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MEMORANDUM
To:

Members of Council

Copy:

Ms. Nancy Austin, Clerk

From:

Chris Jones MCIP, RPP

Date:

April 17, 2020

Re:

Preliminary Report - Application for Zoning By-law Amendment (NOAH)

PURPOSE OF THIS REPORT
The purpose of this report is to provide Council with an overview of an application for a
zoning by-law amendment as well as a recommendation on whether the application
can be declared complete.
BACKGROUND
The Non-Profit Organization for Almaguin Housing Inc. (NOAH) has submitted an
application for a zoning by-law amendment for lands located in Part Lot 75, Registrar’s
Compiled Plan No. 333. According to the application, the applicant’s lot has an area of
1.26 hectares (3.1 acres) with a frontage of approximately 70 metres (230 feet) on
Highway 124. The location of the subject lands is shown in Figure 1.
Figure 1 – Location of Subject Lands
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The subject lands are currently occupied by a restaurant (Schnitzel House) and three
smaller buildings which may be attributed to the historic use of the subject lands as a
tourist establishment.
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DEVELOPMENT PROPOSAL
According to the application, the following is a summary of the proposed (phased)
development of the subject lands:
•

•

•

A three storey, 51-unit residential apartment building, with a ground floor area of
1,332 m2 (12,198 ft2) and consisting of bachelor, one-bedroom and two-bedroom
units (Phase 1);
A commercial building with a floor area of 585 m2 (6,300 ft2) and capable of
accommodating a range of commercial, service commercial or institutional uses
(Phase 2); and,
The existing restaurant would be maintained and all other existing buildings onsite would be removed.

Attached to this report at Appendix 1 is a site plan of the proposed development
concept.
The application was received by the Village on April 3, 2020. Accompanying the
application was the following:
•
•
•

Application and cover letter prepared by Miller and Urso Surveying Inc who has
been authorized as agent by the owner;
Site Plan prepared by Bertrand Wheeler Architecture dated March 25, 2020; and,
Topographic Survey prepared by Miller and Urso Surveying dated January 20,
2020.

The cover letter indicated the following studies are still being undertaken:
•
•
•
•

Storm Water Management Plan;
Site servicing and Lot Grading Design;
Hydrogeological Report; and,
Preliminary Ecological Site Assessment.

ZONING BY-LAW
The subject lands are currently zoned Highway Commercial (C2) in the Village of
Sundridge Zoning By-law. The C2 Zone permits a wide range of commercial use, but
does not permit “apartment dwellings”, defined in the Zoning By-law as “a separate
building containing three or more dwelling units”. On this basis a zoning by-law
amendment is necessary to permit the proposed 51-unit apartment building on the
subject lands.
The application and site plan also identifies other zone regulations to be considered in
the context of this application including:
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•
•

Parking;
Mixed-use zone permissions (apartments, commercial uses, institutional uses)

In addition, the proposed zone amendment will also consider relief from the minimum
20-meter setback from a watercourse and also recognize the non-compliant location
of the existing restaurant.
SURROUNDING LAND USE
The subject lands abut Highway 124 and approximately 10 detached dwellings. In terms
of adjacent zoning, lands to the south and west of the subject lands are zoned for
residential use while lands to the north are zoned for commercial use. An aerial photo
of the subject lands and surrounding lands is attached at Figure 2.
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Figure 2 – Aerial Photo of Subject Lands

REET

4
12
AY
HW
HIG

EDWA

REE
RD ST

T

IN
MA

ST

ET
RE

ET
MILL STRE

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID,
IGN, and the GIS User Community
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PRE-CONSULTATION
The applicant met with staff and myself on October 31, 2019 for the purpose of preconsultation. A summary of this meeting is attached at Appendix 2. Subsequent to this
meeting the Village provided the applicant with a pre-consultation letter dated
February 13, 2020, which is also attached at Appendix 2.
Key issues raised by the Village through the above-mentioned pre-consultation
submissions are noted below:
•

A site plan referenced to a legal survey will need to accompany a complete application;

•

A preliminary lot grading and stormwater plan will need to accompany a complete application;

•

The municipality is experiencing operational issues at its waste water treatment facility and the
municipality is not in a position to confirm whether there is sufficient capacity in the system to
accommodate the proposed development;

•

It is recommended as part of the submission that projected volumes and servicing logistics be
provided to assist the municipality in determining if the proposed use can be accommodated by
the sanitary system; and,

•

The development would require a communal water supply and documentation should be
provided which conforms that there will be an adequate supply of water for the proposed
development and will have no negative effects on adjacent, existing water supplies.

PLANNING ACT
Section 34, (10.0.1) (a) permits applicants to consult with the municipality before
submitting an application to amend the zoning by-law.
Section 34 (10.1) requires an applicant to provide “prescribed information and
material” to the municipality. The prescribed information is articulated in O. Reg. 545/06.
Section 34 (10.2) allows the municipality to require the submission of additional
information from an applicant, but only if the municipality has an official plan in place
relating to such requirements.
Section 34 (10.4) of the Planning Act provides the municipality with 30 days to inform
the applicant if the information and material submitted with an application is
“complete” to allow for review and public consultation, through the scheduling of a
public meeting.
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ONTARIO REGULATION 149/20 (SPECIAL RULES RELATING TO DECLARED EMERGENCY)
On April 15, 2020, the Province filed Ontario Regulation 149/20 to provide municipalities
with direction on how to proceed with Planning Act matters during the Provincial State
of Emergency.
Section 5(1)(4) of this Regulation temporarily sets aside the requirement that a
municipality confirm if an application is complete within 30 days of receipt.
PROVINCIAL POLICY STATEMENT (PPS 2014)
Given that the Village of Sundridge does not have an Official Plan, the PPS is the
primary policy document guiding planning decisions in the Village on the basis that
Section 3(5) of the Planning Act states:
A decision of the council of a municipality, a local board, a planning board, a minister of
the Crown and a ministry, board, commission or agency of the government, including the
Tribunal, in respect of the exercise of any authority that affects a planning matter,
(a)

shall be consistent with the policy statements issued under subsection (1) that are in
effect on the date of the decision….;

It is noted that the PPS has been updated and the new version will take effect on May
1, 2020. On this basis, the new version of the PPS will be considered given that it will be in
effect on the date Council makes a decision on the proposed amendment. The
following are paraphrased PPS policies that have applicability to this proposal:
1.1 Managing and Directing Land use to Achieve Efficient and Resilient Development and Land Use Patterns
b) accommodating an appropriate and market-based range and mix of residential types (including
affordable housing for older persons);
c) avoiding development which may cause environmental or public health and safety concerns;
f) improving accessibility for persons with disabilities and older persons;
g) ensuring that necessary infrastructure and public service facilities are or will be available to meet current
and projected needs;
1.1.3 Settlement Areas
1.1.3.1 Settlement areas shall be the focus of growth and development;
1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of uses which:
b) are appropriate for, and efficiently use, the infrastructure and public service facilities which are planned
or available, and avoid the need for their unjustified and/or uneconomical expansion;
1.1.3.4 Appropriate development standards should be promoted which facilities intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.
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1.4 Housing
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options and densities
to meet projected market-based and affordable housing needs of current and future residents of the
regional market area.
c) directing the development of new housing towards locations where appropriate levels of infrastructure
and public services facilities are or will be available to support current and projected needs;
1.6.6 Sewage, Water and Stormwater
b) Partial services shall only be permitted within settlement areas, to allow for infilling and minor rounding
out of the existing development provided that site conditions are suitable for the long-term provision of
such services with no negative impacts.
1.6.6.6 …planning authorities may allow lot creation only if there is conformation of sufficient reserve
sewage system capacity…

ANALYSIS
Development Concept

The proposed development presents the Village with a unique opportunity to provide
greater housing choice in the community to those seeking affordable housing or to
seniors seeking to downsize from existing detached dwellings. The time is right for this a
development of this nature in Sundridge.
Complete Application

The applicant has generally fulfilled the minimum submission requirements for a
complete application as required by O. Reg 545/06 to the Planning Act, with the
following exceptions:
29. An explanation of how the application is consistent with policy statements issued under sub-section
3(10) of the Act.
31. A proposed strategy for consulting with the public with respect to the application.
32. An affidavit or sworn declaration that the information required under (this regulation) is accurate.

On the issue of Item 29, the consideration of PPS consistency has been initiated in this
report. The basic premise of accommodating housing choice and affordability within a
settlement area is certainly consistent with Provincial Policy. On the other hand,
Provincial Policy requires Council to be satisfied that development approvals be
predicated on sustainable water and sewer systems. As was indicated to the applicant
through pre-consultation, the issue of servicing remains an unknown at this stage but will
hopefully be informed by additional technical information to be provided by the
applicant.
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Item 31 is viewed as a shared responsibility between the Village and the applicant as
public consultation for a project of this scale is important for Council in making an
informed decision.
On the issue of Item 32, it is understood the application was not accompanied by the
requisite fee and the Village’s solicitor has suggested that additional authorizations or
delegations may be required by NOAH in order to legally authorize agents.
The application currently lacks technical information that was requested through preconsultation discussions, namely:
•
•
•

Servicing information (water and sewage demands);
Lot grading and stormwater management; and,
Hydrogeological assessment to confirm a suitable water supply.

The Village does not have an official plan and therefore does not have complete
application policies as required by the Planning Act to compel the submission of the
above studies as part of a complete application. On this basis, and in the spirit of
cooperation it will be recommended that the application be declared complete in
accordance with Section 34 (10.4) of the Planning Act, provided the applicant submits
the requisite fee and proper authorizations prior to the April 22, 2020 meeting of Council.
If the application is declared complete, it will be recommended the scheduling of a
public meeting be deferred pending the delivery of the above-mentioned technical
studies that the applicant is currently undertaking.
State of Emergency and O. Reg 148/20
O. Reg 148/20 has the effect of suspending timelines under the Planning Act during the
Provincial State of Emergency. This means Council is not bound by the 30-day
requirement to make decisions on complete applications. Notwithstanding, I am
recommending the application be declared complete.
O. Reg 148/20 also suspends all decision-making timelines required by the Planning Act,
which is 90 days for a zoning by-law amendment from the date an application is
declared complete.
O. Reg. 148/20 also does not allow any notice of decision to be finalized until the state
of emergency is lifted. This means even if Council votes to approve a planning
approval, the approval is not “final” until a notice of decision is circulated after the
state of emergency is lifted and the last day of the appeal period has passed.
Notwithstanding the above, it is recommended the Village and proponent utilize this
time to continue with this application by declaring it to be complete and circulating a
notice of a complete application to help initiate public knowledge and consultation on

• Municipal Planning Services Ltd. •
51 Churchill Drive
Barrie, Ontario
L4N 8Z5

8
this application.
When the applicant submits the additional technical information, I will provide Council
with another report at that time to discuss the options for holding a public meeting. As
Council is aware, during the state of emergency the only public meeting option
available is to convene a virtual meeting.
RECOMMENDATION
If Council is in agreement with the findings and analysis of this report and if the
applicant submits an authorization and application fee prior to the April 22 Council
meeting, the following recommendation is provided for Council’s consideration:
1. That Council receive this report;
2. That Council declares the application submitted by NOAH for a zoning by-law
amendment to be complete and directs the Clerk to provide notification of the
complete application in the manner required by the Planning Act; and,
3. That Council directs the Clerk not to schedule the public meeting on the application until
the applicant provides the following technical information for Council’s review:
•
•
•

Servicing information (water and sewage demands);
Lot grading and stormwater management; and,
Hydrogeological assessment to confirm a suitable water supply.

Respectfully Submitted,

_____________________
Chris Jones MCIP, RPP
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October 31, 2019 - Pre-Consultation Meeting
Non-Profit Organization for Almaguin Housing
Proposed Development of 50 Unit Affordable Housing Complex and Multi-Tenant
Commercial Office Space
Village of Sundridge Administration Office at 12:00 p.m.

Present:

Lyle Hall, General Manager, NOAH, Bill Atkinson, Chair, NOAH
John Demeis, President, Descon Construction Ltd
Chris Jones, Municipal Planning Services Ltd. (Village of Sundridge)
Nancy Austin, Clerk Administrator, Village of Sundridge
Christine Hickey, Deputy Clerk, Village of Sundridge
Keith Harriman, Planner on behalf of NOAH (by telephone)

OVERVIEW
•

John Demeis, Architect/Designer on behalf of NOAH provided an overview of the
proposed two-phase, multi-residential commercial development, with the first
phase being a 50-unit, 3-storey multi-residential building.

•

The subject lands are located at 10356 Highway 124 and are currently owned by
the Gregg Family. The lands are currently occupied by a restaurant (Schnitzel
House), which is proposed to be maintained/integrated with the development
concept.

•

Mr. Demeis reviewed the conceptual site plan which illustrated the building
locations, approximate size, parking and preliminary plans for water sources,
storm drainage and indicated that a legal survey would be completed shortly.

•

Mr. Demeis and Mr. Harriman suggested that a minor variance application could
be used as the planning approval to allow the subject lands, currently zoned
Highway Commercial (C2), to be approved to allow the apartment building.

•

Mr. Demeis noted that the C2 Zone permits dwelling units in a portion of a
commercial building, and inquired if Village had percentage requirements for the
Residential/Commercial split. Mr. Jones confirmed that our current by-law and/or
policies do not speak to this.

•

Mr. Jones indicated the development proposal represented a significant
undertaking.

•

Mr. Jones indicated he did not support the variance process as a means to
obtain approval for the development proposal. In his view the proposal is mixeduse in nature and should be zoned in a manner that captures each of the primary
uses making up the concept. He indicated that the planning process and
approval authority for variances and ZBAs are the same and the need to inform
and respond to question of neighbours and the community would be better
fulfilled through a ZBA process. Mr. Jones also noted that the complexity of the
proposed development would suggest the development would be beyond the
scope of a minor variance.

•

Mr. Jones also advised that based on the information provided, the application
will have to be consistent with the Provincial Policy Statement and the proposed
ZBA could be tailored the zoning to the mixed-use concept, creating a split zone
request may be an option.

•

Mr. Demei indicated that NOAH will be using the services of Miller & Urso
Surveying Inc. to complete required surveys, and prepare preliminary lot grading
and stormwater assessment and to submit the zoning application on their behalf.

•

Both NOAH and Mr. Jones had reached out to MTO and MTO has confirmed that
the residential building (Phase 1) will not trigger a traffic study, but that lot
grading and stormwater plans will be required as the project moves toward
detailed design and permitting.

•

Confirmation was provided that the units would be for all independent living with
the provision that Occasional Care Workers may enter the building to assist
those that require assistance.

•

Discussion on the possibility of the Storm Water Pond located on the property
being an option for Fire Services – Mr. Demeis advised that it could be but
typically Cisterns are installed for both fire and drinking water. A Study will be
completed to determine the size of Cistern needed for both fire services and
drinking water supply. Mr. Demeis noted that the drinking water will go through
a treatment process.

•

Discussion on parking requirements for phase one the current plan is to have 58
total parking spots which allows 1 parking spot for each unit and a few for visitor
parking. The parking requirements for Phase 2 can be discussed prior to
development.

COMPLETE APPLICATION
Mr. Jones indicated that a complete application to move forward with the ZBA
process would need to be comprised of:
1. Site plan referenced to a legal survey;
2. Preliminary lot grading and stormwater design;
3. Water servicing brief or technical memo utilizing existing information to
provide insight on suitable quality and quantity of a water supply for the
multi-residential building;
4. If was noted that any submission received could be peer reviewed if
deemed necessary by the Village.
PLANNING PROCESS
•
•
•
•
•
•
•
•

•

Mr. Jones confirmed the process that will need to be followed for a Zoning
Amendment Application once an application has been submitted.
Processing the application would take a minimum of 3 Council meetings.
Application to go to Council for confirmation that the application is considered
complete (First meeting).
Administrative process including Public Meeting Notice, Circulation of Application
Public Meeting (Second meeting).
Decision (Third Meeting).
Appeal Period.
Mr. Jones also discussed the site plan agreement process which would likely
take the form of a Development Agreement as the Village does not have an
Official Plan and therefore does not have the ability to utilize site plan control.
It was also suggested that NOAH consider an informal information session for
adjacent properties and/or residents of the community to assist in answering
questions they may have regarding this proposed development as a pre-cursor to
the public meeting.

The meeting was completed at 1:40 p.m.
FOLLOW-UP
After the meeting, Mr. Jones walked the site and specifically walked along the
channel/drainage course along the south boundary of the site. Mr. Jones noted
significant water moving through the channel that day. Mr. Jones sent Mr. Demais a
follow up email on November 1, 2019 indicating that the Sundridge Zoning By-law
requires a 20 metre setback from any watercourse and once the channel can be
referenced on a survey, it would be the Village’s first preference for the development to
comply with this provision.

