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1.0 INTRODUCTION

Innovative Planning Solutions has been retained by Tonking Management Inc. to 
complete a Planning Justification Report in relation to a Zoning By-law Amendment  
(“ZBA”) and Draft Plan of Subdivision Applications for lands legally described as Lots 
21B, 53B, 63B, and Part Lot 77B on Registered Plan 69, known municipally as 1145 Fuller 
Avenue, Penetanguishene. The site is located immediately southeast of the intersection 
of Fuller Avenue and Pine Grove Road and has frontage along both roads. The subject 
property is approximately 13 hectares (32 acres) and is currently occupied by a 
detached dwelling made up of three (3) apartments as well as accessory structures 
(Figure 1). 

The purpose of the application is to rezone the subject lands from the ‘Rural Exception 
(RU-9)’ and ‘Environmental Protection (EP)’ zones in the Town of Penetanguishene 
Zoning Bylaw 2000-02, to the ‘Neighbourhood Residential – Exception’ and 
‘Environmental Protection’ zones. The lands are currently designated as ‘Environmental 
Protection One’ and ‘Neighborhood Residential’ by both Penetanguishene’s in-force 
Official Plan (1997) and Final Draft new Official plan. The proposed density of the 
development is approximately 23 units per hectare (UPH). The  Zoning Bylaw 
Amendment (ZBA) aims to rezone the lands and allow for special provisions to ensure 
conformity and consistency with the development concept. Further details of the 
proposed development are provided under Section 3 of this document.   

This report will review applicable policy documents noted below and demonstrate how 
the development proposal meets applicable provisions: 

Provincial Policy Statement; 
Places to Grow: Growth Plan for the Golden Greater Horseshoe; 
County of Simcoe Official Plan; 
Final Draft (2018) of the new Town of Penetanguishene Official Plan; 

o Hereon “Draft OP”; 
‘In-force’ Town of Penetanguishene Official Plan (1997); 

o Hereon “IF OP”; 
Town of Penetanguishene Zoning Bylaw 2000-02; 
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Figure 1. Subject Lands Aerial Imagery
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1.1 BACKGROUND

The initial application for development  was received and deemed complete in 2007.  
It was held in abeyance by the Town until the completion of a Growth Management 
Study and its implementation through the Town’s Official Plan (OP) Update. The update 
to the Town’s OP was then postponed as a result of the County of Simcoe’s Official Plan  
as well as the Simcoe Area amendment to the Province’s Growth Plan. In 2011, this 
application was appealed to the Ontario Municipal Board (OMB) on the Town’s failure 
to make a decision concerning the OPA.  

In 2014, policies 3.5.10 to 3.5.13 of the County OP was approved by order of the Board 
for the allocation of up to 20,000 persons where lands previously not dedicated for 
urban uses are designated for urban uses due to settlement area boundary 
adjustments. In addition, the OMB hearing for the County of Simcoe’s new Official Plan 
established a new settlement area boundary for the Town of Penetanguishene that 
mirrors the municipal boundary. As a result of the boundary decision, the subject lands 
were deemed to be within the settlement area. Following the decision by the OMB on 
the Settlement Area Boundaries and Growth Management approach of the County 
Official Plan, the applicant requested that the OMB consider the appeal of OPA 
1/2008. The proceedings of the OMB pre-hearing conference held in October 2014, the 
Board issued a memorandum of Oral Decision in November of 2014 (Appendix 1). In 
June of 2015 the Council of the Town of Penetanguishene formally designated the 
subject lands ‘Neighborhood Area’ and ‘Environmental Protection One’ and granted a 
population allocation of 400 persons under to 20,000 surplus provided under provisions 
3.5.10 to 3.5.13 of the County OP.  

2.0 SITE DESCRIPTION AND LAND USES

The subject land area is 13.21 hectares (32.64 acres) with 570.92 metres of frontage 
along Fuller Avenue and 105.02 metres of frontage along Pine Grove Road. The site is 
currently occupied by a detached dwelling made up of three (3) apartments as well as 
accessory structures. The lot is predominantly wooded and will require clearing for 
development. Any clearing of vegetation on-site will be in compliance with municipal 
and county prescription. Topography becomes wet along the eastern extent of the lot, 
towards St. Andrews Lake. The development lands are predominantly flat with some 
relief in the southwestern corner, downward toward St. Andrews Lake and Pine Grove 
Road. The lands immediately adjacent St. Andrews Lake are identified as a Provincially 
Significant Wetland (PSW).  

Fuller Avenue has been identified in the Draft OP (Schedule C) as a Major Road, and as 
an Arterial in the IF OP (4.2.1.1). A Cycling Route also runs down Fuller avenue as per 
Schedule C of the Draft OP. The site also exists in close proximity to the Future Trail 
Connections identified near the intersections of Fuller Ave. & Robert St. E, Fuller Ave. & 
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Robillard Dr., and Fuller Ave. & Broad St. as per Schedule C of the Draft OP. The County 
of Simcoe provides a bus transit service running from Penetanguishene to Barrie at 
hourly intervals, seven days a week (Linx service). The only formal stop currently offered 
in Penetanguishene for this service is nearby the intersection of Poyntz St. & Main St., 
which is approximately 3.5km from the subject site (Figure 5). In 2016, the Town of 
Penetanguishene and the Town of Midland formed a partnership to provide a transit 
service connecting the two municipalities (Figure 5). Currently one route is offered 
servicing much of the Town of Penetanguishene. Though the run through the 
intersection of Fuller Avenue and Pine Grove Rd., the nearest stop on the line to the 
subject lands is currently at the intersection of Church Street & Cambridge Street 
(Figure 5), approximately 750m to the nearest point on the subject lands.  

The lands are zoned ‘Rural Exception (RU-9)’ and ‘Environmental Protection (EP)’ in the 
Town of Penetanguishene Zoning Bylaw 2000-02 (Figure 2) and designated 
‘Neighborhood Area’ and ‘Environmental Protection One’ in the IF OP. The boundary of 
the ‘Environmental Protection One’ designation corresponds to the limits of St. Andrews 
PSW, and is a boundary previously confirmed with the Ministry of Natural Resources and 
Forestry (MNRF). Nearby amenities include: those commercial and cultural uses located 
downtown Penetanguishene (~2.5 to 3.5km), Dutchman’s Cove Marina (~2km), Hindson 
and Beacon Bay Marinas (~6km);  educational institutions including Ecole St. Louis 
(~1.5km), St. Ann’s Catholic School (~2.2km), Burkevale Protestant Separate School 
(~2.5km), and Penetanguishene Secondary School (~3.5km); and, public facilities such 
as the Team Howard Community Centre (2,700m), Discovery Park (~1.5km) and Huronia 
Park (1.5km) and the Village Square Mall (~3.5km). Generalized surrounding land uses 
are as follows (Figure 4): 

North: Single-detached residential lots of varying acreages. 

East:   Environmental Protection; St. Andrew’s Provincially Significant Wetland (PSW), 
and St. Andrew’s Lake. 

South: Lands south of the site are largely rural in nature.  

Southwest: Industrial employment uses along Centennial Drive and adjoining streets.  

West:  Single-detached residential lots of varying sizes and vacant lands owned by the 
municipality. 
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Figure 2. Subject Lands Zoning



PLANNING JUSTIFICATION REPORT 
ZONING BY-LAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 

 

 
Planning Justification Report – ZBA, December 2018 CITY OF BARRIE 
IPS File No: 05-137 (St. Andrew’s Lake Village) PAGE 6

Figure 3. Subject Lands Draft Official Plan Designation
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Figure 4. Subject Lands Contextual Map
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Figure 5. Transit Services
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3.0 DESCRIPTION OF DEVELOPMENT

This Section will provide a detailed description of the development concept and 
indicate the requested zoning exceptions necessary to permit the development.    

3.1 DEVELOPMENT CONCEPT 

The development concept (Figure 6, Appendix 2) proposes 126 single-detached units 
and 47 townhouse units, totalling 173 residential units. In addition, condominium parks 
and two ‘future development’ blocks are proposed to be appropriately zoned; one 
commercial and one multi-residential. The total developable area is 7.42 ha (18.34 ac), 
lending to a development density of approximately 23 UPH or approximately 56 persons 
per hectare (PPH), as per the household sizes provided in the Simcoe County Land 
Budget (2010). Employment opportunities will be provided both through the 
condominium corporation and through the proposed commercial zoning. The 
development proposed is a freehold common element condominium. 

All residential units are oriented inward toward a network of internal condominium 
roads. One cul-de-sac is proposed toward the southerly extent. Road radius and widths 
meet the specifications of municipal fire and emergency services as well as county 
waste collection services. As such, it is anticipated waste collection will be serviced by 
the County of Simcoe. The condominium road network would have two accesses, one 
along Fuller Avenue and one along Pine Grove Road. A minimum of 362 parking 
spaces will be provided at a (minimum) rate of two (2) private spots per dwelling unit 
(346 spots), and 16 common visitor spots, 3 of which satisfy barrier free requirements.  

Two ‘neighborhood park’ blocks totalling 0.24 ha (0.59 ac) are provided centrally at 
two locations. The development will contribute to municipal parkland through the 
cash-in-lieu option under the provisions of Section 2.2.7 in IF OP. A portion of the subject 
lands is proposed to be zoned Environmental Protection (EP) in conformity with the IF 
OPA decision previous (Appendix 1). The lands rezoned EP contain the areas of the site 
within the St. Andrew’s Lake PSW and would be conveyed to the municipality as a 
condition of the plan of subdivision. Two stormwater management ponds (0.673 
hectares) are proposed to meet stormwater management requirements. Full details 
related to the design can be found in the Functional Servicing and Stormwater 
Management Report submitted under separate cover. 

One commercial block (0.227 ha) and one future residential (0.228) block are proposed 
for rezoning, though there are no formal plans to develop either at the time of this 
application. The commercial block is excluded from the proposed plan of subdivision to 
ensure the lot can be severed and developed along timelines independent of those 
related to the residential development. 
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Figure 6. Development Concept
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3.2 OFFICIAL PLAN STATUS

The subject lands are were previously redesignated ‘Neighborhood Area’ and 
‘Environmental Protection One’ as per IF OPA No. 27, April 2015 (Appendix 1). 
Schedule A (as seen in Figure 3) of the Draft OP is reflective of the adopted 
designations. No Official Plan amendment is required at this time. 

3.3 ZONING BY-LAW AMENDMENT

To facilitate the proposed 173-unit condominium development, the subject lands will be 
required to be rezoned. Rezoning will include the provision of ‘Open Space (OS)’, 
‘Residential Third Density – Exception (R3-XX)’, ‘Environmental Protection’, ‘Commercial 
Neighborhood (CN’), and ‘Residential Multiple (RM)’ zones as arranged in Schedule A, 
Appendix 3. Site-specific exceptions are requested to provisions of the ‘Residential Third 
Density – Exception XX (R3-XX)’ Zone as it applies both to Single Detached and Row 
Home uses. The Amendment would not only permit the proposed development through 
the provision of suited zoning, but would move the subject lands into conformity with 
the IF OP and Draft OP, and would allow the for the site-specific exception to zone 
provisions required to support the proposal, as noted Tables 1 and 2 following: 

Table 1. Residential Third Density (Row/Town Homes) Zoning Matrix

PROVISION REQUESTED PROVIDED 
Lot Area (min.) 230.0 m2 150.0 m² 
Lot Frontage (min.) 30.0 m 30.0 m 
Setbacks

Front yard (min.) 6.0 m 4.5m/6.0 m 
Int. Side Yard (min.) 4.0 m & 6.0 m other side 1.5 m 
Ext. Side Yard (min.) 4.5 m 3.0 m 
Rear Yard (min.) 7.5 m 5.0 m 

Lot Coverage (max.) 35% 60% 
Height (max.) 11.0m 11.0m 

GFA% of lot (max.)
Bachelor
1 Bedroom
2 Bedroom

 
32.0 m2 

51.0 m2 

65.0 m2 

+ 10.0 m2 for each additional 
bedroom over 2

 
32.0 m2 

51.0 m2 

65.0 m2 

+ 10.0 m2 for each additional 
bedroom over 2 
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Table 2. Residential Third Density (Single Detached) Zoning Matrix 

PROVISION REQUESTED PROVIDED 
Lot Area (min.) 511.0 m2 225.0 m² 
Lot Frontage (min.) 15.0 m 9.0 m 
Setbacks

Front yard (min.) 6.0 m 4.5m/6.0 m 
Int. Side Yard (min.) 1.0 m  0.6 m 
Ext. Side Yard (min.) 4.5 m 3.0 m 
Rear Yard (min.) 7.5 m 5.0 m 

Lot Coverage (max.) 35% 55% 
Height (max.) 11.0m 11.0m 
Footprint (min.) 74.0 m2 74.0 m2 

  
The ‘Residential Third Density – Exception XX (R3-XX)’  zone recognizes the deficiencies 
noted in Tables 1 & 2. The exceptions requested are not anticipated to insight adverse 
effects on the existing neighbourhood or the future residents of the proposed 
development. 

The proposed development is considered Greenfield as per the Draft OP. Under 
provision 2.3.1 of this Plan, the Town will endeavour to achieve the minimum density 
target of 50 people and jobs combined per hectare in Designated Greenfield Areas. 
The proposed development supports a population density of approximately 56 persons 
per hectare (PPH), using the household sizes provided by Simcoe County Land Budget 
(2010). The neighborhood commercial uses, as well as the Without exception to the 
provisions requested, it is not believed that the developable area would be able to 
satisfy the population density requested by the IF OP. Further, a minimum density of 50 
UPH is permitted on the subject lands as per IF OPA No. 27. 

The proposed exceptions permit densities which allow for the development of an array 
of accommodation options, particularly with respect to row/town homes, which 
inherently support a higher density versus single detached constructions. Given the 
provisions under Section 5.2 of the Draft OP, which would support the diversity of 
housing and land use proposed, the exceptions requested would be justified. Further, 
the proposed densities minimize land consumption and promote cost-effective 
development as directed under Draft OP provision  (4.1.2(a)). 

Given IF OPA No. 27 and given alignment with the provisions of Penetanguishene’s 
Draft OP, the requested exceptions to Penetanguishene’s Zoning Bylaw 2000-02 are 
justified. 
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3.4 DRAFT PLAN OF SUBDIVISION

The Draft Plan of Subdivision seeks to create several Blocks of land for a variety of 
uses including, residential, parkland, stormwater management, environmental 
protection and road right of way. The total area of lands being subdivided equates 
to 12.81 hectares (31.65 acres). As previously noted, the 0.56-acre commercial block 
at the intersection of Fuller Ave. & Pine Grove Rd. are excluded from the proposed plan 
of subdivision to ensure the block can be severed and developed at timelines 
independent of those related to the residential development. The Draft Plan of 
Subdivision can be seen in Appendix 4.  

The proposed development includes 173 residential units; 38 forty-foot (40’) 
single-detached lots, 50 thirty-five-foot (35’) single-detached lots, 38 thirty-foot (30’) 
single-detached lots, and 47  twenty-foot (20’) town/row home lots.  

The condominium road network would have two accesses, one along Fuller Avenue 
and one along Pine Grove Road. All common element uses such as the private roads, 
stormwater management ponds, parks, and visitor parking are proposed to be one 
continuous block. All lands rezoned environmental protection are to be conveyed to 
the municipality under one block. The commercial block will not be included in the plan 
of subdivision. 

The Site Plan is provided in Appendix 2, and the draft plan of subdivision in Appendix 4. 
A full description of the development is available under Section 3.1 of this document. 

Table 3. Condominium plan of subdivision matrix

USE LOTS/BLOCKS/STREETS UNITS
AREA

HA AC %
Residential single-detached 
lots (40’)  

7, 10-18, 29-35, 5-50, 
75-79, 82, 85-89, 117, 

121, 122, 126 
38 1.67 4.11 13.0 

Residential single-detached 
lots (35’)  

1-4, 9-28, 51-61, 69-72, 
93-106, 110-116 50 1.53 3.79 12.0 

Residential single-detached 
lots (30’) 

5, 6, 8, 9, 36-44, 62-68, 
73, 74, 80, 81, 83, 84, 

90-92, 107-109, 118-120, 
123-125 

38 1.01 2.50 7.9 

Residential town/row home 
blocks (20’) Blocks 1-6 47 0.79 1.94 6.1 

Future Residential  Block 7 TBD 0.23 0.56 1.8 
Environmental Protection Block 8 --- 5.61 13.87 43.8 
Common element Block 9 --- 1.97 4.88 15.4 
TOTAL 173 12.81 31.65 100.0



PLANNING JUSTIFICATION REPORT 
ZONING BY-LAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 

 

 
Planning Justification Report – ZBA, December 2018 CITY OF BARRIE 
IPS File No: 05-137 (St. Andrew’s Lake Village) PAGE 14

3.5 TECHNICAL REPORTS AND SUPPORTING STUDIES

Through discussion with Town of Penetanguishene, six (6) technical reports and/or 
supporting studies were deemed to be required in support of a Zoning Bylaw 
Amendment  and Draft Plan of Subdivision Applications, and have been submitted 
under separate cover:  

1. Archaeologic Assessment;  
New Era Archaeology 

2. Traffic Impact Study (TIS); 
JD Engineering 

3. Water Balance Study; 
Jones Consulting Group Ltd. 

4. Stormwater Management/Functional Servicing Report (SWM/FSR);  
Jones Consulting Group Ltd. 

5. Environmental Impact Study (EIS);
Azimuth Environmental Consulting Inc. 

2018 Amendment;
Birks Natural Heritage Consultants Inc. 

6. Species at Risk (SAR) Assessment;
Birks Natural Heritage Consultants Inc.
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4.0 PLANNING POLICY AND ANALYSIS 

Section 4.0 will outline the applicable planning and development policies impacting 
the proposed application. Each subsection will outline the applicable policies and 
contain planning rationale on conformity and development principles. 

4.1 PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement (PPS) provides policy direction on 
matters of provincial interest related to land use planning and 
development. The PPS has been reviewed relative to the proposed 
application and associated development concepts with emphasis 
placed on the following sections: 

 

Section 1.1 Managing and Directing Land Use to Achieve Efficient    Development 
and Land Use Patterns 

Section 1.4  Housing 
Section 1.6.7 Transportation Systems 
Section 1.8     Energy and Air Quality 
Section 2.1 Natural Heritage 

It is important to note that the subject lands are within the Town of Penetanguishene 
Primary Settlement Area as identified in Schedule 8 of the Growth Plan for the Greater 
Golden Horseshoe, and designated as a Greenfield Area by the Draft OP. In 
compliance with the provisions of Sections 1.1.1, 1.1.3.2, and 1.1.3.6 of the PPS, the 
proposed development; 

offers financially viable growth through minimizing land consumption;  
conserves natural heritage features through they conveyance of 
environmentally sensitive areas to the municipality;  
offering a diversity of land uses and residential types in an area well connected 
to the community’s trail and transportation network (Draft OP, Schedule C); 
which can be developed by through the use of existing service levels 
(i.e. municipal sanitary & water); and 
which propose development on a Greenfield site which currently sits vacant. 

Penetanguishene’s IF OP identifies that natural heritage features on the subject lands 
would include those constituting part of St. Andrew’s Lake, which are otherwise 
designated as Environmental Protection One. No development is proposed on these 
lands in conformity with 2.1.4 of the PPS. All lands previously designated as 
Environmental Protection One will be conveyed to the municipality as a condition of 
the proposed plan of subdivision. All recommendations from the completed SAR report 
will be abided to or fulfilled in conformity with 2.1.7 of the PPS. The MNRF were consulted 
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with during the drafting of the report. An amendment to an earlier-completed EIS was 
undertaken for the entirety of the subject lands. The findings of the EIS and amendment 
support that the proposed development can occur without negative impacts on the 
(significant) natural features or on their ecological functions identified in 
Penetanguishene’s IF OP (2.1.8 PPS). 

The proposed development is an appropriate use of the subject lands given they exist 
within the Penetanguishene Primary Settlement Area (1.1.3.1). The proposed 
development will contribute to Penetanguishene’s economic development and 
competitiveness both through the compact, mixed-use design of the site (1.3.1(c)), and 
through the provision of employment opportunities both through the condominium 
corporation and through the commercial zoning to be developed at a later date 
(1.3.1(a),(b)). 

Under Section 1.4.3 of the PPS on Housing, planning authorities are directed to provide 
for a range and mix of housing types and densities to meet the requirements of an 
expanding population. The proposed development provides various residential types 
(single-detached, row/town home, (future) ‘multiple residential’, lending to a greater 
diversity of residential unit market values and thereby being accessible to a greater 
diversity of household incomes while remaining respectful of the fiscal needs of the 
community. 

Sections 1.6.7 on Transportation Systems and Section 1.8 on Energy Conservation, Air 
Quality and Climate Change both emphasize the promotion of compact 
developments with close transit links. The location of the subject lands as well as the 
inclusion of commercial uses within the proposed development lends to use of the 
adjacent  cycling route and other active modes of transportation. Existing bus transit 
infrastructure could be accommodated by residents St. Andrews Lake. 

Based on the above the proposed application is consistent with the Provincial Policy 
Statement.  

4.2 GROWTH PLAN FOR THE GGH

The Growth Plan for the Greater Golden Horseshoe (GGH) has been 
prepared and approved under the Places to Grow Act.  The Plan 
builds on the PPS together with other Provincial Plans to inform 
decision-making regarding growth management and environmental 
protection particular to the GGH.  The Town of Penetanguishene is 
recognized as a Primary Settlement Area within the Growth Plan for 
the GGH. The subject lands are located outside the Town’s Delineated 

Built Boundary as indicated in Schedule A of the Town’s Draft OP and is therefore 
considered Greenfield development. 
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Section 2.2 of the Plan provides policies for Where and How to Grow.  Applicable 
policies of this Section include 2.2.1 Managing Growth, 2.2.6 Housing, and 2.2.7 
Designated Greenfield Areas. Under Section 2.2.1, forecasted growth will be directed to 
settlement areas that: have a delineated built boundary; have existing or planned 
municipal water and wastewater systems; and can support the achievement of 
complete communities. The Plan directs fair growth to the Town of Penetanguishene 
given it satisfies these criteria. The development proposes additional residential and 
commercial uses to an area which benefits from convenient access to several existing 
amenities. The development contributes to the vision of a complete community, as 
detailed in the Growth Plan for the GGH, by providing a mix of residential and 
commercial uses. Through the provision of the neighborhood commercial block, the 
proposed development incorporates access to commercial amenities for residents of 
St. Andrew’s Village, and improves the diversity of commercial amenities available to 
existing surrounding neighborhoods. and public open spaces and parks. In conformity 
with Section 2.2.6, the proposed development will contribute to the variety of housing 
options in the area by introducing row/townhouse units where single detached 
dwellings are the predominate structural type within the community. This will provide 
housing options to a wider demographic and will accommodate a diverse range of 
household sizes and incomes. The development of the land for row/townhouse units 
generally provides more affordable housing options versus single detached 
development.  

Section 2.2.7 on Designated Greenfield Areas (DGAs) provides that new development 
taking place in DGAs will be planned, designated and zoned and designed in a 
manner that: 

a) supports the achievement of complete communities;  
b) supports active transportation; and 
c) encourages the integration and sustained viability of transit services.  

The proposed development supports the achievement of complete communities by 
providing a mixed-use neighbourhood with numerous amenities to residents of diverse 
socio-economic backgrounds. The development supports active transportation through 
its location along Fuller Avenue and proximity to the trails and cycling network identified 
in Schedule C of the Draft OP. The development encourages the integration and 
viability of transit services as it injects population and the tax base necessary to support 
transit infrastructure. Existing bus transit infrastructure (Penetanguishene/Midland Line) 
could be utilized by residents of St. Andrews Lake. 

Section 2.2.7.5 provides that the density target contained in the Official Plan that is 
approved and in effect as of July 1, 2017 will continue to apply until the next municipal 
comprehensive review is approved and in effect. The subject lands have been 
allocated a population of 400 persons as per IF OPA No. 27 (Appendix 1). The proposed 
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development is at a density of 55 PPH as calculated using the Simcoe County Land 
Budget (2010). The development would contribute to employment opportunities 
through the inclusion of (neighborhood) commercial space and through employment 
by the condominium corporation itself. 

Section 6 of the Plan applies to the Simcoe Sub-area, including the Town of 
Penetanguishene. Section 6 directs a significant portion of growth within the Simcoe 
Sub-area to communities where development can be most effectively serviced, and 
where growth improves the range of opportunities for people to live, work, and play in 
their communities, with a particular emphasis on primary settlement areas. Given 
Penetanguishene is identified as a primary settlement area and given 
Penetanguishene’s Draft OP provides Greenfield Developments within the settlement 
area are intended to achieve minimum density targets of 50 people and jobs per 
hectare, the proposed development (55 PPH) is in alignment with the growth patterns 
identified under Section 6. 

Based on the above and through a review of the Growth Plan, it is determined that the 
applications conform to the Growth Plan for the Greater Golden Horseshoe. 

4.2 COUNTY OF SIMCOE OFFICIAL PLAN

The County of Simcoe Official Plan is a document designed to assist in 
growth management in a County expected to experience continued 
strong growth in population and urban development over the next 
twenty years in accordance with the Growth Plan (2006) as amended. 
It attempts to achieve a balance between the demands for economic 
development, community building, and environmental conservation 
and provide a framework for coordinated planning with adjacent 

municipalities, agencies, and other levels of government. 

The subject property is within the Penetanguishene “Primary Settlement Area” as per 
Schedule 5.1 of the plan. The proposed development contributes to the diversity of 
housing options available in the Town of Penetanguishene (3.1.4); various styles and 
sizes of single detached and row/townhome uses are included in the site design. 
Settlement areas are positioned to be developed at higher densities, given 
development is more feasible where municipal services are pre-existing (3.2.4). Given 
the Town of Penetanguishene is home to a variety of pre-existing municipal services, the 
County of Simcoe directs significant growth to the lower-tier municipality (3.2.3). The 
County of Simcoe Official Plan permits the subdivision of land by plan of subdivision 
where the subdivision is in conformity with the municipal designation or otherwise 
supports the intent of the OP (3.3.2).  

Under Section 3.3.15, the County of Simcoe Official Plan restricts development on lands 
adjacent to the habitat of endangered species and threatened species, or within 
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significant woodlands unless the ecological function of the adjacent lands has been 
evaluated and it has been demonstrated that there will be no negative impacts on the 
natural features or on their ecological functions. A species at risk report has been 
completed at the study site and submitted under separate cover. All recommendations 
made by Birks Natural Heritage Consultants will be addressed to their satisfaction, that 
of the municipality, and the MNRF prior to any site alteration, regrading or demolition 
taking place (See Section 3.5.1 of this report). A SWM report has been submitted under 
separate cover which satisfies section 3.3.19 of the County OP. A Traffic Impact Study 
has also been submitted in conformity with the requirements of 3.3.20 of the County OP. 

Section 3.5 outlines objectives and policies for Settlements within the County. The 
proposed development proposes both population and employment growth to a 
Primary Settlement Area (3.5.1). The concept lends to a mixed-use, compact urban 
form which efficiently utilizes the subject lands, and pre-existing service and 
infrastructure levels (3.5.2, 3.5.3, 3.5.4).  

As per 3.5.6 of the County OP: designated Greenfield areas, within primary settlement 
areas, and with full municipal sewage and water services are poised for higher density 
targets. The subject lands are designated Greenfield by the Draft OP given they are 
within the municipal settlement area but outside the built-up boundary. Section 3.5.23 
of the County OP provides density targets relative to Greenfield development for local 
municipalities. The minimum density target for Greenfield development within the Town 
of Penetanguishene is set at 50 residents/jobs per hectare. The development proposes 
approximately 55 PPH. Employment opportunities would be contributed to both through 
the commercial block on the corner of Fuller Avenue and Pine Grove Road, as well as 
through the employment by the condominium corporation.  

The proposed development conforms to the County of Simcoe Official Plan. 

4.3 TOWN OF PENETANGUISHENE OFFICIAL PLAN

The purpose of the (in-force) Official Plan of the Town of 
Penetanguishene is to guide development and redevelopment in the 
Town to achieve a healthy, safe, efficient and attractive environment. 
The Plan sets out the pattern of land use and the provision of public 
works in a deliberate attempt to reduce the element of speculation 
arising from uncertainties as to the manner and sequence of 
development. The designations indicated in Schedule A1 have not 

been updated and are not reflective of decision made with reference to  OPA No. 27, 
April 2015 (Appendix 1). The applicable policies of the Official Plan are analysed below: 

The proposed development is supported by servicing described in detail through the 
Functional Servicing, Stormwater Management, and Traffic Impact Studies submitted 
under separate cover. With reference to diversity of use, the proposal entails the zoning 
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of both residential uses and neighborhood commercial uses, in line with the 
residential-commercial ‘mixing’ described under provision 2.6.3.2. 

The development is proposed within Penetanguishene’s Wellhead Protection Area 
delineated in Schedule A1. To the satisfaction of 2.6.4, no uses are proposed which 
would discharge contaminants into underlying groundwater resources. A Water 
Balance Study is submitted under separate cover. 

Lands designated as Environmental Protection One will be conveyed to the 
municipality as a condition of proposed the plan of subdivision. No development is 
proposed within areas designated Environmental Protection One. 

The developable portion of the land are designated ‘Neighborhood Area’ as per OPA 
No. 27, April 2015 (Appendix 1). Single detached (3.1.1.1), multiple residences (3.1.1.2), 
open space (3.1.4), and accessory commercial (3.1.3), as proposed, are all permitted 
uses within the ‘Neighborhood Area’ designation. 

Based on the above  the applications conform to the In-force Official Plan for the Town 
of Penetanguishene. 

4.4 FINAL DRAFT (DECEMBER 2018) OF THE NEW OFFICIAL PLAN FOR THE TOWN OF PENETANGUISHENE

The Final Draft of the New Official Plan for the Town of 
Penetanguishene (Draft OP) provides the overarching tools to direct 
future growth, development and change within the Town and to 
create a more sustainable community for the Town’s residents. This 
plan is not yet in force but has been reviewed to comprehensively 
address all planning policies.  It is noted that this Official Plan will have 
no basis on the approval of the following applications given that this is 

only a draft document.  

Penetanguishene is identified as a primary settlement area within the County of Simcoe 
Official Plan and the Growth Plan for the GGH. The development of existing Designated 
Greenfield Areas (i.e. those outside of the Delineated Built Boundary but within the 
Settlement Area) is a primary focus of the municipality (Section 2.3). In alignment with 
provision 2.3.1, the proposed development would lend to approximately 56 PPH as per 
the residential densities provided in the Simcoe County Land Budget (2010). 
Employment would be created through both the commercial uses included in the 
rezoning and through the maintenance requirements associated with the condo 
corporation.  

The lands are designated Neighborhood Area and Environmental Protection Area as 
per Schedule A. All development would be permitted within the Neighborhood Area as 
per Section 4.2.1. The proposed development would contribute to the available stock 
of single-detached and row/townhomes available within the community (4.2.3). The 
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diversity of housing proposed, innovative mixed-use zoning configuration, and varying 
density is of a design generally encouraged by the municipality as per (4.2.4, 4.2.8), 
particularly where existing infrastructure and services are available to accommodate 
the proposed design (5.3.1). The influence of the proposed development on 
Penetanguishene’s nearby public road system is addressed through the Traffic Impact 
Study completed by J.D. Engineering and submitted under separate cover. 

The proposed density and built form are sensitive to the single-detached 
neighbourhoods adjacent and are suited in meeting the socio-economic needs of the 
greater Penetanguishene community through a diversity of housing options. With 
respect to provisions related to design and built form (3.1), the proposed development 
contributes to Penetanguishene’s vision of well-designed communities through: 

design patterns which limit land consumption but remain sensitive to the housing 
demands of the community; 
usage of materials and massing which contributes to and enhances the 
traditional character of built-form in the municipality; 

The proposal provides for two privately held ‘neighborhood’ parks - as defined under 
3.2.2.4(a). The provided neighborhood parks would provide recreational and leisure 
opportunities to neighborhood residents in conformity with parks policies 3.2.2.5, 
3.2.2.10, and 3.2.2.13.  

Under the housing policies of Section 3.8.1 of the Draft OP, provision 3.8.1.2 and 3.8.1.4 
provide that the Town will work in coordination with the County and proponents to 
ensure that a full range of housing types, densities, and sizes are provided to meet the 
anticipated demand and demographic changes in housing composition over the 
timeline of the plan. Further, Section 3.8.1.5 explicitly references the provision of 
townhomes and units of mixed size as is proposed in the development. The Town 
leverages the example of higher density housing forms (semis, towns, and multiples) as 
contributing to the affordable housing needs of the community when included in new 
subdivisions (3.8.1.3). Under Provision 3.8.2.12 the Town encourages development of 
low-income housing geared towards older persons, which may include lower 
maintenance housing types such as condominiums and townhouses; as is proposed in 
the development. 

 The development is proposed within Penetanguishene’s Wellhead Protection Area 
(WHPA Q1 & Q2, D, C1) as delineated in Schedule B2. To the satisfaction of 3.13.1.6, no 
uses are proposed which would discharge contaminants into underlying groundwater 
resources. The lands are also within a Highly Vulnerable Aquifer (HVA) area as 
delineated in Schedule B2. To the satisfaction of 3.13.1.12, the employment of LIDs, as 
per the SWM and FSR reports submitted under separate cover, will mitigate adverse 
impact on the underlying HVA. A Water Balance Study is submitted under separate 
cover. 



PLANNING JUSTIFICATION REPORT 
ZONING BY-LAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 

 

 
Planning Justification Report – ZBA, December 2018 CITY OF BARRIE 
IPS File No: 05-137 (St. Andrew’s Lake Village) PAGE 22

Based on the above the applications conform to the Final Draft Official Plan for the 
Town of Penetanguishene, again noting however that this Official Plan will have no 
basis on the approval of the following applications given it is only a draft document. 

5.0 CONCLUSION
This report supports the proposed development of the subject lands. The proposed 
applications aims to facilitate the development of 173 residential units, over half (0.5) 
an acre of parkland use, and 0.6 acres of (neighborhood) commercial use. It is  
important to recognize that the proposed zoning bylaw amendment will bring the t 
lands  into conformity with the official designation, where they currently conflict. The 
applications will permit the lands to be developed in an efficient and compact 
manner, without adversely impacting any significant natural heritage features, health 
and without negatively contributing to public health and safety concerns. The 
proposed development would provide density at a scale in conformity with the upper- 
and lower- tier (municipal) Official Plans and would positively contribute to the fabric of 
the neighborhood and the diversity of housing stock in the greater community. It is in 
our professional opinion that the proposed development represents good planning as it 
conforms to the applicable policies reviewed in the Provincial Policy Statement, Growth 
Plan – Places to Grow, the County of Simcoe Official Plan, and both the in-force and 
Final Draft Official Plan documents for the Town of Penetanguishene. 
 

Respectfully submitted, 

Innovative Planning Solutions 

  

Darren Vella, MCIP, RPP Tyler Searls, BCD 
President & Director of Planning Planner
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APPENDIX 1: OMB DECISION AND OPA NO. 27, 2015 
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APPENDIX 2: SITE PLAN



FULLER   AVENUE

PI
N

E 
G

RO
V

E 
RO

A
D

PLAN                   51R-23610

PLAN 51R-4830
PART 1

ST ANDREW'S    LAKE

PLAN 51R-7282

C
A

M
BR

ID
G

E 
ST

RE
ET

STREET C

ST
RE

ET
 D

STREET B

ST
RE

ET
 D

STREET D

ST
RE

ET
 E

ST
RE

ET
 H

ST
RE

ET
 A

5m ACCESS

SWM
0.310ha (0.77ac)

FUTURE
RESIDENTIAL

0.228ha (0.56ac)

SWM
0.365ha (0.90ac)

ENVIRONMENTAL PROTECTION
5.612ha (13.87ac)

NEIGHBOURHOOD
COMMERCIAL

0.227ha (0.56ac)

OPEN SPACE
0.140ha (0.35ac)

PARKLAND
0.100ha (0.25ac)

STREET D

ST. ANDREW'S LAKE VILLAGE (173 LOTS)
TOWN OF PENETANGUISHENE

LOTS 21B, 53B, 63B, & PART OF LOT 77B
REGISTERED PLAN 69

FORMERLY IN THE TOWNSHIP OF TAY
NOW IN THE

TOWN OF PENETANGUISHENE
COUNTY OF SIMCOE

2018

Date:  November 20, 2018 Drawn By: AM

SCHEDULE OF REVISIONS
No. Date Description By

Note: 3.0m servicing easements will be created in all yards abutting lanes.
This drawing is for discussion purposes only.

SITE  PLAN

LEGEND

File:  05-137 Reviewed By: TS

SINGLE DETACHED LOTS (40')

SUBJECT LANDS
Area: 13.038 ha (32.22 ac)
Visitor Parking: 16

SINGLE DETACHED LOTS (30')

TOWNHOUSE UNITS (20')

FUTURE RESIDENTIAL BLOCK

STORMWATER MANAGEMENT

PARKLAND/OPEN SPACE

ENVIRONMENTAL PROTECTION

47 Units

38 Lots

38 Lots

NEIGHBOURHOOD COMMERCIAL

Min. Lot Frontage
Min. Lot Area
Max. Lot Coverage

Min. Rear Yard Setback
Min. Exterior Side Yard Setback

Min. Front Yard Setback
Min. Interior Side Yard Setback

Max. Height
Max. Accessory Building Height

15.0m
511.0m²

35%
6.0

1.0m
4.5m
7.5m

11.0m
4.0m

Min. Ground Floor Area

REQUIRED
R3 (SINGLE DETACHED)

PROPOSED
R3-XX (SINGLE DETACHED)

Min. Lot Frontage
Min. Lot Area
Max. Lot Coverage

Min. Rear Yard Setback
Min. Exterior Side Yard Setback

Min. Front Yard Setback
Min. Interior Side Yard Setback

Max. Height
Max. Accessory Building Height

30.0m
230.0m²

35%
6.0m

4.0m and 6.0m other side
4.5m
7.5m

11.0m
4.0m

Min. Gross Floor Area
Bachelor 32.0 m²
1 Bedroom 51.0 m²
2 Bedroom 65.0 m²

(+ 10.0m2 for each additional
bedroom over 2)

REQUIRED
R3 (ROW HOUSE)

PROPOSED
R3-XX (ROW HOUSE)

74.0m²

150m²
60%

1.5m
3.0m
5.0

9.0m
225m²
55%

5.0m
3.0m

PROPOSED ZONING

4.5m/6.0m
0.6m

4.5m/6.0m

30m

11.0m
4.0m

32.0 m²
51.0 m²
65.0 m²

(+ 10.0m2 for each additional
bedroom over 2)

11.0m
4.0m

74.0m²

SINGLE DETACHED LOTS (35')50 Lots

DRAFT



PLANNING JUSTIFICATION REPORT 
ZONING BY-LAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 

 

 
Planning Justification Report – ZBA, December 2018 CITY OF BARRIE 
IPS File No: 05-137 (St. Andrew’s Lake Village) PAGE 45
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THE TOWN OF PENETANGUISHENE ZONING BY-LAW NUMBER 2000-02

“A By-law of the Town of Penetanguishene to amend Zoning By-Law No. 2000-02 by 
rezoning lands described as Lots 21B, 53B, 63B, and Part Lot 77B on Registered Plan 69, in 

the Town of Penetanguishene, Simcoe County, known municipally as 1145 Fuller 
Avenue, in the Town of Penetanguishene, from the Rural (RU) and Environmental 

Protection (EP) Zones to the Residential Third Density with Exceptions (R3 - XX), 
Environmental Protection (EP), Commercial Neighborhood (CN), Residential Multiple 

Density (RM), and Open Space (OS) Zones.” 
 
WHEREAS the Council of the Corporation of the Town of Penetanguishene may pass 
by-laws pursuant to Section 34 of the Planning Act, R.S.O 1990, as amended; 
 
AND WHEREAS the Council of the Corporation of the Town of Penetanguishene has 
determined a need to rezone a parcel of land known municipally as 1145 Fuller 
Avenue; 
 
AND WHEREAS the Council of the Corporation of the Town of Penetanguishene deems 
the said application to be in conformity with the Official Plan of the Town of 
Penetanguishene, as amended, and deems it advisable to amend By-law 2000-02. 
 
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF 
PENETANGUISHENE HEREBY ENACTS AS FOLLOWS:
 

1. THAT the Zoning By-Law Map, is hereby further amended by rezoning those lands 
described as Lots 21B, 53B, 63B, and Part Lot 77B on Registered Plan 69, in the 
Town of Penetanguishene, Simcoe County, municipally known as 1145 Fuller 
Avenue, in the Town of Penetanguishene, from the Rural (RU) and Environmental 
Protection (EP) Zones to the Residential Third Density with Exceptions (R3 - XX), 
Environmental Protection (EP), Commercial Neighborhood (CN), Residential 
Multiple Density (RM), and Open Space (OS) Zones as shown in Schedule “A” 
attached hereto, and Schedule “A” attached hereto forms part of By-Law 2000-
02 as amended; 

 
2. THAT the following additions shall be made to Residential Third Density with 

Exceptions (R3 - XX) Zone: 
 

With respect to ‘row home’ dwelling units; 
 

i. A minimum lot area of 150.0 square metres shall be permitted; 
ii. A maximum lot coverage of 60.0% shall be permitted; 
iii. Notwithstanding a minimum driveway length of 6.0 metres, a 

minimum front yard setback of 4.5 metres shall be permitted; 
iv. A minimum interior side yard setback of 1.5 metres shall be 

permitted; 
v. A minimum exterior side yard setback of 3.0 metres shall be 

permitted; 
vi. A minimum rear yard setback of 5.0 metres shall be permitted; 
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With respect to ‘single detached’ dwelling units; 

 
vii. A minimum lot frontage of 9.0 metres shall be permitted; 
viii. A minimum lot area of 225.0 square metres shall be permitted; 
ix. A maximum lot coverage of 55% shall be permitted; 
x. Notwithstanding a minimum driveway length of 6.0 metres, a 

minimum front yard setback of 4.5 metres shall be permitted; 
xi. A minimum interior side yard setback of 0.6 metres shall be 

permitted; 
xii. A minimum exterior side yard setback of 3.0 metres shall be 

permitted; and, 
xiii. A minimum rear yard setback of 5.0 metres shall be permitted; and 

 
3. THAT this by-law shall take effect as of the date of passing, subject to the 

provisions of the Planning Act, R.S.O. 1990, Chap. P.13 as amended. 
 
 
BY-LAW read a FIRST, SECOND, and THIRD time and finally PASSED this _____ day of 
____________ 2019. 

The Corporation of the Town of Penetanguishene
 
 
 
 

_____________________________ 
  
 Mayor 

 
 
 

_____________________________ 
 
 Clerk 
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APPENDIX 4: DRAFT PLAN OF SUBDIVISION
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