‘Residential Three Exception 70, R3(70)’ as seen 

in Figure 4. The site specific provisions for the subject lands were originally approved by 

Council under By-law 2020-11, to amend the Town’s Comprehensive Zoning By-law 2000-

02 (By-law 2020-11 can be seen in Appendix 5).  The site specific provisions provided for 

the lands are outlined below: 

 

Residential Three Exception 70, R3(70) 

• Minimum Lot Frontage 30.0m 

• Minimum Lot Area 3,500m2 

• Maximum Lot Coverage 40% 

• Minimum Front Yard Setback 4.0m 

• Minimum Side Yard Setback 3.0m 

• Minimum Exterior Side Yard Setback 3.0m 

• Minimum Rear Yard Setback 20.0m 

• Maximum Height 14.0m 

• Maximum Density 36 units 

 

Open Space Exception 71 – Holding Provision 2, OS(71)(H2) 

• Additional Permitted Uses   Private Recreation Facility 

• Maximum Gross Floor Area   500 m² 

• Maximum Lot Coverage   25% 

• Minimum Front Yard    6.0 metres 

• Minimum Side Yard     6.0 metres 

• Minimum Exterior Side Yard  6.0 metres 

• Minimum Rear Yard     6.0 metres 

• Maximum Height    8.0 metres 

• Parking     1 spaces per 3 persons of occupancy 

• Hold 2 (H2)     Condition for removal – Approval of a Site  

Plan and Site Plan Agreement, pursuant to 

Section 41 of the Planning Act 
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Open Space Exception 72, OS(72) 

• Additional Permitted Uses   Private Park 
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Figure 2. Surrounding Uses 
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Figure 3. Town of Penetanguishene Official Plan 
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Figure 4. Township of Penetanguishene Zoning By-law 
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4.0   DESCRIPTION OF DEVELOPMENT 

The intent of the proposed Zoning By-law Amendment application is to facilitate a revised 

concept for Blocks 9, 10 and 11 on Plan 51M-1234, for the development of two (2) apartment 

buildings on the subject lands. The proposal supports residential intensification within the 

Town’s delineated built boundary (providing 88 apartment units where current approvals 

permit 36 apartment units), helping achieve intensification and growth targets as per 

Provincial and County directives.   

 

The proposed development comprises of two (2) 5-storey apartment buildings providing a 

total of 88 residential units (44 units per building), at-grade structured parking, exterior 

outdoor parking, and landscaping. The development looks to support a range of housing 

types and costs that will support the Town in meeting the housing needs of current and 

future residents. In addition to providing a range of unit types and sizes, the apartment 

building will also provide units at a range of costs dependent on factors such as waterfront 

view, location within the building, and floor plan.  

 

Vehicular access to the site will be provided off Hope Street. A total of 134 parking spaces 

will be provided throughout the development, including 56 parking spaces within at-grade 

parking structures and 78 exterior parking spaces. Parking is provided at a ratio 1.5 parking 

spaces/unit. Barrier free parking spaces are provided in accordance with AODA standards 

and are provided in proximity to main points of entry internal and external to the building to 

support ease of access. Internal drive aisles provide for vehicular movement throughout the 

site, including access to the at-grade covered parking areas thereby reducing turning 

movement onto Hope Street. Internal sidewalks provide for safe pedestrian movement 

throughout the site, offering connections between buildings, parking areas, and to external 

pedestrian connections.    

 

The site, being part of a greater plan of subdivision, is registered to receive servicing through 

municipal water and sewage system. As determined through pre-consultation with the Town, 

a subsequent Site Plan Control application will be submitted for the subject lands to ensure 

that the proposed design change for the subject lands continues to be functional and 

compatible with the surrounding development, and to ensure adherence to the executed 

Subdivision Agreement over the lands.  
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See the Concept Plan in Appendix 6. The following section further outlines the details for 

the proposed Zoning By-law Amendment. 

 

4.1 ZONING BY-LAW AMENDMENT 

The subject lands are currently zoned ‘Open Space Exception 71 – Holding Provision 2, 

OS(71)(H2)’, ‘Open Space Exception 72, OS(72)’, and ‘Residential Three Exception 70, 

R3(70)’. In order to facilitate the proposed revised concept for the site, a Zoning By-law 

Amendment is required to rezone the lands to ‘Residential Three Exception XX, R3(XX)’, as 

seen in the Draft Zoning By-law Amendment in Appendix 7.  

 

The proposed new section to the Zoning By-law and accompanying text is outlined below 

along with additional discussion surrounding the proposed special provisions.  

  

Table 1. Proposed Zoning By-law Amendment  

Table 11.1: Exceptions 

Exception 

Number 

Additional 

Permitted Uses 

Restricted 

Uses 

Special Provisions 

XX   That Blocks 9, 10 and 11 on Plan 51M-

1234 be deemed as one parcel for the 

purposes of zoning.  

That the lot line abutting Hope Street shall 

be considered the front lot line.   

Minimum Rear Yard Setback – 8.5m 

(platform/building) 

Maximum Height – 18.0 metres 

Maximum Density – 88 units 

Minimum Parking Space Requirement – 

132 parking spaces 

 

 

 

Special Provision 1 – That Blocks 9, 10, and 11 on Plan 51M-1234 be deemed as one 

parcel for the purposes of zoning. 
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Comment: Through the Draft Plan Approval, the subject lands were divided into Blocks 9, 

10 and 11 on Plan 51M-1234, originally intended to accommodate a 36 unit apartment 

building (Block 9), an open space area (Block 10), and a private recreation centre (Block 

11). Through the proposed redesign of the site, Blocks 9, 10, and 11 will instead 

accommodate two (2) 44-unit apartment buildings. To support the application of 

development standards over the entirety of the proposed development, it is proposed that 

Blocks 9, 10, and 11 will be reviewed as one development block for the purposes of the 

rezoning, 

 

Special Provision 2 – That the lot line abutting Hope Street shall be considered the front 

lot line. 

Comment: In respect of urban design guidelines and considerations, the buildings have 

been designed to be front-facing towards Hope Street and internally to the subdivision. 

Through this design, activity would be focused along Hope Street with primary building 

entrances, pick-up/drop-off areas, and accessible parking areas situated along Hope Street.  

Focusing activity internal to the subdivision allows for an appropriate transition to the 

Neighbourhood Area on the east side of Fox Street. 

 

 

Special Provision 3 – Minimum Rear Yard Setback of 8.5m (platform/building) is provided 

where 20.0 metres is required by the ‘Residential Three Exception 70, R3(70)’.  

Comment: Under the proposed redesign of the site, a 20.0 metre rear yard setback is no 

longer required to support an appropriate setback and transition to adjacent uses. Provided 

Hope Street is the front lot line, the rear yard is now situated adjacent to the outdoor boat 

storage associated with Foundry Cove Marina to the north. Given an appropriate landscape 

buffer is provided to this use, it is understood that an 8.5 metre rear yard setback would be 

appropriate separate between the outdoor storage area and the proposed development. 

Further to this, an 8.5 metre rear yard setback exceeds the requirements of the R3 zone of 

7.5 metres.  

 

Special Provision 4 – Maximum Height of 18.0 metres is provided where 14.0 metres is 

required by the ‘Residential Three Exception 70, R3(70)’.   
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Comment: Where the proposal seeks increased building height, it is anticipated that this 

height will be most evident along Hope Street (internal to the site) and that all efforts will be 

made to reduce the height or impact of height along Fox Street through Site Plan Control. 

Further to this, the proposal maintains a 5.5 metre building setback to Fox Street, greater 

than the required R3 zone setback of 3.0 metres, to increase separation from Fox Street 

and thereby reduce impact of height along the Fox Street streetscape.  

 

Special Provision 5 – Maximum Density of 88 units is provided where a maximum density 

36 units is permitted by the ‘Residential Three Exception 70, R3(70)’.  

Comment: The proposal supports residential intensification within the Town’s delineated 

built boundary (providing 88 apartment units where current approvals permit 36 apartment 

units), helping achieve intensification and growth targets as per Provincial and County 

directives. Further review of Provincial and County directives as it relates to the proposed 

density of the site is provided in Section 5.0 of this Report.  

 

Special Provision 6 – Minimum Parking Space Requirement of 132 parking spaces is 

provided where 154 parking spaces are required under the R3 zone. To meet the minimum 

requirement of 1.5 parking spaces per dwelling unit, the proposal provides 134 parking 

spaces for resident use. The by-law requires an additional 0.25 parking spaces/dwelling unit 

to accommodate for visitor parking. It is understood that visitor parking areas are provided 

as part of the common elements condominium registered over the lands. It is anticipated 

that between the on-site parking and the additional shared parking within the subdivision, 

sufficient parking will be available to meet resident and visitor needs.  
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5.0   POLICY REVIEW 

This section will outline the applicable planning and development policies impacting th is 

application. Each subsection will outline the applicable policies and contain planning 

rationale on conformity and development principles.  

 

5.1 PROVINCIAL POLICY STATEMENT (2020) 

The Provincial Policy Statement (PPS) recognizes the 

subject lands as being within the Delineated Built Boundary 

of the Penetanguishene Settlement Area. The following 

policies are emphasized in relation to the proposed 

development. 

 

Healthy, Liveable, and Safe Communities 

Section 1.1.1 provides guiding policies for efficient 

development that creates healthy, liveable, and safe 

communities. The section highlights the importance of 

accommodating for an appropriate range and mix of uses, including various housing types, 

parks and open spaces. This section also promotes cost-effective development patterns that 

will minimize land consumption and servicing costs, thereby supporting the financial well -

being of the Province and municipalities over the long-term.  

 

The proposed development aligns with the noted policies of the PPS and will support the 

creation of healthy, liveable, and safe communities within the Town of Penetanguishene 

settlement area. The proposed rezoning would introduce additional multi-unit housing within 

an area of compatible land uses, including residential, open space, and waterfront areas, 

thereby providing an appropriate range and mix of uses (1.1.1(b)).  By introducing additional 

multi-unit housing, the proposed rezoning would facilitate the provision of an 

underrepresented housing type and thereby support the development of a range and mix of 

residential housing types (1.1.1(b)). The site, being part of a greater plan of subdivision, is 

registered to receive servicing through municipal water and sewage systems; by introducing 

residential intensification on these lands thereby promotes efficient development and the 



PLANNING JUSTIFICATION REPORT 

IPS FILE NO. 21-1148  CHAMPLAIN SHORES  
   PAGE 15 

efficient use of municipal services (1.1.1(a) & 1.1.1(e)). Given the above, the proposal 

supports the efficient use of land, infrastructure, services, and public facilities.  

 

Settlement Areas 

Section 1.1.3 identifies settlement areas as the focus of growth and development within the 

Province. This section states that land use patterns within settlement areas shall make 

efficient use of land, resources, and infrastructure. Further, growth and redevelopment 

within settlement areas should accommodate a significant supply and range of housing 

options where feasible. The proposed rezoning would facilitate residential intensification 

within the Town of Penetanguishene Settlement Area, directing growth to and making 

efficient use of the land and surrounding resources (1.1.3.2(a)). The proposal would be 

supported on municipal water and sewage services, which is the preferred method of 

servicing for Settlement Areas and makes efficient use of the planned infrastructure for the 

area (1.1.3.2(b)). The proposal further aligns with the Settlement Area policies of the PPS 

as it provides new development adjacent to approved development (1.1.3.6). Given the 

above, the proposal demonstrates efficient development patterns, efficient use of 

infrastructure and public service facilities, and the minimization of unnecessary public 

expenditures, to support development within the Stayner Settlement Area.   

 

Housing  

Section 1.4 provides policies to guide the development of housing within the Province, with the 

goal of providing an appropriate range and mix of housing options and densities to meet the needs 

of current and future residents. It is emphasized that housing be provided to meet both market-

based and affordable housing needs. This section also states that development of new housing 

should be located where there are appropriate levels of infrastructure and public service facilities 

exist or will be developed, including active transportation infrastructure. Housing densities and 

development standards that facilitate compact form and which efficiently use land, resources, 

infrastructure, and public service facilities, and support the use of active transportation are 

encouraged.  

 

The proposed Zoning By-law Amendment would facilitate more compact development to 

efficiently use the land while providing housing types and densities that are appropriate to the 

regional market area. The proposal would provide residential intensification (1.4.3(b)(2)) in the 

form of additional multi-unit housing units. By directing new residential growth to the 
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Penetanguishene Settlement Area, the proposal can support the efficient use of existing and 

planned infrastructure, resources, and public service facilities (1.4.3(d)). The lands, being part of 

a greater plan of subdivision, are registered to receive servicing through municipal water and 

sewage systems (1.4.3(c)). To facilitate a more compact built form that minimizes land 

consumption and infrastructure costs, the proposed rezoning will establish development 

standards for new residential development, while maintaining appropriate levels of public 

health and safety (1.4.3(f)).  

 

Sewage, Water and Stormwater 

Section 1.6 of the PPS speaks to Infrastructure and Public Service Facilities. Specifically, 

Section 1.6.6.2 and 1.6.6.4 note that municipal sewage services and municipal water 

services are the preferred form of servicing for settlement areas. Intensification and 

redevelopment within settlement areas, on existing municipal sewage services and 

municipal water services should be promoted, where feasible. Furthermore, Section 1.6.6.7 

notes that planning for stormwater management shall promote best practices, including 

attenuation, re-use, water conservation, and low impact development. 

 

The subject lands are part of a larger plan of subdivision that has been registered to receive 

servicing through municipal water and sewage systems. Should this application be 

approved, a subsequent Site Plan Control application will be submitted for the subject lands 

to ensure that the proposed design change for the subject lands continues to be functional 

and compatible with the surrounding development, and to ensure adherence to the executed 

Subdivision Agreement over the lands. This includes confirmation that the detailed design 

for the subject lands maintains functionality with the overall servicing strategy for the site, 

including sewage, water, and stormwater strategies.  

 

Long-Term Economic Prosperity 

Section 1.7 focuses on how to achieve and support long-term economic prosperity. In 

adherence to the policies of Section 1.7, the proposal promotes residential intensification 

on lands where the use of land, resources and infrastructure can be optimized, while 

contributing to the housing supply and range of housing options provided for the area. The 

proposed Zoning By-law Amendment application will not impact any Natural Heritage 

Systems, Hazard Lands, Agricultural or Rural Lands, or other Resource Areas.  
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Through a review of the applicable policies noted above, the proposed development 

demonstrates consistency with the Provincial Policy Statement.  

 

Based on a review of the PPS and the relevant policies noted above, the proposed 

application is consistent with the Provincial Policy Statement. 

 

5.2 A PLACE TO GROW: GROWTH PLAN FOR THE GREATER GOLDEN 
HORSESHOE (2020) 

The subject lands are identified as ‘Settlement Areas’ within 

the Growth Plan for the Greater Golden Horseshoe (Growth 

Plan), with the following policies emphasized in relation to 

the proposed development.  

 

Managing Growth 

Section 2.2 of the Growth Plan contains policies that guide 

where and how growth occurs within the GGH. Section 2.2.1 

highlights that growth within the GGH area is intended to be 

directed settlement areas with delineated built-up areas that 

have existing municipal services. Such growth is intended to 

support the establishment of complete communities that feature a mix of land uses, improve 

quality of life, provide housing options that accommodate a diverse range of needs, as well 

as provide convenient access to public service facilities, parks, and recreational space.  

 

The proposed application directs development to the Penetanguishene Settlement Area, 

which has a delineated built boundary and existing municipal water and wastewater systems 

(2.2.1.2). The proposed development is located near a diverse mix of complementary land 

uses (2.2.1.4(a)) and provides future residents convenient access to ample recreational 

opportunities (2.2.1.4(d)(i)&(iii)). The proposed development also seeks to increase housing 

diversity that can accommodate a wider range of housing needs (2.2.1.4(c)). The location 

of the subject lands within the delineated built-up area of the Town of Penetanguishene 

enables the proposed development to contribute to residential development and 

intensification targets set out in the Growth Plan in a compact and efficient manner.   
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Delineated Built-up Areas 

Section 2.2.2 of the Growth Plan focuses growth in delineated built -up areas and gives 

guidance on how residential areas should be structured to ensure the development of 

complete communities. Policy 2.2.2.1(b) indicates that upper tier Official Plans (County of 

Simcoe) will contain the applicable information regarding a minimum intensification target 

within their Delineated Built-up Areas. A review of this policy will be conducted in Section 

4.4 of this Report in tandem with Section 3.5 of the Simcoe County Official Plan. The 

proposed application would increase the permitted density for the subject lands, thereby 

helping to achieve intensification targets and contributing to the mix of housing options in a 

compact and efficient manner.  

 

Housing 

Policies contained in Section 2.2.6 guide housing within the GGH. These policies direct 

municipalities to address the housing needs for current and future residents and support 

housing choice by achieving a diverse mix of housing options. This section further notes 

that the development of new housing should support the achievement of complete 

communities by planning to accommodate forecasted growth to the horizon of this plan, by 

considering the range, mix, and densities of the existing housing stock, and by planning to 

diversify the overall housing stock across the municipality.   

 

The proposed will facilitate the provision of a mix of housing types and densities by 

accommodating additional multi-unit housing with a range of unit sizes and costs, to support 

the achievement of complete communities (2.2.6.3) and to contribute to a more diverse 

housing stock (2.2.6.1(a)(i)). To support the minimum intensification target set out in 

Provincial and Municipal planning policies, the proposed Zoning By-law Amendment will 

direct additional residential growth within the delineated built-up area (2.2.6.2(b)). The 

County of Simcoe recently approved Amendment No. 7 to the County of Simcoe Official 

Plan  (SCOP OPA No. 7), which represents Phase 1 of the Municipal Comprehensive review 

related to long-term Growth Management across Simcoe County to the year 2051. SCOP 

OPA No. 7 recommends a 50% intensification target for the Town of Penetanguishene (i.e., 

that a minimum 50% of new residential development be accommodated within the delineated 

built-up area of the Town). This represents a 10% increase from the 40% intensification 

target established under the Simcoe County Official Plan, 2023 Consolidation (SCOP 2023). 
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SCOP OPA No. 7 is currently with the Ministry of Municipal Affairs and Housing (MMAH) for 

review and approval.  

 

Policies for Infrastructure to Support Growth 

Section 3.2 provides policies to guide infrastructure development in alignment with the goals 

and objectives of the Growth Plan. Section 3.2.1.3 seeks to ensure that planning for new 

infrastructure occurs in an integrated manner supported by relevant studies. Sections 3.2.2 

and 3.2.3 seeks to ensure that the planning of transportation systems, including the design 

of street networks, is undertaken using a complete streets approach that supports a balance 

of transportation choices, including active transportation. Section 3.2.5 seeks to ensure that 

existing or planned corridors are protected to meet current and projected needs. Sections 

3.2.6 and 3.2.7 seek to ensure the appropriate and efficient development of water, 

wastewater, and stormwater management systems. Section 3.2.8 seeks to ensure the 

coordinate planning of public service facilities. 

 

As determined through pre-consultation with the Town, a subsequent Site Plan Control 

application will be submitted for the subject lands to ensure that the proposed design change 

for the subject lands continues to be functional and compatible with the surrounding 

development, and to ensure adherence to the executed Subdivision Agreement over the 

lands. Through Site Plan Control, updated or revised studies will be provided to support 

servicing infrastructure needs on-site (3.2.1.2) and to the satisfaction of the approval 

authorities.  

 

Simcoe Sub-area 

Section 6.1 provides additional guidance for growth within the Simcoe Sub-area. It states 

that a significant portion of growth within the Simcoe Sub-area is to be directed to 

communities where development can be most effectively serviced, and where growth 

improves the opportunities for people to live, work, and play in their communities. It further 

notes that growth within the Simcoe Sub-area should make the best use of existing 

infrastructure by coordinating and optimizing planned infrastructure, including water and 

wastewater services. The proposal will facilitate growth within the Penetanguishene 

Settlement Area, where the development provides an optimization of planned infrastructure 

related to the Champlain Shores (Bay Moorings) subdivision. 
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Based on a review of the applicable policies, the proposal and associated development is 

in conformity with the Growth Plan.   

 

5.3 OFFICIAL PLAN OF THE COUNTY OF SIMCOE (2023 CONSOLIDATION) 

The County of Simcoe Official Plan (2023 Consolidation) 

provides policy context for land use planning taking into 

consideration the economic, social, and environmental 

impacts of land use and development decisions. 

 

The Official Plan designates the subject lands as the 

‘Settlements’ per Schedule 5.1 – Land Use Designations.  

 

Growth Management Strategy 

The County’s growth management strategy seeks to direct 

majority of growth to settlement areas, to support the 

efficient use of land and services. Section 3.1.1 further notes that growth within settlements  

and within the existing built boundaries shall be guided by intensification targets that can 

support the achievement of compact, transit-supportive communities. Section 3.1.4 of the 

County’s growth management strategy states that growth should also have regard for the 

development of a wide range of housing types and costs. In alignment with this growth 

management strategy, the proposal would support a more efficient use of land and services 

within the built-up area of the Penetanguishene Settlement Area, providing for additional 

multi-unit development within a registered plan of subdivision. The proposed density 

provides opportunities to support expansions to the Mid-Pen Transit service, thereby 

facilitating the achievement of transit-supportive communities.  

 

Growth Management Framework 

Section 3.2.8 states that planning applications are to provide for an appropriate range of 

housing types and densities to meet population projections and density targets. Through the 

proposed applications, the development would continue to provide for an appropriate range 

of housing types and densities. The proposed Zoning By-law Amendment would facilitate 

additional multi-unit housing in a compact form and with site specific considerations. Where 

the original land use permission for the subject lands contemplates accommodate a 36 unit 
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apartment building, an open space area, and a private recreation centre, the proposed ZBA 

contemplates removal of the open space area and private recreation centre to accommodate 

additional density and intensification on-site. The additional density will assist in the 

achievement of the Town of Penetanguishene intensification target of 40% and the County 

of Simcoe average intensification target of 32%. The additional density will also assist in 

meeting the 50% intensification target for the Town of Penetanguishene to the year 2051, 

as identified by SCOP OPA No. 7. 

 

Settlements 

Section 3.5 of the SCOP 2016 provides that it is an objective for ‘Settlements’ to develop a 

compact urban form that promotes the efficient use of land and efficient provision of water, 

sewer, transportation, and other services. Section 3.5.9 states that development may be 

approved in settlement areas in excess of what is needed to accommodate the forecasts in 

Table 1 of the SCOP 2016, provided the development contributes to the achievement of 

intensification targets, is on lands for urban uses, and can be serviced in accordance with 

applicable provincial plans and policies. 

 

The proposed development adheres to the guiding policies for settlement areas. The 

proposal directs residential growth to the Penetanguishene Settlement Area, where 

development can support the vitality of the area and where lands are appropriately 

designated to support the proposed land uses (3.5.7). The proposal represents residential 

intensification on lands within a registered subdivision set to receive servicing through the 

expansion of municipal sewage and water services (3.5.16(c) & 3.5.20), thereby ensuring 

the efficient use of the existing and planned servicing infrastructure. The proposal will direct 

additional residential growth within the delineated built-up area, contributing to the 

achievement of the Town of Penetanguishene intensification target of 40% and the County 

of Simcoe average intensification target of 32% (3.5.25). The proposal accommodates the 

proposed higher density in a manner that is compatible with the adjacent residential uses to 

achieve the policy directive of this plan (3.5.30).  

 

Infrastructure: Sewage and Water Services 

Section 4.7 provides policies to promote the development of sewage and water service 

systems that facilitate the conservation and protection of ground and surface water quality 

and quantity, as well as natural heritage features and ecological functions. It states that full 
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municipal water and sewage services are the preferred method of servicing for settlement 

areas.  

 

The proposed development will occur on full municipal water and sewage services, in order 

to serve growth within the delineated built up area in a manner that supports the 

achievement of the intensification targets of the County Official Plan (4.7.4, 4.7.11.ii, & 

4.7.17). Subject to the approval of this application, an updated FSR and Stormwater 

Management Report will be submitted as part of Site Plan Control and to the satisfaction of 

the approval authority, to demonstrate adherence to the policies of Section 4.7, including 

the confirmation of sufficient reserve sewage and water system capacity (4.7.7.), 

demonstration of water conservation and water use efficiency (4.7.9), and confirmation that 

servicing can be provided in accordance with Provincial standards for drinking water and 

effluent quality (4.7.21).  

 

Based on a review of the applicable policies, the proposal and associated development is 

in conformity with the County of Simcoe Official Plan. 

 

5.4 TOWN OF PENETANGUISHENE OFFICIAL 

PLAN (2018) 

The subject lands are designated ‘Mixed-Use and 

Commercial Area’ in the Town Official Plan, as per 

Schedule A. The lands are also identified as being within 

a ‘Site Specific Policy Area’, subject to Policy 4.4.3.1 of 

the Town Official Plan as per Schedule B1.  

 

Goals and Objectives 

Section 1.4.2 outlines the goals and objectives for the 

Town Official Plan. It states one of the objectives of the 

Plan is to increase access to different housing types in strategic areas of the Town to ensure 

that all residents can remain in the Town. Another objective is to optimize infrastructure by 

increasing opportunities for infilling and intensification. To meet these objectives, the 

proposed rezoning would facilitate additional multi-unit housing, which would support the 

provision of an underrepresented housing type and the development of a range and mix of 
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residential housing types, thereby encouraging residents at all stages of life to remain in the 

Town (1.4.2.2.a). The proposal would also result in the intensification of the s ite, thereby 

optimizing the use of infrastructure in the area (1.4.2.2.d). Overall, the proposed rezoning 

would support meeting the goals and objectives of the Town Plan.  

 

Managing Growth 

Section 2.0 reviews the Town’s municipal growth strategy. Acknowledging that the Town is 

identified as a Primary Settlement Area, the Town’s growth strategy is centred around 

accommodating for significant growth to 2031, while also ensuring that opportunities remain 

the enhance the Town as a destination and to protect the Town’s natural heritage. Growth 

in the Town is intended to be focused within the Delineated Built Boundary through 

opportunities for intensification, infill, and redevelopment.  

 

Section 2.1 speaks to the Town’s Growth Projects. As it relates to intensification, the Town 

must plan to achieve a 40% intensification target, meaning that 40% of all new residential 

units (occurring annually) should be developed within the Delineated Built Boundary. Where 

the original land use permission for the subject lands contemplates accommodate a 36 unit 

apartment building, an open space area, and a private recreation centre, the proposed ZBA 

contemplates removal of the open space area and private recreation centre to accommodate 

additional density and intensification on-site. The additional density will assist in the 

achievement of the Town of Penetanguishene intensification target of 40%. Further to this, 

the additional density will also assist in meeting the 50% intensification target for the Town 

of Penetanguishene to the year 2051, as identified by SCOP OPA No. 7. 

 

Section 2.2 provides further direction for intensification and, particularly, development within 

Strategic Growth Areas. Strategic Growth Areas are defined as lands within the Downtown 

and Waterfront Area, lands within a Mixed-use and Commercial Area, and lands generally 

serviced by transit or located along Major Roads; the subject lands are within a Mixed Use 

and Commercial area and are therefore defined as a Strategic Growth Area. Section 2.2 

states that residential intensification within the Delineated Built Boundary will be 

accommodated while minimizing negative impacts on established Neighbourhood Areas. In 

consideration of the Neighbourhood Area on the east side of Fox Street, the proposal 

maintains a 5.5 metre building setback to Fox Street (2.2.2), greater than the required R3 

zone setback.  
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Section 2.2 also provides that the Town shall consideration application for infill development 

intensification, and redevelopment of sites and buildings based on the following criteria: 

a. the proposed development lands are appropriately suited for intensification based on 

the determination that the type and scale of development is appropriate and the 

effects of intensification have been mitigated including, but not limited to, 

consideration of transitional densities, built form, and land uses; 

Comment: The subject lands have existing approvals for multi-unit housing through 

the existing site specific zoning. As such, it is understood that this built form and type 

of housing is appropriate for the lands. Through the proposed rezoning, an open 

space area and a private recreation centre are proposed to be removed to 

accommodate additional residential multi-unit housing on-site. To support transitional 

densities, and in consideration of the Neighbourhood Area on the east side of Fox 

Street, the proposal maintains a 5.5 metre building setback to Fox Street (2.2.2), 

greater than the required R3 zone setback. To further mitigate the effects of 

intensification, majority of parking has been proposed in the rear yard, to decrease 

the effect of parking on the streetscape along both Fox Street and Hope Street. No 

parking is proposed along Fox Street.  

 

b. the existing water, sanitary sewer services, and stormwater management facilities 

can accommodate the additional development; 

Comment: The site, being part of a greater plan of subdivision, is registered to 

receive servicing through municipal water and sewage system. A subsequent Site 

Plan Control application will be submitted for the subject lands, to ensure that the 

proposed design change for the subject lands continues to be functional and 

compatible with the surrounding development and to ensure adherence to the 

executed Subdivision Agreement over the lands. 

 

c. the road network can accommodate the traffic generated; 

Comment: It is anticipated that the revised concept for the subject lands will have 

no adverse impacts on the road network. The design maintains access through 

internal private roadways with no direct access to Fox Street. Notwithstanding, 
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through pre-consultation with the Town held on December 13, 2022, a Traffic Impact 

Study was not required to support the revised residential design for the site.  

 

d. the proposed development is consistent with the policies of the appropriate land use 

designation associated with the land; 

Comment: It is understood that infill development and intensification is intended to 

be focused within the delineated built boundary and on lands identified as Strategic 

Growth Areas. Given the proposed rezoning provides for residential intensification 

within Strategic Growth Area lands (i.e., lands designated Mixed-use and 

Commercial Area), the proposal is consistent with the policies for the land use 

designation.  

 

e. the proposal respects and reinforces the existing physical character of the buildings, 

streetscapes and open space areas; 

Comment: The approved Draft Plan of Subdivision over the subject lands currently 

facilitates residential development comprising of 28 single detached units, 21 

townhouses, and 36 apartment units, for a total of 86 units. The subdivision 

development also contains a marina, recreational open space areas, and a water lot. 

Through the proposed rezoning, the residential unit count will increase to 138 by 

providing for 52 additional apartment units. The additional 52 apartment units will be 

located along the north end of subdivision where 36 apartment units are currently 

permitted, respecting and reinforcing the original design of the subdivision. Through 

the proposed rezoning, recreational open space areas, the marina, and a water lot 

will remain to maintain the balance of uses within the subdivision.   

 

f. the proposal is compatible with the surrounding development;  

Comment: The subject lands have existing approvals for multi-unit housing through 

the existing site specific zoning. As such, it is understood that this built form and type 

of housing is appropriate for the lands and compatible with surrounding development.  

 

g. the proposal provides heights, massing and scale appropriate to the site and 

compatible with adjacent lands; 

Comment: In consideration of the Neighbourhood Area on the east side of Fox 

Street, the proposal maintains a 5.5 metre building setback to Fox Street, greater 
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than the required R3 zone setback of 3.0 metres. Where the proposal seeks 

increased building height, it is anticipated that this height will be most evident along 

Hope Street (internal to the site) and that all efforts will be made to reduce the height 

or impact of height along Fox Street through Site Plan Control.    

 

h. the proposal provides adequate privacy, sunlight and sky views for existing and new 

residents;  

Comment: The proposed rezoning would look to accommodate additional multi-unit 

housing on lands where permissions currently exist for multi-unit housing. By locating 

additional residential units on the subject lands, the proposal avoids direct impact on 

the surrounding residential lots and blocks. Efforts have been made to provide the 

required front and side yard setbacks in consideration of maintaining adequate 

privacy, sunlight, and sky views for existing and new residents.  

 

i. the proposal screens loading and service areas; and 

Comment: Majority of parking has been proposed in the rear yard, to screen and 

decrease the effect of parking on the streetscape along both Fox Street and Hope 

Street. No parking is proposed along Fox Street. 

 

j. the proposal complies to the appropriate urban design and built form policies of this 

Plan.  

Comment: A comprehensive review or the urban design and built form policies of 

the Town Official Plan is provided throughout this Report.  

 

Community Design and Built Form 

Section 3.1 provides policies to ensure safe and attractive neighbourhoods that contribute 

to the overall health of the Town. This section provides policies on built form, physical 

design, urban design, and streetscapes. It states that the Town shall promote efficient and 

cost-effective development design patterns that minimize land consumption. It further states 

that the Town shall ensure that new development is designed in keeping with the traditional 

character of the Town in a manner that both preserves the traditional community image and 

enhances sense of place within the Town. The proposed rezoning supports the 

intensification of the subject lands, thereby promoting efficient and cost-effective 
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development patterns (3.1.2.a). To ensure that the proposed development preserves the 

traditional community image and enhances sense of place, a review of the Town’s 

Community Design Manual has been provided though this Report.  

 

Community Improvement 

Section 3.3 provides policies to support community improvement, rehabilitation, and 

revitalization. It is understood that as part of the Draft Plan Approval over the lands, a 

number of conditions were required to be met prior to registration to support community 

improvement, including but not limited to parkland dedication, the provision of Architecture 

Control Guidelines, the provision of a Streetscape and Landscaping Plan, and tree 

compensation.  

 

Housing 

 Section 3.8 provides the Town Official Plan policies on housing. It states that it is a policy 

of the Town to encourage the development of a full range of housing types and size to 

respond to changes in household composition over time and support the diversification of 

the housing stock by encouraging a mix of unit sizes to accommodate both family 

households and an increasing number of non-family and seasonal dwelling units. It further 

states that in an effort to encourage attainable housing, the Town shall support increased 

residential densities in appropriate locations and a full range of housing types, adequate 

land supply, redevelopment and residential intensification, where practical. The proposed 

rezoning will facilitate the development of additional apartment units within the subject 

lands, which will contribute to the full range of housing types and sizes and encourage 

diversification of the housing stock (3.8.1.4 & 3.8.1.5). In consideration of an aging 

population, these apartment units support the increasing number of non-family households 

and can cater to those interested in seasonal dwelling units as well (3.8.1.5.b). In alignment 

with the Town efforts to encourage attainable housing, the proposed rezoning will reduce 

per unit land costs which has a large bearing on the ability to provide attainable housing 

(3.8.2.2.a). Overall, the proposal seeks to provide housing that will support meeting the 

needs of both current and future residents.  

 

Mixed Use and Commercial Areas 

Section 4.4 outlines policies for development within the ‘Mixed Use & Commercial Areas’ 

designation. This 4.4.1 states that residential uses, including high density residential uses 
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(including both low-rise (above 3 storeys) and mid-rise (above 5 storeys) apartment 

buildings), are permitted uses within the ‘Mixed Use & Commercial Areas’ designation.  

 

Section 4.4.2 provides the land use and built form polices for ‘Mixed Use & Commercial 

Areas’ designation, as follows: 

1. The height, massing, orientation and layout of buildings shall reinforce the character 

of the adjacent streets, the corridor, and utilize a high-level of design.  

Comment: The subject lands have existing approvals for multi-unit housing through 

the existing site specific zoning. As such, it is understood that this built form and type 

of housing is appropriate for the lands and compatible with surrounding development.  

Where the proposal seeks increased building height, it is anticipated that this height 

will be most evident along Hope Street (internal to the site) and that all efforts will be 

made to reduce the height or impact of height along Fox Street through Site Plan 

Control.    

2. The form and design of new development shall complement any significant natural 

features such as river valleys, ravines, wooded areas and parklands that form part 

of, or are located adjacent to, the site. 

Comment: No significant natural features abut the site.  

3. To the extent feasible, existing trees of desirable species shall be retained and 

incorporated into the landscaping plans for new development. 

Comment: As part of the original Draft Plan Approval for the lands, a Streetscape 

and Landscaping Plan and Tree Compensation Schedule were required to be 

completed. 

4. To the extent feasible, new development shall minimize the obstruction of views of 

natural features and landmarks.  

Comment: The proposal will not obstruct views of natural features or landmarks.  

5. Emphasis shall be placed on the promotion of a high standard of design for new 

buildings. 

Comment: To promote a high standard of design for the new buildings, a review of 

the Town’s Community Design Manual has been completed as part of this Report.  

6. The relocation or replacement of incompatible land uses and the redevelopment of 

derelict properties shall be encouraged. 

Comment: Incompatible land uses are not found on-site.  
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7. A coordinated approach shall be taken to the planning and design of streetscape 

improvements along and in proximity to the corridor, including the upgrading of 

building facades, signage, sidewalks, lighting, parking areas and landscaping. 

Comment: As part of the original Draft Plan Approval for the lands, a Streetscape 

and Landscaping Plan was required to address street furniture and signs, boulevard 

edges, and landscaping of the boulevard. 

8. In pedestrian traffic areas, new development shall include street oriented features 

that provide for the enhancement of the pedestrian environment, such as canopies, 

awnings, street furniture, landscaped setbacks and sitting areas. 

Comment: As part of the original Draft Plan Approval for the lands, a Streetscape 

and Landscaping Plan was required to address street furniture and signs, boulevard 

edges, and landscaping of the boulevard. 

9. The design and positioning of new buildings shall have regard for the impact of the 

proposed development on year-round sunlight conditions on adjacent properties and 

streets. In reviewing proposed developments, access to sunlight for adjacent 

properties shall be maximized to enhance the potential for energy conservation and 

the amenity of nearby and adjacent Neighbourhood Areas and open space areas, 

such as parkettes and outdoor plazas. 

Comment: Efforts have been made to provide the required front and side yard 

setbacks in consideration of maintaining adequate privacy, sunlight, and sky views 

for existing and new residents. In consideration of the Neighbourhood Area on the 

east side of Fox Street, the proposal maintains a 5.5 metre building setback to Fox 

Street, greater than the required R3 zone setback of 3.0 metres. 

10. Landscaping shall be used to conserve energy and water, enhance the appearance 

of building setback and yard areas, contribute to the blending of new and existing 

development and screen parking, loading, garbage and service facilities from 

adjacent properties and streets. 

Comment: As part of the original Draft Plan Approval for the lands, a Streetscape 

and Landscaping Plan was required to address street furniture and signs, boulevard 

edges, and landscaping of the boulevard. Further to this, Architectural Control 

Guidelines were required to address considerations for site access and parking, 

landscaping, utilities, screening, and lighting.  
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11. Where a proposed development consists of a grouping of buildings, or within an 

existing grouping of buildings, the buildings shall be positioned in a way to define 

functional and secure pedestrian spaces and be oriented to the local street. 

Comment: Through the proposed rezoning, Hope Street will be identified as the front 

lot line, thereby orienting and positioning new buildings to Hope Street.  

12. The design of new buildings shall be accessible to handicapped persons and older 

persons. 

Comment: The design of new buildings will meet accessibility standards, to be 

reviewed through Building Permit.  

13. Parking and loading facilities and driveways shall be located and designed to  

facilitate manoeuvrability on site, between adjacent sites where appropriate, and to 

reduce the traffic flow disruption resulting from turning movements to and from the 

property. The consolidation of access points to the street shall be encouraged.  

Comment: One (1) primary vehicular access point is provided to Hope Street, 

thereby reducing turning movement onto Hope Street. Two additional vehicular 

access points (one for each building) are provided to support pick-up/drop-offs and 

accessible parking near the building entrances. To reduce traffic flow disruption on 

Fox Street, no direct access is provided from the development onto Fox Street. 

Parking areas have been designed to facilitate appropriate turning movement in 

accordance with engineering design standards.  

14. To the extent feasible, the design and positioning of new buildings shall minimize the 

loss of privacy for adjacent residential properties. 

Comment: There are no adjacent residential properties to the proposed 

development.  

15. Where residential development is affected by adverse noise conditions, the use of 

urban design features such as building orientation, location of outdoor open space 

relative to the noise sources and noise attenuation measures shall be encouraged 

subject to Section 4.6.9.2 of this Plan. 

Comment: The proposed residential development is not affected by adverse noise 

conditions.  

16. To encourage the reduction, re-use and recycling of waste, new development shall 

incorporate waste handling, composting and recycling facilities into their site des ign. 
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Comment: Waste handling, composing, and recycling facilities will be included in the 

site design. It is intended for this development to be serviced by private waste 

collection.  

17. New developments shall be designed to minimize energy and water use and  

where feasible, to provide for the conservation of building materials through reuse, 

recycling and renovation. 

Comment: The design of new buildings will work to minimize energy and water use, 

where feasible, to be reviewed through Building Permit. 

 

The lands form part of a ‘Site Specific Policy Area’, subject to Policy 4.4.3.1 of the Town 

Official Plan. Policy 4.4.3.1 subjects new development to Sections 4.3.1 and 4.3.2 of the 

Town Official Plan. Section 4.3.1 states that high density residential uses, including mid-rise 

apartment buildings above 4-storeys are permitted. Section 4.3.2 provides land use and 

built-form policies, providing that new developments: shall generally not exceed 5-storeys; 

shall provide on-site recreational facilities or amenities such as private open space, and 

shall be compatible with and integrated with the surrounding area.  

 

Infrastructure 

Section 5.0 of the Town Official Plan provides policies on infrastructure development, 

including the road network, complete streets design, parking, active transportation network, 

transit network, water services, wastewater services, stormwater services, waste 

management, and utilities. As discussed through this Report, the proposed rezoning looks 

to provide residential intensification on lands within a registered subdivision with existing 

supporting infrastructure and on lands that are set to receive servicing through the 

expansion of municipal sewage and water services. As determined through pre-consultation 

with the Town, a subsequent Site Plan Control application will be submitted for the subject 

lands to ensure that the proposed design change for the subject lands continues to be 

functional and compatible with the surrounding development, with no adverse impacts on 

the Town infrastructure.   

 

Through a review of the applicable policies noted above, the proposed development 

demonstrates conformity to the intent and policies of the Town of Penetanguishene Official 

Plan. 
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5.5 TOWN OF PENETANGUISHENE 

COMMUNITY DESIGN MANUAL (2014) 

The Penetanguishene Community Design 

Manual (PCDM) intends to direct the design of 

development within the Town to support 

community well-being and maintained 

community character.  

 

 

Site Character & Context 

The standards within this section of the PCDM directs design to accommodate for and/or 

preserve the natural features and functions of the site. There are no natural heritage 

features or significant site features on or in relation to the subject lands. Where development 

should be configured to the natural topography of the site, it is understood that the subject 

lands are part of a greater plan of subdivision with a pre-servicing agreement in place for 

site preparation and grading to the satisfaction of the Town. Furthermore, a subsequent Site 

Plan Control application will be submitted for the subject lands to ensure that the proposed 

design change for the subject lands is accommodated through site alteration and grading to 

the satisfaction of the Town.  

 

Blocks & Streets 

The standards within this section of the PCDM directs the design of blocks and large 

development footprints to support balance and cohesion with the existing community and to 

support effective transportation networks, including pedestrian networks. Through the Draft 

Plan Approval, the subject lands were divided into Blocks 9, 10 and 11 on Plan 51M-1234, 

originally intended to accommodate a 36 unit apartment building (Block 9), an open space 

area (Block 10), and a private recreation centre (Block 11). Through the proposed redesign 

of the site, Blocks 9, 10, and 11 will instead accommodate two (2) 44-unit apartment 

buildings. While Blocks 9, 10, and 11 will be reviewed as one development block for the 

purposes of the proposed rezoning, the whole development footprint will not exceed 400m 

in length in adherence to the standards of this section, with the development footprint 

demonstrating approximately 145.0 metres in length. Furthermore, it is understood that 
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through a subsequent Site Plan Control Application, the site design will be reviewed to 

ensure support for pedestrian networks. The proposed rezoning will not impact the existing 

street pattern. 

 

Subdivisions & Lots 

The standards within this section of the PCDM guide subdivision layouts with the intent of 

supporting appropriate development patterns, walkable blocks, and an interconnected and 

human-scaled network. The subject lands are part of a greater plan of subdivision. The 

proposed rezoning does not seek to affect the subdivision layout, maintaining the existing 

lots, blocks, and street configuration. While the proposed rezoning will look to remove an 

open space area and a private recreation centre, to be replaced with additional housing, 

additional recreational open space areas, the marina, and a water lot will remain to maintain 

the balance of uses within the subdivision.   

 

Site Layout & Buildings 

The standards within this section of the PCDM are intended to facilitate the arrangement 

and integration of uses to facilitate highly liveable design and positive relationships with the 

public realm. Through the proposed rezoning, Hope Street would be defined as the front lot 

line allowing the proposed buildings to be oriented internally to the subdivision along the 

private streets. Where the buildings are intended to be positioned behind the front setback 

line, this is to provide additional landscaped areas along the streetscape as well as provide 

pick-up/drop-off areas and accessible parking areas at the front building entrances.  

 

Surface parking is predominantly situated behind the buildings and out of sight from the 

streetscape; additional parking is provided in at-grade covered parking garages underneath 

the buildings. One (1) primary vehicular access point is proposed for the development, to 

be shared between the two buildings to reduce turning movement onto Hope Street and 

reduced impact to pedestrian movement. Two additional vehicular access points (one for 

each building) are provided to support pick-up/drop-offs and accessible parking near the 

building entrances. It is intended that the covered parking structure will be integrated into 

the design of building to provide visual interest along the street frontage.  

 

Outdoor amenity space is provided in the form of shared private open spaces areas and 

shared private recreation areas that form part of the common elements condominium 
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registered over the lands. Further to this, the lands are in close proximity to Huronia Public 

Park and Discovery Harbour to the north, providing additional open space and recreational 

opportunities. To support the registration of the subdivision over the lands, a Streetscape 

and Landscaping Plan was required to address considerations for street furniture and 

signage, boulevard edges, and landscaping of the boulevard to support a safe and attractive 

streetscape and public realm.   

 

Where the proposal seeks increased building height, it is anticipated that this height will be 

most evident along Hope Street (internal to the site) and that all efforts will be made to 

reduce the height or impact of height along Fox Street through Site Plan Control, including 

opportunities for stepping, landscape screening, or building articulation to break up the 

impact of massing from the streetscape. The proposed multi-unit apartment will take on a 

slab massing form, where access to units will be provided from a common central lobby with 

the entrance facing Hope Street.  

 

 

 

Active Transportation 

The standards within this section of the PCDM seek to elevate the needs of pedestrians, 

cyclists, and mass transit to support a state of balance with vehicular transportation modes. 

Through the proposed rezoning, the development is conceptualized to provide an internal 

sidewalk network that would facilitate pedestrian movement between buildings, parking 

areas, and building entrances. The internal sidewalk network is intended to provide 

connections to the external sidewalk network within the subdivision. To support the 

registration of the subdivision over the lands, a Streetscape and Landscaping Plan was 

required to address considerations for street furniture and signage, boulevard edges, and 

landscaping of the boulevard, contributing to a safe and attractive pedestrian realm.  

 

Landscaping & Public Spaces 

The standards within this section of the PCDM direct the design of landscaping and public 

spaces to support safe, attractive, and environmentally sensitive development. A 

Streetscape and Landscaping Plan was required for the development of subdivision, to 

consider items such as street furniture and signage, boulevard edges, and landscaping of 

the boulevard. In addition to this, it is understood that a separate landscaping plan will be 
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prepared for the proposed development to support screening, buffering, and to provide 

visual interest to the project and streetscape. Enhanced planting will be contemplated for 

the north parking area to screen parking and mitigate any adverse impacts.  

 

6.0   CONCLUSION 

The purpose of these applications is to obtain approval for a Zoning By-law Amendment to 

facilitate the development of Blocks 9, 10 and 11 on Plan 51M-1234, and municipally known 

as 200 Fox Street in the Town of Penetanguishene. The proposed development has been 

designed based on the applicable planning policies, and the guidance and demand 

established for new residential development within the regional market area. The 

applications will increase the overall residential density of the site from the current 36 unit 

approval, providing much needed new housing opportunit ies within the community.  The 

proposed intensification of the site serves to support achievement of Provincial and County 

mandated intensification targets.   

 

The proposed rezoning is intended to facilitate the development of two (2) apartment 

buildings, providing a total of 88 residential units. The Zoning Bylaw Amendment is required 

to facilitate the proposed redesign of the site and implement the required site specific zone 

provisions. 

 

It is my professional planning opinion that the following Zoning By-Law Amendment 

application demonstrates consistency with, and conformity to, applicable Provincial, County, 

and Municipal planning policies and principles. It is my professional opinion that the 

proposed development represents good planning. 

 

Respectfully submitted, 

Innovative Planning Solutions 

 

                                                           
Darren Vella, MCIP, RPP Karla Tamayo, M.Pl. 

President & Director of Planning  Senior Planner 
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APPENDIX 1: 

ZONING BY-LAW AMENDMENT (ZBL 2020-11) AND  

DRAFT PLAN OF SUBDIVISION (PEN-SUB-2019-01) 
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APPENDIX 2: 

EXECUTED SUBDIVISION AGREEMENT AND REGISTERED M-PLAN 

 

 

 

 

 

 

 

 

 

 

 

 



Properties 

PIN 58435 - 0177 LT 
Description FIRSTLY: PART LOT 114 & 118,  ALL LOTS 115, 116, 119, 120, PART OXFORD

STREET & PART CAMBRIDGE STREET (CLOSED BY RO1319899), PART CHURCH
LOT WEST SIDE OF FOX STREET PLAN 70 AND WATERLOTS IN FRONT OF LOTS
114 TO 120, BLOCK C, OXFORD STREET, CAMBRIDGE STREET PLAN 70 PART 1
51R42898; SECONDLY: PART LOTS 114, 115, 116, PART OXFORD STREET &
CAMBRIDGE STREET (CLOSED BY RO1319899), PART CHURCH LOT WEST OF FOX
STREET PLAN 70 PART 2 51R42898; THIRDLY: PART LOTS 118 & 119 PLAN 70 PART
3 51R42898; FOURTHLY: LOT 117 & PART LOT 118 WEST SIDE FOX STREET PLAN
70 PARTS 1, 2 & 3 51R42899, SUBJECT TO AN EASEMENT OVER PART 2 51R42899
AS IN RO1057794 (PARTIALLY RELEASED BY SC1739216); FIFTHLY: PART OF THE
BED OF PENETANGUISHENE BAY OF GEORGIAN BAY, PART 1 PLAN 51R41848;
SUBJECT TO AN EASEMENT AS IN SC1817940; SUBJECT TO AN EASEMENT IN
GROSS AS IN SC1861440; SUBJECT TO AN EASEMENT AS IN SC1908654; TOWN OF
PENETANGUISHENE 

Address PENETANGUISHENE

 
Applicant(s)

 

The notice is based on or affects  a valid and existing estate, right, interest or equity in land.
 
 

Name THE CORPORATION OF THE TOWN OF PENETANGUISHENE

Address for Service 10 Robert Street West, P.O. Box 5009 

Penetanguishene, ON  L9M 2G2 

Attention:  Chief Administrative Officer
This document is not authorized  under Power of Attorney by this party. 
This document is being authorized by a municipal corporation Douglas Leroux, Mayor & Stacey Cooper, Clerk.

 
Party To(s) Capacity Share

Name BAY MOORINGS MARINA HOLDINGS GP INC. General Partner 
Address for Service 3282 Ogden's Beach Road, P.O. Box 99 

Midland, ON L4R 4K6

Name BAY MOORINGS MARINA HOLDINGS LIMITED

PARTNERSHIP

Firm Name

 
Address for Service 3282 Ogden's Beach Road, P.O. Box 99 

Midland, ON L4R 4K6
 
Statements

 
This notice is for an indeterminate period 
Schedule:  See Schedules

 
Signed By

Edward Brian Veldboom 505 Memorial Av., box 158
Orillia
L3V 6J3

acting for
Applicant(s)

Signed 2022 09 29

Tel 705-325-1326

Fax 705-327-1811 
I have the authority to sign and register the document on behalf of all parties to the document. 
 
Edward Brian Veldboom 505 Memorial Av., box 158

Orillia
L3V 6J3

acting for
Party To(s)

Signed 2022 09 29

Tel 705-325-1326

Fax 705-327-1811 
I have the authority to sign and register the document on behalf of all parties to the document. 

 
Submitted By

RUSSELL, CHRISTIE, LLP 505 Memorial Av., box 158
Orillia
L3V 6J3

2022 09 29

Tel 705-325-1326

Fax 705-327-1811

 

LRO #  51    Notice Of Subdivision Agreement Receipted as SC1933646  on  2022 09 29      at 09:45

The applicant(s) hereby applies to the Land Registrar. yyyy mm dd Page 1 of 37



Fees/Taxes/Payment
 

Statutory Registration Fee $66.30

Total Paid $66.30

 
File Number

 

Applicant Client File Number : 74-001-318

 

LRO #  51 Notice Of Subdivision Agreement Receipted as SC1933646 on  2022 09 29      at 09:45

The applicant(s) hereby applies to the Land Registrar. yyyy mm dd Page 2  of 37











































































PLANNING JUSTIFICATION REPORT 

Planning Justification Report  200 Fox Street  
IPS File No. 08-221 – Phase 2         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX 3: 

EXEMPTION CERTIFICATE ISSUED ON FEBRUARY 17, 2023 AND COMMON ELEMENTS 

CONDOMINIUM PLAN REGISTERED ON MARCH 20, 2023 

 

 

 

 

 

 

 

 

 

 

 



 

 

Exemption Certificate 

 

The Exemption Certificate wording as shown below is to be incorporated onto the applicable perimeter 

of the condominium plan as prepared by the Ontario Land Surveyor: 

All of Blocks 4, 8, 12, 13, 15, 17, 18, 19, 21, 24, 25 and 27, Plan 51M-1234 and Part of Block 5, Plan 
51M-1234 designated as Parts 1, 10, 19, 26 and 27 on Plan 51R-43771, Town of Penetanguishene, are 
hereby EXEMPTED under Section 9 of the Condominium Act and Section 51 of the Planning Act, this 
_____ day of __________, 2023. 
 

 

__________________   __________________  

Mayor      Clerk 

17 February
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APPENDIX 4: 

MODEL HOME AGREEMENT, DATED JULY 21, 2022 
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APPENDIX 6: 

Conceptual Site Plan 
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RESIDENTIAL THREE (R3) ZONE

Provisions Required Provided
Permitted Uses Multiple Dwelling Unit Multiple Dwelling Unit

Max. Density (5.4.5.4. RM-4) 36 units    88 units

Min. Lot Frontages (5.4.5.4. RM-4) 30.00m
147.97m

(Hope St.)

Min. Lot Area  (5.4.5.4. RM-4) 3,500.00m2 7,715.19m2

Min. Front Yard Setback (5.4.5.4. RM-4) 4.00m
- 7.68m (platform)

- 9.00m (bldg.)
(Hope St.)

Min. Interior Side Yard Setback
(5.4.5.4. RM-4) 3.00m

- 6.09m (platform)
- 8.81m (bldg.)

Min. Exterior Side Yard Setback
(5.4.5.4. RM-4) 3.00m

- 3.00m (platform)
- 5.56m (bldg.)

(Fox. St.)

Min. Rear Yard Setback (5.4.5.4. RM-4) 22.00m
- 8.99m (platform)

- 8.99m (bldg.)

Max. Height 14.00m 18.00m (5 storeys)

Max. Lot Coverage (5.4.5.4. RM-4) 40%
32.22%

(2,486.32m2 - incl. balconies)

Snow Storage (5.2.10)

(An outdoor lot designed to
accommodate 5 or more parking spaces,

shall provide an area equivalent to 5%
of the number of required spaces for the

purpose of snow storage)

> 5.00%

Required Parking:
Multiple Dwelling Unit

-154 parking spaces
(1.5 parking spaces / DU + 0.25 parking

spaces / DU for visitors)
134 parking spaces

Size of Parking Spaces (5.2.5.) width: 2.75m
length: 5.50m

- width: 2.75m
- length: 5.50m

Required B.F. Parking Spaces 4 Type 'A' and 4 Type 'B' B.F. space
(5% of required parking spaces) 4 Type 'A' and 4 Type 'B' B.F. space

Size of B.F. Space
(5.5.a / 5.5.b)

- width: 3.40m + 1.50m aisle
- length: 5.50m

(Type 'A')

- width: 3.40m + 1.50 aisle
- length: 5.50m

- width: 2.40m + 1.50m aisle
- length: 5.50m

- width: 3.10m + 1.50m aisle
- length: 5.50m

Parking Aisles Width (5.2.7.a) 6.00m
(2-way aisle) 6.00m

Width of Access Ramps & Driveways
(5.2.8a)

Access ramps & driveway accessing a
parking area or parking garage shall be
a min. of 3.00m in width for a one-way
and a min. 6.00m in width for two-way

traffic

6.00m

Bicycle Parking Requirements (5.6.a )

(in cases where 13 or more motor
vehicle parking spaces are required, the
min. number of bicycle parking spaces
provided shall be 10% of the required

number of motor vehicle parking spaces)

T.B.D.

Bicycle Parking Requirements (5.6.b.) - width: 0.60m
- length: 1.90m T.B.D.

Location of Parking (5.7.a) Parking areas shall be setback a min.
1.20m form any building or structure 1.50m

CONCEPTUAL SITE PLAN - 88 UNITS
176 & 200 FOX ST., PENETANGUISHENE, ON

KEY MAP                                                                                n.t.s.

File: 21 - 1148

Date: Apr. 3, 2023 Drawn By: A.S.

Checked: K.T.

SCHEDULE OF REVISIONS
No. Date Description By

Source: The Corporation of the Town of Penetanguishene By-Law 2000-02
Town of Penetanguishene Zoning By-Law No. 2022-17
The County of Simcoe Interactive Mapping, 2022

Note: Information shown is approximate and subject to change.

Scale

LEGEND

Subject Site (7,715.19m2 / 0.77ha)

Proposed 5 Storey Apartment Building
- 44 units / building

Private Balconies

Sidewalk

Landscape Open Space

CONCEPTUAL
SITE PLAN

INNOVATIVE PLANNING SOLUTIONS
P L A N N E R S  •  P R O J E C T  M A N A G E R S  •  L A N D  D E V E L O P E R S

tel: 705 • 812 • 3281 fax: 705 • 812 • 3438 e: info@ipsconsultinginc.com www.ipsconsultinginc.com
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647 WELHAM ROAD, UNIT 9, BARRIE, ON, L4N 0B7

SUBJECT SITE
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APPENDIX 7: 

DRAFT ZONING BY-LAW AMENDMENT 



THE CORPORATION OF THE TOWN OF PENETANGUISHENE 
 

BY-LAW NUMBER 2023-___ 
 
Being a By-law to Amend Zoning By-law 2022-17, as amended of The Corporation 

of the Town of Penetanguishene 
 

 
WHEREAS the Council of the Corporation of the Town of Penetanguishene have received 
an application to amend Zoning By-law 2022-17 and has approved the application; and, 
 
WHEREAS the Council of the Corporation of the Town of Penetanguishene deems it 
appropriate to amend Zoning By-law 2022-17, pursuant to the authority given to it under 
Section 34 of the Planning Act, R.S.O. 1990; 
 
NOW THEREFORE the Council of the Corporation of the Town of Penetanguishene 
hereby enacts as follows: 
 
1. THAT Schedule “A” to By-law 2022-17 by amended for the lands shown on Schedule 

“A” to this By-law for the lands described as Blocks 9, 10, and 11 on Plan 51M-1234 
and municipally known as 200 Fox Street from Open Space Exception 71 – Holding 
Provision 2, OS(71)(H2), Open Space Exception 72, OS(72), and Residential Three 
Exception 70, R3(70) to Residential Three Exception XX, R3(XX). 

 
2. THAT a new Exception be added to Table 11.1 being Exception XX to read as 

follows: 
 

Exception 
Number 

Additional 
Permitted Uses 

Restricted 
Uses 

Special Provisions 

XX   That Blocks 9, 10 and 11 on Plan 51M-
1234 be deemed as one parcel for the 
purposes of zoning.  
That the lot line abutting Hope Street 
shall be considered the front lot line.   
Minimum Rear Yard Setback – 8.5m 
(platform/building) 
Maximum Height – 18.0 metres 
Maximum Density – 88 units 
Minimum Parking Space Requirement 
– 132 parking spaces 
 
 

 
3. THAT all other provisions of By-law 2022-17 as amended remain in full force and 

effect. 
 
4. THAT Schedule “A’ is hereby declared to form part of this by-law. 
 
 
5.  THAT this By-law shall take force and come into force pursuant to the provisions 

and regulations made under the Planning Act, R.S.O. 1990, as amended. 



 
 
READ a first and second time this _____ day of _______________ 2023. 
 
READ a third time and finally passed this _____ day of ____________ 2023. 
 

 
THE CORPORATION OF THE TOWN OF PENETANGUISHENE 

 
 

        
          MAYOR  

 
        

CLERK  
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