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1. Introduction  

1.1 Background and Proposed Development 

GSP Group Inc. has been retained by 2176640 Ontario Inc. to prepare this Planning 

Justification Brief in support of a Site Plan Application for the property municipally known as 

99 Stanley Street in the Village of Ayr, Township of North Dumfries (the “Site”).  

  

This Planning Justification Brief is being provided in support of a Site Plan Application that 

has been submitted to the Township of North Dumfries. The Site Plan Application proposes 

the development of a 3.5 storey residential building which is to contain twenty-four (24) 

stacked townhouse units (the “Proposed Application” and/or “Proposed Development”). A 

total of fifty-four (54) parking spaces are proposed on the Site. There are currently two 

accesses to the Site which will remain, one from Stanley Street and the other from Swan 

Street. The existing gravel parking lot will be converted to asphalt with the parking spaces 

to be clearly delineated. A landscape buffer is proposed around the perimeter of the Site 

with an internal landscaped area adjacent the existing building and parking lot.  

 

The existing three storey building and fenced patio area is to remain in its current state.  

 

2. Site Description 

2.1 Site Location and Description  

The Site is located in the Village of Ayr, specifically in its Downtown, at the corner of Swan 

Street and Stanley Street. The Site is approximately 0.39 hectares (0.95 acre) with 

approximately 76.0 metres of frontage on Swan Street and approximately 47 metres of 

frontage along Stanley Street. There is an existing three storey building on the Site which is 

currently occupied with a professional office and nine (9) affordable housing rental units. 

The remainder of the Site is primarily gravel of which a portion is used for parking. The 

majority of the Site is vacant with the exception of the three storey building at the corner of 

the Site. To the north, east and west of the Site are primarily commercial uses, medical 

offices and a Public Library. To the south of the Site are single detached dwellings.  

 

Watson Pond which flows into Cedar Creek and ultimately the Nith River is located on the 

north side of Stanley Street and can be accessed via Campbell Trail off of Northumberland 

Street which is within approximately 220 metres or a 3 minute walk of the Site. There are 

several outdoor recreational uses within walking distance of the Site, including Victoria Park, 

Centennial Park, Campbell Trail and the Ayr Community Centre. 
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4. Planning Policy Overview and Planning 
Justification  

The following section sets out the relevant planning policy framework to assess the 

appropriateness of the Proposed Development in the context of Provincial, Regional and 

Township policies and regulations. Justification as it relates to the applicable policies is 

provided throughout this section.   

 

4.1 Provincial Policy Statement 

The Provincial Policy Statement (PPS), issued under the Planning Act with the latest version 

coming into effect on May 1, 2020 which provides direction on matters of provincial 

significance related to land use planning. The Planning Act requires that, “decisions 

affecting planning matters shall be consistent with” the PPS. The overriding vision of the 

PPS states that “the long-term prosperity and social well-being of Ontarians depends on 

maintaining strong communities, a clean and healthy environment and a strong economy.”  

 

The below PPS policies are relevant to the Site and the Proposed Development:  

 

 Policy 1.1.1 b) identifies that “healthy, liveable and safe communities are sustained 

by accommodating an appropriate affordable and market-based range and mix of 

residential types (including single-detached, additional residential units, multi-unit 

housing, affordable housing and housing for older persons), employment (including 

industrial and commercial), institutional (including places of worship, cemeteries and 

long-term care homes), recreation, park and open space, and other uses to meet 

long-term needs;  

 

Response: The Proposed Development will provide for additional housing choice 

and contribute to the availability of multiple-residential rental housing in the 

Township of North Dumfries and specifically the Village of Ayr.  

 

 Policy 1.1.1 e) promotes cost-effective development patterns and standards to 

minimize land consumption and servicing costs.  

 

Response: The Proposed Development will utilize existing municipal services and 

will realize the intensification of an underutilized site. 

 

 Policy 1.1.3.2 a) and b) encourages a mix of land uses that efficiently use land and 

resources and effectively use transit, infrastructure and public service facilities. 
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Response: The increase in residential density on the Site will effectively use existing 

infrastructure and public service facilities. The Proposed Application will facilitate 

development that will utilize vacant land.  

 

 Policy 1.1.3.3 states that planning authorities shall identify appropriate locations and 

promote opportunities for intensification and redevelopment where this can be 

accommodated taking into account existing building stock or areas, including 

brownfield sites, and the availability of suitable existing or planned infrastructure and 

public service facilities required to accommodate projected needs. 

 

Response: It is our opinion that the Site is well located to provide for additional 

residential density and intensification. There is sufficient existing infrastructure and 

public service facilities to accommodate the proposed multiple-residential housing 

use. The Site is ideally located within close proximity to every day commercial and 

recreational uses. 

 

 Policy 1.1.3.4 promotes appropriate development standards that facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating risks 

to public health and safety. 

 

Response:  It is our opinion that the proposed intensification of the Site will not create 

any public health or safety concerns. Appropriate setbacks and landscape buffers 

have been incorporated into the site plan and will provide for a compact form of 

development.  

 

 Policy 1.4.3 d) supports planning for an appropriate range and mix of housing types 

and densities by, among other elements, promoting “densities for new housing which 

efficiently use land, resources, infrastructure and public service facilities, and 

support the use of active transportation and transit in areas where it exists or is to 

be developed”.  

 

Response: The Proposed Development will facilitate development that will make use 

of existing and planned services. The increase of residential population in this 

location will support nearby commercial, institutional uses and public service 

facilities. The Proposed Development will provide for rental housing units in the 

Township of North Dumfries, contributing to the range and mix of housing types in 

the immediately surrounding area and the Tonwship as a whole.  

 

It is our opinion that the Proposed Development is consistent with the Provincial Policy 

Statement.  
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4.2  Growth Plan for the Greater Golden Horseshoe 

The Growth Plan for the Greater Golden Horseshoe came into effect on May 16, 2019 with 

Amendment 1 (2020) coming into effect on August 28, 2020. The Growth Plan supports the 

development of complete communities that are compact, transit-supportive and make 

efficient use of infrastructure and public service facilities. All decisions need to conform to 

the Growth Plan.  

 

The Growth Plan provides an overall growth strategy for the Greater Golden Horseshoe 

region that complements the Provincial Policy Statement and is implemented by municipal 

planning documents. At the core of the Growth Plan are guiding principles for building 

compact, vibrant and complete communities; planning and managing growth to support a 

strong, competitive economy; and optimizing the use of existing or planned infrastructure to 

support growth in a compact and efficient form.  

 

Section 2.2.1 of the Growth Plan directs development to serviced settlement areas to 

promote the achievement of complete communities. A diverse mix of land uses is 

encouraged, as is a mix of housing options that includes affordable housing. Proximity to 

transit, active transportation, parks, and food options is promoted.  

 

Response: The Proposed Development conforms to the above noted policy. The Site is 

within a serviced settlement area and will provide for additional housing/population in the 

core area of Ayr. 

 

The following Housing policies contained in Section 2.2.6 of the Growth Plan are applicable 

to the Proposed Development:  

 

1. Upper- and single-tier municipalities, in consultation with lower-tier 

municipalities, the Province, and other appropriate stakeholders, will: 

a) Support housing choice through the achievement of the minimum 

intensification and density targets in this Plan, as well as the other 

policies of this Plan by: 

i. Identifying a diverse range and mix of housing options and densities, 

including additional residential units and affordable housing to meet 

projected needs of current and future residents; and  

ii. Establishing targets for affordable ownership housing and rental 

housing; 

2. Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy 2.2.6.1, 

municipalities will support the achievement of complete communities by: 
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a) planning to accommodate forecasted growth to the horizon of this Plan;  

b) planning to achieve the minimum intensification and density targets in this 

Plan;  

c) considering the range and mix of housing options and densities of the 

existing housing stock;  

d) planning to diversify their overall housing stock across the municipality.  

 

3. To support the achievement of complete communities, municipalities will  

      consider the use of available tools to require that multi-unit residential  

      developments incorporate a mix of unit sizes to accommodate a diverse range  

      of household sizes and incomes.  

 

Response: The Proposed Development conforms to the housing policies of the Growth Plan 

as it will provide for multiple-residential, rental housing which will contribute to the mix of 

housing options available in Ayr. The Proposed Development will contribute to a complete 

community whereby there is multiple residential housing in close proximity to commercial, 

institutional and recreational uses. The Proposed Development will provide for 

intensification of the Site at a higher density than currently exists in the immediately 

surrounding area. A mix of unit sizes are contemplated, ranging in size from approximately 

77 m2 to 89 m2. The Proposed Development will assist the Township in diversifying their 

overall housing stock.  

 

It is our opinion that the Proposed Development conforms to the Growth Plan for the Greater 

Golden Horseshoe.  

 

4.3 Region of Waterloo Official Plan  

The Region of Waterloo Official Plan (the “ROP”) was adopted by the Region of Waterloo 

in June 2009 and received final approval from the Ontario Municipal Board in June 2016. 

The ROP provides goals and objectives for future growth and development within the 

Region.  

 

The Site is within the “Built-Up Area” which includes lands within the “Township Urban Area 

Boundary” and is within the “Urban Growth Centre” on Map 3E of the Regional Official Plan. 

Future growth is to be directed primarily to Township Urban Growth Centres.  

 

Policy 2.C.2 states that the Built-Up Area is intended to accommodate a minimum of 45 

percent of all residential growth occurring annually in the Region. The Proposed 

Development will contribute to this target.   
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Policy 2.E.1 states that in reviewing development applications or site plans, the Region 

and/or Area Municipalities will ensure that development occurring within Township Urban 

Areas be planned and developed in conformity with Policy 2.D.1 a) and c) to h). Policy 2.D.1 

states: “In preparing or reviewing planning studies, or in reviewing development applications 

or site plans, the Region and/or Area Municipalities will ensure that development occurring 

within the Urban Area is planned and developed in a manner that:  

a) supports the Planned Community Structure described in this Plan; 

c)  contributes to the creation of complete communities with development patters,  

      densities and an appropriate mix of land uses that supports walking, cycling and  

      the use of transit; 

d)   protects the natural environment, and surface water and groundwater resources; 

e)   conserves cultural heritage resources and supports the adaptive reuse of historic  

      buildings;  

f)   respects the scale, physical character and context of established neighbourhoods  

      in areas where reurbanization is planned to occur; 

g) facilitates residents’ access to locally grown and other healthy foods in  

     neighbourhoods; and  

h)  promotes building designs and orientations that incorporate energy conservation     

     features and the use of alternative and/or renewable energy systems.   

 

Response: The addition of stacked townhouses will contribute to a more complete 

community in providing for multiple residential housing in Downtown Ayr within close 

proximity to recreational, commercial and institutional uses. The Proposed Development will 

provide for a density that is more supportive of active and public transportation opportunities.  

 

A 3.5 storey building height is in keeping with the existing 3 storey building on the Site and 

surrounding 2 storey buildings. It is our opinion that a 3.5 storey building is compatible with 

the surrounding neighbourhood and will provide for appropriate density in the Downtown. 

 

With respect to energy conservation, the following site and building design features are 

proposed: 

 

 Passive House building features with a potential to achieve the US standard or 

equivalent; 

 Solar panels on the roof of the proposed building; 

 Superior air exchange and circulation in the units to accommodate the high standard 

of air tightness the units will achieve; 

 Efficient HVAC systems that minimize energy use; 

 Water saving and re-use features as feasible; 
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 Focus on native and drought resistant landscaping.  

 

It is our opinion that the Proposed Development conforms to Policy 2.D.1 a) and c) to h) of 

the ROP. Further justification is provided in Section 4.4 of this Report as these ROP policies 

are carried forward in the Township of North Dumfries Official Plan. 

 

The following Township Urban Growth Centre policies as outlined in Section 2.E.2 of the 

ROP are applicable to the Proposed Development:  

 

a) to accommodate additional population and employment growth consistent with 

their traditional role as the focus for social, economic and cultural activities in the 

townships; 

b) as focal points for investment in institutional and local human services as well as 

commercial, recreational, cultural and entertainment uses; and  

c) to provide for a development pattern that supports the integration of Regional 

transit services, where planned to be available in the future.  

 

Response: The Proposed Development conforms to the Urban Growth Centre policies of 

the ROP by providing for additional population growth which will ultimately support the 

social, economic and cultural activities of Downtown Ayr. It is important to provide for 

additional density so that transit services can be supported in the future.  

 

 A range and mix of housing types are promoted by the ROP.  Policy 3.A.2 states that area 

municipalities are to plan for an appropriate range of housing (i.e. form, tenure, density and 

affordability) to meet the needs of current and future residents.  

 

Response: The addition of 24 stacked townhouse units on an underutilized lot conforms to 

the housing polices of the ROP. The Proposed Development is of an appropriate density 

and adds a compatible form and tenure of residential units to the Urban Growth Centre of 

Ayr. The addition of multiple residential housing is needed in order to provide for a mix and 

range of housing types and affordability within the Urban Growth Centre. 

 

The Proposed Development conforms with the policy framework provided by the Region of 

Waterloo Official Plan.  The Proposed Development is located within a delineated Township 

Urban Area and specifically an Urban Growth Centre. The Proposed Development 

contemplates a compact, energy efficient form of development, supports the directive for 

providing a range of housing forms and will contribute to a more complete community. 
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4.4 Township of North Dumfries Official Plan  

The Site is within the Ayr Urban Area Boundary and is designated Urban Growth Centre on 

Map 2.1 - Ayr Urban Area Land Use Designations of the Township of North Dumfries Official 

Plan.  

 

Policy 2.1.1 of the Official Plan states that lands within the Ayr Urban Area will be the primary 

focus for growth and development in the Township to the year 2031. Development within 

this area is to provide for a range of uses including, residential, commercial, employment, 

recreational and institutional. Development within the Ayr Urban Area is to primarily be 

directed to the Urban Growth Centre.  

 

Response: The Proposed Development conforms to Policy 2.1.1 whereby it will provide for 

residential growth and development within the Ayr Urban Area and the Urban Growth 

Centre. 

 

The reurbanization policies apply to the Built-Up Area which includes the Ayr Urban Area. 

The following reurbanization polices are applicable to the Proposed Development:  

 

 2.4.3 The Township will phase in and achieve the reurbanization target of this Plan 

by:  

b) Encouraging reurbanization generally throughout the built-up area, 

where appropriate;  

 

Response: The Proposed Development will facilitate residential housing 

within the Built-Up Area which is were growth and development are to occur. 

 

c) Recognizing Ayr’s Urban Growth Centre as a focus for development to 

accommodate reurbanization; 

 

Response: The Proposed Development conforms to the above noted policy 

by providing for development within the Urban Growth Centre which is to be 

a focus for new development.  

 

e)   promoting the efficient use of land, resources, infrastructure and public  

      service facilities; 

 

Response: The Proposed Development will provide for intensification of an 

underutilized site. The Proposed Development will more efficiently use land 

within the urban area, existing municipal services and public service facilities.  
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f)   avoiding the need for unnecessary and/or uneconomical expansion of  

      infrastructure; and,  

 

Response: The Proposed Development represents a logical and efficient 

continuation of development within the Urban Growth Centre. There is no 

need for the expansion of infrastructure as the existing road network and 

existing municipal services can be utilized to service the development.  

 

g)  encouraging development appropriate to the type of wastewater and  

       water systems which are planned or available.  

 

Response: The Proposed Development will utilize existing municipal 

services on Swan Street, as outlined in the Functional Servicing Report by 

MTE.  

 

The following Urban Growth Centre policies are applicable to the Proposed Development:  

 

 2.6.2.1 The Urban Growth Centre designation coincides with the traditional urban 

core area of the Ayr Urban Area designated on Map 2. The lands within this 

designation will be planned and developed to: 

a) Accommodate additional population and compatible employment growth 

consistent with Ayr’s traditional role as the focus for social, economic and 

cultural acitivies in the township; 

b) Serve as focal points for investment in institutional and local human 

services as well as commercial, recreational, cultural and entertainment 

land uses; and 

c) Provide for a development pattern that supports the integration of 

Regional transit services, where planned to be available in the future.  

 

Response:  The Proposed Development will provide for population growth within the Urban 

Growth Centre which is where growth is mandated to occur. The increase in population has 

the opportunity to positively contribute to the economic success of the Ayr Urban Growth 

Centre. Having an increase in population in a downtown is positive for existing and potential 

economic and cultural activities.  

 

The Proposed Development contributes to a more intensive development pattern than 

currently exists on the Site. In order to support future public transportation 

opportunities/services, density and an increase in population in the downtown is required.  
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The following Ayr Urban Area policies are applicable to the Proposed Development: 

 

 2.7.2 In preparing or reviewing planning studies, or in reviewing development 

applications or site plans, the Township will ensure that development occurring 

within the Ayr Urban Area is planned and developed to: 

d) Contribute to the creation of complete communities that take into account 

the availability and location of existing and planned community 

infrastructure and human services with efficient and effective 

development patterns, densities and an appropriate mix of land uses that 

optimize the use of land, resources and public investment in 

infrastructure and public service facilities while supporting walkability, 

cycling and the use of transit; 

 

Response: The Proposed Development will contribute to the creation of 

a complete community by providing for multiple-residential housing within 

walking distance to commercial, recreational, employment and 

institutional uses. Alternative modes of transportation (i.e. walking) can 

be utilized to access every day services and needs.  

 

e) Protect the natural environment, and surface water and groundwater 

resources; 

 

Response:  There are no core environmental features on the Site. No 

groundwater issues are anticipated as a result of the Proposed 

Development.  

 

f) Conserve cultural heritage resources and support the adaptive reuse of 

historic buildings;  

 

Response: The Proposed Development will not result in the listed 

heritage resource on the Site being removed. It should be noted that the 

existing building has been adaptively reused and currently contains office 

space and nine affordable housing units. The proposed new multiple 

residential building is to be setback approximately 32 metres from the 

existing building on the Site. This is a large setback and there are no 

negative impacts anticipated as a result of an additional building on the 

Site. The design took inspiration from an infill multi-residential project 

called “Albert Crescent” in historic Bath England (designed by Alison 
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Brooks Architects). Balconies and a mansard style roof are proposed to 

add visual interest to the building. Landscaping around the perimeter of 

the Site is proposed with a large landscaped area at the corner of Swan 

and Stanley Streets proposed which will enhance this street edge.  

 

g) Respect the scale, physical character and context of established 

neighbourhoods in areas where reurbanization is planned to occur; 

 

It is our opinion that the Proposed Development respects the scale and 

context of the surrounding neighbourhood. The building is proposed to 

be 3.5 storeys. The existing building on the Site is 3 storeys and 

surrounding buildings are primarily 2 storeys. The proposed 3.5 storey 

building is in keeping with similar building heights in the neighbourhood 

and will not create any negative impacts. The building is setback at the 

closest point, 4.3 metres and at the furthest, 8 metres from the rear lot 

line. A 2.5 metre landscape buffer is proposed at the rear of the property 

which will provide a buffer to the existing 2 storey building to the south. 

Where required, a new 1.8 metre board-on-board fence will be provided 

along the east and south property lines.    

 

The orientation and siting of the proposed building on the Site was 

selected for the following reasons:  

 

 To permit south facing solar panels to be installed on the roof, 

a key sustainability feature as it is desired that the project 

reach a Passive House level standard to provide for an energy 

efficient building.  

 Took into account the existing grading of the Site which would 

not allow the building to be located along Swan Street due to 

the grade change along this frontage.  

 

It is our opinion that the Proposed Development is compatible with the  

surrounding neighbourhood and represents an appropriate form of 

intensification within the Urban Growth Centre which is where growth is 

to occur. 

 

i) Promote building designs and orientations that incorporate energy 

conservation features and the use of alternative and/or renewable energy 

systems.  
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Response: Solar panels are proposed to be installed on the roof. A 

Passive House building model is going to be completed to calculate 

heating and cooling load, life-cycle costs of different design options and 

impact of design choices on energy efficiency in order to provide for an 

energy efficient building.   

 

The following Township Official Plan housing policies are applicable to the Proposed 

Development:  

 

 3.2.2.1 The Township will encourage the development and integration of a diverse 

range and mix of housing types and tenure options consistent with the density 

targets established in Section 2.5 of this Plan to ensure the Township is providing 

housing alternatives to promote complete communities that meet the needs of 

existing and future township residents. 

 

Response: The Proposed Development will provide for multiple residential housing 

units, contributing to the mix of housing types available in the Township. The 

Proposed Development will provide for rental housing that will contribute to a more 

complete community and contribute to the housing needs of existing and future 

township residents.  

 

 3.2.2.2 The Township will plan and provide for the development of affordable 

housing, both home ownership and rental housing to promote complete 

communities, and meet the needs of all residents within the township by: 

b) encouraging innovative lot configurations, housing designs and  

             construction techniques; 

c) integrating compact, mixed-use development in new residential  

             developments and redeveloping areas; 

d) encouraging the construction of assisted housing, not-for-profit and  

            affordable private sector residential units.  

 

Response:  The Proposed Development will provide for a multiple residential, rental 

housing which is a much needed tenure of housing especially in the downtown within 

proximity to everyday uses. The Proposed Development conforms to the above 

noted policies whereby an existing lot is being intensified with additional rental 

housing, will provide for a mix of uses on the same site and represents a compact 

form of development on a currently underutilized site.  

 



 

Planning Justification Brief  |   99 Stanley Street, Ayr    13 

GSP Group   |   February 2021 

In summary, it is our opinion that the Proposed Development conforms to the Township of 

North Dumfries Official Plan for the following reasons:  

 

 Will provide for additional population growth within the Urban Growth Centre. 

 Realizes a more efficient use of the Site of which a large portion is currently vacant. 

 Will utilize existing municipal services and road infrastructure. 

 Will provide for rental housing which will contribute to a more complete community 

in Downtown Ayr. 

 Provides for intensification of the Site while respecting the surrounding 

neighbourhood as a 3.5 storey building height is in keeping with similar building 

heights in the area. 

 Will contribute to the mix of housing options available within the Urban Growth 

Centre and the Township as a whole. 

 

4.5 Township of North Dumfries Zoning By-law (689-83) 

The Site is zoned Commercial – Zone 6 in the Township of North Dumfries Zoning By-law 

689-83 as amended. Zone 6 – Z.6 permits “Dwelling units – to the rear of a permitted 

commercial use”. The Proposed Development is being considered under this definition.  

 

There are no regulations associated with the Z.6 Zone in terms of setbacks, landscape open 

space requirements, maximum building height etc. however, setbacks and landscape 

buffers have been incorporated into the Site Plan. 

 

The required number of parking spaces as per Section 6.13.5 of the Zoning By-law is as 

follows:  

 2 parking spaces per stacked townhouse unit and 0.33 visitor spaces per unit. This 

results in a total of 56 required parking spaces for the stacked townhouse units. 

 1 parking space per 30 metres squared required for the existing 300 m2 of office 

space. This results in a total of 10 required parking spaces for the office use. 

 1.5 spaces/unit for the existing 9 affordable housing apartment units. This results in 

a total of 14 required parking spaces for the affordable housing units.   

 

The parking for the three separate uses on the Site are proposed to be assigned as follows: 

 

 24 parking spaces for the proposed stacked townhouse units (i.e. 1 space per unit) 

between the hours of 9 a.m. – 5 p.m., Monday – Friday. 45 spaces will be available 
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for the stacked townhouse units outside the hours of 9 a.m. – 5 p.m., Monday – 

Friday.  

 21 parking spaces for the existing 300 m2 of office space between the hours of 9 

a.m. – 5 p.m., Monday – Friday. These spaces will be available for use by the 

residents of the proposed stacked townhouse units outside of 9 a.m. – 5 p.m., 

Monday – Friday.  

 9 parking spaces allocated to the existing affordable housing units (i.e. 1 space per 

dwelling unit). 

 

There are a total of 80 parking spaces required whereas the Site Plan contemplates a total 

of 54 parking spaces. A Minor Variance Application will be submitted to request a parking 

reduction prior to final site plan approval. The parking for the office use is proposed to be 

met however it is to be shared on off hours with the residential uses.  

 

It should be noted that of the existing 9 affordable housing units, only 5 tenants are utilizing 

parking spaces at this time.  

 

It is our opinion that a parking reduction on the Site is appropriate for the following reasons:  

 

 Will provide for a more compact and intensified use of the Site. 

 All units are proposed to be rental and as such, the parking can be assigned at the 

time of lease by the landlord and actively managed. 

 Takes into consideration the office versus residential uses and the different times of 

day that these uses require parking spaces. 

 The by-law requires 2.33 parking spaces per stacked townhouse unit whereas 

apartment units require 1.5 spaces per unit. The stacked townhouse units are 

proposed to range from 77 m2 to 89 m2 (average of 84 m2) which is of a similar size 

to a 2 bedroom apartment. It would be our opinion that 2.33 parking spaces per unit 

in an Urban Growth Centre is high. 

 Will encourage those with one car or those looking to use other modes of 

transportation to locate on the Site. 

 Parking will be “unbundled” from the residential units and an additional fee will be 

paid by tenants for the use of a parking space. This could ultimately incentivize those 

without a car to locate on the Site. 

 Affordable housing units do not generate the same parking requirements as market 

rate housing. 
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 The parking will be actively managed by the Owner of the Site ensuring that those 

wishing to rent a unit are aware of the parking regulations (i.e. one parking space 

per unit).  

 

Based on the above, it is our opinion that a parking reduction is appropriate and can be 

appropriately managed by the Owner. Further, it is our opinion that while there are no site 

regulations in the Z.6 Zone, the Owner has provided setbacks and sufficient landscape 

buffers to appropriately screen the Proposed Development and enhance the public realm. 

It is our opinion that the Proposed Development will contribute to a revitalized site providing 

for additional pedestrian activity and will contribute to a more vibrant and urban downtown. 

 

5. Conclusions  

GSP Group Inc. has been retained by 2176640 Ontario Inc. to prepare this Planning 

Justification Brief in support of a Site Plan Application for the property municipally known as 

99 Stanley Street in the Village of Ayr, Township of North Dumfries 

 

The Site Plan Application will facilitate the development of a multiple-residential building and 

specifically 24 stacked townhouse rental units. The Proposed Development was reviewed 

by Municipal Staff and Pre-consultation comments were provided on July 27, 2020. 

Following submission of the Site Plan Application, Staff identified that a Planning 

Justification Brief would be required. 

 

This Planning Justification Brief concludes that the Proposed Development is appropriate 

and represents good planning for the following reasons:  

 

 It is consistent with the Provincial Policy Statement (2014). 

 It conforms to the Growth Plan for the Greater Golden Horseshoe (2019). 

 It conforms to the Region of Waterloo Official Plan. 

 It conforms to the Ayr Urban Area and Urban Growth Centre policies of the Township 

of North Dumfries Official Plan. 

 Will provide for a more efficient use of land and will provide for intensification of the 

Site. 

 It is compatible with the surrounding neighbourhood. 

 It can be serviced via municipal services and existing infrastructure. 

 It will provide for much needed rental housing within the Urban Growth Centre of Ayr 

and will contribute to the creation of a complete community. 

 It is appropriate within this urban context.  


