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Date November 10, 2020 Report No. 2020-272 

To Chair and Members 

 Committee of the Whole – Community Development  

From Paul Moore, General Manager 

Community Development 

 Type of Report  

 Consent Item [ ] 

 Item For Consideration [X] 

 Topic Applications for Neighbourhood Plan NP-01-19; 

Zoning By-law Amendment PZ-07-19, and Draft Plan of 

Subdivision 29T-19502 – 346 Shellard Lane [Financial Impact – 

Unknown] (2020-272) 

 Recommendation 

A. THAT Neighbourhood Plan Application NP-01-19, submitted by Bousfields 

Inc. on behalf of Shellbrant Developments Limited, affecting the lands located 

on the north side of Shellard Lane, west of Conklin Road, Part of Blocks 4 

and 5, Kerr Tract, Geographic Township of Brantford, City of Brantford, 

municipally addressed as 346 Shellard Lane, BE APPROVED;  

 

B. THAT Zoning By-law Amendment Application PZ-07-19 submitted by 

Bousfields Inc. on behalf of Shellbrant Developments Limited, affecting the 

lands located on the north side of Shellard Lane, west of Conklin Road, Part 

of Blocks 4 and 5, Kerr Tract, Geographic Township of Brantford, City of 

Brantford, municipally addressed as 346 Shellard Lane to change the zoning 

to “Open Space Type 1 Zone (OS1)”, “Open Space Restricted Zone (OS3)”, 

“Residential Type 1B (15 Metre) – Exception 35 Zone (R1B-35)”, “Residential 
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Type 1C (12 Metre) – Exception 24 Zone (R1C-24)”, “Residential Type 1D (11 

Metre) – Exception 12 Zone (R1D-12)”, “Residential Medium Density Type A 

– Exception 75 Zone (R4A-75)”, “Residential Medium Density Type A – 

Exception 76 Zone (R4A-76)”, and the “Residential Medium Density Type A – 

Exception 77 Zone (R4A-77), “Residential Medium Density Type A – 

Exception 78 Zone (R4A-78) and “Community Centre Commercial Zone 

(C10)”, BE APPROVED in accordance with the applicable provisions as 

outlined in Section 8.2 of Report 2020-272; 

 

C. THAT Draft Plan of Subdivision Application 29T-19502, submitted by 

Bousfields Inc.  on behalf of Shellbrant Developments Limited, affecting the 

lands located on the north side of Shellard Lane, west of Conklin Road,  Part 

of Blocks 4 and 5, Kerr Tract, Geographic Township of Brantford, City of 

Brantford, municipally addressed as 346 Shellard Lane submitted by 

Bousfields Inc. on behalf of Shellbrant Developments Limited, affecting the 

lands municipally addressed as  346 Shellard Lane, BE APPROVED subject 

to the conditions included in Section 9.0 “Conditions of Draft Plan of 

Subdivision Approval” of Report 2020-272;  

 

D. THAT the By-law to remove the “Holding (H)” provision from the subject lands 

not be presented to Council for approval until a Subdivision Agreement has 

been entered into between the applicant and the City; and, 

 

E. THAT Pursuant to Sections 34(18) and 51(38) of the Planning Act, R.S.O. 

1990, c.P.13., the following statement SHALL BE INCLUDED in the Notice of 

Decision: 

“Regard has been had for all written and oral submissions received from the 

public before the decision was made in relation to this planning matter, as 

discussed in Section 7.2 and 8.3.1 of Report 2020-272”.  

 

 Purpose  

Applications have been received for the approval of a Neighbourhood Plan for a 

portion of Neighbourhood 2 as set out in the West of Conklin Secondary Plan, to 

amend the City of Brantford Zoning By-law 160-90, and for approval of a Draft 

Plan of Subdivision.  These applications affect the lands located on the north 

side of Shellard lane, west of Conklin Road, municipally addressed as 346 

Shellard Lane.  A copy of the location map and proposed Draft Plan of 

Subdivision are attached as Appendices A and B.  An enlarged copy of the 

draft plan will be provided to Members of Committee under separate cover. 
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The applications to amend the City of Brantford Zoning By-law 160-90, and for 

approval of a Draft Plan of Subdivision (dated July 22, 2020) propose to permit 

the following: 

Unit Type / 
Description 

Number of Units Minimum Lot 
Width 

Lot/Block Number 

 
 
 
 
 

Single Detached 
 

 
23 

 
15 m 

 
8, 23-34, 49, 51-57, 

60, 79  

  
78 
 

 
12 m 

 
5, 6, 7, 9, 10, 11, 
14-22, 35-48, 50, 

62-76, 78,81-87, 99-
104, 111-114, 116-
119, 122-134, 140,  

 

  
71 
 

 
11.0 m 

 
95-98, 105-110, 

115, 120,121 135-
139, 141-147, 149-

172,  
 

 
Street Townhouses 

 

 
55 

 
6.1 m 

 
175-193  

 

 
38 

 
7.5 m 

 

 
194-206 

Rear Lane 
Townhouses 

 

 
64 

 
N/A 

 
194-206 

Block Townhouses 48 7.5 m  217  

  
8 

 
N/A 

 
211-216 and 173 

and 174  
for single detached 

dwellings  
 

Future 
Development 

Blocks 

 
TOTAL UNITS 

 

 
385 
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Table 2 – Non-Residential Blocks and Streets 
 

Block Type Block Number 

 
Stormwater Management Ponds 

 

 
209 and 210 

 
Park 

 

 
208 

 
Commercial Mixed Use  

 

 
207 

 
Two Walkways  

 

 
218 and 219  

 
Roads 

 
Streets A-L (including one roundabout at the 
intersection of Street “A” and Street “B” ) and 
one Lane “A” 

 

 Background 

 Site Features and Surrounding Land Use  

The subject lands are located within an area identified as Neighbourhood 2 in 

the West of Conklin Secondary Plan area, and are located north of Shellard 

Lane, west of Conklin Road (see Appendix A).  The subject lands are 

approximately 23.4 hectares (57.8 acres) in area and they were sold by the City 

in September 2018 to the current owner.  The subject lands are bisected by 

lands owned by the City of Brantford which serves as a driveway access leading 

to a recently constructed water tower as well as a block of land that remains City 

owned and is intended to be developed for future housing.  The driveway is 

intended to be developed as a future road within the plan of subdivision. The 

subject lands are currently farmed and contain no dwellings or other structures.   

There are also two minor drainage culverts; one is adjacent to the western lot 

line and one is located near the eastern lot line. 

Surrounding land uses include lands owned by the City of Brantford which are 

wooded and contain some significant natural heritage features including 

woodlands, Tributary G and Tributary K of D’Aubigny Creek, a wetland, and 

some identified species at risk (i.e., Bank Swallow, Blanding’s Turtle and 

Butternut trees). To the northwest is the T.H. & B. Rail Trail, a recreational multi-

use trail owned and maintained by the City of Brantford; beyond the trail is the 
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County of Brant. To the immediate west of the subject lands are future 

development lands owned by Losani Homes.  To the immediate east of the 

subject lands is a 36 hectare property, owned by the City, which is to be 

developed as the site of a future Community Centre/Recreation Complex. On 

October 22, 2020, the Province announced that funds have been allocated for 

the construction of a new elementary school next to the future Community 

Centre/Recreation Complex.  To the south of the subject lands is Shellard Lane, 

which is a minor arterial road.  The lands south of Shellard Lane include the 

Wyndfield West subdivision which is under development by Empire 

Communities and the Brant West subdivision which is under development by 

Losani Homes.  

 Background and Detailed Description of the Proposal 

Applications have been received for approval of a Neighbourhood Plan, to 

amend the City of Brantford Zoning By-law 160-90, and for approval of a Draft 

Plan of Subdivision, as described in Section 4.0 of this Report. Attached as 

Appendices B, C, D, E and F is the Draft Plan of Subdivision, a Phasing Plan, 

an aerial photograph, photographs of the site and a Land Use Plan showing the 

subject lands in the context of the surrounding land uses. 

With respect to the application for approval of a Neighbourhood Plan, the lands 

are subject to the West of Conklin Secondary Plan, which came into force in 

May of 2008, and includes three Neighbourhoods.  Each Neighbourhood is to 

contain a mix of low and medium density housing types including single 

detached dwellings and townhouse dwellings, as well as public open space 

features.   

In accordance with the requirements of the Secondary Plan, the applicant has 

submitted a Neighbourhood Design Plan for a portion of Neighbourhood 2 (see 

Appendix H).  The Neighbourhood 2 Design Plan includes future road 

connections which would extend beyond the boundary of Neighbourhood 2 

showing how the applicant’s proposed Neighbourhood Design Plan will be 

integrated with the abutting lands.  Approval of the Neighbourhood Design Plan 

is required prior to the approval of the Draft Plan of Subdivision.  

With respect to the balance of Neighbourhood 2, the lands to the west of the 

subject lands are owned by Losani Homes. The applicant has not provided a 

Neighbourhood Plan for the entirety of Neighbourhood 2 but has incorporated 

appropriate connections to the lands to the west so that the development of the 

abutting lands is not constrained.  The applicant will continue to work with the 

owner of the abutting lands to ensure that there is a seamless connection 
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between the two developments, consistent with the direction set out in the West 

Conklin Secondary Plan (refer to Appendix G). This is discussed further in 

Section 8.3.9 of this Report. 

With respect to the application for Draft Plan of Subdivision, the applicant is 

proposing to create a total of 385 lots for future residential dwellings.  The 

proposed development will include 172 lots for single detached dwelling units, 

32 blocks for 205 street townhouse units, (of which 64 will be rear-lane 

townhouse units), one block for 48 townhouse units on a private road and 8 

future residential lots.  Elevations for the proposed units are attached as 

Appendix H1. The proposed Draft Plan of Subdivision also includes one 

commercial/mixed use block that is 0.798 hectares, an internal park block that is 

0.747 hectares, and two blocks (Block 209 and 210) for stormwater 

management ponds.  There is one parcel of land which is adjacent to Shellard 

Lane, abutting the driveway that currently leads to the water tower which has 

been retained by the City and is not part of the subdivision.  It is intended to be 

developed for future housing at a later date by the City.   

In regard to pedestrian and vehicular movement, the applicant has proposed 11 

streets, one lane and two walkways.  There are sidewalks, trail connections and 

bike lanes within the Draft Plan of Subdivision.    Access to the subject lands will 

be from Shellard Lane via Street “A” and Street “B”.  The applicant is also 

proposing one roundabout and two window roads along Shellard Lane to 

prevent direct vehicular access to Shellard Lane from the individual dwelling 

units.   

Due to the irregular shape of the subject lands, there are 6 lots along the 

easterly side of Street “E” and 2 lots along the northerly side of Street “A” 

(Blocks 211-216) that will require the acquisition of additional land from the City 

of Brantford to create full lots that can be developed in the future by the 

applicant.  Future applications and approvals will be required to determine if 

these lands are developable.  In this regard, Staff recommend that those lands 

not be rezoned at this time, this is discussed further in Section 8.2.6 of this 

Report.  Block 217 which is located adjacent to the lands owned by Losani 

Homes is proposed to be developed for block townhouse units that would be 

considered through a future application for Draft Plan of Condominium.    

To facilitate the proposed Plan of Subdivision, an application to amend the 

Zoning By-law is required.  The lands are presently zoned “Planned Unit 

Development Type One (PUD1)”. The proposed zoning is as follows: “Open 

Space Type 1 Zone (OS1)”, “Open Space Restricted Zone (OS3)”, “Residential 
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Type 1B (15 Metre) – Exception 35 Zone (R1B-35)”, “Residential Type 1C (12 

Metre) – Exception 24 Zone (R1C-24)”, “Residential Type 1D (11 Metre) – 

Exception 12 Zone (R1D-12)”, “Residential Medium Density Type A – Exception 

75 Zone (R4A-75)”, “Residential Medium Density Type A – Exception 76 Zone 

(R4A-76)”, and the “Residential Medium Density Type A – Exception 77 Zone 

(R4A-77), “Residential Medium Density Type A – Exception 78 Zone (R4A-78) 

and “Community Centre Commercial Zone (C10)”. 

In support of the applications, the applicant submitted the following reports:   

 Financial Impact Study; 

 Floodplain Mapping; 

 Fluvial Geomorphology;  

 Geotechnical Soil Report; 

 Hydrogeological Report; 

 Neighbourhood Design Plan; 

 Noise Feasibility Study; 

 On-street Parking Plan; 

 Phasing Plan; 

 Planning Justification Report; 

 Preliminary Draft Plan;  

 Preliminary Stormwater Management Report; 

 Public Consultation Strategy;  

 Scoped Environmental Impact Study; 

 Stage 1 and 2 Archeological Study; 

 Survey; 

 Topographical Survey; 

 Tree Inventory Report;  

 Transportation Impact Study;  

 Transportation Design Study; 

 Urban Design Guidelines; and,  

 Zoning Plans.   
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 Policy Context  

 Planning Act, R.S.O. 1990 

The Planning Act, R.S.O. 1990 sets the standard to which provincial interests, 

provincial and local policies and goals are implemented. In order to recommend 

a proposal for approval, an application for Draft Plan of Subdivision must have 

regard to criteria listed in Section 51(24) of the Planning Act, R.S.O. 1990 (see 

Appendix I). The fourteen criteria in which a Draft Plan shall have regard to are 

as follows: 

 

 the effect of the proposed development on matters of Provincial Interest; 

 whether the proposed plan is premature; 

 whether it conforms to the Official Plan and adjacent plans of subdivision; 

 suitability of the land for the purposes for which it is to be subdivided; 

 if any affordable housing units are being proposed, the suitability of the 
proposed units for affordable housing; 

 the number, width, location and proposed grades and elevations of 
highways, that roads in the proposed subdivision are established with 
the road system in the vicinity; 

 the dimensions and shapes of the proposed lots; 

 the restrictions or proposed restrictions, if any, on the land proposed 
lands to be subdivided or adjoining land; 

 conservation of natural resources and flood control; 

 the adequacy of utilities and municipal services; 

 the adequacy of school sites; 

 the conveyance or dedication of lands for roads or public purposes; 

 the extent to which the plan’s design optimizes the available supply, 
means of supplying, efficient use and conservation of energy; and 

 the interrelationship between the design of the proposed plan of 
subdivision and site plan control matters.  

 
It is the opinion of Planning Staff that this Draft Plan of Subdivision application 

has regard to the Section 51(24) criteria as the application is not premature; 

adequate municipal services including public roadways and utilities will be 

provided and the dimensions and shapes of the proposed lots are appropriate. 

The Draft Plan of Subdivision is also suitable for the proposed uses, the natural 

heritage features located on the lands surrounding the development will be 

protected, services and utilities are available, lands will be dedicated to the City 

for roads and stormwater management and connections to the abutting lands 

are maintained.   
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 Provincial Policy Statement (2020) 

These applications have been reviewed with respect to the policies contained in 

the Provincial Policy Statement (PPS).  Specifically Section 1.1.1 of the PPS 

promotes efficient development and land use patterns which minimize the land 

consumption and servicing costs.  Section 1.1.2 states that sufficient land shall 

be available to accommodate an appropriate range and mix of land uses to 

meet projected needs for a time horizon of up to 25 years.  The proposed 

subdivision will provide a range and mix of housing types and land uses within 

the City.  Section 1.1.3 focuses growth and development in existing settlement 

areas.   The proposed subdivision is located in the Greenfield area of the City 

which is available for development.  The proposal contributes to the effective 

use of infrastructure and public service facilities and minimizes unnecessary 

public expenditures by developing vacant and underutilized lands within the 

existing settlement area.   

Planning Staff is of the opinion that these applications are consistent with the 

Provincial Policy Statement. 

 A Place to Grow – Growth Plan for the Greater Golden 

Horseshoe (August 2020) 

Planning Staff have reviewed the applications within the context of A Place to 

Grow – Growth Plan for the Greater Golden Horseshoe (Growth Plan).  The 

vision for the Growth Plan is to provide the basis for guiding decisions on how 

land is developed, resources are managed and public dollars are invested.  The 

subject lands are located with a Designated Greenfield Area (DGA).  The City of 

Brantford is currently required to achieve a minimum density target of 50 

residents and jobs per hectare in Designated Greenfield Areas. 

The applicant is proposing to develop a total of 385 new residential units within 

the Designated Greenfield Area.  As outlined in Section 6.4 of this Report, this 

proposal is in conformity with the Growth Plan as it will facilitate the 

development of residential housing which will assist in meeting the minimum 

DGA density target in the Growth Plan.  

 Growth Management  

The subject lands are located in an area identified as a Designated Greenfield 

Area in the Growth Plan and the City of Brantford Official Plan. As such, the 

lands are subject to the growth management policies of the Growth Plan 

respecting Designated Greenfield Areas, as outlined in Section 2.2.7 of the 
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Growth Plan. Section 2.2.7.1 of the Growth Plan states “that new development 

taking place in designated greenfield areas will be planned, designated, 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”. Designated Greenfield 

Areas within single-tier municipalities, such as the City of Brantford, will plan to 

achieve a minimum density target that is not less than 50 residents and jobs 

combined per hectare; (2.2.7.2(a)). This target is consistent with the density 

target established within the in-force City of Brantford Official Plan, which 

establishes a minimum gross density target of 50 residents and jobs combined 

per hectare in the Greenfield Areas. An analysis of how the proposed 

development will contribute to achieving these targets is provided in Table 1. 

 

It is noted that a new Official Plan is currently being prepared and will be 

brought into conformity with the new Growth Plan upon final approval by the 

Province.  On July 11, 2019, Council reconfirmed the growth targets for 

intensification in the Built-up Area and density in the Designated Greenfield 

Area. In this regard, Council directed staff to complete the Official Plan Review 

using the growth targets previously endorsed by Council on June 26, 2018, 

October 2, 2018 and February 26, 2019, which establish a Designated 

Greenfield Area density target of 52 residents and jobs combined per hectare.  

 

Table 1: Proposed Development - Density Targets

 
Updated on October 1, 2020 



Report No. 2020-272  Page 11 
November 10, 2020 

Assumptions in Table 1 based on 2016 rates identified in the Envisioning Brantford - 

Municipal Comprehensive Review, Part 1: Employment Strategy, Intensification Strategy, 

Housing Strategy and Land Needs (Draft – December 2018).  

 

The proposed development is expected to result in a population of 525 residents 

(based upon a calculation of 172 units multiplied by an estimated 3.05 persons 

per unit for single detached dwellings and 506 residents from the 205 

townhouse units multiplied by an estimated 2.47 persons per unit for street 

townhouses). This results in a projected total population of 1,031 persons. With 

respect to calculating the potential jobs created per hectare, some standardized 

assumptions are made regarding the number of people who would work from 

home, and the number of jobs that would be created in the community including 

the jobs generated from the commercial block. Applying the factors identified in 

Table 1, it is anticipated that the jobs created would total 72 jobs (21 work-at-

home jobs and 51 commercial jobs). The resulting density would be 48 persons 

and jobs combined per hectare (1,031 persons plus 72 jobs/ 22.667 ha).  

While the density target is slightly lower than the target in the City’s Official Plan 

and Growth Plan, other nearby development is anticipated to exceed minimum 

density targets. For example, the approved Losani Homes subdivision to the 

south will achieve a minimum density of 79.5 persons and jobs per net 

residential hectare, which is well above the density target. In this regard, the 

proposed development will assist in achieving an appropriate balance in meeting 

the overall density target in the DGA.  

 Input From Other Sources 

 Technical Liaison Response 

The applications were circulated for review, and a summary of the comments is 

attached as Appendix J.  Detailed comments from Engineering Services and 

the Grand River Conservation Authority (GRCA) are attached as Appendices 

J1 and J2.  

The comments provided are discussed in Section 8.3 of this Report and have 

been addressed through the detailed conditions of draft plan approval found in 

Section 9.0 of this Report. 

 Public Response  

In consultation with the Ward Councillors, a Ward Meeting was held on 

September 25, 2019.  The meeting was attended by approximately 10 
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residents who expressed concerns regarding the increased density, lack 

of on-street parking, increase in traffic and lack of schools in the area.  

The notes from the meeting are attached as Appendix L and the 

comments and concerns from residents are discussed further in Section 

8.3.1 of this Report.   

Notice of the Statutory Public Hearing was issued to all property owners 

(37 owners) within a 120-metre radius of the subject lands (as illustrated in 

Appendix K). Public notification signs were also posted on the subject 

property. At the time of writing this report, no comments have been 

received. 

 Grand River Notification Agreement   

Notice was issued as part of the Grand River Notification Agreement, with 

no response received to date. 

 Analysis 

 Official Plan Considerations  

The subject lands are designated “Village Centre” and “Neighbourhood 

Residential” on Schedule 7-2 – West of Conklin Secondary Plan in the 

City of Brantford Official Plan (Appendix M).   Inherent to the West of 

Conklin Secondary Plan is the principle of flexibility, provided that the 

general intent and structure of the Plan are maintained to the satisfaction 

of the City.   The land use pattern is schematic and may be adjusted 

through the preparation of the Neighbourhood Plan.   

The Village Centre designation permits a mix of uses including medium 

and high density residential housing, a Secondary School and/or an 

Elementary School, a Neighbourhood Park and a range of institutional, 

retail, personal service and business uses intended to service the entire 

West of Conklin Secondary Plan Area.  The Village Centre has been 

shifted to the east in the proposed Draft Plan and includes a Commercial 

Block and medium density multi-unit residential uses.  The permitted 

residential building types include street, block or stacked townhouses, 

small plex-types (e.g. quattroplex) multiple unit buildings and apartment 

buildings.  Apartment units may be permitted in either stand-alone 

residential buildings or above the ground floor in a mixed use building.  

Single detached and semi-detached dwelling units are specifically not 

permitted within the Village Centre designation.  
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The “Neighbourhood Residential” designation accommodates a range of 

housing types and open space uses.  Permitted residential building types 

include detached dwellings, semi-detached dwellings, and street, block or 

stacked townhouse dwelling units.  Within the “Neighbourhood 

Residential” designation, dwellings are to address the road and garage 

doors shall not dominate the view of the streetscape.  Front and exterior 

side yard porches are encouraged.   

The subject lands are also within an “Environmental Protection Overlay” 

designation on Schedule 7-4 West of Conklin Secondary Plan: 

Greenlands Plan, in the City’s Official Plan.  As stated in Section 19.5.7.3 

of the Official Plan, the intent of the Environmental Protection Overlay 

designation is to act as a trigger for the preparation of an Environmental 

Impact Assessment that will determine the nature and extent of the 

features and the buffer that is required between the “Environmental 

Protection Area” designation and the limits of the development.  To 

address this requirement, the applicant submitted a Scoped 

Environmental Impact Study, dated May 2019 as well as a Scoped 

Environmental Impact Study (EIS) Addendum, in March 2020 prepared by 

Savanta, which identifies the existing natural features, as identified in 

Section 5.1 of this Report. The Savanta report concludes that 

development on the subject lands could be completed without negatively 

affecting the adjacent natural heritage features and associated functions.  

The results of analysis conducted for this EIS Addendum demonstrate that 

the original conclusion remains valid.      

In addition, the lands are also subject to Section 15.4 – Growth 

Management in Greenfield Areas of the Official Plan.  These “Greenfield 

Area” policies encourage new development to achieve a density of 50 

residents and/or jobs per hectare, which is a goal of the West of Conklin 

Secondary Plan Area, and is also a requirement of A Place to Grow.  The 

current application proposes 48 residents and jobs per hectare, which is 

slightly below the density target.  However, once the West of Conklin 

Secondary Plan Area is entirely built out, the gross density for the entire 

area is expected to meet the density targets set out in the Place to Grow 

Growth Plan as well as the Official Plan.   

Overall, the proposed development meets the intent of the West of 

Conklin Secondary Plan Area with respect to efficient, cost-effective 

development and land use patterns, the conservation of natural and 

cultural heritage features, the protection of public health and safety and 
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the achievement of minimum development densities as articulated in the 

Planning Act, the Provincial Policy Statement and the Growth Plan.   

Neighbourhood Design Plan Considerations 

Pursuant to the West of Conklin Secondary Plan policies contained in the 

Official Plan, Neighbourhood Design Plans require City Council approval 

prior to draft plan approval of any development with the Secondary Plan 

Area.  The subject lands are located in Neighbourhood 2 in the West of 

Conklin Secondary Plan.  Attached in Appendix N is a demonstration plan 

that forms part of the West of Conklin Secondary Plan. 

The Neighbourhood Design Plan for this area was prepared by Bousfields 

Inc. for Shellbrant Developments Limited, in accordance with the policies 

of the Official Plan.  The Neighbourhood Design Plan for the subject lands 

includes a conceptual road layout extending beyond the boundary of 

Neighbourhood 2 to show how the applicant’s proposal would not 

negatively affect the future development of the abutting lands.  The park 

block was identified in the West of Conklin Secondary Plan – 

Demonstration Plan west of Street “B”.  However, as a result of comments 

received from Parks and Recreation staff, the proposed park (Block 208) 

has been centrally located in the neighbourhood, along Street “A”, south of 

the City’s Elevated Water Storage Tank.        

Section 19.9.6.2 of the Official Plan sets out the specific requirements or 

components which should be included in Neighbourhood Design Plans 

relating to urban design, architectural guidelines and density 

requirements: 

1. The proposed pattern of roads and development blocks 

Street “A” (shown on the Draft Plan) was established as part of the West 

of Conklin Secondary Plan and is identified as a Collector Road.  Street 

“A” extends further to the west toward the lands currently owned by Losani 

Homes and will provide for a future connection to those lands.  The road 

pattern has been implemented in the Draft Plan of Subdivision and is 

generally in keeping with the Demonstration Plan (see Appendix M).  

Other smaller streets have been integrated into the Draft Plan of 

Subdivision to break up the Blocks and to accommodate the proposed 

form of development.   Streets “A” and “E” form the north/south and 

east/west arterial roads.  A roundabout is also proposed at the intersection 

of Street “A” and Street “B”. As it is somewhat challenging to read all the 
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details of the proposed draft plan attached as Appendix B, an enlarged 

copy of the draft plan will be provided to Members of Committee under 

separate cover.  

The development blocks contain a mix of single detached, street/ 

lane/block townhouse units with a variety of lot widths.  Most lots have 

frontage on a public street.  Block 217 is intended to be developed for 

block townhouse units and will have frontage and access to Street “B”, 

with internal private condominium roads for access to each of the units 

within this block.  This would be addressed through a future application for 

draft plan of condominium. The proposed Park block, trails and walkways 

are situated throughout the subdivision providing recreational and leisure 

opportunities for future residents.  Multi-residential blocks are located 

central to the proposed subdivision and are intended to be developed for 

street and lane townhouses 

2.  The proposed network of roads, transit, pedestrian and bicycle routes 

Details regarding the proposed transit routes were not provided, as that is 

currently unknown.  However, it is anticipated that this development would 

eventually be accessed via future transit routes along Street “A” as well as 

along Shellard Lane.  Presently transit runs along McGuiness Drive 

turning onto Shellard Lane toward Conklin Road. On-street bike lanes are 

also incorporated along Street “A” that connects to the multi-use path 

system along Shellard Lane and beyond.   

With respect to pedestrian routes, there are pedestrian sidewalks 

throughout the proposed subdivision as well as connections to the trail 

systems.  There are trails proposed within the Draft Plan of Subdivision 

around the two stormwater ponds and those trails will connect to the 

proposed Community Centre/Recreation Complex to the east of the site 

via a pedestrian walkway as well to any future development to the west. 

The proposed network of streets, including window roads along Shellard 

Lane vary in width to help create a smaller block pattern within the 

subdivision which lends itself to a friendly pedestrian environment.  

3. A Comprehensive Streetscape Plan, that articulates specific urban 

design issues to be addressed in implementing zoning by-laws, 

plans(s) of subdivision or site plan approvals. 

Detailed Architectural Guidelines were included as part of the background 

material in support of the Neighbourhood Design Plan.  The Guidelines set 
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out requirements to ensure there is a variety in the design and location of 

the lots and sets out requirements for corner lots for single detached 

dwellings and corner and interior lots for street townhouses which includes 

corner detailing.  The proposed Zoning By-law Amendment has been 

drafted to ensure that a specific built form and design will be maintained, 

and this has also been addressed through a draft plan condition 

(Condition 85). 

4. The location of specific features, sites and residential lots within the 

Neighbourhood such as corner lots, T-intersections that require 

specific lot and building placement orientation and architectural 

features 

Urban Design Guidelines were included as part of the materials submitted 

in support of the Neighbourhood Design Plan.  The Guidelines set out 

requirements to ensure there is a variety in the housing design and 

location of the lots and driveways.  The Guidelines address placement of 

the built form, architectural features, driveway location, as well as design 

features for corner, T-intersection and elbow street lots.  The proposed 

Zoning By-law Amendment has been drafted to ensure that the placement 

of buildings incorporates specific architectural features, such as porches 

and any other encroachments will be maintained, and will be consistent 

with the Urban Design Guideline document.   Design of housing types will 

be modified to address the location of the lots within the road pattern, 

grade change and other characteristics of the site.   

5. The proposed pattern of land use including the composition, 

distribution of residential density and the proposed scale of non-

residential uses 

The proposed Neighbourhood Design Plan is consistent with the required 

land uses as specified in the Secondary Plan.  The lands to be proposed 

for single detached dwellings are outside the Village Centre, north of the 

development, with the higher density residential townhouses closer to 

Shellard Lane. The details of the commercial block have not been 

determined however, the proposed zoning on the lands will accommodate 

neighbourhood commercial uses once developed.      

6. An Open Space Master Plan that identifies the location and 

configuration of uses such as school sites, parks, trails, open space 

buffers, environmental and cultural heritage features. 
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Block 208 is proposed to be a 0.747 hectare Neighbourhood Park with 

frontage onto Streets “A” and “B” and is generally located in the centre in 

the Draft Plan.  The trail system identified on the Neighbourhood Trail Plan 

permits access to the environmental lands surrounding the proposal and  

future Community Centre/Recreation Complex to the east. 

7. Where applicable, the anticipated boundaries of implementing plans of 

subdivision  

The developer has been in discussion with the land owner to the west of 

the subject lands (Losani Homes). The Draft Plan of Subdivision includes 

one collector road (Street “A”) which will provide a connection between the 

subject lands and the adjacent lands to the west which are owned by 

Losani Homes.  

8. In the case of a school site or a place of worship site, the proposed 

pattern of alternate land use, in the event that the site is not required 

for the school or place of worship use 

There is no school site proposed on the subject lands.   However, on 

October 22, 2020, the Province announced that funds have been allocated 

for the construction of a new elementary school east of the subject lands 

next to the Community Centre/Recreation Complex.  With respect to a 

place of worship, the Secondary Plan originally identified the lands located 

in the area of Block 207 as an appropriate site but the lands are too small 

to accommodate a place of worship. The applicant, in consultation with 

Staff is now proposing a commercial/mixed used block at that location.   

In Planning Staff’s opinion, the application meets the general objectives 

set out in the West of Conklin Secondary Plan and is considered to be in 

conformity with the direction established in the Official Plan.  

 Zoning Considerations 

 Existing Zoning: “Planning Unit Development Type One Zone 
(PUD1)” 

 
Proposed Zoning: “Planning Unit Development Type One Zone 

(PUD1)”; 
 
 “Residential Type 1B - Exception 35 Zone (R1B-

35)”; 
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 “Residential Type 1C - Exception 24 Zone (R1C-
24)”; 

 
 “Residential Type 1D - Exception 12 Zone (R1D-

12)”; 
 

  “Residential Medium Density Type A - Exception 
75 Zone (R4A-75)”; 

   
  “Residential Medium Density Type A - Exception 

76 Zone (R4A-76)”; 
   
  “Residential Medium Density Type A - Exception 

77 Zone (R4A-77)”;  
   
  “Residential Medium Density Type A - Exception 

78 Zone (R4A-78)”; 
 
  “Community Centre Commercial Zone (C10)”;  
 
  “Open Space Type 1 Zone (OS1)”; and, 
    
  “Open Space Restricted Zone (OS3)”. 
 
The subject lands are currently zoned “Planned Unit Development - Type 

One Zone (PUD1)” which contains subcategories of Residential Low 

Density Development (RLDD), Residential Medium Density Development 

(RMDD), Community Centre (CC), Community Open Space (COS), 

Community Service (CS).  This Zone, including the subcategories, permit 

a variety of housing types as well as commercial uses, community centres 

and open space uses.  The PUD1 Zone and subcategories were created 

many years ago to reflect a particular development which is no longer 

relevant today.  It does not provide the zoning regulations that will 

accommodate the built forms and uses within the proposed draft plan of 

subdivision.   

The applicant is proposing to amend Zoning By-law 160-90 by changing 

the zoning to accommodate similar types of dwellings and other uses that 

are under development in the plans of subdivision across the road, south 

of Shellard Lane. The proposed zoning is intended to be generally 

consistent with the Zone categories that are applicable to those lands.  

Attached as Appendix O is a map identifying the current zoning in the 

general area of the subject lands.  As noted in Section 5.0 of this Report, 
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the applicant is proposing to amend the Zoning of the lands to reflect the 

proposed plan of subdivision, specifically to permit lots and blocks for 

single detached dwellings, street townhouse dwellings, open space, 

stormwater management and a park. Single detached lots will range in 

widths from 11.0 m to 15.0 m, and are proposed to be rezoned to: 

“Residential Type 1B - Exception 35 Zone (R1B-35)”, “Residential Type 

1C - Exception 24 Zone (R1C-24)”, and “Residential Type 1D - Exception 

12 Zone (R1D-12)”. 

The blocks for the townhouse dwellings are proposed to be zoned 

“Residential Medium Density Type A” and are to include four separate 

exceptions (75-78 inclusive). All of the blocks would be subject to specific 

exceptions to the regulations as set out in the Zoning By-law and 

described in more detail below. The street townhouses are primarily 

located along Shellard Lane and in the interior of the development.  Rear 

Lane townhouses are also included in the proposed subdivision which 

front onto Street “A” and Street “L”, with future vehicular access from Lane 

“A”.  Attached as Appendix P is a schedule that illustrates the proposed 

zoning.   

 Single Detached Dwellings 

The following section illustrates and reviews the requested 

exceptions that apply to the proposed single detached lots only: 

Table 2: Zoning Chart (Single Detached Dwellings 15 m lot width) 
 

 R1B Zone 
Requirements 

Proposed 
R1B Zone-Exception 

35 
Lot Coverage (%) maximum 
 

35% 55% 

Building Height (m) 
 

10.0 m 12 m  

Front Yard (m) 
 

6.0 m 6.0 m to the garage 
4.5 m to the dwelling unit 

Rear Yard (m) 
 

7.5 m 7.0 m 

Interior Side Yard (m) 
 
 

3.0 m on one side and 
1.0 m on the 

other, except with an 
integral 

garage/carport, in 
which case it shall be 
1.0 m on each side 

1.2 m on one side and 
1.2 m on the other side 

 
 

Exterior Side Yard (m) 3.0 m 
2.4 m 

(associated interior side 
yard may be 0.6 m) 
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 R1B Zone 
Requirements 

Proposed 
R1B Zone-Exception 

35 

Parking  

Notwithstanding the 
requirements of Section 

6.18, stairs shall be 
permitted to encroach 

with the required parking 
space within the garage, 

a maximum of 0.5 
metres. 

Landscape Open Space 

A minimum of 50% 
landscaped open 

space is required in 
the front yard. 

Notwithstanding the 
requirements of Section 
6.18.3.9, a minimum of 
40 % of the front yard 
shall be maintained as 

landscaped open space. 

 
Table 3: Zoning Chart (Single Detached Dwellings 11 and 12 m lot width) 
 

 R1C Zone 
Requirements 

Proposed 
R1C Zone-
Exceptions 

R1D Zone 
Requirements 

Proposed 
R1D Zone-
Exceptions 

Lot Width (m) 
minimum  

12.0 m 12.0 m  9.0 m 11.0 m 

Lot Coverage 
(%) maximum 
 

40% 55% 40% 55% 

Building Height 
(m) maximum  
 

10.0 m 12 m 10.0 m 12 m 

Front Yard (m) 
Minimum  

6.0 m 6.0 m to the 
garage 

4.5 m to the 
dwelling unit 

6.0 m 
 

6.0 m to the 
garage 

4.5 m to the 
dwelling unit 

Rear Yard (m) 
minimum  
 

7.5 m 7.0 m 7.5 m 7.0 m 

Interior Side 
Yard (m) 
minimum  
 
 

3.0 m on one 
side and 1.0 m 

on the 
other, except 

with an 
integral 

garage/carport
, in which case 
it shall be 1.0 

m on each 
side 

1.2 m on one 
side and 0.6m on 

the other side 
 

(0.6 m side yard 
must be adjacent 
to a 1.2 m side 

yard) 
 

3.0 m on one 
side and 1.0 m 

on the 
other, except 

with an integral 
garage/carport, 
in which case it 

shall be 1.0 m on 
each side 

1.2 m on one 
side and 0.6m 
on the other 

side 
 

(0.6 m side yard 
must be 

adjacent to a 
1.2 m side yard) 

Exterior Side 
Yard (m) 
minimum 

3.0 m 2.4 m 
 

3.0m 2.4 m 
 

Parking  Notwithstanding 
the requirements 
of Section 6.18, 
stairs shall be 
permitted to 

encroach with 

 Notwithstanding 
the 

requirements of 
Section 6.18, 
stairs shall be 
permitted to 
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 R1C Zone 
Requirements 

Proposed 
R1C Zone-
Exceptions 

R1D Zone 
Requirements 

Proposed 
R1D Zone-
Exceptions 

the required 
parking space 

within the 
garage, a 

maximum of 0.5 
metres. 

encroach with 
the required 

parking space 
within the 
garage, a 

maximum of 0.5 
metres. 

Landscape 
Open Space 

A minimum of 
50% 

landscaped 
open space is 
required in the 

front yard. 

Notwithstanding 
the requirements 

of Section 
6.18.3.9, a 

minimum of 40% 
of the front yard 

shall be 
maintained as 

landscaped open 
space. 

A minimum of 
50% landscaped 

open space is 
required in the 

front yard. 

Notwithstanding 
the 

requirements of 
Section 

6.18.3.9, a 
minimum of 

40% of the front 
yard shall be 

maintained as 
landscaped 
open space. 

 Permitted 
encroachments 

Unenclosed 
porch, 

verandah or 
deck (with or 

without a roof) 
all yards 2.5 
m, provided 

the projection 
is no closer 

than 1.2 m to a 
lot line 

Unenclosed 
porches, 
verandahs and 
decks 
(with or without 
roofs) may 
project a 
maximum of 1.6 
m into a required 
front and/or 
exterior side 
yard, not 
including roof 
overhangs and/or 
steps. 

Unenclosed 
porch, 
verandah or deck 
(with or without a 
roof) all yards 2.5 
m, provided the 
projection is no 
closer than 1.2 m 
to a lot line 

 

Unenclosed 
porches, 
verandahs and 
decks with or 
without roofs) 
may project a 
maximum of 1.6 
m into a 
required front 
and/or exterior 
side yard, not 
including roof 
overhangs 
and/or steps. 

 

  Porches, 
verandahs and 
decks (with or 
without roofs), 
may project a 
maximum of.61 
m into a required 
interior side yard 
provided that the 
interior side yard 
is a minimum of 
1.2 m, not 
including roof 
overhangs and/or 
steps. 
 

 Porches, 
verandahs and 
decks (with or 
without roofs), 
may project a 
maximum of.61 
m into a 
required interior 
side yard 
provided that 
the interior side 
yard is a 
minimum of 1.2 
m, not including 
roof overhangs 
and/or steps. 

  Enclosed or 
unenclosed 
porches, 
verandahs 
and decks (with 
or without roofs 
may project into 
a required rear 
yard by 3.75 m, 

 Enclosed or 
unenclosed 
porches, 
verandahs 
and decks (with 
or without roofs 
may project into 
a required rear 
yard by 3.75 m, 
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 R1C Zone 
Requirements 

Proposed 
R1C Zone-
Exceptions 

R1D Zone 
Requirements 

Proposed 
R1D Zone-
Exceptions 

not including roof 
overhangs and/or 
steps. 

not including 
roof overhangs 
and/or steps. 
 

  Canopies and 
bay/box windows 
may project 
into the required 
yards a 
maximum of 0.9 
m. 
 
 

 Canopies and 
bay/box 
windows may 
project 
into the required 
yards a 
maximum of 0.9 
m. 
 
 

 

 Special Exceptions applicable for Single Detached 

Dwellings Only 

The relief requested for maximum building height, minimum front, 

rear, interior and exterior side yard, maximum lot coverage, and 

minimum landscape open space as well as regulations for 

encroachments are to accommodate the types of dwellings that 

are to be constructed on the varying lot sizes.  The applicant has 

requested that the zoning regulations that currently apply to the 

“Residential Type 1B (R1B)”, “Residential Type 1C (R1C)” and 

“Residential Type 1C (R1C)” zones be amended to reflect their 

building designs as described below:  

1. Building Height  

The applicant has requested a maximum building height of 12 

metres for the single detached dwellings whereas Zoning By-law 

160-90 limits the height to a maximum height of 10 metres. The 

single detached dwellings are to be two storeys in height but the 

building height of 12 metres will accommodate the design of the 

homes which include steeper roof pitches as an architectural 

feature of the proposed product.  The increase in height will 

accommodate the architectural features of the building designs 

throughout the subdivision as well as provide for a transition in 

height from the 3 storey townhouses.  In Staff’s opinion, the 

requested increase of 2 m in height is considered minor in nature 

and Planning staff support this request. 
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2. Increase in Maximum Lot Coverage  

Zoning By-law 160-90 requires a maximum lot coverage of 35% 

for lands that are zoned “Residential Type 1B (R1B)” and 40% for 

lands zoned “Residential Type 1C (R1C)” and Residential Type 

1D (R1D)”.  The applicant is seeking an increase in the maximum 

lot coverage to 55% for the single detached dwelling lots with    

15 m, 12 m and 11 m lot widths.  Planning Staff support this 

request as the proposed yards will continue to provide 

appropriate landscaped open space in the front yard, adequate 

space for parking as well as rear and side yard amenity areas on 

those lots.  

3. Increase in Minimum Lot Width for R1D-12 Zone 

Currently the minimum lot width for lots within an R1D zone is 9 m 

and the minimum lot area is 260 m².   The applicant has 

requested an exception be applied to the lots to require a 

minimum lot width of 11 m and a minimum lot area of 260 m².  

Staff support the request for the larger lot width for the single 

detached dwellings since it would provide for parking on site while 

maintaining an appropriate front yard for landscaped open space, 

and maintains the current lot fabric as proposed.  By including 

these minimum regulations, other matters such as on-street 

parking, as well as greater flexibility with driveway placement to 

accommodate on-street parking can be achieved.  Since the 

applicant is also requesting relief for modified side yards, this 

request can only be supported if a minimum lot width of 11 m is 

maintained as it would address the matters mentioned above. 

This is further explained in Section 8.2.5.3 of this Report.  

Table 4: Zoning Chart (Townhouse Units) 

 Current R4A 
(requirements for 
townhouse lots) 

 

R4A- 77 
Exceptions 
(Requested 

Street 
Townhouses 

Blocks 175-193) 

R4A-76 
Exceptions 
(Requested 

Street 
Townhouses 

Blocks 175-193 
(corner and 

interior units)) 
 

R4A-78 Exceptions 
(Requested Rear 
Lane Townouses 
Blocks 194-206) 

 
 

R4A-75 
Exceptions 
(Common 
Element 

Condominium 
Townhouses 
POTLS Block 

217) 
 

 
Lot Area (m²) / 
unit (minimum) 

 
185.0m² 

 
178.0 m² 
(street 

townhouse) 
 

 
178.0 m² 
(street 

townhouse) 
 

 
180.0m² 

 

 
178.0 m² 
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 Current R4A 
(requirements for 
townhouse lots) 

 

R4A- 77 
Exceptions 
(Requested 

Street 
Townhouses 

Blocks 175-193) 

R4A-76 
Exceptions 
(Requested 

Street 
Townhouses 

Blocks 175-193 
(corner and 

interior units)) 
 

R4A-78 Exceptions 
(Requested Rear 
Lane Townouses 
Blocks 194-206) 

 
 

R4A-75 
Exceptions 
(Common 
Element 

Condominium 
Townhouses 
POTLS Block 

217) 
 

 
Lot Width (m) 
(minimum) 

 
6 m/unit 

 
6.1 m/ unit 

 
 
 

 
7.5 m/unit 

 
7.0 m/unit 

 
6.1 m/ unit 

Front Yard (m) 6.0 m or the 
established front 

building line, 
whichever is less 

6.0 m to the 
garage 

3.5 m to the 
dwelling unit 

6. m to the  
garage 

3.5 m to the 
dwelling unit 

 

3.5 m  6. m to the 
garage 

3.5 m to the 
dwelling unit 

 

Rear Yard (m) 

7.5m 6.0 m 

 
 
 

6.0 m 

5 m between the 
back wall of the 

dwelling unit to the 
wall of the  

detached garage, 
closest to the 
dwelling unit  

 
 
 

6.0 m  

Interior Side 
yard (minimum) 

2.4m 
(except for 

common walls 
which may be  

0.0m) 

1.5 m 
 

1.5 m 
 

 
 

1.5 m  
 
 
 

 
 

1.5 m  
 
 

Parking 
Encroachments 

N/A 

Notwithstanding the requirements of Section 6.18, stairs shall be permitted to 
encroach with the required parking space within the garage, a maximum of 0.5 
metres. 

 

Landscape 
Open Space 

A minimum of 
30% landscaped 

open space is 
required in the 

front yard. 

Notwithstanding the requirements of 
Section 6.18.3.9, a minimum of 27% of 
the front yard shall be maintained as 
landscaped open space 
 

Notwithstanding the requirements of 
Section 6.18.3.9, a minimum of 30% of 
the front yard shall be maintained as 
landscaped open space. 
 

Permitted 
Encroachments 

1 Unenclosed 
porches, 
verandahs and 
decks (with or 
without roof) may 
project a 
maximum of 2.5 
m into all yard 
provided it is no 
closer than 1.2 m 
to a lot line. 
 
2. Bay windows 
(not 
constructed on 
foundations) 0.6 
m, provided the 
projection is no 
closer than 
0.3 m to a lot line 

 

1 Unenclosed porches, verandahs and decks (with or without roofs) may project a 
maximum of 1.6 m into a required front and/or exterior side yard, not including roof 
overhangs and/or steps. 
 
.2 Porches, verandahs and decks (with or without roofs), may project a maximum 
of0.61 m into a required interior side yard provided that the interior side yard is a 
minimum of 1.2 m, not including roof overhangs and/or steps. 
 
.3 Enclosed or unenclosed porches, verandahs and decks (with or without roofs 
may project into a required rear yard by 3.75 m, not including roof overhangs 
and/or steps. 
 
.4 Canopies and bay/box windows may project into the required yards a maximum 
of 0.9 m. 
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 Townhouse Dwellings 

The blocks for the townhouse dwelling units are proposed to be 

zoned as “Residential Medium Density Type A – Exception 75 

Zone (R4A-75)”, “Residential Medium Density Type A – Exception 

76 (R4A-76)”, “Residential Medium Density Type A – Exception 

77 Zone (R4A-77)”, and “Residential Medium Density Type A – 

Exception 78 Zone (R4A-78)”.  Four exceptions within this 

category are proposed which will accommodate street 

townhouses with two different lot widths, rear lane townhouses as 

well as the block townhouse units.   The following section 

describes and reviews the requested exceptions for the types 

townhouses:     

 Special Exceptions applicable for Townhouse 

Dwellings only 

1. Lot Coverage  

The applicant has requested that a maximum lot coverage not 

apply to the townhouse lots. The proposed Zoning By-law has 

minimum yard requirements from all property lot lines which limits 

the lot coverage as the yards and building envelope effectively 

establish a maximum lot coverage. This was also implemented 

through the approval of the Wyndfield West Subdivisions (Phases 

3 through 6 and 8).  Planning Staff are of the opinion that the 

proposed yards and building envelope essentially establish the lot 

coverage and this approach is consistent with the zoning in effect 

for the neighbouring subdivisions. Planning Staff support this 

request.    

 Special Exceptions applied to all Residential Zones 

The following section discusses the requested exceptions that 

apply to both the single detached and the townhouse dwelling 

units: 

1. Reduced Front Yard 

The applicant has requested a minimum front yard of 6.0 metres 

to the face of the garage, and 4.5 m and 3.5 m to the front of the 

dwelling. The requested yards will ensure that the garage does 
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not protrude in front of the dwelling and the dwelling/porch 

becomes the dominant feature of the street.  This also allows for 

parking on an appropriately sized driveway and a more interesting 

streetscape, while maintaining an appropriate front yard for 

landscaped open space.  This regulation applies to the majority of 

the new residential subdivisions within the area and Planning 

Staff supports this request. 

2. Reduced Rear Yard 
 

The applicant is requesting a minimum rear yard of 7 m for single 

detached dwellings and 6 m for street townhouses and block 

townhouses.  The depths of the lots throughout the subdivision 

are similar to the depth of the lots that were approved for the 

Losani Homes Plan of Subdivision south of Shellard Lane. 

The requested reduction in rear yard for the rear lane townhouses 

will accommodate a garage abutting the right-of-way, however, 

the rear amenity area, (which is usually defined by the rear yard), 

will be accommodated between the rear wall of the dwelling unit 

and the face of the garage which is located in the rear yard for 

these units.  This rear yard, located between the back wall of the 

dwelling and the proposed garage will be 5 m in depth.  This is a 

typical design for a rear lane product.  The reduction in rear yards 

is considered minor in the context of new development and 

addresses the introduction of a new design for rear lane 

townhouses, and still provides for an appropriately sized amenity 

area.  

3. Reduced Interior Side Yard 
 

The applicant is requesting a reduced minimum interior side yard 

of 1.2 m on one side and 0.6 m on the other side with alternating 

side yards so that the 0.6 m side yard must be adjacent to a 1.2 

m side yard for 12 m and 11 m lot widths.  The applicant originally 

requested the same for the 15 m lot widths but has amended the 

request to 1.2 m on each side.   

Although the reduction in the interior side yards are similar to 

those in the subdivisions on the south side of Shellard Lane for 

single detached dwellings, some of those lots have lot widths 

which are 9 m,  whereas the reduction in the side yards for this 
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development have lot widths of 11 m and 12 m.  The larger lot 

widths on this proposal will have adequate space for drainage 

and can accommodate on-street parking between driveways.  For 

those reasons, Planning Staff support the request for the 

reduction in the interior side yards.     

4. Exterior Side Yard 
 

The applicant is requesting a reduced minimum side yard from 3 

m to 2.4 m for the single detached dwellings as well as for the 

townhouse dwellings.  The requested reduction in exterior side 

yard is considered minor in nature and Planning Staff support the 

request. 

5. Reduced Front Yard Landscape Open Space 

 

Zoning By-law 160-90 requires a minimum 50% of the front yard 

to be landscaped open space for single detached dwellings 

whereas the applicant has requested that a minimum of 40% be 

permitted.  The minimum landscape open space currently in the 

Zoning By-law for townhouse dwellings is 30%.  The applicant 

has requested 27% for the street townhouse dwellings.  In both 

instances, the requested reduction will still provide an adequate 

landscape area in the front yard, and there will still be sufficient 

rear yard amenity space for each lot. Planning Staff supports this 

request as it is considered minor and accommodates a specific 

building form and design. Parking will still be provided in 

accordance with the regulations in the Zoning By-law while 

maintaining an appropriate amount of landscaped open space in 

the front yard.   

6. Garage Encroachments 

 

The request for a special modification to allow the encroachment 

of interior steps a distance of 0.5 m (1.66 feet) into the required 

parking space in the garage is considered minor. Previous 

developments have provided additional data relating to the length 

of standard vehicles and the space is large enough to 

accommodate vehicles even with the encroachment. This request 

has been supported by Staff and Council for previous 

developments in the area.  Staff note, that although the Zoning 
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By-law now has an established parking space length of 5.6 m, the 

applicant has still requested this modification to provide some 

flexibility with the interior design of the units. 

 

7. Encroachments for Porches, Stairs, Decks 

 

The applicant has requested relief from the current permitted 

encroachments specified in Zoning By-law 160-90 to construct a 

specific housing style for the proposed singles and street 

townhouse units which would allow flexibility for the installation of 

steps, porches and rear decks.  In light of the requested 

reductions to the front, interior, exterior and rear yards discussed 

above, in Planning Staff’s opinion further encroachment into 

proposed yards would create a negative impact.  The current 

regulations allow for the installation of steps, porches, decks etc. 

and should be sufficient to accommodate any required 

encroachments.  In Staff’s opinion, permitting an increase in the   

encroachment into the proposed yards would create a negative 

impact, including impeding access to the rear yard, be visually 

unpleasant and affect the overall character of the neighbourhood.  

The applicant was made aware that these additional 

encroachments would not be supported by Planning Staff. 

 

8. Future Development Blocks 

As mentioned earlier in Section 5.1 of this Report, the applicant 

has included 6 future development blocks totaling 0.085 ha along 

the east side of Street “E” just north of the elevated water tower 

as well as 2 future development lots along the north side of Street 

“A” abutting the future Community Centre/Recreation Complex 

located on the east side of Street “A”. The future blocks are 

proposed to be developed and zoned for single detached 

dwellings with varying lot frontages at a later date.  Development 

of these lots is however contingent on the applicant successfully 

acquiring adjacent lands which are owned by the City.  This will 

also require the completion of an Environmental Impact Study to 

the satisfaction of the City to confirm that development can 

proceed without negatively affecting the adjacent natural heritage 

features.  If the necessary lands are acquired by the applicant, a 

rezoning application and a red-line to the Draft Plan of 

Subdivision (if the current plan is approved) would be required.     



Report No. 2020-272  Page 29 
November 10, 2020 

Accordingly, Planning staff recommend that the future 

development blocks identified above, not be rezoned at this time 

and remain under the current “Planned Unit Development - Type 

One Zone (PUD1)”.  Development of these lands is not assured 

until additional lands are acquired and further planning 

applications are submitted, and subsequently approved.  

Provisions with respect to these blocks have been included as 

conditions of draft plan approval.   

 Park Block 

The proposed park block (Block 208) is approximately 0.747 ha in 

size and is consistent with the requirements of the Secondary and 

Neighbourhood Plans for the West of Conklin Secondary Plan.  

The park will be developed by the City.  The applicant will be 

required to grade the park block and walkways.  Conditions 

relating to the park block and walkways are addressed through 

Conditions 53 to 58 found in Section 9.0 of this Report.  Planning 

Staff recommends that the park block be zoned “Open Space 

Type 1 Zone (OS1)”.    

 Commercial Block  

The applicant is proposing that Block 207 be rezoned to 

“Community Centre Commercial Zone (C10)” for future 

neighbourhood commercial uses.   Development of this block will 

occur at a later date and any future commercial uses will be 

subject to the zoning requirements set out in the Zoning By-law 

relating to permitted uses, zone regulations, and parking etc.  The 

lands will also be subject to Site Plan Control.   

 Stormwater Management (SWM) Blocks 

With respect to stormwater management, there are two blocks 

proposed for stormwater ponds (Block 209 and 210).  Block 209 

is approximately 1.168 ha in area and Block 210 is 1.833 ha in 

area.  The phasing of the subdivision is dependent on the 

construction of the proposed stormwater management ponds. 

Block 210 is to be constructed during Phase 1 of the development 

and Block 209 is to be constructed during Phase 2 of the 

development (see Appendix C). Planning Staff recommends that 
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the SWM blocks be placed in an “Open Space Restricted (OS3) 

Zone” which is consistent with the zoning of SWM blocks in the 

surrounding neighbourhoods.   

 Development Considerations 

Below is an analysis of the development considerations that were 

identified by staff through consultation with the public and the review of 

these applications with technical staff and external agencies. 

 Public Input  

A Neighbourhood Meeting was held on September 25, 2019.  

There were approximately 10 residents in attendance as well as 

the Ward Councillors, City Staff and the applicant.  The notes 

from the meeting were forwarded to the meeting attendees and 

are found in Appendix L.  The residents expressed concerns 

about increased traffic on Shellard Lane, lack of parking in the 

area, whether or not the GRCA had been consulted and the gross 

floor area (GFA) for the Commercial Block.  Residents were also 

interested in who would be responsible for designing the park.   

Traffic 

The applicant has submitted a Traffic Impact Study (TIS) dated 

May 2019.  The construction of the roads and the implementation 

of any necessary transportation improvements are the 

responsibility of the Owner.  This is addressed in Draft Plan 

Conditions 15 and 18.  

Parking 

Each residential dwelling unit will be providing 1 parking space on 

site in accordance with the regulations set out in Zoning By-law 

160-90.  In addition, the Transportation Department has received 

an on-street parking plan which ensures that there is 1 on-street 

parking space for every 2 units created which is the standard 

requirement for all new subdivisions.  A condition of Draft Plan 

Approval has been included to address this requirement, 

(Condition 26). 
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Grand River Conservation Authority 

The GRCA was circulated the applications and have reviewed the 

following studies: the scoped Environmental Impact Statement 

Addendum prepared by Savanta, dated August 18, 2020;  the 

Preliminary Stormwater Management Report prepared by MTE 

Consultants, dated April 29, 2019 (revised August 17, 2020); and 

the Draft Plan of Subdivision prepared by Bousfields Inc., dated 

July 22, 2020.  The GRCA has indicated that they have no 

objections to the applications to amend the Zoning By-law and for 

approval of the Draft Plan of Subdivision.  Several conditions 

have been included as listed in Section 9.0 of this Report which 

addresses the requirements of the Conservation Authority and 

have been captured in Condition 79.  

Commercial Block 

Staff note at this time that while the Commercial Block is included 

in the Draft Plan of Subdivision, the development of that block will 

occur at a later date.  The proposed zoning for the Commercial 

Block is Community Centre Commercial Zone, which permits 

shopping centres with a variety of commercial uses and a 

maximum gross floor area of 10,200 m².  The development of the 

commercial block will require Site Plan approval.  Through the 

Site Plan Control process, the proposed development will be 

reviewed based on the C10 zoning regulations related to the 

permitted uses, zone regulations, landscaping, and parking, etc. 

as well the site development objectives in the City of Brantford’s 

Site Plan Control Manual.   

Park Block Development 

The park block will be graded and seeded until such time that the 

City of Brantford, in consultation with the developer, develops the 

park block.   The park block is scheduled to be developed during 

Phase 2 of the Draft Plan of Subdivision.  

 Archaeological Clearances 

The subject lands are identified in the Archaeological Master Plan 

for the City of Brantford as having archaeological potential which 

necessitates the need for an archaeological assessment. Stage 1, 
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2, and 3 Archaeological Investigations of the subject lands have 

been completed for the proposed development. Clearances have 

been received in regard to the majority of the subject lands.  A 

Stage 4 assessment is required for the northwest corner of the 

subject lands when weather permits.  Methods of Stage 4 

mitigation have been discussed with the applicant.  The applicant 

was advised by the Ministry in a letter dated, May 11, 2020, that 

the preferred method of Stage 4 mitigation is in situ preservation.  

The applicant has indicated this is not viable given the location of 

the site and current development plans.  As such, the applicant 

proposes to address Stage 4 mitigation through excavation and 

preservation of any archaeological resources.  Due to COVID-19 

restrictions, Stage 4 has not yet been completed. 

A Clearance from the Ministry of Heritage, Sport, Tourism and  

Culture is required before development of the lands can proceed, 

as outlined in Condition 74 of the draft plan conditions.  

 Noise 

A noise report was prepared by HGC Engineering, dated August 

17, 2020 reflecting the revised Draft Plan of Subdivision dated 

July 22, 2020.  The study predicted future traffic sound levels at 

various locations around the proposed development.  The sound 

level predictions indicated that future road traffic sound levels will 

exceed Ministry of Environment, Conservation and Parks 

(MOECP) guidelines for dwelling units along Shellard Lane and 

Street “A”.  The report identifies mitigation measures that will 

bring the levels to within MOECP guidelines, such as constructing 

the units with forced air ventilation and central air conditioning. 

This has been included in the conditions of draft plan of approval 

(see Condition 74), and also requires the inclusion of warning 

clauses in Purchase and Sale Agreements. 

An analysis was also conducted to determine the anticipated 

impact of stationary noise from anticipated rooftop mechanical 

units for the future commercial/mixed-use buildings (Block 207) 

on the proposed sensitive uses. Detailed information regarding 

the type or model of the rooftop mechanical units was unknown at 

the time of the Study.  This will be addressed through a future 

Site Plan Control application for the commercial block.  
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 Road Network 

As outlined in the West of Conklin Secondary Plan, the road 

network for the proposed subdivision is well connected and 

integrated to the surrounding community.  The subdivision road 

network maintains the road pattern for Street “A” that is outlined in 

the Secondary Plan.  The road pattern provides connectivity 

between the Community Centre/Recreation Complex to the east 

and the future development on the lands to the west. The 

proposed road pattern, including a number of midblock 

connecting roads running north to south and east to west will 

break up the blocks to create a pedestrian friendly 

neighbourhood. The proposed development includes a 

roundabout at the intersection of Street “A” and Street “B”.  As a 

result of the phasing of the Draft Plan, temporary reserves will be 

required at the ends of the roads in each phase which will be 

removed once a further extension of the roads is necessary.   

 Transportation Comments 

A Traffic Impact Study (TIS) was completed by Paradigm in May 

2019 based on the original Draft Plan dated April 22, 2019.  At 

that time the proposed road widths as well as the location of the 

roundabout did not adhere to the West of Conklin Secondary Plan 

or the City’s Design Criteria.  Based on the comments from staff, 

the applicant resubmitted a revised Draft Plan on January 23, 

2020.  This plan modified the road width and location of the 

roundabout to reflect the road widths and roundabout location 

outlined in the West of Conklin Secondary Plan.  Based on 

comments and revisions to the Draft Plan of Subdivision, an 

additional memorandum dated July 29, 2020 was submitted by 

Paradigm.  Staff reviewed the Paradigm memorandum as well as 

the third submission of the Draft Plan dated July 22, 2020 and 

indicated that their comments regarding the road pattern had 

been resolved.  All matters related to Transportation have been 

addressed in the Draft Plan conditions (Conditions 12 to 28).  

 Stormwater Management 

MTE prepared a Preliminary Functional Servicing and Stormwater 

Management Report, dated April 19, 2019 and revised on March 
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4, 2020 and August 17, 2020 for the subject lands.  The report 

and updated servicing plans included a preliminary design of the 

on-site stormwater management scheme. Both the City’s 

Engineering Department and the Grand River Conservation 

Authority have provided detailed conditions of Draft Plan approval 

to ensure that all stormwater related issues can be addressed 

accordingly. 

The stormwater management facilities for this development are to 

be constructed on the subject lands. The proposed stormwater 

ponds located within the Draft Plan of Subdivision will also 

accommodate some of the storm drainage from the neighbouring 

lands.  The stormwater management facilities will be implemented 

through detailed design and fulfilment of the Draft Plan 

Conditions. The phasing of the subdivision will be dependent on 

the construction of the proposed stormwater management ponds 

in each phase.  Phase I can move forward once the stormwater 

management pond on Block 210 is constructed.  Phase II cannot 

move forward until such time that Block 209 is constructed.  This 

has been addressed through draft plan conditions.  

 Grading and Drainage 

The current grading and drainage plans have been designed to 

match the existing perimeter, and respects the surrounding lands 

and the adjacent development lands to the west.  A retaining wall 

is proposed on the subject lands which varies in height and is 

situated parallel to the Shellard Lane frontage.  It will be 

constructed on lands held by the developer and it will address the 

grade difference between the proposed development and 

Shellard Lane.  The wall will be visible from Shellard Lane and be 

no taller than 1.2 m in height. An accessible pedestrian 

connection will be provided to allow residents’ access to Shellard 

Lane.  Grading and drainage, including the design of the retaining 

wall has been addressed in the Draft Plan Conditions (Conditions 

29, 44, 45, 46, 47, 68, 69 and 70). The retaining wall will need to 

be addressed to the satisfaction of the City.  
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 Sanitary Servicing and Water Services 

Both sanitary and water services will be designed in accordance 

with the City of Brantford’s design standards.  The water system 

has been modeled by the City’s consultant, and it has been 

determined that there is sufficient capacity in the system.  The 

Owner and the adjacent landowner to the west will enter into a 

landowner agreement as it relates to servicing.  This requirement 

is included in the Draft Plan conditions, and discussed below.   

Conditions of Draft Plan Approval have been included to address 

all servicing requirements (Conditions 8, 11, 29, 31, 32 and 51). 

 Cost Sharing Agreements 

As noted in Section 5.1 of this Report, when the lands were sold 

by the City to the Owner, the City retained ownership of some of 

the adjacent lands that must be integrated with this development.  

This includes the large parcel which is proposed to be developed 

for a Community Centre/Recreation Complex, the lands occupied 

by the water tower and a parcel of land that is intended to be 

developed by the City for future housing. The City also retained 

ownership of a portion of Street A that abuts the site of the future 

recreation complex.  It was understood that as an abutting and 

benefiting property owner, the City will cost share in the 

construction of the roads which abut the City owned lands as well 

as share in the cost to construct the services within the road 

allowances.  Monies were set aside at the time of the sale to 

cover this cost but this will require further refinement and 

discussion between the City and the Owner of the subject lands 

so the final cost to the City is not yet known.  An agreement to 

address these costs is required which will require Council 

approval. This has been addressed in Condition 51.  

Further, the subject lands abut future development lands to the 

west which are owned by Losani Homes.  A road connection and 

services need to be available to the lands owned by Losani 

Homes so that they can be serviced as well, once a development 

application comes before Council for their property.  Planning 

Staff recommend the inclusion of a condition which requires the 

applicant to enter into a landowner agreement with the abutting 

Owner (Losani Homes) to address these necessary connections 
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(Condition 8). While the applicant is currently in discussions with 

Losani Homes regarding the necessary connections, if for some 

reason, the two landowners cannot reach an agreement, the 

applicant will be required to provide the City written notice, 

requesting that the City enter into an agreement with the Owner 

to address the oversizing costs of non-local services associated 

with the future development of the adjacent lands to the west.  

One option would be to provide Development Charges (DC) 

credits to the applicant to address oversizing of the services and 

the City would then be reimbursed once the lands owned by 

Losani Homes come forward for development. Any agreement will 

require approval from Council.  

 On-Street Parking 

The applicant submitted a preliminary On-Street Parking Plan 

which demonstrates that the development can meet the City’s 

requirements of providing one on-street parking space for every 

two dwelling units. However, as the development proceeds to 

detail design, there could be slight changes to the configuration of 

roadways and therefore a requirement has been included in the 

Conditions of Draft Plan Approval (Condition 26) requiring the 

submission of a final parking plan to the satisfaction of the 

General Manager of Public Works. 

 Environmental Considerations 

A Natural Heritage Existing Conditions and Assessment Report 

was completed in 2008 for Southwest Brantford to support the 

West of Conklin Secondary Plan.  The environmental 

characterization of the area was used to develop an 

environmental framework for the development and analysis of 

alternative land use concepts for the Secondary Plan Area.  The 

Study Area was approximately 416 ha in the southwest sector of 

the City of Brantford and encompassed the subject lands. The 

Study identified environmental features on and adjacent to the 

subject lands and recommended constraint levels for various 

natural heritage features, as well as buffers from features to 

remain on the landscape. The West of Conklin Secondary Plan 

Natural Heritage Existing Conditions and Assessment Report 

(prepared by LGL, 2008) confirms that through an EIS, 
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refinements to these buffers may be considered, if adequate 

protection of the feature is provided. 

A Scoped Environment Impact Study (EIS) was prepared by 

Savanta, dated May 2019.  Due to comments received from the 

Grand River Conservation Authority (GRCA) and concerns raised 

through the City’s review on the May 2019 Scoped EIS, Savanta 

prepared an addendum to address these comments dated March 

2020.  Another addendum was prepared in August 2020 in 

relation to the revised Draft Plan (dated July 22, 2020) to address 

any changes that occurred since the May 2019 EIS was 

completed. The addendum provides additional information and 

addresses comments principally related to:  

 Watercourse and wetland surface water and groundwater 
water balance; 

 Species at risk (i.e., Bank Swallow, Blanding’s Turtle and 
Butternut); 

 Potential impacts on woodland edges; 

 Natural feature buffers; and 

 Trails.  
 

The addendum report concludes that development on the subject 

lands could be completed without negatively impacting the 

adjacent natural heritage features and associated functions.  Draft 

Plan Condition 64 ensures that the recommendations in the EIS 

are implemented to the satisfaction of the General Manager, 

Community Development and the Grand River Conservation 

Authority.  

 Grand River Conservation Authority (GRCA)  

The GRCA letter dated September 17, 2020 (see Appendix J2) 

outlines their comments based on their review of the scoped 

Environmental Impact Statement Addendum prepared by 

Savanta, dated August 18, 2020;  the Preliminary Stormwater 

Management Report prepared by MTE Consultants, dated April 

29, 2019 (revised August 17, 2020); and the Draft Plan of 

Proposed Subdivision prepared by Bousfields Inc., dated July 22, 

2020.  
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The GRCA has no objections to the application to amend Zoning 

By-Law 160-90 and issuance of Draft Plan Conditions for the 

subject proposal.  The GRCA has provided Draft Plan Conditions 

(Condition 79) for the proposed Draft Plan of Subdivision.  

 Parkland and Trails 

The applicant is obligated by the Planning Act, R.S.O. 1990 and 

the City’s Parkland Dedication By-law 50-2018, to provide the City 

with either a cash-in-lieu contribution towards parkland, or to 

dedicate 5% of the subject lands to the City for park purposes. 

The development includes a park with a total area of 0.747 ha.  

Parks and Recreation requested a park block of a minimum of 

0.81 ha (2.0 ac) which is centrally located and accessible to 

residents of this phase with adequate frontage to public streets. 

Since the park block (Block 208) is slightly less than the 0.81 ha 

(2.0 ac), the applicant will provide a final calculation to the City to 

determine whether cash in lieu of parkland is required for the 

balance of the park block (Condition 53).   

A Trail Plan has been provided throughout the Draft Plan, which 

includes a walkway leading to the natural heritage features 

located to the east and north as well as proposed trails around 

the stormwater management ponds.  The trail system is linked 

throughout the site with pedestrian sidewalks (see Appendix Q).   

 Site Plan Control 

Site Plan Control is applicable to development for the block 

townhouses and for the commercial block.  The Site Plan process 

will allow for a detailed review of the placement of the buildings 

on the site, will address grading and drainage, zoning and 

accessibility compliance, driveway locations as well as allow for 

the consideration of exterior building materials and elevations, 

including the review of the outdoor amenity spaces etc.  Site Plan 

Control will reflect the architectural design guidelines submitted in 

regard to these applications and implement the Urban Design 

requirements outlined in Section 14 of the Official Plan and the 

City’s Urban Design Guidelines. The Ward Councillors will be 

included in the Site Plan review process and will have an 

opportunity to provide input to Staff. 
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 Holding Provision 

As per Section 18.5 of the Official Plan, Planning Staff 

recommends that a Holding provision (“H”) be placed on all zones 

to ensure that the City’s requirements will be satisfied before 

development can proceed. Staff recommends that the Holding 

provision “H” not be removed until the applicant has an approved 

Draft Plan of Subdivision, a signed Subdivision Agreement and 

provided the necessary securities for the completion of the 

development to the satisfaction of the City.  Provided the 

Agreement is entered into within three years of the Council 

approval date of the Draft Plan of Subdivision, a new Staff Report 

would not be required to be presented to Council for the removal 

of the “H”, and no further application fees would be required to be 

submitted. 

 Conditions of Draft Plan Approval 

Appropriate conditions of Draft Plan Approval are included in the 

recommendation of this Report and will ensure that the pertinent and applicable 

issues are addressed prior to the final approval of the development.  These 

proposed conditions are as follows: 

1.  This approval applies to the Draft Plan of Subdivision (“Plan”) prepared 
by Bousfields Inc., and dated July 22, 2020, as amended, for the 
following: 

 
A total of 385 lots and blocks for residential dwellings consisting of 
the following: 

 

 172 lots for single-detached residential dwellings (Lots 1-172);  

 18 Blocks (Blocks 175-193) to be developed with 55 street 
townhouse units with a lot width of 6.1 m and 38 street 
townhouses with a lot width of 7.5 m   

 12 Blocks (Blocks 194-206) to be developed with 64 rear-lane 
townhouse units; 

 8 Blocks (Blocks 173, 174 and Blocks 211-216) for the future 
development of 8 single-detached residential dwellings; and, 

 1 Block (Block 217) to be developed for 48 block townhouse 
units. 

 
A total of 5 non-residential Blocks,11 Streets and one laneway: 
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 1 Commercial/Mixed use (Block 207);  

 1 Park (Block 208); 

 2 Blocks for stormwater management facilities (Blocks 209 
and 210);  

 Streets ‘A’-‘L’ (including one roundabout at the intersection of 
Street ‘A’ and Street ‘B’); 

 1 Laneway ‘A’; 

 2 Walkway Blocks (Block 218 and Block 219); and,  

 Road Reserves.  
     

2.  Unless otherwise stated, all conditions listed below shall be addressed 
to the satisfaction of the City and at no cost to the City of Brantford, 
sometimes referred to by these Conditions as the “City” or 
“municipality”. 
 

3.  That the Owner shall agree to enter into, and register on title to the 
lands of the Draft Plan, a Subdivision Agreement with the City of 
Brantford, to the satisfaction of the General Manager, Public Works. 
 

4.  That the Owner shall agree to provide all easements, and convey all 
lands, as may be required for utility or drainage purposes to the 
appropriate authority, to the satisfaction of the General Manager, Public 
Works.  
 

5.  That the Owner shall agree to convey to the City as shown on the Final 
Plan, Blocks 209 and 210 for Stormwater Management Facilities, and 
Blocks 218 and 219 for Walkways. Said conveyances are to be in fee 
simple and free of encumbrances, and upon conveyance shall not be 
landlocked which may require the consolidation of adjacent Blocks and 
shall include provision for access to the Blocks to the satisfaction of the 
City.  The Owner shall further agree that none of these Blocks are to be 
considered parkland, in accordance with Section 51.1 of the Planning 
Act R.S.O. 1990.  
 

6.  That prior to registration, the final plan of subdivision shall include a 
detailed lotting plan for all residential blocks within the draft plan, 
providing for a mix of dwelling unit types, at a density not to exceed the 
maximum density approved by the City for this Plan, to the satisfaction 
of the General Manager, Community Development. 
 

7.  That each phase of the plan of subdivision not be registered until the 
Owner submits a draft of the registered “M” Plan showing the final lot 
layout for all lots, and lot-less blocks, to the satisfaction of the General 
Manager, Public Works and the General Manager, Community 
Development. 
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8.  The Owner agrees that, prior to registration of any phase within the 
plan, to enter into a landowner agreement with the owner of the 
adjacent lands to the west as it relates to servicing, stormwater 
management, roads and other infrastructure required, to the satisfaction 
of the General Manager, Public Works as follows: 
 

(a) The Owner further agrees that where a landowner agreement 
cannot be reached with the Owner of the adjacent lands to the 
west, that the Owner shall provide the City with 8 months written 
notice of the request for the City to enter into an agreement with 
the Owner for the oversizing costs of non-local services 
associated with the future development of adjacent lands to the 
west. 
 

9.  That the Owner agrees to provide a Phasing Plan for the review and 
approval of the General Manager, Public Works and the Fire Chief. The 
phasing plan shall provide for a mix of dwelling unit types and shall 
ensure that no development shall occur on a street exceeding 250 
metres in length without the provision of a second municipal access 
constructed to the satisfaction of the General Manager, Public Works, 
and the Fire Chief. 
 
In the event that plan registration is to be phased, only those conditions 
pertaining to the particular phase being registered are required to be 
satisfied. 
 
a. The Owner agrees that prior to registration of any phase that there 

shall be two (2) constructed points of access from Shellard Lane to 
the satisfaction of the General Manager, Public Works 

b. That the Owner agrees at their expense, that where infrastructure 
is required to be installed outside of the Phase to be registered, the 
Owner shall provide to the City easement(s) as required by and to 
the satisfaction of the General Manager, Public Works 

 
10.  That the Owner shall agree that all lots and blocks shown within the 

Draft Plan will be connected to full municipal services, to the satisfaction 
of the General Manager, Public Works. 
 

11.  
 

That the Owner shall agree to satisfy all requirements, financial and 
otherwise, of the City of Brantford and Brantford Power Inc, including 
those related to the following matters: 

 
a. Municipal services. 
b. Lot grading. 
c. Drainage. 
d. Stormwater management 



Report No. 2020-272  Page 42 
November 10, 2020 

e. Engineering Plan and Profile Drawings. 
f. Protection and maintenance of Environmental Features 
g. Curbs and sidewalks on both sides of municipal roads in 

accordance with the requirements of the City.   
h. Prepayment toward the future maintenance costs of any required 

retaining walls on municipal lands. 
i. An electrical design from a consulting engineer to be provided to 

Brantford Power for review and approval. 
j. A Schedule of Construction to be provided to Brantford Power Inc. 

for review and approval in a form satisfactory to Brantford Power 
Inc. 

k. A lighting plan showing the proposed street light locations and 
details regarding the proposed light standards. 

l. Control of erosion, sediment and dust during construction. 
m. Payment of applicable Development Charges. 
n. Notification to purchasers of the applicable development charges. 
o. The responsibility to decommission any wells or septic systems in 

accordance with current Provincial guidelines. 
p. Noise and Vibration attenuation. 
 

Roads 
 

12.  That the Owner shall agree that all road allowances shown on the Draft 
Plan will be designed in accordance with the current requirements of the 
City of Brantford, including the ability to accommodate different modes 
of transportation, and will be dedicated to the City as public highways 
and named to the satisfaction of the General Manager, Community 
Development. 
 

13.  That the Owner shall agree to construct, at their expense, all roads to 
the satisfaction of the General Manager, Public Works.  
 

14.  That the Owner shall agree to the following right of way widths as 
shown on the Draft Plan: 

 
Street A 24.5 metres 
Street B 24.5 metres 
Street C 18.5 metres 
Street D 18.5 metres 
Street E 18.0 metres 
Street F 18.5 metres 
Street G 18.5 metres 
Street H 18.5 metres 
Street I 18.5 metres 
Street J 18.5 metres 
Street K 18.5 metres 
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Street L 18.5 metres 
Street J (window portion) 16.0 metres  
Lane A 10.0 metres 

 
15.  That prior to submission of the Final Plan, the Owner shall agree to 

identify all required road widening blocks and dedicate them on the final 
plan as public highway, and be responsible for constructing and 
implementing all necessary traffic improvements in accordance with the 
recommendations of the municipally approved Traffic Impact Study and 
current requirements of the City of Brantford, to the satisfaction of the 
General Manager, Public Works.  
 

16.  That prior to final approval, the Owner shall prepare a detailed design 
for implementation of all intersections including a roundabout at the 
intersection of Street ‘A’ and Street ‘B’, and that any additional lands 
required for construction of all intersections and the roundabout be 
conveyed to the City, to the satisfaction of the General Manager, Public 
Works. 
 

17.  The Owner agrees that prior to registration the Owner will provide a 
Transportation Management Plan for the subdivision to the satisfaction 
of the General Manager, Public Works, and agrees to the following: 

 
a. Be responsible for the cost of the installation of regulatory, warning 

and informational traffic control signs/devices, parking control signs, 
street name signs and pavement markings; 

b. Provide and install all temporary regulatory traffic signage by the 
Owner prior to the commencement of any building or the erection of 
any structure in accordance with City Specifications or Standards; 

c. Provide and install all permanent pavement markings that may be 
required within the Subdivision, or related to the subdivision, in 
conjunction with the installation of related traffic controls at the cost 
of the Owner; 

d. Provide for, install and maintain on an annual basis or as required 
by the General Manager, at the Owners expense, all temporary 
pavement markings. 

 
18.  That the Owner shall agree and be responsible for submission of the 

Transportation Design Study, and the construction and implementation 
of all necessary transportation improvements, including but not limited 
to those identified in: the West of Conklin Secondary Plan the 
Transportation Impact Study or other relevant studies with the timing for 
said construction to be completed as required, to the satisfaction of the 
General Manager, Public Works. 
 

19.  That the Owner shall agree and address any revisions to the draft plan 
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which may be required subsequent to the approval of the Transportation 
Design Study, including but not limited the road network and any other 
changes to the road network or road right-of-ways. 

 
20.  That prior to Final Approval and in the event development of these 

lands is delayed beyond 2 years, the Owner shall agree to complete for 
review and approval of the City of Brantford, a Traffic Impact Study if 
required at that time, to the satisfaction of the General Manager, Public 
Works. The Owner shall agree to apply the most current background 
data available. 
 

21.  That the Owner shall agree to construct temporary cul-de-sac’s at the 
terminus of any “Dead End” streets, to the satisfaction of the General 
Manager, Public Works. 
 

22.  The Owner shall construct secondary municipal accesses for 
emergency purposes where dead end streets are in excess of 250 
metres in length, to the satisfaction of the General Manager, Public 
Works and the Fire Chief.  
 

23.  That the Owner shall agree not to apply for any Building Permits for 
residential purposes on streets exceeding 250 metres in length until 
such time as a second municipal access has been constructed to the 
satisfaction of the General Manager, Public Works and conveyed to the 
municipality as a public right of way. 
 

24.  That prior to submission of the Final Plan, the Owner shall agree to 
identify all required 0.3 m reserves and daylight triangles on the Final 
Plan, and shall agree to convey these in fee simple, free of 
encumbrance and at no cost to the municipality to the satisfaction of the 
General Manager, Public Works. Daylight triangles are to be conveyed 
to the City as part of the public right of way. 
 

25.  The Owner shall agree that the Draft Plan of Subdivision will show that 
all 0.3 metres reserves along flankage lots will extend the full length of 
the property, to the satisfaction of the General Manager, Public Works. 
 

(a) The Owner shall for Townhouse Blocks 175-193 extend 0.3 
metre road reserves along the flankage of lots, leaving 1.5m at 
the rear of the lot for access easements for interior townhome 
units where required. 

 
26.  That prior to submission of the Final Plan, the Owner shall agree to 

prepare and submit an On-Street Parking Plan that provides on-street 
parking at a minimum ratio of one on-street parking space for every two 
dwelling units to the satisfaction of the General Manager, Public Works. 
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The Owner further agrees that On-Street Parking shall be evenly 
distributed through the Draft Plan to the satisfaction of the General 
Manager, Public Works. 
 

27.  That prior to Final Approval, the Owner shall agree to provide, at the 
Owner’s expense, appropriate pedestrian access to Shellard Lane from 
Street “H” at a location to be approved by the General Manager, Public 
Works. 
 

28.  That the Owner shall agree to provide and install four transit pads and 
bus shelters, with the locations to the satisfaction of the General 
Manager, Public Works. The Owner further agrees that if it is 
determined by the City that the installation of transit pads and bus 
shelters does not coincide with the Corporations Transit planning 
forecast, that the Owner pay to the Corporation the sum of monies 
agreed to by the Owner and the General Manager of Public Works for 
the installation of said Transit Pads and Bus Shelters in lieu of installing 
such. 
 

Servicing, Grading, Geotechnical & Stormwater Management 
 

29.  The Owner shall agree to prepare, and submit for the approval of the 
General Manager, Public Works, an Engineering Site Servicing Plan 
showing all proposed grading and servicing. In addition, the Owner shall 
agree to pay for any servicing improvements off-site necessitated to 
service the subject lands, including the upgrading of all (if any) 
undersized conveyance infrastructure.  
 

30.  The Owner shall prepare Engineering Plan & Profile drawings to be 
submitted for review and approval to the satisfaction of the General 
Manager, Public Works. 
 

31.  The Owner shall agree to the City’s Consultant undertaking water and 
sanitary modeling to determine if there is sufficient capacity and that 
there will be no negative impact on the City’s distribution system to the 
satisfaction of the General Manager, Public Works. The Owner will be 
required to pay for all costs of the modeling prior to the modeling being 
completed. 
 

32.  The Owner shall agree to the following: 
 
a.  All Dead Ends created within the proposed water system shall 

have automatic flushing units installed to the satisfaction of the 
General Manager, Public works until such time as the General 
Manager determines that they are no longer required or 
connections to future phases are made. 
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b. Temporarily loop the water system, if required, to the satisfaction of 

the General Manager, Public Works.   
 

33.  The Owner shall maintain access to the Water Tower Block at all times 
for operation and maintenance of the water tower. If the existing access 
road to the water tower is required to be removed or modified, an 
approved alternative legal access must be provided with notice a 
minimum of 48 hours in advance of such to the General Manager, 
Public Works. 
 

34.  The Owner agrees to construct, portions of Street “E”, Street “A” and 
Window Roads on Part of Street “H” that are external to the subdivision, 
to current City standards, to the satisfaction of the General Manager, 
Public Works. 
 

35.  The Owner shall prepare, and submit for the approval of the General 
Manager, Public Works and the Grand River Conservation Authority, a 
detailed Stormwater Management Report and Plan, in accordance with 
current provincial guidelines, to address quality, quantity attenuation 
and thermal requirements. 
 

36.  The Owner agrees to construct, the proposed storm water management 
facilities required in connection with this development.  The Owner 
further agrees to maintain on a regular basis, and as required, the said 
storm water management facilities until assumption, at no cost to the 
municipality, to the satisfaction of the General Manager, Public Works. 
 

37.  The Owner agrees that the City will not assume the proposed 
stormwater management facility within Block 210 until the entire 
catchment area to the stormwater management facility has reached full 
build-out to the satisfaction of the General Manager, Public Works. 
 

38.  The Owner agrees that the City will not assume the proposed 
stormwater management facility within Block 209 until such time as one 
of the following has occurred: 
 

(a) The entire catchment area has been built out to the satisfaction of 
the General Manager, Public Works, Or; 
 

(b) The subdivision has reached full build-out and the City has a 
Subdivision Agreement and/or Site Alteration Permit with adjacent 
land owners requiring use of the stormwater management facility 
within Block 209, to the satisfaction of the General Manager, 
Public Works, Or; 
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(c) The subdivision has reached full build-out and no development of 
adjacent lands within the catchment has occurred. 

 
39.  The Owner shall provide confirmation from the Department of Fisheries 

and Oceans of their review of Tributary G and Tributary K of D’Aubigny 
Creek, to the City and to the Grand River Conservation Authority prior to 
construction. 
 

40.  The Owner agrees to establish and undertake a monitoring program for 
stormwater management, specifically addressing quality and quantity 
control as well as temperature for a period of 2 years post development 
in consultation with the Ministry of Environment Conservation and 
Parks, and administered until final assumption of the Plan, all to the 
satisfaction of the General Manager of Public Works and the Grand 
River Conservation Authority. 
 

41.  The Owner agrees to prepare an operation and maintenance manual in 
accordance with current provincial guidelines including the Provincial 
Water Quality objectives, for any proposed storm water management 
facilities and appurtenances, to the satisfaction of the General Manager 
of Public Works and the Grand River Conservation Authority and 
provided to the municipality prior to final assumption of pond for 
maintenance purposes by the municipality.   
 

42.  The Owner shall prepare and submit a geotechnical report to the 
satisfaction of the General Manager, Public Works. 
 

(a) The Owner further agrees to undertake a settlement monitoring 
program for the lands inclusive of Street A, Window Road for a 
portion of Street H and Street E adjacent to the said lands and 
provide report back to the City in the prescribed intervals as 
determined within the settlement monitoring program 
requirements. 

 
43.  The Owner shall prepare and submit a hydrogeological report to the 

satisfaction of the General Manager, Public Works. 
 

44.  The Owner shall prepare and submit detailed lot grading and drainage 
plans, to the satisfaction of the General Manager, Public Works and the 
Grand River Conservation Authority. 
 

45.  The Owner shall agree that no grading, removal of soil, trees or other 
vegetation, or the construction or placement of any other works, shall 
take place on any lands except in accordance with Site Alteration By-
law 28-2011 and without the written approval of the General Manager, 
Public Works. 
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46.  Prior to any grading or construction on the site and prior to registration 

of the plan, the Owner shall submit an erosion and sedimentation 
control plan indicating the means whereby erosion will be minimized 
and silt maintained on-site throughout all phases of grading and 
construction, to the satisfaction of the General Manager, Public Works 
and the Grand River Conservation Authority.  The Erosion and 
Sediment Control Plan, must be prepared in accordance with the 
‘Erosion and Sedimentation Control Plan Design Requirements’, as 
contained in the Toronto and Region Conservation Authorities “Erosion 
and Sediment Control Guide for urban Construction” published in 2019. 
 

47.  That prior to any grading or construction on the site and prior to the 
registration of the plan, the Owner agrees to submit the following plans 
and reports to the satisfaction of the Grand River Conservation 
Authority:  
 

i. A detailed stormwater management report in accordance with 
the 2003  Ministry of the Environment Report entitled 
“Stormwater Management Practices Planning and Design 
Manual”;  
 
ii. An erosion and siltation control plan in accordance with the 
Toronto and Region Conservation Authorities “ Erosion and 
Sediment Control Guide for Urban Construction”, dated 2019; 
and, 
 
iii. Detailed lot grading and drainage plans; 
 
iv. An application for Permission pursuant to the Grand River 
Conservation Authority: Regulation of Development, Interference 
with Wetlands and Alteration to Shorelines and Watercourses, 
Ontario Regulation 150/06 as amended, if required. 

 
48.  The Owner agrees to provide and implement an Environmental 

Management Plan (EMP) to address monitoring and reporting 
requirements along with any required mitigative and management 
measures for Pre-Construction, During Construction and Post 
Construction for Groundwater dependent features located on and 
immediately adjacent to the subject lands including D’Aubigny Creek to 
the satisfaction of the Grand River Conservation Authority. 
 

49.  The Owner acknowledges that there is potential for groundwater 
interception by underground services and foundation drains in this area, 
and further that the Owner agrees to provide a mitigation strategy at the 
Owner’s expense and to the satisfaction of the General Manager, Public 
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Works that includes: 
 

(a) Identification of surface water features and areas with 
groundwater reliance; 

(b) Preparation and implementation of a construction protocol to 
address maintenance of existing sensitive groundwater-surface 
linkages/interactions; 

(c) Monitoring of groundwater pre-construction, during and post 
construction for each feature and area; and 

(d) The development of a contingency plan prior to any site 
alteration which includes investigation and implementation of 
corrective measures, including an estimate of costs to address 
any impacts identified through the said monitoring program. 
 

50.  The Owner shall ensure that all residential basements will be 1.0 metres 
above the high groundwater level to the satisfaction of the General 
Manager, Public Works. 
 

51.  The Owner shall enter into a cost sharing agreement with the City 
addressing the construction of municipal services and roads on city 
owned lands fronting developable lands owned by the City (at the time 
of Draft Plan Approval). The said agreement shall formulate the basis of 
cost sharing between the Owner and the City. 
 

52.  That the Owner shall provide to the General Manager, Public Works 
and the Grand River Conservation Authority, a report prepared by a 
qualified engineer and/or geoscientist following completion of the storm 
water management facilities, that details how any measures required to 
control stormwater, thermal mitigation and achieve a water balance 
have been constructed, and report on the performance expected from 
the facilities based on as built conditions.  
 

Parkland, Open Space and Landscaping 
 

53.  That the Owner shall agree, to convey to the City, Park Block 208 for 
Park Land in accordance with Section 51.1 and 51.3 of the Planning 
Act, R.S.O. 1990 in fee simple and free of encumbrances, and the 
balance of the 5% of parkland in cash in lieu, if required, to the 
satisfaction of General Manager, Public Works and the General 
Manager, Community Development. The Park Land dedication shall not 
include lands containing natural heritage or archaeological features and 
shall not include servicing infrastructure, overland flow routes or steep 
slopes or grades exceeding 3% to the satisfaction of the General 
Manager, Public Works. 
 

54.  The Owner shall agree to provide municipal services including water 
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and hydro/utility services to agreed locations within the Park Block, for 
future parkland development, to the satisfaction of the General 
Manager, Public Works. 
 

55.  The Owner shall submit a Tree Inventory Study and Vegetation 
Management / Protection Plan, for the lands that will be impacted prior 
to any disturbance or grading of the site and prior to registration of the 
Final Plan; the above noted study / plan shall identify all existing trees 
proposed to be removed or impacted as a result of the development of 
the subject lands and include re-planting / restoration requirements, to 
the satisfaction of the General Manager, Public Works. 
 

56.  The Owner shall agree to submit detailed grading and landscape plans 
prepared by a certified Landscape Architect for the Park Block (Block 
208), Open Space Blocks and Walkway Blocks as well as ‘As Built’ 
grading plans for said Blocks to the satisfaction of the General 
Manager, Public Works. 
 

57.  The Owner shall agree to maintain in accordance with current City 
standards, the Parks (excluding any structures), Walkway Blocks and 
stormwater management Blocks to the satisfaction of the General 
Manager, Public Works, until such time as the City assumes the said 
Blocks. 
 

58.  The Owner shall agree to install fencing, at their expense, to the City’s 
current standard along all residential property lines that abut lands to be 
conveyed to the City, and in any other locations determined by the City, 
to the satisfaction and in accordance with the timing schedule agreed to 
by the General Manager, Community Development. The Owner further 
acknowledges that there shall be no gates or informal access points 
permitted into the Open Space Blocks or Park Blocks or Pond Blocks or 
Water Tower Blocks that will be conveyed to the City. 
 

59.  That prior to Final Approval, the Owner shall agree to provide, at the 
Owner’s expense, appropriate pedestrian trails/walkways within the 
Plan of Subdivision, to the satisfaction of the General Manager, Public 
Works.  A detailed trail / development plan and proposed trail routes 
and connections including a connection to the T.H. and B. Trail must be 
submitted for approval to the General Manager, Public Works and 
Grand River Conservation Authority, prior to registration of the Final 
Plan.  
 

60.  The Owner shall agree to construct all trails/walkways required within 
Condition 59, at their expense, in accordance with the timing schedule 
agreed to by the General Manager, Public Works, and shall bear 
responsibility for all costs related to the design and construction of the 
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trails/walkways within the subdivision. 
 

61.  The Owner shall agree to provide and install, to the satisfaction of the 
General Manager, Public Works, the following: 

 
a. signage explaining the use and function of the Open Space Blocks 

and Pond Blocks at all street frontages and walkway entrances once 
rough grading is completed; and, 
 

b. interpretive signage relating to the natural features, including but not 
limited to significant wetlands, the woodlands and wildlife habitat 
which exist in the area. 

 
62.  The Owner shall agree to submit, and implement, at no cost to the 

municipality, a landscape plan prepared by a certified Landscape 
Architect to address planting requirements relating to the Stormwater 
Management facilities, to the satisfaction of the General Manager, 
Public Works and Grand River Conservation Authority.  The cost to 
develop and landscape these Blocks shall be at the Owner’s sole 
expense. 
 

63.  That the Owner shall agree to submit a street tree planting plan, 
prepared by a Landscape Architect, in accordance with current City 
standards and provide boulevard trees along the streets within the plan, 
within Street A, Street E and Window Road portion of Street H adjacent 
to this development as well as replacement plantings within the areas 
identified as Open Space and Parks to the satisfaction of the General 
Manager, Public Works. 
 

Natural Heritage 
 

64.  The Owner agrees to carry out and implement the recommendations 
contained in the Environmental Impact Study (EIS) at the Owner’s 
expense until the City assumes the Open Space Blocks and Park 
Blocks, to the satisfaction of the General Manager, Community 
Development and the Grand River Conservation Authority. 
 

65.  The Owner shall produce and distribute a Community Information 
Pamphlet, to the satisfaction of the General Manager, Public Works to 
include information regarding the community land uses, fencing, trails, 
parks, stormwater management facilities, parking restrictions, 
community mailbox locations, future neighboring land uses, 
environmental features within adjacent open spaces and other 
information that may be requested by the General Manager, Public 
Works. 
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Other 
  

66.  The Owner shall provide a Noise Impact Study and implement the 
recommendations of the Noise Impact Study at their expense for the 
lots abutting Shellard Lane and Street A, taking into account the final 
design of along the frontage of Shellard Lane and Street A, to the 
satisfaction of the General Manager, Public Works. 
 

67.  The Owner agrees that prior to issuance of a building permit, the Owner 
shall provide to the City, certification from a qualified acoustical 
consultant that any required noise control measures have been 
incorporated into the builder’s plans. 
 

68.  The Owner agrees that any retaining walls including their granular base 
foundation support, drainage pipes and fencing required for 
development of lots and blocks within the Plan must be located 
completely within private property and be constructed to the satisfaction 
of the General Manager, Public Works. The Owner further agrees that 
property owners will own the walls and have full responsibility for the 
required maintenance, repair or replacement of the retaining walls. 
 

69.  The Owner agrees to design and construct a retaining wall (as required) 
along the frontage of Shellard Lane including granular base foundation 
support, drainage pipes and fencing to the satisfaction of the General 
Manager, Public Works. The Owner agrees that the retaining wall is not 
to be constructed on private property and agrees to address any 
revisions to the draft plan as may be required to facilitate the installation 
of the retaining wall. The appearance of the retaining wall shall be 
consistent with existing retaining walls along Shellard Lane. 
 

70.  The Owner agrees to address any revisions to the draft plan as may be 
required as a result of the design of the Shellard Lane retaining wall and 
requirements set forth in Condition 69. 
 

71.  The Owner agrees that lots created on Blocks 173, 174 and 211-216 
(inclusive) shall not have building permits applied for until such time as 
adequate land is acquired for and merged with Blocks 173, 174 and 
211-216 (inclusive) to create developable lots, to the satisfaction of the 
General Manager, Community Development and the General Manager, 
Public Works.  
 

72.  That prior to Final Approval, the Owner shall agree to provide 
certification by an Ontario Land Surveyor confirming that the proposed 
lots are in conformity with the provisions and requirements of the City of 
Brantford Zoning By-law #160-90, as amended, or its successor. 
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73.  That prior to Final Approval of this Plan, the General Manager, 
Community Development is to confirm that the appropriate zoning is in 
force and effect to reflect the intended uses of the land within the Draft 
Plan. 

74.  That the Owner shall provide a clearance letter from the Ministry of 
Heritage, Sport, Tourism and Culture verifying that their requirements 
have been satisfied as an Archaeological Study was conducted, and 
that all recommendations of that study were carried out. 
 

75.  That the Owner agrees to include in all Offers of Purchase, Sale or 
Lease related to property within the Plan of Subdivision clauses 
informing future purchasers and tenants of the following: 

 
a. No alteration of the drainage plan for the property or surrounding 

properties is permitted without the express written approval of the 
City of Brantford; 

b. That on-street parking shall be limited in terms of location and 
duration;  

c. That all future maintenance and repair of retaining walls on 
individual lots shall be the responsibility of the purchaser; 

d. There shall not be any gates or informal access points to fences 
backing onto the Open Space Blocks, Park Blocks or Stormwater 
Management Blocks; 

e. Where Required: This dwelling unit has been fitted with a forced air 
heating system and the ducting was sized to accommodate central 
air conditioning.  Installation of central air conditional will allow 
windows and exterior doors to remain closed, thereby ensuring that 
the indoor sound levels are within the criteria of the Municipality and 
the Ministry of the Environment Conservation and Parks for each 
unit which will allow windows and exterior doors to remain closed, 
ensuring that the indoor sound levels are within the Ministry of the 
Environment Conservation and Parks noise criteria; 

f. Where required, purchasers / tenants are advised that due to the 
proximity of Shellard Lane and Street A, sound levels from time to 
time may be audible; 

g. The Commercial Block is subject to an addendum to the Noise 
Study once the uses have been determined.  Mitigation of any noise 
from the commercial units will need to be outlined.  

h. Where required, purchasers/ tenants are advised that properties 
can be situated on a designated bus route, as required by Brantford 
Transit; and, 

i. That bussing may be required to transport children from within this 
subdivision to elementary and secondary schools.  
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76.  That the Owner shall agree to provide Enbridge Gas Limited with all 
necessary easements and/or agreements required by Enbridge Gas 
Limited for the provision of gas services. 
 

77.  That the Owner shall agree to the satisfaction of Bell Canada the 
following: 

 
a. The Developer is hereby advised that prior to commencing any 

work within the Plan, the developer must confirm that sufficient 
wire-line communication/telecommunication infrastructure is 
currently available within the proposed development.  In the 
event that such infrastructure is not available, the Developer is 
hereby advised that the Developer may be required to pay for the 
connection to and/or extension of the existing 
communication/telecommunication infrastructure.  If the 
Developer elects not to pay for such connection to and/or 
extension of the existing communication/telecommunication 
infrastructure, the Developer shall be required to demonstrate to 
the municipality that sufficient alternative 
communication/telecommunication facilities are available within 
the proposed development to enable, at a minimum the effective 
delivery of communication / telecommunication services for 
emergency management services. 

b. The Owner shall agree in the Subdivision Agreement, in words 
satisfactory to Bell Canada, to grant to Bell Canada any 
easements that may be required for telecommunication services.  
Easements may be required subject to final servicing decisions.   
In the event of any conflict with existing Bell Canada facilities or 
easements, the owner/developer shall be responsible for the 
relocation of such facilities or easements. 

c. Bell Canada requires one or more conduit or conduits of 
sufficient size from each unit to the room(s) in which the 
telecommunication facilities are situated and one or more 
conduits from the room(s) in which the telecommunications 
facilities are located to the street line. 

 

78.  That the Owner shall agree to the satisfaction of Canada Post the 
following: 

 
a. Include on all offers of purchase and sale, a statement that advises 

the prospective purchaser: 
 

i. that the home/business mail delivery will be from a designated 
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Centralized Mail Box; and 
ii. that the Owner be responsible for officially notifying the 

purchasers of the exact Centralized Mail Box locations prior to the 
closing of any home sales. 
 

b. Work with Canada Post to determine and provide temporary suitable 
Centralized Mail Box locations which may be utilized by Canada 
Post until the curbs, boulevards and sidewalks are in place in the 
remainder of the subdivision; and 

 
c. Determine the location of all centralized mail receiving facilities in 

cooperation with the City of Brantford and Canada Post and to 
indicate the location of the centralized mail facilities on appropriate 
maps, information boards and plans; maps are to be prominently 
displayed in the sales office(s) showing specific Centralized Mail 
Facility locations. 
 

79.  Prior to final approval, the City must be advised, in writing, by the Grand 
River Conservation Authority how Conditions 35, 39, 40, 41, 44, 46, 47, 
48, 52, 59, 62 and 64 have been satisfied. 
 

80.  Prior to final approval, the City must be advised in writing, by the 
Ministry of Heritage, Sport, Tourism and Culture, how Condition 74 has 
been satisfied. 
  

81.  Prior to final approval, the City must be advised, in writing, by Enbridge 
Gas Limited, how Condition 76 has been satisfied.  
 

82.  Prior to final approval, the City must be advised, in writing, by Bell 
Canada, how Condition 77 has been satisfied. 
 

83.  Prior to final approval, the City must be advised, in writing, by Canada 
Post, how Condition 78 has been satisfied. 
 

84.  Prior to final approval, the City must be advised, in writing, by Brantford 
Power, how Condition 11 has been satisfied. 
 

85.  That the Owner agrees to: 

a. That prior to the issuance of building permits, the Owner agrees to 
provide the City with a certification letter from a licensed and 
qualified professional Architect for each lot confirming that the 
proposed building elevations and mix of unit types are consistent 
with the Architectural Design Guidelines or any successor thereof. 
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86. Pursuant to Section 51(32) of the Planning Act, R.S.O. 1990, Draft Plan 

Approval, together with all conditions, shall lapse as follows: 

 

a. For the first phase, three (3) years from the date of the granting of Draft 

Plan Approval, unless extended by the City; and, 

b. For any subsequent phases, three (3) years after the date of Final 

Approval of the preceding phase. 

 

87. Prior to final approval the City must be advised in writing, by the Owner, 

how Conditions 1 to 85 inclusive have been satisfied. 

 

 Financial Implications 

There are no direct Municipal financial implications respecting this application at 

this time.   

As noted in Section 8.3.9 of this report, the City is required to share in the cost 

of construction for portions of some of the roads and construction of services 

where City owned lands abut the subject lands.  As well, should the Owner of 

the lands be unsuccessful in reaching a cost sharing agreement with the Owner 

of the lands to the west, the Owner will need to be compensated for the 

oversizing of the services.  This will require further agreement(s) with the Owner, 

requiring future Council approval.    

 Conclusion 

The proposed development is considered to be compatible with the surrounding 

development in the immediate area and will allow for a residential form and 

density consistent in this neighbourhood.  The proposal for Neighbourhood 2 

continues the Greenfield development north of Shellard Lane, as planned in the 

West of Conklin Secondary Plan.  The proposed Zoning By-law Amendment will 

facilitate the development of the subject lands for residential purposes, and will 

help to ensure that a specific built form is achieved, while addressing all other 

technical matters.  

 

The proposed Draft Plan of Subdivision had been reviewed and additional 

submissions were required by the applicant based on City and agency 

comments.  The current Draft Plan dated July 22, 2020 addresses the technical 

concerns related to stormwater management, road network, on-street parking, 

noise, zoning and traffic. If approved in conjunction with the other planning 

applications, the Draft Plan conditions will implement the Plan as proposed.  The 
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proposal conforms with the policies in the Official Plan, the Places to Grow 

legislation and is consistent with the Provincial Policy Statement.  Planning Staff 

are in support of the proposed applications as they implement the West of 

Conklin Secondary Plan, and represent good planning and recommend that the 

applications be approved.  
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In adopting this report, is a by-law or agreement required? If so, it should be referenced in the 

recommendation section. 

By-law required  [x ] yes [ ] no 

Agreement(s) or other documents to be signed by Mayor and/or City Clerk [ ] yes [ x] no 

Is the necessary by-law or agreement being sent concurrently to Council? [ x] yes [ ] no 
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APPENDIX A 
Location Map 
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                          APPENDIX B  
   Draft Plan of Subdivision 
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                APPENDIX C 
                                       Phasing Plan of Shellbrant Developments Inc.  
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            APPENDIX D 
   Aerial Photograph  
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                   APPENDIX E 
                     Photographs of the site 

  
 
Looking southeast toward Shellard Lane  Looking north to Water Tower 
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Looking west from the Water Tower 
 

 
 
 
Looking northeast     Looking west along Shellard Lane 
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                          APPENDIX F  
             Land Use 
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          APPENDIX G 
                                   West of Conklin Secondary Plan – Neighbourhood Structure 

 
 

 
 
 
 
 
 
 
 
 
 

  



Report No. 2020-272  Page 66 
November 10, 2020 

                             Appendix H 
  Neighbourhood Design Plan  
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                      APPENDIX HI 
          Elevation Drawings 

 
Single Detached Elevations 
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Single Detached Elevations Cont’d 
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Townhouse Elevations 
 

 
Laneway Townhouse Elevations 
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   APPENDIX I 
Planning Act, R.S.O. 1990 - Section 51(24)  
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                       APPENDIX J 
              Agency Comments 

 
Department / 

Agency 
Comment 

Brantford Power No comment received. 

Building 
Department 

No comments on the proposed Draft Plan of Subdivision. 
 

Engineering 
Department 

Refer to Appendix J1 

Environmental 
Services 

No concern with the Draft Plan of Subdivision  

 

Fire Prevention 
Officer 

Fire will review at the Site Plan application stage. 

Legal and Real 
Estate 

No comments received. 
 

Parks and 
Recreation 

Comments have been addressed in this report. 

Solid Waste No concerns with the Draft Plan of Subdivision  

Transit No comments received. 

Bell Canada  

Brant County No comments received. 

Brant Haldimand-
Norfolk CDSB  

No comments received  

Canada Post Please be advised that Canada Post does not have any comments on these 
changes as this subdivision will still be serviced by Community Mailboxes. 

Grand Erie District 
School Board 

No comments received. 
 

Grand River 
Conservation 
Authority 

Refer to Appendix J2 . 

Municipal Property 
Assessment Corp. 

No comments received. 

Hydro One Hydro reviewed the Plan of Subdivision application, 29T-19502 dated July 28, 

2020 and have no comments or concerns at this time.  

Roger’s Cable TV Rogers intends to service this area. 

Enbridge Gas 
Limited 

It is Enbridge Gas Limited’s (“Union”) request that as a condition of final approval 
that the owner/developer provide to Union the necessary easements and/or 
agreements required by Union for the provision of gas services for this project, in a 
form satisfactory to Union. 
  

Agencies are advised at the time of circulation for comment that they are considered as having no 
objection to an application if they do not reply within the time limit provided.  If additional time is required 
in which to comment they are to contact planning staff. 
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         Engineering Comments 
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APPENDIX J2 
                                                     Grand River Conservation Authority – Page 1 
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      APPENDIX J2 
                                                          Grand River Conservation Authority – Page 2 
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APPENDIX K 
Public Notification Map  
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                APPENDIX L 
    Notes from Public Meeting   
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          APPENDIX M 
             Excerpt from Schedule 7-2:  West of Conklin Secondary Plan – Land Use 
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                            APPENDIX N 
                Demonstration Plan 
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                             APPENDIX O  
       Zoning By-law 160-90 – Existing Zoning  
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 APPENDIX O 
 Proposed Zoning Map 
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 APPENDIX Q 
 Trail Plan 

             


