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1 Introduction 

On behalf of our client, 2670787 Ontario Inc, please accept this Planning Justification Report 
(Report) and Urban Design Brief (UDB) regarding the proposed development of the lands 
municipally addressed as 197-211 Northumberland Street and legally identified as Lot 1 and 
Part of Lot 2, Registered Plan 550, Ayr, Township of North Dumfries, Regional Municipality of 
Waterloo. 

As shown on the proposed Site Plan (refer to Appendix A), our client is proposing to redevelop 
the property (existing dwelling to be demolished) and develop a total of 41 residential dwelling 
units in the form of back-to-back townhouse and stacked townhouse dwelling units. More 
specifically, the proposed development consists of a 20-unit back-to-back townhouse block that 
provides for a streetscape to Northumberland Street, as a 21-unit, stacked townhouse block 
toward the rear of the subject lands.  

Our client is proposing a Site-Specific Zoning By-Law Amendment and in the future a Site Plan 
Application to permit the proposed development on the subject lands. The purpose of this Report 
is to provide planning justification for the proposed development by analyzing the land use 
planning framework applicable to the subject property, including Provincial legislation, plans and 
policy, Region of Waterloo Official Plan, and Township of North Dumfries Official Plan.  

Based on our analysis of this planning framework, it is our opinion that the proposed 
development has regard for the “Matters of Provincial Interest” set out by the Planning Act, is 
consistent with the Provincial Policy Statement, and conforms to the Growth Plan for the Greater 
Golden Horseshoe, Regional Official Plan and Local Official Plan. It is our opinion that the 
following proposal makes efficient use of property and contributes to the Township of North 
Dumfries housing stock through medium-density residential development. Based on the 
foregoing, it is our professional opinion that the proposed development represents good planning 
and is appropriate for the subject lands and surrounding area. 

2 Site Location and Context 

2.1 Municipal Address and Legal Description 
The subject lands are comprised of four merged parcels, identified as 197, 205, 207 and 211 
Northumberland Street. For the purpose of this report, the subject lands are referred to as 197-
211 Northumberland Street, Ayr, Township of North Dumfries (Figure 1). 

The subject lands are legally identified as Lot 1 and Part of Lot 2, Registered Plan 550, Ayr, 
Township of North Dumfries, Regional Municipality of Waterloo. 

2.2 Site Description and History 
In total, the subject lands have an approximate area of 4,618 square metres (0.4618 hectares) 
and an estimated frontage of 64.22 metres along Northumberland Street. As mentioned above, 
the subject lands are comprised of four merged parcels, including 197, 205, 207 and 211 
Northumberland Street. 

The existing land uses on the subject lands include an unoccupied single-detached building and 
accessory sheds.  These buildings are to be demolished through separate application with the 
Township. Along the southern property is an existing tree line.  
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Figure 1: Location of the Subject Lands 

 

 
Figure 2: Streetview Image of the Subject Lands (197 and 205 Northumberland Street), Looking South to 

North from Northumberland Street  
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Figure 3: Streetview Image of the Subject Lands (207 and 211 Northumberland Street), Looking South to 
North from Northumberland Street  

2.3 Neighbourhood Context 
The subject lands are located within the northern limit of the Ayr Urban Area in Township of 
North Dumfries. The location of the subject property is shown on Figure 4.  

The surrounding neighbourhood provide for a range of uses but is mostly surrounded by low-rise 
residential uses in the form of single-detached housing to the north and west. It is noted that a 
development of two new multi-storey residential buildings have been recently constructed at 170 
and 180 Northumberland Street, just south of the subject property. Based on our understanding 
in addition to these 62 apartment dwelling units, the owners have approval for and are proposing 
to develop 82 townhouse dwelling units in a two-phased development project. 

The property to the immediate north, 205 Northumberland Street, is listed on the Municipal 
Heritage Register, but is not designated Part IV or Part V under the Ontario Heritage Act. 

Immediately east of the subject lands is an unopened road allowance known as ‘Charles Street’ 
which the municipality has identified as a future multi-purpose trail, as well as an active 
Canadian Pacific Railway (CPR) line that is identified as a branch and/or secondary line. 
Adjacent to the CPR line are a range of light industrial/manufacturing uses such as the outdoor 
storage of vehicles (trucks) and equipment, as well as a fabrication shop and mechanic repair 
shops to the east.  

Institutional and recreational uses like the St. Brigid Catholic School, Calvary Church, and Ayr 
Curling Club are located to the west and south. 

Further south approximately 300 metres is the CPR mainline.  Most notably, the subject lands 
are within proximity to a range of commercial, retail, recreational, restaurant, medical, and 
institutional uses located within the Ayr Urban Growth Centre to the south (Northumberland 
Street and Stanley Street). It is understood that this area serves as the focal point for Ayr. 

The following table highlights the land uses within close proximity of the subject property. This 
table is to be read in conjunction with the Neighbourhood Context Map, in Figure 4. 
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No. Description 

1 205 Northumberland Street (Listed on Municipal Heritage Register) 

2 CPR Secondary Line 

3 Industrial / Employment Lands 

4 Cavalry Church 

5 Ayr Curling Club 

6 Low-Rise Residential Housing 

7 St. Brigid Catholic School 

8 180 Northumberland Street (62 apartment and proposed 82 townhouse units) 

9 CPR Main Line 

10 Douglas Park 

11 Piper’s Glen Park 

12 Commercial, Retail and Restaurant Uses 

13 Low-Rise Residential Housing 

14 Ayr Public School 

15 Campbell Trail 

16 Ayr Urban Growth Centre 

 
Figure 4: Neighbourhood Context Map 
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3 Proposed Development 

3.1 Overview of Development Concept 
Our client is proposing to develop 41 dwelling units in the form of back-to-back and stacked 
townhouses, as shown on Figure 5 and Appendix A. The concept plan for the proposed 
development has been designed to address the recommendations and considerations from the 
Pre-Consultation Record from Township staff dated February 19, 2021.  

The proposed development incorporates 20-unit back-to-back townhouse to provide for an active 
streetscape adjacent to Northumberland Street. The proposed front yard setback and orientation 
of these back-to-back townhouse units will contribute to and enhance the streetscape along 
Northumberland Street.  

The proposed development also features a 21-unit, stacked townhouse block toward the rear of 
the subject lands, facing northeast. As recommended by Township staff, the proposed stacked 
development is oriented to the internal green space and backs onto the railway line to the rear of 
the lands, and potentially the multi-use trail. 

It is our understanding that the current Township’s Zoning By-Law provides for a parking ratio of 
2.0 spaces per townhouse dwelling unit. Based on this requirement, the proposed development 
should have a total of 82 parking spaces. As shown on the proposed concept plan, the parking 
ratio being proposed is 1.8 parking spaces per dwelling unit, providing for a total of 74 parking 
spaces. It is our opinion that the reduced parking ratio can be justified, given the proposed mix of 
residential units are within walking/cycling opportunities, especially should the multi-purpose trail 
be developed, the trail and cycling network the Township has and is developing including 
Northumberland Street, within walking distance to many services and in proximity to the Ayr 
urban growth centre.  

As recommended by Township staff through the Pre-Submission Consultation Meeting, the 
proposed development incorporates a large common amenity area located within the centre of 
the property. This will contribute to sense of place for future residents of the proposed 
development and provide green amenity space for the residents We believe this proposed plan 
provides a balance between providing additional residential, amenity space and off-street 
parking.  

A community mailbox is being proposed in the centre of the development, just south of the 
proposed back-to-back stacked townhouse block to be coordinated with Canada Post and the 
municipality. Recycling and/or in-ground garbage storage are also being proposed to the south 
of the stacked townhouse block with ease of access for collection.  

The proposed development provides a 4.5 metre to an 8.0 metre wide public walkway along the 
southern limit of the subject lands. It is our understanding that Township staff are in support of 
incorporating a public walkway on the property, as it could connect to the future multi-use trail 
along the rail corridor to the east.  

Regional staff require a road widening of approximately 3.05 metres is required along 197 
Northumberland Street. In addition, the Region has approved and will construct the entrance as 
part of their work on Northumberland Street. The entrance provides for a minimum width of 7.6 
metres with daylight triangles, all of which have been addressed in the proposed Concept Plan. 
At this time, Regional staff have indicated that a southbound left-turn lane and signalled 
intersection would not be warranted as a result of this proposed development.  
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Figure 5: Proposed Preliminary Site Plan prepared by IBI Group 
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Figure 6: Proposed view from Northumberland Street - Elevations prepared by IBI Group 

 

Figure 7: Proposed view from railway - Elevations prepared by IBI Group 

3.2 Required Planning Approvals 
As previously detailed, the applicant is proposing a Zoning By-Law Amendment to accommodate 
the proposed development. Following functional acceptance of the application by Township staff, 
the applicant will submit a detailed Site Plan Application.  

3.2.1 Zoning By-Law Amendment 

The proposed stacked back-to-back townhouse block and triple stacked townhouse block are 
currently not permitted within the Z.4 (Urban Residential) Zone. In order to address this non-
conformity and advance the proposed development, an amendment to the Zoning By-Law is 
required by way of a Site-Specific Provision. More specifically, the current zoning must be 
amended to the Z.4D zone with Site-Specific Provisions to advance the proposed development. 
Please see Section 4.6 of this Report for more details relating to the proposed Zoning By-Law 
Amendment approach and provisions. A Preliminary Site Plan has been prepared together with 
Preliminary Building Elevations and is included within the request to amend the Zoning By-Law. 

The proposed the Z.4D zone with Site-Specific Provisions are as follows: 

 Back-to-Back Stacked Townhouse Dwelling Unit shall be a permitted use; 

 Triple Stacked Townhouse Dwelling Unit shall be a permitted use; 

 Permit a minimum rear yard setback of 6.0 metres, whereas the Zoning By-Law requires 
a setback of 7.5 metres; 

 Permit a maximum building height of 14.26m, whereas the Zoning By-Law requires a 
maximum building height of 12 metres; 
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 Permit a minimum floor area per unit of 74 square metres, whereas the Zoning By-Law 
requires a minimum floor area of 100 square metres; and 

 Permit a parking rate of 1.80 spaces per dwelling unit, whereas the Zoning By-Law 
requires the provision of 2.0 spaces per dwelling unit. 

3.2.2 Site Plan Approval 

It is understood that following the Zoning By-Law Amendment approval that a Site Plan in 
accordance with Section 41 of the Planning Act would be required.  We believe there is sufficient 
information with the Preliminary Site Plan and the Building Elevations for the consideration of the 
Zoning By-Law Amendment.  A decision on the timing for the Site Plan submission would be 
made through the formal review of the Zoning By-Law Amendment or after Third Reading of the 
Zoning By-Law.   

4 Land Use Framework 

The development of the subject lands is guided by a range of Provincial legislation, policies and 
plans, the Region of Waterloo Official Plan, and the Township of North Dumfries Official Plan 
and Zoning By-Law. This section of the Report analyzes the application and demonstrates 
compliance, conformity and good planning based upon the applicable land use planning 
framework. 

4.1 Planning Act 
The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in 
Ontario, and provides the authority for the Minister of Municipal Affairs and Housing to issue 
policy statements and plans to guide land use planning and development in the province. The 
Act also sets out the legislative framework for local land use planning tools and plans, including 
Official Plans, Zoning By-Laws and Site Plan Approvals. 

4.1.1 Matters of Provincial Interest 

Section 2 of the Planning Act outlines various “Matters of Provincial interest”, which decision-
makers must have regard to in carrying out their duties under the Act. These matters are 
summarized and addressed in the following table: 

Provincial Interest Demonstration of Regard 

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

 No natural heritage features are anticipated to be impacted 
by the proposed development. 

b) The protection of 
agricultural resources 
of the Province; 

 Not applicable. The subject property is located within the 
existing built boundary of the Township and designated 
and zoned for residential development. 

c) The conservation and 
management of natural 
resources and the 
mineral resource base; 

 No natural resources or mineral resources are anticipated 
to be impacted by the proposed development. 

d) The conservation of 
features of significant 
architectural, cultural, 

 The adjacent property to the north, 205 Northumberland 
Street, property is currently listed on the Township’s 
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Provincial Interest Demonstration of Regard 

historical, 
archaeological or 
scientific interest; 

Heritage Register; however, it is not designated under Part 
IV or Part V of the Ontario Heritage Act. Please see the 
Cultural Heritage Impact Assessment submitted as part of 
a complete submission package.  

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

 The proposed development will connect to existing 
municipal servicing. Please see the Functional Servicing 
Report and Stormwater Management Report enclosed for 
details related to this Matter of Provincial Interest. 

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

 The proposed development will connect to existing 
municipal servicing. Please see the Functional Servicing 
Report and Stormwater Management Report enclosed for 
details related to this Matter of Provincial Interest. 

g) The minimization of 
waste; 

 The proposed development is located within the existing 
Built-Up area of the Township and is proposed to be 
connected to existing transportation and servicing 
infrastructure and does not proposed the expansion of 
infrastructure of the loss of greenfield land. 

h) The orderly 
development of safe 
and healthy 
communities; 

 The proposed development aims to intensify vacant and 
underutilized lands within the existing Built-Up area.  

 The subject lands are also located within walking/cycling 
distance of downtown Ayr to the south, surrounding green 
space, as well as commercial and retail uses. 

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

 The proposed development will conform to the 
requirements of the OBC. 

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

 Not applicable, as this is a residential development. 

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

 The proposed development will include 41 townhouse 
dwelling units, thus providing greater housing options and 
adding housing stock to the Township for future residents. 

k) The adequate provision 
of employment 
opportunities; 

 The proposed development is a residential use; therefore, 
it is not anticipated that it will directly provide employment 
opportunities. 

l) The protection of the 
financial and economic 
well-being of the 

 The proposed development is a residential use; therefore, 
it is not anticipated that it will directly impact the financial 
and economic well-being of the Province and its 
municipalities. 
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Provincial Interest Demonstration of Regard 

Province and its 
municipalities; 

m) The co-ordination of 
planning activities of 
public bodies; 

 The proposed development implements and considers the 
applicable Provincial and local planning framework. 

n) The resolution of 
planning conflicts 
involving public and 
private interests; 

 The proposed development will contribute to the housing 
stock in the Township and was been designed to consider 
the surrounding uses. 

o) The protection of public 
health and safety; 

 The proposed development will promote the protection of 
public health and safety by conforming to the requirements 
of the OBC. 

p) The appropriate 
location of growth and 
development; 

 The proposed development is located within the existing 
Built-Up Area of the Township, making efficient use of 
underutilized lands. 

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

 Ayr is does not have public transit services, however, the 
proposed development has consideration for a pedestrian 
connection to the Northumberland Street. 

 The proposed development has back-to-back stacked 
townhouses fronting Northumberland Street, enhancing the 
environment and streetscape for pedestrians  

r) The promotion of built 
form that,  

i) is well-designed,  

ii) encourages a 
sense of place, 
and  

iii) provides for public 
spaces that are of 
high quality, safe, 
accessible, 
attractive, and 
vibrant. 

 The proposed development has been designed to 
integrate, acknowledge and compliment the neighbourhood 
which predominantly consists of residential uses, as well 
as a range of uses in the downtown core to the south. 

 The proposed development provides for high urban design 
standard and create a unique sense of place by providing 
two different forms of residential, introducing a 
contemporary style of townhouses to the Township.  

 The proposed development will have frontage along 
Northumberland Street, thus enhancing the streetscape 
along a major Regional Road which is also the primary 
gateway to the community. 

s) The mitigation of 
greenhouse gas 
emissions and 
adaptation to a 
changing climate. 

 The proposed development will have a reduced parking 
ratio of 1.80 spaces/unit, thus minimizing greenhouse gas 
emissions from automobiles.  

 The proposed development is within walking/cycling 
distance of downtown Ayr. 

Based on the information presented in the table above, it is our opinion that the proposed 
development has regard for the ‘Matters of Provincial Interest’ set out by the Planning Act. 
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4.2 Provincial Policy Statement 2020 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest 
related to land use planning and development. The PPS sets the policy framework for efficient 
land use and development patterns that support sustainability by promoting strong, liveable, 
healthy and resilient communities, protecting the environment and public health and safety, and 
facilitating economic growth, as follows: 

Policy 
No. 

Policy Discussion of Consistency 

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

1.1.1 Healthy, liveable and safe communities are 
sustained by: 

a) promoting efficient development 
and land use patterns which sustain 
the financial well being of the 
Province and municipalities over 
the long term; 

b) 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;  

c) avoiding development and land use 
patterns which may cause 
environmental or public health and 
safety concerns; 

 

 

d) avoiding development and land use 
patterns that would prevent the 
efficient expansion of settlement 
areas in those areas which are 
adjacent or close to settlement 
areas; 

e) promoting the integration of land 
use planning, growth management, 
transit-supportive development, 
intensification and infrastructure 

 

 
a) The proposed development 

facilitates intensification within 
the Built-Up Area using existing 
municipal services and promoting 
the efficient use of land and 
infrastructure. 

b) The proposed development will 
add to the mix and range of 
residential uses in the Township 
by providing 41 dwellings in the 
form of back-to-back stacked and 
stacked townhouse units. The 
proposed residential uses will be 
located in proximity to 
greenspaces, institutional uses, 
and commercial uses. 
 
 
 
 
 

c) It is not anticipated that the 
proposed development will cause 
an environmental or public health 
and safety concern. The 
proposed development will 
conform to the requirements of 
the OBC. 

 
d) The proposed development will 

not prevent the efficient 
expansion of settlement areas, as 
it is located within the existing 
Built-Up area. 
 

e) The proposed development 
facilitates intensification within 
the Built-Up Area. Existing 
services will accommodate this 
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Policy 
No. 

Policy Discussion of Consistency 

planning to achieve cost-effective 
development patterns, optimization 
of transit investments, and 
standards to minimize land 
consumption and servicing costs; 

f) improving accessibility for persons 
with disabilities and older persons 
by addressing land use barriers 
which restrict their full participation 
in society; 

g) ensuring that necessary 
infrastructure and public service 
facilities are or will be available to 
meet current and projected needs; 

 

 

h) promoting development and land 
use patterns that conserve 
biodiversity; and 

i) preparing for the regional and local 
impacts of a changing climate. 

intensification, promoting a cost-
effective development pattern 
and minimizing land consumption 
and servicing costs.  

 
 

f) The proposed development will 
conform to the requirements of 
the OBC. 

 
 

g) It is anticipated that the 
necessary infrastructure, 
electricity generation facilities and 
distribution systems, and public 
service systems are available to 
meet the projected needs of the 
proposed development.  
 

h) No negative impacts to 
designated environmental 
features or areas are anticipated. 

 
i) It is not anticipated that the 

proposed development will 
consider the impacts of a regional 
and local changing climate. The 
proposed development will be 
built in accordance with the OBC. 

1.1.3 Settlement Areas 

1.1.3.1 Settlement areas shall be the focus of 
growth and development. 

a) The proposed development will 
facilitate intensification within the 
Township’s Built-Up Area. 

1.1.3.2 Land use patterns within settlement areas 
shall be based on densities and a mix of 
land uses which: 

a) efficiently use land and resources; 

 

 

 
b) are appropriate for, and efficiently 

use, the infrastructure and public 
service facilities which are planned 
or available, and avoid the need for 
their unjustified and/or 
uneconomical expansion; 

 

 

a) The proposed development will 
include the redevelopment of an 
underused site and the utilization 
of existing municipal 
infrastructure. 
 

b) It is anticipated that the proposed 
development will make use of 
existing municipal services. 
Please see the Functional 
Servicing Report. 
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Policy 
No. 

Policy Discussion of Consistency 

c) minimize negative impacts to air 
quality and climate change, and 
promote energy efficiency; 

 

d) prepare for the impacts of a 
changing climate; 

 
 

 

 

e) support active transportation; 

 

 

f) are transit-supportive, where transit 
is planned, exists or may be 
developed; and 

g) are freight-supportive. 

c) The proposed development is 
anticipating a parking reduction of 
1.80 spaces/unit rather than the 
required 2.0 spaces/unit thus 
minimizing impacts to air quality.  

d) The proposed development is not 
anticipated to prepare for the 
impacts of a changing climate. 
The proposed development will 
conform to the standards of the 
OBC. 

 
e) The is within walking/cycling 

distance of surrounding land 
uses, most notably the Ayr 
downtown core to the south. 

f) It is our understanding that Ayr is 
currently not serviced by public 
transit. 

g) The proposed development is 
intended for residential use and is 
not anticipated to negatively 
impact freight  

1.4    Housing 

1.4.1 To provide for an appropriate range and mix 
of housing options and densities required to 
meet projected requirements of current and 
future residents of the regional market area, 
planning authorities shall: 

a) maintain at all times the ability to 
accommodate residential growth for 
a minimum of 15 years through 
residential intensification and 
redevelopment and, if necessary, 
lands which are designated and 
available for residential 
development; and 

b) maintain at all times where new 
development is to occur, land with 
servicing capacity sufficient to 
provide at least a three-year supply 
of residential units available through 
lands suitably zoned to facilitate 
residential intensification and 

 

 

 

 

a) The proposed development will 
provide for an opportunity to 
achieve infill development with a 
proposed density that will 
contribute to the Township’s  
housing stock. 

 

b) The proposed development is 
located in an area of the 
Township that has been 
designated to accommodate 
residential development and will 
connect to existing municipal 
services.   
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Policy 
No. 

Policy Discussion of Consistency 

redevelopment, and land in draft 
approved and registered plans. 

 

1.6.6 Sewage, Water and Stormwater 

1.6.6.2 Municipal sewage services and municipal 
water services are the preferred form of 
servicing for settlement areas to support 
protection of the environment and minimize 
potential risks to human health and safety. 
Within settlement areas with existing 
municipal sewage services and municipal 
water services, intensification and 
redevelopment shall be promoted wherever 
feasible to optimize the use of the services. 

 The proposed development 
facilitates intensification within 
the Township’s Built-Up Area. 
Existing municipal sewage and 
water services will be used to 
support the proposed 
development. 

1.6.6.7 Planning for stormwater management shall: 

a) be integrated with planning for 
sewage and water services and 
ensure that systems are optimized, 
feasible and financially viable over 
the long term; 

b) minimize, or, where possible, 
prevent increases in contaminant 
loads; 

c) minimize erosion and changes in 
water balance, and prepare for the 
impacts of a changing climate 
through the effective management 
of stormwater, including the use of 
green infrastructure; 

d) mitigate risks to human health, 
safety, property and the 
environment; 

e) maximize the extent and function of 
vegetative and pervious surfaces; 
and 

f) promote stormwater management 
best practices, including stormwater 
attenuation and re-use, water 
conservation and efficiency, and 
low impact development. 

 These stormwater management 
principles have been 
incorporated into the Stormwater 
Management Report, which can 
be found enclosed. 

 

Based on the forgoing, it is our opinion that the Zoning By-Law Amendment and the proposed 
development is consistent with the Provincial Policy Statement. 
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4.3 Growth Plan for the Greater Golden Horseshoe 2020 
As the subject property is located within the Growth Plan for the Greater Golden Horseshoe Area, 
any related planning decisions must conform to the applicable provisions of this Plan. The Growth 
Plan sets out a long-term plan for growth and development within the Greater Golden Horseshoe 
Area of Ontario. The current Growth Plan came into effect on August 28, 2020. 

Section 1.2.1 of the Growth Plan sets out its guiding principles, which include: 

 Supporting the achievement of complete communities that are designed to support 
healthy and active living and meet people’s needs for daily living throughout an entire 
lifetime; 

 Prioritizing intensification and higher densities in strategic growth areas to make efficient 
use of land and infrastructure and support transit viability; 

 Provide flexibility to capitalize on new economic and employment opportunities as they 
emerge, while providing certainty for traditional industries, including resource-based 
sectors; 

 Improve the integration of land use planning with planning and investment in 
infrastructure and public service facilities, including integrated service delivery through 
community hubs, by all levels of government; 

 Support a range and mix of housing options, including additional residential units and 
affordable housing, to serve all sizes, incomes, and ages of households; 

 Provide for different approaches to manage growth that recognize the diversity of 
communities in the GGH; 

 Protect and enhance natural heritage, hydrologic, and landform systems, features, and 
functions; 

 Support and enhance the long-term viability and productivity of agriculture by protecting 
prime agricultural areas and the agri-food network; 

 Conserve and promote cultural heritage resources to support the social, economic, and 
cultural well-being of all communities, including First Nations and Métis communities; 
and 

 Integrate climate change considerations into planning and managing growth such as 
planning for more resilient communities and infrastructure – that are adaptive to the 
impacts of a changing climate – and moving towards environmentally sustainable 
communities by incorporating approaches to reduce greenhouse gas emissions. 

In our opinion, the proposed development conforms to the guiding principles noted above for the 
following reasons: 

 The proposed development facilitates intensification on an underutilized property within 
the Township’s Built-Up Area. 

 Representing context appropriate intensification aligned with the objective of the 
Regional and Local Official Plans for the area. 

 The proposed development will be supported by existing municipal services, promoting 
the efficient use of this infrastructure. 

 The proposed development has consideration for pedestrians, as the proposed 
development will have frontage along Northumberland Street and contains a pedestrian 
walkway along the southern property line for a future trail connection. 

 The proposed development will add 41 residential dwellings to the Township’s housing 
stock. 
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 The proposed development contemplates back-to-back stacked and triple stacked 
townhouse dwellings, which will add to the mix of housing options to the Townships 
housing stock. 

 The proposed development is not anticipated to impact the Province’s agricultural and 
mineral aggregate resources. 

 The proposed development is not anticipated to impact the Province’s cultural heritage 
resources, most notably 205 Northumberland Street immediately to the north. 

Based on the foregoing, it is our opinion that the proposed development conforms to the Growth 
Plan. 

4.4 Region of Waterloo Official Plan 2015 
The Regional Official Plan (ROP) sets out the policy direction of land use planning in the Region 
of Waterloo over a 20-year planning horizon. The Ministry of Municipal Affairs and Housing 
approved a new ROP in 2010. The decision was subsequently appealed to the Ontario 
Municipal Board (OMB), who issued a decision in June 2015, allowing the ROP to come into full 
force and effect. All planning decisions within the Region of Waterloo must conform to the ROP, 
including the subject Zoning By-Law Amendment application. 

The ROP determines areas for growth and development, sets out population and employment 
forecasts and density targets, establishes an Urban Boundary, promotes multi-modal 
transportation options, and sets out policies to protect the Region’s valuable environmental and 
agricultural resources. 

4.4.1 Urban Boundary and Built-Up Area 

The ROP identified the subject property as Urban Area and Built-Up Area, as displayed in Figure 
8. The Built-Up Area includes all lands within the built boundary of the Region’s Urban Area and 
Township Areas as of June 16, 2006.  

 
Figure 8: Region of Waterloo Official Plan - Map 3e 

Subject Lands 
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The ROP directs that 45 per cent of new residential development should be directed to the Built-
Up Area by the local municipalities in order to support the efficient use of land and physical and 
community infrastructure/services. It is further stated that the Built-Up Area is mainly comprised 
of established residential neighbourhoods which are not expected to experience a significant 
amount of change within the horizon of the ROP. The proposed development will help satisfy the 
Region’s density target for infilling, by providing context-appropriate intensification within the 
existing Built-Up Area. 

The proposed development conforms to the general policies of the ROP due to its location in the 
Built-Up Area, which optimizes the use of municipal services, contributes to the creation of 
complete communities, and respects the scale, character, and context of the surrounding 
established neighbourhood. 

Development within the Built-Up Area is subject to Policy 2.D.1 of the ROP, which is discussed 
in the following table. 

Policy Discussion of Conformity 

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; 

The proposed development provides 
intensification within the Regional and 
Township’s Built-Up Area. 

b) is serviced by a municipal drinking-
water supply system and a municipal 
wastewater system; 

The proposed development will be serviced by 
existing municipal water and wastewater 
services. 

c) contributes to the creation of 
complete communities with 
development patterns, densities and 
an appropriate mix of land uses that 
supports walking, cycling and the 
use of transit; 

The proposed development will replace the 
existing and vacant low-density residential 
uses on the subject lands with a medium-
density residential use. The surrounding 
neighbourhood is currently a mix of low-density 
residential uses. Medium-to-high density 
residential uses are anticipated to the south on 
180 Northumberland Street. 

The subject property is located in walking and 
cycling distance to green spaces/trails, 
institutional uses, and commercial uses. 

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

The existing vegetation on the subject property 
will be retained where possible.  

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

The proposed development has consideration 
for the listed property to the north, 205 
Northumberland Street through proposed side 
yard setback and orientation of the townhouse 
blocks. Please see the Cultural Heritage 
Impact Assessment submitted as part of a 
complete submission package. 

f) respects the scale, physical 
character and context of established 
neighbourhoods in areas where re-
urbanization is planned to occur; 

The proposed development will provide back-
to-back and tacked townhouse dwellings in a 
neighbourhood which is an existing mix of low-
density development. As mentioned earlier, 
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Policy Discussion of Conformity 

medium-to-high density residential 
development is anticipated to the south of the 
lands on 180 Northumberland Street. 

The scale, character, and context of the 
subject property of the surrounding 
neighbourhood will be respected by the 
proposed development.  

See Section 5 of this Report for further 
analysis on the urban design of the proposed 
development. 

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

The subject lands are located within a short 
driving distance to multiple grocery stores and 
other commercial or retail uses. 

h) promotes building designs and 
orientations that incorporate energy 
conservation features and the use of 
alternative and/or renewable energy 
systems. 

This will be confirmed through the Site Plan 
and Building Permit applications required for 
the project. The proposed development will 
conform to the standards of the OBC. 

4.4.2 Road Widening Schedule 

It is our understanding that a road widening of approximately 3.05 metres is required across 197 
Northumberland Street. This widening has been accounted for within the Preliminary 
Development Concept.  The Region has approved and will be constructing the access to 
Northumberland Street and extending municipal services to the property as part of their road 
works.  Our client has provided payment for their share of the works 

4.5 Township of North Dumfries Official Plan 2018 
The Township of North Dumfries Official Plan sets out policies related to the long-term growth 
and direction of development in Township. The Township of North Dumfries Official Plan 
established a policy framework to guide public and private sector decisions relating to 
development and the provision of community infrastructure and services. The local Official Plan 
also sets out the intentions of Township Council relating to future economic, social and land use 
changes within the Township to the year 2031. 

4.5.1 Ayr Urban Area 

The subject lands are currently located within the ‘Ayr Urban Area’, as identified in Map 2 
(Planned Township Structure) of the Township’s Official Plan (Figure 9). According to Section 
2.1.1 of the Official Plan, it is understood that this designation is intended to serve as the primary 
focus for growth and development in the Township to the year 2031. Development within this 
designation also provide for a broad range of residential, commercial, employment, recreational 
and institutional uses, and that future development within the Ayr Urban Area will be directed 
predominantly to the Urban Growth Centre and Designated Greenfield Area. 

Development within the Ayr Urban Area is subject to Section 2.7.2 of the Township Official Plan 
as follows: 

a) support the Planned Township Structure described in this Plan; 
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b) 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; 

c) protect the natural environment, and surface water and groundwater resources; 

d) conserve cultural heritage resources and support the adaptive reuse of historic 
buildings;  

e) respect the scale, physical character and context of established neighbourhoods in 
areas where re-urbanization is planned to occur; 

f) facilitate residents’ access to locally grown and other healthy foods in neighborhoods; 
and 

g) promote building designs and orientations that incorporate energy conservation features 
and the use of alternative and/or renewable energy systems. 

The proposed development conforms to the policies above, as it is anticipated to make efficient 
use of underutilized lands through the development of medium-density townhouse dwellings.  
The proposed development has regard for the surrounding lands uses, as the proposed 
residential development will support and/or complement other uses in the area, like green space, 
retail, and commercial uses located in the downtown core to the south. It is also anticipated to 
make efficient use of existing municipal infrastructure within the area. Based on the above, it is 
our opinion that the proposed development conforms to the Ayr Urban Area policies outlined in 
the Official Plan. 

 
Figure 9: Township of North Dumfries Official Plan – Map 2 (Planned Township Structure) 

4.5.2 Housing and Targeted Growth Policies  

In terms of the policy direction related to housing and growth targets within the Township, 
Section 3.2.1 states: 

Subject Lands 
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The Township will provide for, in accordance with policies in Section 2.5 of this Plan, an 
appropriate range of housing types and densities required to meet projected 
requirements of current and future residents of the township by maintaining, at all times: 

a) the ability to accommodate residential growth for a minimum of 10 years taking 
into account the density and reurbanization targets of this Plan, and, if 
necessary, lands which are designated and available for residential 
development; and 

b) where new development is to occur, land with servicing capacity sufficient to 
provide at least a three year supply of residential units available through land 
suitably zoned to achieve the density and reurbanization targets of this Plan, 
and land in draft approved and registered plans. 

Additionally, Section 3.2.2.1 of the Official Plan also provides direction for providing a range and 
mix of housing options in the Township: 

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. 

The proposed development will provide a range and mix of housing types for the Township’s 
housing stock, including both back-to-back stacked and triple stacked townhouse dwellings that 
are encouraged in the local Official Plan. Additionally, the proposed development will add a total 
of 41 dwelling units to the Township’s housing stock, thus directly contributing to the population 
and housing supply projections, as well as the project residential growth for a minimum of 10 
years. Based on the above, it is our opinion that the proposed development is in keeping with 
the housing policies outlined in the Official Plan. 

4.5.3 Land Use Designation - Urban Residential and Ancillary 

The subject lands are currently designated ‘Urban Residential and Ancillary’, as identified in Map 
2.1 (Land Use Designations) of the Township’s Official Plan (Figure 10). According to Section 
2.6.1 of the Official Plan, it is understood that the intent of this designation is to: 

Accommodate an appropriate range and mix of housing in terms of density and 
affordability to satisfy the long-term needs of the township in accordance with the 
policies in Section 3.2 of this Plan. 

Ancillary uses within this designation will be restricted to those uses normally associated 
with residential neighbourhoods and may include Home Occupations, convenience 
commercial establishments, places of worship, nursing homes, elementary schools, 
parks, and storm water management facilities. 

The proposed townhouse development conforms to the land use designation policies outlined in 
the Township’s Official Plan, as medium residential uses are permitted within this designation. In 
addition, the subject lands have frontage along a public road, Northumberland Street, which is 
fully supported by existing municipal water and wastewater services. Therefore, it is our opinion 
that the proposed development conforms to the current Official Plan land use designation and 
should not require an amendment.  
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Figure 10: Township of North Dumfries Official Plan – Map 2.1 (Land Use Designations) 

4.5.4 Planned Cycling Routes 

The subject lands are adjacent to the ‘Planned Cycling Routes’ designation along 
Northumberland Street according to Map 3b (Cycling Routes) of the Township’s Official Plan 
(Figure 11). It is understood that this planned cycling route in the local Official Plan reflects the 
Region of Waterloo’s Cycling Master Plan, which was adopted by Regional Council in 2004. 

As outlined in Sections 3.3.9.1 and 3.3.9.2. of the Official Plan, the development of cycling 
routes and pedestrian paths will be encouraged where practical and safe, and the Township will 
encourage the development of a system of bicycle routes and pedestrian paths to link major 
public open space, schools and activity centres, and to provide for recreational needs of 
township residents. 

While the proposed cycling route has yet to be constructed, it is our opinion that the proposed 
development has regard for future active transportation plans in the Township along 
Northumberland Street. The proposed development has a pedestrian connection to 
Northumberland Street, and a proposed reduced parking ratio of 1.80 spaces per dwelling unit 
rather than 2.0 spaces. This may incentivize future residents to use active transportation 
methods, like cycling and walking, as a means of travel to surrounding uses in close proximity of 
the lands. Therefore, it is our opinion that the proposed development has regard for this 
designation.  

Subject Lands 
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Figure 11: Township of North Dumfries Official Plan – Map 3b (Cycling Routes) 

4.5.5 Cedar Creek Watershed Study Area 

The subject lands are located within the ‘Cedar Creek Watershed Study Area’ according to Map 
6 of the Township Official Plan (Figure 12). Based on our research of this designation, Section 
6.2.14 of the Official Plan states that policies relating to this scoped sub-watershed study will be 
considered by future amendments to this Plan. Therefore, it is our understanding that policies 
relating to the ‘Cedar Creek Watershed Study Area’ are currently not in place. 

 

 
Figure 12: Township of North Dumfries Official Plan – Map 6 (Watershed Study Areas) 

Subject Lands 

Subject Lands 
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4.6 Township of North Dumfries Zoning By-Law 689-83 
The subject lands are currently zoned ‘Urban Residential’ (Z.4), according to the Ayr Zoning Map 
of the Township Zoning By-Law (Figure 13). The following subsections describe the current 
zoning regulations as well as the Zoning By-Law Amendment for the proposed development.   

 
Figure 13: Township of North Dumfries Zoning By-Law, Ayr Zoning Map 

As outlined in Section 10.1 of the Zoning By-Law, the Z.4 zone permits a limited number of 
residential uses, including Residential Building – One Unit (e.g,. private home day care, a home 
occupation or office, base or headquarters, or bed and breakfast establishment); a Secondary 
Dwelling Unit, a Coach House, a Group Home Type ‘A’, and Accessory Uses. 

Based on the above, the proposed back-to-back stacked and triple stacked townhouse units are 
currently not permitted within the Z.4 zone. In order to address this non-conformity and permit 
the proposed stacked back-to-back townhouse units and triple stacked townhouse units, an 
amendment to the Zoning By-Law by way of Site-Specific Provisions is required.  

After reviewing similar townhouse projects in Ayr and consulting with Township staff, it is 
understood that the recommended approach is to amend the current zoning to Z.4D with Site-
Specific Provisions.  

As such, the following table summarizes the proposed zoning provisions outlined in Section 8.3 
of the Zoning By-Law for both the 20-unit stacked back-to-back townhouse block and the 21-unit 
triple stacked townhouse block in relation to the proposed Z.4D Zone:  

Regulations Required Proposed 

Minimum lot area:  350.0 m2 4,612 m2 
Minimum lot width: 11 m 64.22 m 

Minimum side yard (each side) 
b) More than 1 storey 

 
b) 1.2 m 3.0 m 

Subject Lands 
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Regulations Required Proposed 

Minimum rear yard: 
 

7.5 m 6.0 m 

Maximum Building Height: 12 m 14.26 m 

Minimum Floor Area 
c) 2 or more stories 

 
c) 100 m2 Min. 74 m2 

Off-Street Parking 2.0 spaces/dwelling unit 
(80 spaces) 

1.80 spaces/dwelling unit 
(74 spaces) 

 

Based on the table above, it is proposed that the existing zoning (Z.4) be rezoned to Z.4D and 
the Site-Specific Provisions be modified to: 

 Back-to-Back Stacked Townhouse Dwelling Unit shall be a permitted use; 

 Triple Stacked Townhouse Dwelling Unit shall be a permitted use; 

 Permit a minimum rear yard setback of 6.0 metres, whereas the Zoning By-Law requires 
a setback of 7.5 metres. 

 Permit a maximum building height of 14.26 metres, whereas the Zoning By-Law requires 
a maximum building height of 12 metres.  

 Permit a minimum floor area of 74 square metres. 

 Permit a parking rate of 1.80 spaces per dwelling unit, whereas the Zoning By-Law 
requires the provision of 2.0 spaces per dwelling unit. 

 

5 Urban Design Guidelines Review 

The proposed development has been designed to reflect the Township of North Dumfries urban 
design objectives and policies defined by its Urban Design Guidelines. More specifically, the 
following table examines the applicable Township of North Dumfries Urban Design Guidelines 
policies that pertain to the design of the proposed development, including Context, Siting, and 
Built Form: 

Guideline Discussion of Consideration 
Context 
 How are buildings typically sited and how do 

they relate to the road(s) and adjacent 
buildings? 

 The surrounding urbanized lands 
generally consist of singe-
detached dwellings that are 
located approximately 20.0 metres 
from the front lot line/adjacent 
road. Adjacent buildings are 
typically setback an estimated 3.0 
metres or more from the side lot 
lines.  

 What are the characteristics of buildings in 
North Dumfries and near the specific site? 

 Buildings within proximity of the 
subject lands generally have 
pitched roofs, and are 1 to 2 
storeys in height, maintaining a 
low-rise profile.  
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Guideline Discussion of Consideration 
 Building materials range in the 

surrounding context, as some 
historic buildings were constructed 
using brick, whereas some 
modern develops consist of both 
brick and siding.  

 What is the typical massing of buildings?  The surrounding lands generally 
consist of 1 to 2-storey low-rise 
dwellings with a standard 
rectangular geometry. 

 How do buildings relate to natural heritage 
features? 

 The subject lands currently do not 
contain, nor are adjacent to any 
natural heritage features identified 
by the Region or Township. 
However, the proposed 
development has consideration for 
existing natural vegetation on the 
subject lands, will feature 
landscape buffers and a common 
amenity area with greenspace. 

 In North Dumfries we typically see two 
conditions:  
a. In Ayr buildings are located close to the 

street and have a consistent height. 
b. Outside of Ayr buildings are set back from 

the street with broad front lawns and 
parking to the side or behind the buildings 

 
a. The proposed development is 

located close to Northumberland 
Street, as requested by Township 
staff. More specifically, the 
proposed back-to-back stacked 
townhouse block has an 
approximate front yard setback of 
3.5 metres to the stairs and 5.0m 
to the front facade. While the 
proposed development has a 
maximum height of 14.26 metres 
relative to the surrounding low-rise 
residential uses, it is our opinion 
that the proposed height provides 
a smooth transition to a medium-
density use that has regard for the 
surrounding built-form. 

b. Not applicable, as the proposed 
development is located within Ayr. 

 Applications to the Municipality for review and 
approval should have an analysis of the context 
and include a description of the site context 
including topography if necessary, surrounding 
buildings, natural features and a discussion of 
any heritage features that may have impacted 
the design and siting of the building(s). 

 Acknowledged. Please refer to 
Section 2 of this Report for more 
details. 

Siting 
 How far from the major streets should buildings 

be setback and how does this relate to adjacent 
buildings? 

 The proposed back-to-back 
stacked townhouse block will have 
a front yard setback of 5 metres 



IBI GROUP FINAL  
PLANNING JUSTIFICATION REPORT AND URBAN DESIGN BRIEF 
197-211 NORTHUMBERLAND STREET, AYR, NORTH DUMFRIES 
Prepared for 2670787 Ontario Inc.   

October 28, 2021 26 

Guideline Discussion of Consideration 
from Northumberland Street (2.8m 
to the stairs). This will address and 
enhance the streetscape along a 
major regional road.  

 The proposed back-to-back 
stacked townhouse has a 3.0 
metre side yard setback from the 
heritage listed property to the 
north, 205 Northumberland Street, 
thus minimizing privacy and 
shadowing issues to the adjacent 
property.  

 Where should they be located on the site?  The proposed back-to-back 
stacked townhouse block is 
located adjacent to 
Northumberland Street, thus 
enhancing the streetscape of 
Northumberland Street. The 
location of this townhouse block is 
also located in front of the off-
street parking spaces, thus 
minimizing the street-view of 
parking on the subject lands. 

 The proposed triple stacked 
townhouse block is located along 
the rear property line, facing the 
CPR secondary line and the 
anticipated multi-use trail. This 
building is also setback 
approximately 19.5 metres from 
the neighbouring property to the 
north, thus reducing impacts to the 
low-rise residential housing. 

 How should buildings be oriented?  The proposed development aims 
to be street-oriented, as requested 
by the Township with an 
approximate front-yard setback of 
5 metres. 

 As mentioned earlier, the triple 
stacked townhouse to the rear is 
oriented in such a way that it 
considers the CPR secondary line 
and future multi-use trail. 

 Where is parking located on the site?  Parking is generally located along 
the side lot lines (north and south), 
as well as the center, in order 
provide a buffer between the 
adjacent properties. 

 Many of the northerly and central 
parking spaces are hidden behind 
the back-to-back stacked 
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Guideline Discussion of Consideration 
townhouse block to minimize the 
view of off-street parking from the 
street. 

 What are key areas for landscape?  Landscape buffers are to be 
located around the perimeter of 
the subject lands 

 Most notably, a common amenity 
area is located in the center of the 
proposed development to add 
open space provide a balance 
between parking and greenery. 

 Key siting information that should be addressed 
in any application for development includes: 
a. Building orientation;  
b. Building placement;  
c. Setbacks;  
d. Driveways and walkways 

a. The proposed development is 
oriented towards Northumberland 
Street, as well as the future multi-
use trail to the rear 

b. In terms of the placement, the 
proposed development will contain 
two townhouse blocks that are 
placed towards the front lot line 
and the rear lot line. This will 
enhance the streetscape, as well 
as the view of the future multi-use 
trail along the railway corridor.  

c. The minimum setbacks are 
addressed in Section 4.6 of this 
Report and the Site Plan enclosed.  

d. Drive aisles and walkways are 
designed to minimize conflict 
between vehicular and pedestrian 
traffic. Internal walkways, as well 
as internal cross-walks connect to 
major components of the 
development, including the 
townhouse blocks, common 
amenity area, garbage storage 
and public walkway to the south. 

 For large sites the applicant should also include 
a discussion of:  

e. Road Layout and profile;  
f. Connectivity (cars and pedestrians), including 

recommended street block lengths;  
g. Open space(s) location (centrally located if 

possible and faced by main building façade);  
h. Parking (residential and visitors) and servicing 

(if applicable);  
i. Location and placement of other amenities and 

utilities;  
j. Landscape and fencing;  
k. Areas requiring higher level of treatment or 

prominence. 

e. The proposed development does 
not include internal roads, but 
rather drive aisles that provide 
future residents access to various 
components of the development. 

f. The proposed drive aisles and 
internal walkways that connect to 
Northumberland Street and have 
consideration for the future multi-
use trail to the rear.  

g. The common amenity area is 
located in the center of the 
proposed development. The 
townhouse blocks are also 
oriented towards this area and 
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Guideline Discussion of Consideration 
have large windows and balconies 
to maximize the view.  

h. Parking spaces have consideration 
for the balance between green and 
paved space. Parking spaces are 
generally hidden behind the back-
to-back townhouse block in order 
to minimize any negative visual 
impacts from Northumberland 
Street.  

i. As mentioned earlier, the amenity 
space is centrally located.  

j. Landscaping and fencing are 
anticipated to be located around 
the perimeter of the proposed 
development in order to visually 
enhance the subject lands and 
provide a buffer/transition. 

k. The proposed development has 
consideration for the heritage 
listed property to the north, as the 
proposed setback and parking 
spaces to the north provide a 
buffer. 

Built Form 
 How do the new buildings relate to the 

surrounding buildings in height and mass? 
 The mass and scale of the 

proposed development considers 
the surrounding uses, as the 
proposed townhouses are located 
away from the lower rise 
residential uses for a smoother 
transition in height (i.e., the 
parking and 3.0 metre setback 
between the proposed back-back-
stacked townhouse and the low-
rise residential use to the north). 

 What are key components of the facades 
(porches, garages, windows)? 

 The proposed development will 
feature a street-facing façade with 
large windows and balconies 
overlooking Northumberland 
Street. This will strengthen the 
streetscape and aim to enhance 
the environment for pedestrians. 

 What are the predominant materials on existing 
buildings and how are they reflected in the 
proposed development? 

 Materials will be determined during 
the Site Plan Approval Process  

 Important information to be addressed includes:  
a. Height and massing (include preferred size 

of townhouse block) 
b. Main façade  

 
a. The maximum height of the 

proposed development is an 
estimated 14.26 metres (back-to-
back stacked townhouse block). 
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Guideline Discussion of Consideration 
i. Building base and entrances/porches 

(mention about stepping back)  
ii. Windows  
iii. Roofing  
iv. Porches and entry  

c. Secondary and rear facades  
d. End and corner units  
e. Garages, including orientation and 

minimizing visual influence;  
f. Rear façade facing open/public spaces 
g. Building Materials 

While the massing of the proposed 
development is unique relative to 
existing development in the area, 
the proposed townhouse blocks 
are context-sensitive and have 
consideration for the area through 
setback, height, placement and 
orientation.   

b. Both townhouse blocks are 
anticipated to feature walk-up 
entrances from the front 
facing/main façade in order to 
provide access to the dwelling 
units. Large windows, balconies 
and private amenity areas for the 
ground floor units are also 
proposed in order enhance the 
relationship between the public 
realm and proposed development. 
This will also provide natural 
surveillance. The proposed 
development is anticipated to 
feature pitched roofs, which are in 
keeping with the surrounding 
buildings. 

c. The rear façade of the back-to-
back stacked townhouse block 
also features balconies and walk-
up entrances similar to the main 
street-facing façade. The triple 
stacked townhouse does not 
feature balconies along the rear 
façade facing the rear lot line.  

d. Not applicable, as this is a 
townhouse development that does 
not feature corner lots.  

e. Not applicable for the proposed 
townhouse development.  

f. The proposed triple stacked 
townhouse block will feature a rear 
façade that faces the anticipated 
public multi-use trail along the 
railway corridor. While plans for 
the multi-use trail have yet to be 
confirmed, the proposed rear 
façade will feature large windows 
that are oriented towards this 
future public space. 

g. Materials will be determined during 
the Site Plan Approval Process 
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Based on the above, it is our opinion that the proposed development adheres to the Township of 
North Dumfries Urban Design Guidelines. The proposed development aims to achieve a high-
level or standard of urban design that has consideration for the surrounding area and broader 
community.  

6 Supporting Studies and Reports 

In preparation of this Planning Justification Report, the following supporting studies and reports 
were considered and should be reviewed for the detailed analysis and recommendations 
provided:  

 Cultural Heritage Impact Assessment – prepared by Letourneau Heritage Consulting 
Inc., dated October 21, 2021; 

 Environment and Stationary Noise Study - prepared by IBI Group, dated September 
2021; 

 Functional Servicing and SWM Report - prepared by IBI Group, dated October 2021; 

 Geotechnical Report - prepared by CMT Engineering Inc, dated August 2018; and 

 Railway Vibration Study – prepared by Valcoustics Canada Ltd., dated October 2021. 

In addition, the above noted reports and studies were identified to be required to provide for a 
‘Complete Application’: 

7 Planning Justification 

The following section of this Report provides planning justification in support of the proposed 
Zoning By-Law Amendment to permit the proposed development on the subject lands in the 
Township of North Dumfries.  

7.1 Alignment with Overarching Planning Framework 
It is our opinion that the proposed development demonstrates regard for the “Matters of 
Provincial Interest” set out by the Planning Act and is consistent with the PPS. It is also our 
opinion that the proposed development conforms to the applicable policies of both the Regional 
Official Plan and Township of North Dumfries Official Plan, as identified in Section 4 of this 
Report. 

7.2 Located within the Urban Area 
The proposed development is located within the Ayr Urban Area identified by the Regional and 
Local Official Plans. It is understood that growth and development within the Township should be 
focussed within existing urban areas, such as the Ayr. It is also understood that a range of 
residential uses are encouraged within the Urban Area, including medium density residential 
developments. 

Given that the proposed development aims to intensify lands that are currently underutilized 
within the urban boundary, it is our opinion that the proposed medium density development is 
supported by the planning policies outlined in the Regional and Local Official Plans. It is also 
anticipated that the proposed development will make efficient of existing services, as it will 
connect to the municipal servicing along Northumberland Street. 
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7.3 Provides a Mix of Housing Options and Densities 
It is understood that the Region and Township support a mix and range of housing options, as 
well as densities in order to meet future housing demand. More specifically, the Local Official 
Plan states that residential development in the Township should have the ability to 
accommodate residential growth for a minimum of 10 years. 

The proposed development includes a total of 41 townhouse units, as 20 units are dedicated to 
the back-to-back stacked townhouse and 21 units are proposed for the stacked townhouse. The 
proposed development encourages the intensification of vacant lands in the form medium-
density residential uses and offers a more compact built form relative to lower density uses in 
the Township of North Dumfries. As such, it is our opinion that the proposed development 
achieves a mix of housing options and density that is strongly encouraged by current planning 
policies.   

7.4 Efficient Use of Infrastructure and Municipal Services  
It is understood that Township of North Dumfries encourages the use of existing municipal 
services within the existing Ayr Urban Area, with the goal of limiting the expansion of its current 
infrastructure. As demonstrated in the enclosed Functional Servicing Report, the proposed 
development will connect to existing municipal services as the subject lands are fully serviced 
and capable of accommodating the proposed development. 

8 Public Consultation Strategy 

The Planning Act establishes minimum public consultation and notice requirements for proposed 
Zoning By-Law Amendments, which include sign postings on the site, mail-outs to nearby 
residents (120 metre radius) and notice for meetings of Council. This is the traditional method of 
consultation for development applications mandated by the Planning Act, and it is understood 
that the Township is responsible for completing many of these required items. 

The applicant will be responsible for installing the property Notice Signboard on the subject 
lands, which will be provided by the Township three weeks ahead of the scheduled public 
meeting. Should public consultation and engagement be warranted or requested by Council for 
the statutory public meeting, the applicant will prepare a presentation via Zoom, Microsoft 
Teams, WebEx (or whichever format is preferred by the Township). The applicant will discuss 
preferred engagement approaches with the Township as the development review process is 
undertaken. 

9 Conclusions and Recommendations 

This Planning Justification Report provides an overview of the proposed development of the 
subject lands known municipally as 197-211 Northumberland Street, as well as the surrounding 
context and the applicable land use planning policy. It also describes the required planning 
applications to permit the proposed development on the subject lands, which include a Zoning 
By-Law Amendment and Site Plan Approval to allow for the development of 41 dwelling units in 
the form of back-to-back stacked and triple stacked townhouses. 

Based on the rationale provided in this Report, it is our opinion that the proposed Zoning By-Law 
Amendment is justified, has regard to the “Matters of Provincial Interest” set out in the Planning 
Act and is consistent with the PPS. The proposed development also conforms to the general 
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