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PREFACE

Upper Canada Consultants respectfully submits this Planning Justification Report pertaining to
applications for an Official Plan Amendment, a Zoning By-law and a Draft Plan of Subdivision for
lands municipally known as 607 Barrick Road and unaddressed lands, described legally as Part of
Lot 31 Concession 3 Part 1 on Plan 59R-17017 and Part 7 on Plan 59R-944, in the Geographic
Township of Humberstone, City of Port Colborne, and Regional Municipality of Niagara. The
proposed development is known as Stonebridge Village.

The applications seek to establish the necessary land use permissions to facilitate the
development of the property with three-hundred and eighty-five (385) dwelling units, consisting
of;

Fifty-three (53) single-detached dwelling units;
Two (2) semi-detached dwelling units;
Fifty-two (52) street townhouse dwelling units;
Sixty-two (62) back-to-back street townhouse dwelling units;
Twenty-two (22) live/work street townhouse dwelling units;
Twelve (12) stacked townhouse dwelling units;
Multiple family residential block containing one-hundred and eighty-two (182) dwelling
units consisting of;
o One hundred and sixty-six (166) apartment dwelling units;
o Sixteen (16) semi-detached dwelling units;
Stormwater Management Facility;
Parkland;
Future Development Blocks;
Servicing/pedestrian access;
0.3 metre reserves;
Roadways

The submitted Official Plan Amendment and Zoning By-law applications have been prepared to
facilitate the development of the subject lands for residential uses. The lands are designated
Urban Residential, and an Official Plan Amendment is required as the proposed densities exceed
the permitted densities. To add, an Amendment is required as per the City’s request to include
an enhanced Official Plan review in lieu of a Secondary Plan.

The lands are currently zoned Residential Development (RD) Zone and site-specific Residential
Development (RD-65-H) Zone, and are proposed to be amended to site-specific Second Density




Residential (R2-XX) Zone, site-specific Third Density Residential (R3-XX) Zone, site-specific Fourth
Density Residential (R4-XX) Zone, and Public and Park (P) Zone.

The submitted Draft Plan of Subdivision application has been prepared to implement the
development of the site.

This Planning Justification Report provides an analysis of how the applications satisfy the

requirements of the Planning Act, are consistent with the Provincial Policy Statement (2020), and

conform to the Growth Plan for the Greater Golden Horseshoe (2020), Niagara Official Plan
(2022), and the City of Port Colborne Official Plan.




DESCRIPTION AND LOCATION OF THE SUBJECT LANDS

The applications pertain to lands known municipally as 607 Barrick Road and adjacent
unaddressed lands in the City of Port Colborne. The subject lands are legally recognized as Part
of Lot 31 Concession 3 Part 1 on Plan 59R-17017 and Part 7 on Plan 59R-944, in the Geographic
Township of Humberstone, City of Port Colborne, and Regional Municipality of Niagara.

An aerial view of the subject lands is provided in Figure 1.

Subject
Lands

Figure 1 - Aerial View of the Subject Lands (Niagara Navigator 2020 Imagery)

Property Context

The subject lands are located north of Barrick Road and east of West Side Road (Hwy 58),
consisting of two (2) parcels that have been assembled by the owner.

The subject lands are approximately 8.344 hectares in size and generally rectangular in shape.
The lands are vacant and are relatively flat in grade, as they are they were formerly used for
Agricultural purposes.

The lands are located within the Designated Greenfield Area per the Niagara Official Plan (2022),
and are within the City of Port Colborne Urban Area Boundary. The lands are more specifically
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designated Urban Residential and Designated Greenfield Area, and zoned Residential
Development (RD and RD-65-H). These lands have been planned for urban residential
development in accordance with the applicable planning policies as noted above.

Surrounding Area and Land Uses

The area consists of existing and future residential development surrounding the subject lands.
Greater details are outlined below;

North: Vacant lands that are zoned Residential Development.

East: Vacant lands and existing single-detached dwellings. The vacant lands are zoned
Residential 4 (R4) Zone, which permits a variety of residential uses.

Existing single-detached dwellings with vacant Residential Development lands
beyond.

Existing single-detached dwellings and vacant lands that are zoned Residential
Development.

While the majority of the surrounding housing consists of existing single-detached dwellings, the
lands to the east are zoned to permit a variety of residential uses. The subject lands are proposed
to further introduce a range and mix of housing with greater density, to contribute to the
Designated Greenfield Area required density provision of 50 people and jobs per hectare across
the entirety of the Greenfield Area.

Transportation Network

The subject lands are bound by Barrick Road and West Side Road (Highway 58).

There will be two (2) access points to the subject lands along the north side of Barrick Road, which
is a Collector Road, as per Schedule ‘D’ of the City of Port Colborne Official Plan.

Available transit services are provided by Niagara Region Transit. NRT On-Demand is a shared-
ride public transit service that operates within the entire City, allowing riders to travel without
transfers locally or inter-municipally to Grimsby, Lincoln, Niagara-on-the-Lake, Pelham,
Wainfleet, West Lincoln and Forth Erie.

The Port Colborne-Welland Link bus service leaves from Port Colborne City Hall and travels to the

Transit Terminal in Welland. From the Welland Transit Terminal, you can transfer to a Niagara

Region Transit Bus. The closest bus stop is at the corner of Barrick Road and West Side Road.




Parks and Open Spaces

The subject lands are located within a short walk/cycle to several parks and open spaces to the

east including Oxford Park, Hawthorne Heights Park, and Jacob E. Barrick Park.




THE PROPOSED DEVELOPMENT

The landowner is proposing the comprehensive development of the subject lands to
accommodate;

Fifty-three (53) single-detached dwelling lots;
One (1) block of semi-detached dwellings consisting of two (2) units;
Ten (10) blocks of street townhouse dwellings with fifty-two (52) units;
Six (6) blocks of back-to-back townhouse dwelling consisting of sixty-two (62) units;
Four (4) blocks of live/work street townhouse dwellings consisting of twenty-two (22)
units;
One (1) block of stacked townhouse dwellings consisting of twelve (12) units;
One medium/high residential density block;
o Six (6) storey apartment building containing one hundred and sixty-six (166)
dwelling;
o Eight (8) blocks of semi-detached dwellings, yielding sixteen (16) units;
One (1) block for parkland;
One (1) block for a stormwater management facility;
One (1) block for future development;
One (1) block for servicing and pedestrian access;
e Four (4) blocks for 0.3-metre reserves; and
e Roadways

The proposed site will yield a total of three hundred and eighty-five (385) residential dwelling

units. The Draft Plan of Subdivision is included as Figure 2 and Appendix I.
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Figure 2 - Excerpt from the Draft Plan of Subdivision

Housing Types

As noted above, the Draft Plan of Subdivision proposes the creation of multiple different dwelling
types. The dwelling types that are not defined within the City of Port Colborne’s Zoning By-law
will be defined below. All dwelling types include;

Single-Detached Dwellings (Lot 1-12): Lots 1 to 12 will contain single-detached dwelling units
that will be one (1) to two (2) storeys in height, with a single or double car garage.

7.8-m Single-Detached Dwellings (Lot 13-23): A “7.8-m single-detached dwelling” refers to a
residential dwelling that shares the fundamental characteristics of a typical single-family
dwelling, but is intentionally designed to have a smaller footprint, with a minimum 7.8-metre
frontage. It can be characterized by its cozy and compact layout that still provides the
individuality of a standalone dwelling unit. The smaller footprint is conducive to a simpler and
more manageable lifestyle for any demographic, making it an attractive choice for those seeking
a comfortable and compact residential setting.

Lots 13 to 23 will contain 7.8-metre single-detached dwellings that are a maximum of 11-metres
in height and do not contain garages.




8.4-m Single-Detached Dwellings (Lot 24-53): A “8.4-m single-detached dwelling” refers to a
residential dwelling that shares the fundamental characteristics of a typical single-family
dwelling, but is intentionally designed to be more compact in size and is positioned on smaller
lots with 8.4-metre frontages and approximately 15-metre depths.

These units and their arrangement optimize land use efficiency while preserving the individuality
of each dwelling, offering a balance between a smaller footprint and maintaining the essential
characteristics of the dwelling. This configuration is appealing for the creation of a more efficient
and community-oriented living environment.

Lots 24 to 53 will contain 8.4-m single-detached dwelling units that will be a maximum of 11-
metres in height and will not contain garages.

Street Townhouse Dwellings (Block 54-63): Blocks 54 to 63 will contain four (4) to six (6) units
per block that are divided vertically by common walls, yielding a total of fifty-two (52) units. These
units will line the north and east property lines and will be two-storeys in height, with single car
garages.

Semi-Detached Dwellings (Block 64, part of Block 76): Block 64 and part of Block 76 contain a
total of nine (9) Blocks of two-storey semi-detached dwellings that contain single car garages,
yielding a total of eighteen (18) units.

Back-to-Back Townhouse Dwellings (Block 65-70): A “back-to-back townhouse" refer to a type
of residential housing where individual townhouse units are arranged in a linear configuration,
sharing a common side and rear wall. Unlike traditional townhouses, which are solely connected
side-by-side, back-to-back townhouses are aligned in a way that the rear of one unit directly faces
the rear of another unit as well. Each townhouse in this configuration has its own entrance,
creating individual living spaces within a more compact layout, optimizing efficiency.

Blocks 65 to 70 range from 8 to 12 units per Block, yielding a total of sixty-two (62) dwelling units.
These units range from 5.8-metres to 7.0-metres wide and will be three-storeys in height. Each
unit will have a single car garage, and a large open concept living space.

Live/Work Street Townhouse Dwellings (Block 71-74): "Live/work street townhouses" are a type

of residential and commercial hybrid space where individual townhouse units are designed to
accommodate both living and working functions. This arrangement aims to promote a
convenient and integrated lifestyle, where individuals can live in a comfortable home setting
while having the option to run a business or practice a profession in the same space.

Blocks 71 to 74 have either five (5) or six (6) units per block, yielding a total of twenty-two (22)
units. These units will be 5.5-metres wide and will be three-storeys in height. These units are will
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have the main floor as ‘work space’ with street access, where homeowners can run a business.
These units front Street ‘E” which is the main entrance into the development. This street has on-
street lay-by parking that will be beneficial for these proposed units. Each unit will have a single-
detached garage, that will be in the rear yard, fronting Laneways ‘A’ and ‘B’.

Stacked Townhouse Dwellings (Block 75): "Stacked townhouses" are a style of residential
housing where individual townhouse units are vertically stacked on top of each other. Each unit
has its own separate entrance and living space, and the stacking allows for efficient land use.
These units share common walls between adjacent units, and offer a balance between the
privacy of a traditional townhouse and the vertical efficiency of an apartment or condominium.

Twelve (12) dwelling units are proposed in Block 75 on the far west end of the proposed
development. These units will be three-storeys in height and have single car garages.

Apartment Dwellings (Block 76): A six (6) storey residential apartment building is proposed,
yielding one hundred and sixty-six (166) apartment dwelling units with both underground and at-
grade parking.

Road Network

The Draft Plan of Subdivision includes the provision of five (5) public roadways shown as Street
‘N, Street ‘B’, Street ‘C’, Street ‘D’ and Street ‘E’, along with four (4) laneways shown as Laneway
‘A’, Laneway ‘B’, Laneway ‘C’ and Laneway ‘D’.

The road network within the proposed subdivision will be in a grid pattern for efficiency of the

interior of the site.

Streets ‘A’ and ‘E’ provide access to the site, running perpendicular to Barrick Road, parallel to
West Side Road. Street ‘D’ (90-degree bend) and ‘C’, as well as Laneway ‘A’, ‘B, and ‘C’ are all
parallel to one another, running perpendicular to Barrick Road.

Street ‘B’, Street ‘D’ and Laneway ‘D’ run parallel to Barrick Road.
Streets ‘C’, ‘D’, and ‘E’ will provide access to the future development to the north.

Laneways are either 10-metres or 12-metres-wide. The 10-metre-wide laneways will not have
sidewalks, while the 12-metre-wide laneway will have a 1.5-metre wide sidewalk on one side of
the road.

The local roads will be 18-metres or 20-metres. The 18-metre-wide roads will have a 1.5-metre
sidewalk on one side of the road, while the 20-metre-wide road, Street ‘E’ will contain 1.5-metre
and 1.8-metre wide sidewalks on both sides of the road, along with on-street lay-by parking.




The proposed road network is planned to connect to future development to the north and west.

Public Lands

The Draft Plan proposes the creation of Block 77 for parkland, which is approximately 0.117
hectares, and Block 78 as a stormwater management (SWM) facility, which is approximately
0.758 hectares in size.




PREVIOUS PLANNING ACT APPROVALS

The western parcel (607 Barrick Road) has previously been subject to other planning applications.
Consent to Sever (B06-18-0C)

The previous property owner submitted an application for consent to sever one (1) residential
lot containing the existing dwelling located at 607 Barrick Road from the larger former
development parcel as shown in Figure 3 below.

Lands subject
to the Lands subject
previous and to the current

current applications
applications

607 Barrick
Road

[ T

Severed
Residential Lot

e —— =

Figure 3 - Aerial View of the Subject Lands (Niagara Navigator 2020 Imagery)

The purpose of this proposal was to allow continued use of the property as a lot for the single-
detached residential dwelling, while the retained parcel of 3.23 hectares could be sold off for
future residential uses, subject to Council’s approval of a future development application.

The application (B07-18-PC) was considered by the City’s Committee of Adjustments at their
hearing in June 2018. The Committee considered the report of the Planning and Development
Department which recommended that the application be deferred on the basis that it was
premature, as a Secondary Plan was not submitted. The Committee of Adjustments proceeded
to defer the application on the recommended basis.

This decision was appealed to the Local Planning Appeals Tribunal (previously the Ontario
Municipal Board) by the owner, and prior to the hearing, the owner and the City of Port Colborne
reached a settlement agreement that the appeal would be withdrawn.




The agreement stated that a Secondary Plan for the subject lands be prepared by the property
owner, and that it does not need to include the adjoining property to the north owned by
Overgreen Hill Investment Ltd., but will show how this property could have access and servicing
so that the future development is not prevented by the development of the subject lands.

Zoning By-law Amendment under Consent Application (B05-20-PC)

The Committee of Adjustments imposed conditions of approval on the severance application for
607 Barrick Road. One of these conditions required the owner to obtain approval of a Zoning By-
law Amendment for the property. The intention of this condition was to ensure that the property
would be developed in an orderly fashion and that the severance does not frustrate the ability
for the land surrounding it to be developed efficiently.

Therefore, a Zoning By-law Amendment was sought to satisfy this condition of severance under
consent application B05-20-PC. This Amendment proposed to change the zoning for the
proposed lot with the existing residential unit along Barrick Road from Residential Development
(RD) to First Density Residential (R1).

For the remaining future development parcel, a holding provision was sought after to restrict
development until a Secondary Plan was adopted by City Council. This parcel was to remain zoned
as Residential Development (RD), with an added holding provision to ensure that a plan for this
larger parcel is put in place that ensures it will be developed efficiently, it will not have any
negative impacts on the environment or the neighbourhood, it can be provided with adequate
municipal services and does not negatively impact the ability of the neighbouring properties to
develop.

Since these applications have been approved, the development parcel has been sold, and Upper
Canada Consultants has submitted the current applications to proceed with this future
development.




REQUIRED PLANNING ACT APPLICATIONS

A pre-consultation meeting pertaining to the submitted applications occurred on November 27,

2023. At this meeting the City staff confirmed that applications for a Zoning By-law Amendment,
Official Plan Amendment, and Draft Plan of Subdivision would be required to facilitate the
proposed subdivision.

A copy of the Pre-consultation Summary is included as Appendix Il to this report.

As requested by the City and review agencies, a complete application submission for the
applications must include:

Noise Study

Stage 1 and 2 Archaeological Assessment
Draft Plan of Subdivision

Environmental Impact Study
Hydrogeological Study

Coloured Streetscape Plans

Functional Servicing Report

Stormwater Management Report
Preliminary Servicing and Grading Plan
Planning Justification Report including Urban Design Brief
Transportation Impact Study

These required materials are provided with the submission.

It is requested that a detailed landscape plan and streetscape plan, and detailed servicing and
grading plans be included as conditions of draft plan approval, as discussed with the City of Port
Colborne.

Official Plan Amendment

An Official Plan Amendment has been submitted to address Official Plan conformance matters.
The lands are within the Designated Greenfield Area of the Urban Area Boundary, designated as
Urban Residential. This Amendment is requested as the density for the proposed housing exceeds
the permitted density set out in the Urban Residential designation.

To add, as the development of large vacant areas within the Urban Residential designation are
subject to a Secondary Plan and these lands are not within a Secondary Plan area, an Amendment
is required. As discussed with the City in October of 2023, this Official Plan Amendment is




required to include a high-level land use and road network schedule, and include a minor policy
section for implementation.

Details of the proposed Official Plan Amendment are included later in this report. A copy of the
Draft Official Plan By-law and associated Official Plan Schedule is attached to this report as
Appendix Il

Zoning By-law Amendment

A Zoning By-law Amendment has been submitted to address zoning compliance matters. The
proposed zoning will rezone the lands from Residential Development (RD) Zone and site-specific
Residential Development Holding (RD-65-H) Zone to site-specific Second Density Residential (R2-
XX) Zone, site-specific Third Density Residential (R3-XX) Zone, site-specific Fourth Density
Residential (R4-XX) Zone, and Public and Park (P) Zone. These zoning designations were chosen
as they permit the types and sizes of housing proposed.

Details of the proposed Zoning categories, including the site-specific provisions are included later
in this report. A copy of the Draft Zoning By-law and associated Zoning Schedule is attached to
this report as Appendix IV.

Draft Plan of Subdivision

The Draft Plan of Subdivision proposes the implementations of lots and blocks for the proposed
subdivision. The Draft Plan proposes to divide the subject lands into;

Twelve (12) single-detached dwelling lots;

Eleven (11) 7.8-m single-detached dwelling lots;

Thirty (30) 8.4-m single-detached dwelling lots;

Ten (10) blocks of street townhouse dwellings with fifty-two (52) units;

One (1) block of semi-detached dwellings consisting of two (2) units;

Six (6) blocks of back-to-back townhouse dwelling consisting of sixty-two (62) units;

Four (4) blocks of live/work street townhouse dwellings consisting of twenty-two (22)

units;
One (1) block of stacked townhouse dwellings consisting of twelve (12) units;
One medium/high density block;
o Six (6) storey apartment building containing one hundred and sixty-six (166)
dwelling;
o Eight (8) blocks of semi-detached dwellings, yielding sixteen (16) units;

This Draft Plan of Subdivision will yield a total of three hundred and eighty-five (385) dwelling
units.




Blocks are also proposed for the parkland, stormwater management facility, future development,
servicing/pedestrian access and 0.3-metre reserves, and there will also be roadways throughout

the subdivision that consist of both local roadways and laneways.

A copy of the Draft Plan of Subdivision is included as Appendix I to this report.




RELATED STUDIES AND REPORTS

Consistent with the submission requirements outlined in the Pre-Consultation Agreement (see

Appendix 1l) for these application on November 27%, 2023 and in addition to this Planning

Justification Report, the studies and reports listed below have been submitted with the Official
Plan Amendment, Zoning By-law Amendment, and Draft Plan of Subdivision applications. A brief
overview of their conclusions and recommendations are provided below. Please refer directly to
the reports and studies for more detailed information.

Environmental Impact Study

An Environmental Impact Study was prepared by Ecological & Environmental Solutions, as the
subject lands are adjacent to a Significant Woodland and Provincially Significant Wetland. This
study was prepared to confirm that there are no negative impacts on these adjacent features or
their ecological functions, and associated assessment on botanical inventory, breeding bird
surveys, crepuscular bird surveys, amphibian call surveys and fish habitat characterization was
included.

Natural feature impacts will be limited to drainage features and an isolated Significant Woodland
community within the Municipal Minor Road unopened road allowance, over 400-metres from
the subject lands for the construction of proposed stormwater infrastructure. Nonetheless, the
proposed stormwater management will maintain existing conditions to the greatest extent
possible, including drainage patterns, volume and rate of stormwater leaving the subject lands,
and existing vegetation along the drainage features. Therefore, it will not negatively impact the
hydrological function of the Biederman Drain or the Provincially Significant Wetlands. At the time
of detailed site design, additional details on the proposed stormwater management approach
will be confirmed.

Moreover, the Regional Natural Environmental System (NES) is located adjacent to the proposed
development and all significant features are located off-site and will not be directly impacted by
the proposed plan of subdivision. The draft plan maintains a minimum of a 50-metre setback
from all Significant Woodlands and Provincially Significant Wetlands (PSWs), and this Study, along
with the Hydrogeology Study and Functional Servicing Study further confirm there will be no
negative impacts to the hydrology of the wetland as a result of stormwater.

All-in-all, no negative impacts to other features or functions, including SWH and habitat for
Species at Risk are expected to occur as a result of the proposed draft plan of subdivision,
including Stormwater Management Design.




Hydrogeology and Water Balance Study

A Hydrogeology and Water Balance Study was prepared by Terra-Dynamics Consulting Inc. This
Study was designed to comply with the Conservation Authority Guidelines for Hydrogeological
Assessments and include primary tasks such as; submission of a hydrogeology and water balance
terms of reference; description of the physical setting; water balance analyses; and future
development.

Overall it was concluded that this residential development should not negatively impact the
hydrology of the wetlands based on the shallow groundwater flow, wetland water levels that
were monitored, and the monthly water balance that was identified for the wetlands.

Functional Servicing and Stormwater Management Report

The Functional Servicing Report and Stormwater Management Report prepared by Upper Canada
Consultants describes how the proposed development will be serviced with water and sewer
services and also details the stormwater management strategy for the development.

Water Servicing

It was determined that the existing municipal watermain system will have sufficient capacity to
provide both domestic and fire protection water supply.

Sanitary Servicing

The existing municipal sanitary sewer system downstream of the site will have adequate capacity
for the proposed residential development. Nonetheless, upgrades may be required to the Omer
Avenue Sanitary Pumping Station.

Stormwater Management Plan

The proposed development includes a stormwater management facility. Stormwater quality
controls are being provided to Normal Protection (70% TSS removal) levels by the stormwater
wet pond before discharging to the Biederman Drain. Stormwater quantity controls are being
provided by the stormwater management pond up to the 100-year design storm event prior to
discharging from the site. The site stormwater overland route from the road system is to the

proposed stormwater management facility before discharging to Barrick Road.

Road Traffic and Stationary Noise Impact Study

A Road Traffic and Stationary Noise Impact Study was prepared by JJ Acoustic Engineering Ltd.
This Study was prepared to determine the potential environmental noise impacts from road




traffic. It was determined that the proposed development will require central air-conditioning,
noise warning clauses and special building components.

Road traffic noise impacts were assessed and determined to be above the NPC 300 requirements.
Noise mitigation measures include;

Warning Clause Type C and Type D;

Minimum of STC 29 is required for all exterior glazing for Blocks 54 to 58 and Units 8 to
10 using 35% window area to floor area and thick operable windows;

Requirements for air conditioning for all units

Stationary noise impacts from neighbouring buildings to the site were determined to be below
the noise limits for all points of reception and OLA’s.

It was suggested that an addendum be completed once a mechanical design is completed to
account for noise from the 6-storey building to the rest of the site and the neighbouring building.

Traffic Impact Study

A Traffic Impact Study was prepared by RJ Burnsides. This Study assessed the impact the
proposed development will have on the following intersections;

West Side Road (Hwy 58) and Barrick Road;
West Side Road and Windsor Terrace;
West Side Road and Stonebridge Drive;
West Side Road and Windsor Terrace;
West Side Road and Northland Avenue

It was concluded that under existing and future conditions during both peak hours, all
movements will operate with excess capacity and all queues will be contained within their
respective storage lengths and link distances, except for the intersects of West Side Road and
Barrick Road, Windsor Terrace and Stonebridge Drive. It is recommended that the MTO monitor
these intersections for future improvement.

A sight-line analysis was conducted for the proposed draft plan and all streets and laneways will

either meet or exceed TAC requirements. It is also recommended that all intersections within the
development be under two-way stop control. Lastly, it was determined that the proposed parking
supply will meet or exceed future parking demand.




PROVINCIAL LEGISLATION AND PLANS

Development applications within the City of Port Colborne are subject to the Planning Act (R.S.O.
1990), 2020 Provincial Policy Statement and the 2020 Growth Plan for the Greater Golden
Horseshoe. An assessment of how the submitted applications satisfy, are consistent and conform
to applicable Provincial legislation, plans and policies is provided below.

PLANNING ACT (R.S.0. 1990)

The Planning Act regulates land use planning in the Province of Ontario. The Act prescribes
matters of Provincial Interest with regard to land use planning and outlines the requirements for
applications made pursuant to the Act.

Section 2 — Matters of Provincial Interest

Section 2 of the Planning Act outlines matters of Provincial Interest that a planning authority
must have due regard for when contemplating a land use planning application. Matters of
Provincial Interest include:

a) the protection of ecological systems, including natural areas, features and functions;
b) the protection of the agricultural resources of the Province;
c) the conservation and management of natural resources and the mineral resource base;

d) the conservation of features of significant architectural, cultural, historical, archaeological
or scientific interest;

e) the supply, efficient use and conservation of energy and water;

f) the adequate provision and efficient use of communication, transportation, sewage and

water services and waste management systems;
g) the minimization of waste;
h) the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and matters to
which this Act applies;

the adequate provision and distribution of educational, health, social, cultural and
recreational facilities;

the adequate provision of a full range of housing, including affordable housing;

the adequate provision of employment opportunities;




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

the co-ordination of planning activities of public bodies;

the resolution of planning conflicts involving public and private interests;
the protection of public health and safety;

the appropriate location of growth and development;

the promotion of development that is designed to be sustainable, to support public transit
and to be oriented to pedestrians;

the promotion of built form that,

(i) is well-designed,
(i) encourages a sense of place, and
(iii) provides for public spaces that are of high quality, safe, accessible, attractive
and vibrant;
the mitigation of greenhouse gas emissions and adaptation to a changing climate. 1994,
€. 23,5.5;,1996, c. 4,s. 2, 2001, c. 32, s. 31 (1), 2006, c. 23, s. 3; 2011, c. 6, Sched. 2, s. 1;
2015, c. 26,s. 12, 2017, c. 10, Sched. 4, s. 11 (1); 2017, c. 23, Sched. 5, s. 80.

Clauses a), f), h), i), j), 1), p), and q), r) are considered to be relevant to these applications, and are
evaluated below.

a) the protection of ecological systems, including natural areas, features and functions;

The subject lands are more than 50-metres from significant environmental features and the
Environmental Impact Study confirms that the natural features and their ecological functions
will not be negatively impacted by the proposed residential development.

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

The proposed subdivision achieves efficient and compact land use patterns through the
provisions of a grid-like internal street network. The proposed plan will integrate into the
existing municipal roadway connections, being accessible by way of Barrick Road.

Furthermore, the proposed development facilitates an increase in housing supply on a site

equipped with municipal services. This approach prioritizes the efficient utilization of existing
infrastructure, minimizing the need for additional resources, and enhances overall efficiency.
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Lastly, the development is designed in a manner that supports the articulation of waste
collection vehicles and will be eligible for curbside pick-up. The layout also facilitates the
movement of emergency, delivery and moving vehicles.

h) the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and matters
to which this Act applies;

The orderly development of safe and healthy communities is achieved through the
development of the subject lands as a residential subdivision. The proposed variety of housing
forms are appropriate for the subject lands as they are situated along a Collector Road (Barrick
Road) and Provincial Road (West Side Road/Hwy 58). The lands are also within
walking/bicycling distance of parks, a grocer, place of worship, hardware store, school, bus
stop, etc.

Overall, the proposed development accommodates residential growth that is compatible and
contiguous with the surrounding existing, and future neighbourhoods. The location is
accessible and opportune for residential development. The inclusion of additional housing
opportunities and forms contributes to the orderly development of safe and healthy
communities, fostering a cohesive and balanced community.

i) the adequate provision and distribution of educational, health, social, cultural and
recreational facilities;

The subject lands are located within less than four (4) kilometres of several schools;

Oakwood Public School (1.5 kilometres)

St. John Bosco Catholic Elementary School (2.2 kilometres)
McKay Public School (3.1 kilometres)

Port Colborne Secondary School (3.2 kilometres)

A Block within the proposed development will be dedicated to parkland. Nonetheless, these
lands are also in close proximity to Oxford Park, Hawthorne Heights Park and Jacob E. Barrick
Park.

Lastly, other facilities within the vicinity, south of the subject lands down West Side Road
(Highway 58) include grocers, restaurants, a hardware store, church, clinic, etc.

j) the adequate provision of a full range of housing, including affordable housing;




The proposed subdivision will contain three hundred and eighty-five (385) dwelling units.
These dwellings are provided in a wide range of housing types and densities including single-
detached dwellings, 7.8-metre single-detached dwellings, 8.4-metre single-detached
dwellings, street townhouse dwellings, semi-detached dwellings, back-to-back townhouse
dwellings, live/work townhouse dwellings, stacked townhouse dwellings and apartment
dwellings.

This wide range of building forms greatly contributes to attainability and affordability, which
is the objective of the owner. The introduction of several of these dwelling forms into the
area provides greater options for individuals of all demographics and socioeconomic statuses,
as there is a typology to meet the diverse needs and preferences of many individuals.

While there are single-detached dwellings within the proposed development, there are also
two smaller forms of single-detached dwellings; 7.8-metre single-detached dwellings and 8.4-
metre single-detached dwellings. These units are ideal for those who cannot necessarily
afford a typical single-detached dwelling, but intent to maintain individuality. It is also ideal
for first time home buyers, aging individuals, those who want a low maintenance single-
detached dwelling, investors, and more.

There is also a variety of townhouse dwelling units, including street townhouses, back-to-

back townhouses, live/work townhouses, and stacked townhouses. This variability is not only

reflective in unit types, but price points as well. There is an option available for any individual,
including an option that allows one to run a business from their home, which adds another
level of affordability/attainability.

Lastly, there are semi-detached dwellings and apartment dwellings.
Not only is there a vast variety of housing options, there will also be options to own or rent.

Therefore, it can be noted that the objective of this development is to provide a housing
option for all in terms of price and built form, and ownership and rental options. By
incorporating this wide variety of built forms into the area, the proposed development
expands the range of housing options available, increasing the supply of housing, in turn
leading to greater affordability. This development intends to provide this variability of built
forms to greatly assist with the efficient use of land and creating attractive, compact
communities. All-in-all, this range of housing addresses the diverse needs and preferences of
individuals, promoting inclusivity and improving overall housing affordability.

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




The proposed development is beneficial for the financial and economic well-being of the
Province and its municipalities as it introduces three hundred and eighty-five (385) new
homes in the City of Port Colborne. The addition of these units increases housing availability
in Port Colborne. This expands housing capacity, and contributes to the overall economic
resilience and vitality of the area. This development will also generate development charges
and long-term property tax revenue. These economical and financial contributions support
the sustainable growth and prosperity of the Region and municipality, which supports the
local economy.

the appropriate location of growth and development;

The subject lands are an appropriate location for growth and development as they are within
the Urban Area, Designated Greenfield Area, and are provided with municipal services and
public roadway access. These lands are not encumbered by any significant physical,
geographic or environmental constraints, and benefit from proximate transportation
networks and connections.

The subject lands are adjacent to a Provincial roadway, various p