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1.0 BACKGROUND 

The following Planning Justification Report is being provided in support of plan of condominium and 

Zoning By-law Amendment (ZBA) applications under the Planning Act, affecting lands located at Part of 

Lot 33, Concession C, Municipality of Brighton (Figure 1 – Site Location). The proposal includes the 

creation of 32 townhome units within a standard/common elements plan of condominium, with a 

subsequent ZBA that will rezone the subject lands to permit the proposed land uses and provide site-

specific provisions and regulations.  

This report provides an explanation and examination of the submitted applications in in the context of 

the applicable land use planning documents at both the provincial and local level.  

1.1 Proposed Development  

The applicant is proposing to develop a plan of condominium on the subject lands (Figure 2 – Concept 

and Draft Plan – Appendix A). The proposal will consist of eight (8) townhome buildings, with each 

building containing four (4) units, for a total of 32 units (21 units per net hectare). The buildings will be 

between two (2) and three (3) storeys in height, and each unit will contain a garage. Unit sizes will 

range between 102 square metres and 167 square metres (1,100 and 1,800 square feet). 

As part of the development, a private condominium road will be constructed from the terminus of Elgin 

Street East, ending in a cul-de-sac at the eastern edge of the property. The proposed development also 

includes pedestrian walkways/paths throughout the property. A portion of the lands that front on Price 

Street East will be used as a pedestrian walkway, as well as an emergency access point.  

Each townhome unit will have two (2) parking spaces, with an additional 32 visitor parking spaces 

located along the access road (a total of 3 spaces per unit). A landscaped buffer, which will feature 

some combination of berms and/or vegetation, will be provided along the shared property lines with the 

residential development to the south on Price Street East.  

Units will be freehold within a standard plan of condominium, whereby they are owned individually “from 

the dry-wall in”. All portions of the development site, including access road, parking, landscaping, and 

servicing blocks will be owned and maintained by a condominium corporation as “common elements”. 
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1.2 Reasons for Applications 

The proposed development area is designated Residential and Environmental Protection according to 

Schedule “A”, Map 2, to the Municipality of Brighton Official Plan (BOP). The development will take 

place entirely within the Residential designated lands (see Section 2.5 of this report). Although this 

designation permits multi-unit residential development, the applicable zoning by-law, in this case the 

Municipality of Brighton Zoning By-law 140-2002 (BZBL), must be consulted when determining 

permitted land uses and associated regulations. According to Schedule “A – Map 12H” to the BZBL, the 

subject lands are zoned the Future Development (FD) Zone and the Environmental Protection-One 

(EP-1) Zone. The proposed development will take place entirely within the FD Zone, which only permits 

uses that existed on the property as of the date of the passing of the Zoning By-law. As such, the 

subject property must be rezoned from the FD Zone to Urban Residential Four Exception (R4-**) Zone, 

by way of a Zoning By-law amendment (ZBA), in order to permit the proposed plan of condominium 

development. The northern portion of the subject lands, which include natural heritage features and 

natural hazards (and associated buffers), will remain within the EP-1 Zone. 

Further to the ZBA, an application for plan of condominium under Section 51 of the Planning Act has 

been submitted concurrently in order to facilitate the proposed ownership tenure. 

1.3 Description of Subject Property and Surrounding Lands 

The subject lands are legally known as Part 1 of Plan 38R-4209 and Part 3 of Plan 38R-4781, within 

Part of Lot 33, Concession C in the Municipality of Brighton within the neighbourhood known as 

Gosport, at the terminus of Elgin Street East. Gosport is a well-established community adjacent 

Presqu’ile Bay, accessed by Baldwin Street, at the southern end of the Brighton Urban Area. The 

community is primarily comprised of single detached dwellings, with some scattered small-scale 

commercial uses.  

The subject lands consist of three (3) separate parcels that will be merged for the purposes of the 

proposed development. The total area of the combined lands is 2.49 hectares. The lands contain 

clusters of large trees, interspersed with cleared areas comprised of long grasses and smaller 

vegetation including shrubs and small trees. The land generally slopes from south to north, towards 

Presqu’ile Bay. 
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The subject lands are surrounded by existing residential development and the Presqu’ile Yacht Club, 

which is located directly to the east. A portion of the property contains the Presqu’ile Bay Provincially 

Significant Wetland – approximately 1.52 hectares of the total 2.49 hectares parcel are located beyond 

the wetland and the associated 30-metre buffer. This portion of the property also includes floodplain 

and wave uprush areas, although development will take place beyond these hazards and their 

associated setbacks.  

The subject lands have frontage along the terminus of Elgin Street East and Price Street East.  

1.4 Pre-consultation and Supplemental Information 

The applicant and consulting team met with staff (via Microsoft Teams) from the Municipality of 

Brighton for a pre-consultation meeting on May 27, 2021 to discuss the proposed applications and 

required supplemental information. At the meeting, and in subsequent correspondence from June 11, 

2021, Municipal staff noted that the applicant will be required to proceed with the applications through a 

three-step process, as follows: 

➢ Stage 1 – Public Consultation and Preparation of Development Options: prior to making a 

formal submission, the applicant is required to provide development concept options and 

present a preferred option to Council and the public. This includes an Open House whereby the 

applicant will present the concepts and discuss the proposal with local residents.  

The applicant and undersigned provided the required Stage 1 information to the Municipality in 

July of 2021, and both a virtual Open House and an in-person Open House were held on 

October 7, 2021 and November 29, 2021, respectively. A number of public comments were 

received, which are discussed in more detail in Section 3.0 of this report. 

➢ Stage 2 – Submission of Complete Applications for Zoning By-law Amendment and Plan 

of Condominium: this includes the submission of the formal Planning Act applications as 

described herein. As per the above-noted correspondence, the following would be required in 

support of the plan of condominium and ZBA submission: 

• Planning Justification Report that provides rationale for the proposed development in the 

context of the applicable planning policies. 
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• Draft Plan of Condominium showing the proposed lot and block configuration, including 

details as required under Section 51(17) of the Planning Act. (Appendix A) 

• Preliminary Floor Plans Building Elevations showing the potential building design 

(Appendix B) 

• Environmental Impact Study (EIS) that identifies natural heritage features on, or adjacent 

to the site, and determines how potential impacts to these features can be mitigated. 

(Appendix C) 

• Geotechnical Study to determine stability and composition of soils for building and road 

construction. (Appendix D) 

• Traffic Impact Study (TIS) to determine traffic generated from the proposed residential 

units and potential impact on the existing road network, including nearby intersections. The 

TIS also examines the proposed road connections and sight lines. (Appendix E) 

• Functional Servicing and Stormwater Management Report to demonstrates how the site 

will be serviced with municipal sewage and water systems, and how stormwater quantity 

and quality will be attenuated on-site. (Appendix F) 

• Phase 1 Environmental Site Assessment to examine the land use history of the property 

and determine if there is any potential for site contamination. (Appendix G) 

• Archaeological Assessment to determine if there are any areas of cultural heritage or 

archaeological significance on the subject property. (Appendix H) 

• Preliminary Landscape Plan/Trail Plan which is shown on the Concept Plan (Figure 2) 

All of the above items have been included with the applications for plan of condominium and 

ZBA and are described as appendices to this report. Details of these reports are referred to 

throughout this report. 

➢ Stage 3 – Site Plan Control: a Site Plan Control Application will be required after appropriate 

zoning has been approved. Site Plan Control requires detailed design of specific aspects of the 
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site, including parking and driveway design, landscaping, common amenities, a tree inventory 

and protection plan, and servicing design. 

2.0 PLANNING RATIONALE AND POLICY CONSIDERATIONS 

A policy review and justification are required to support the proposed development. The following 

sections of this Report will review the proposed development in the context of the applicable provincial 

and local land use planning documents. 

Land use policies and regulations affecting the subject lands include the Planning Act, the Provincial 

Policy Statement (PPS), as well as the Places to Grow Act, 2005 and the associated Growth Plan for 

the Greater Golden Horseshoe at the provincial level. At the municipal level, the County of 

Northumberland Official Plan, the Municipality of Brighton Official Plan, and the Municipality of Brighton 

Zoning By-law 140-2002 affect the subject lands. In this section of the Report, the applications for ZBA 

and plan of condominium are reviewed in the context of the policies and provisions contained in these 

documents. 

2.1 Planning Act 

Section 51(24) of the Planning Act, R.S.O., 1990, C. P.13, indicates that “in considering a draft plan of 

[condominium], regard shall be had, among other matters, to the health, safety, convenience and 

accessibility for persons with disabilities and welfare of the present and future inhabitants of the 

municipality” in which the condominium is located.  In addition to these matters, the following specific 

items should also be considered (excerpts Section 51(24) in italics): 

(i) The effect of development of the proposed development on matters of provincial interest as 

referred to in Section 2 of the Act: 

Section 2 of the Planning Act provides a list of “matters of provincial interest” that an approval authority 

shall have regard to when carrying out responsibilities under the act. The matters are discussed in the 

table below: 
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Table 1 - Matters of Provincial Interest 

Matters of Provincial Interest Response 

(a) the protection of ecological systems, including 

natural areas, features and functions; 

As noted, an EIS was undertaken to confirm the 

extent of natural features and provide adequate 

mitigation. As shown on the enclosed 

Concept/Draft Plan, a 30 metre setback from the 

delineated PSW boundary will be provided on the 

site. Furthermore, there a several recommended 

mitigation measures that can be implemented 

through Site Plan Control or Condominium 

Agreement. 

(b) the protection of the agricultural resources of 

the Province; 

N/A 

(c) the conservation and management of natural 

resources and the mineral resource base; 

N/A 

(d) the conservation of features of significant 

architectural, cultural, historical, archaeological or 

scientific interest; 

A Stage 1 and 2 Archaeological Assessment was 

conducted on the site to determine the presence 

of features/items of cultural heritage significance. 

As further detailed in Section 2.2.5 of this Report, 

the Assessment notes that a piece of Indigenous 

ceramic was discovered during field excavations 

during Stage 2. This area is confined to a portion 

of the site in the northeast, adjacent to the 

proposed townhome building 7. A development 

buffer has been identified, and a Stage 4 

Assessment will take place in order to safely 

remove the archaeological materials. It is 

anticipated that completion of the Stage 4 

Assessment will be a condition of draft plan 

approval as the Stage 3 notes that the artifacts 

can be safely removed from the site. 

 

There are no other features of significant 

architectural, cultural, historical or scientific 

interest on, or adjacent to the subject lands. 

(d.1) if any affordable housing units are being 

proposed, the suitability of the proposed units for 

affordable housing; 

N/A 

(e) the supply, efficient use and conservation of N/A 
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energy and water; 

(f) the adequate provision and efficient use of 

communication, transportation, sewage and water 

services and waste management systems; 

The proposed development represents an efficient 

use of sewage and water services; the proposed 

townhome units will take advantage of existing 

municipal sewer and water provided adjacent to 

the site.  

(g) the minimization of waste; N/A 

(h) the orderly development of safe and healthy 

communities; 

The proposed condominium represents orderly 

development within the community. The proposed 

development will take place mostly within the built 

(intensification) boundary and will round out 

existing development in Gosport. The 

development will also be located entirely outside 

of natural hazards. 

(h.1) the accessibility for persons with disabilities 

to all facilities, services and matters to which this 

Act applies; 

N/A 

(i) the adequate provision and distribution of 

educational, health, social, cultural and 

recreational facilities; 

N/A 

(j) the adequate provision of a full range of 

housing, including affordable housing; 

The proposed townhomes will provide additional 

housing (alternative to single detached dwellings) 

within the intensification boundary of Brighton.  

(k) the adequate provision of employment 

opportunities; 

N/A 

(l) the protection of the financial and economic 

well-being of the Province and its municipalities; 

N/A 

(m) the co-ordination of planning activities of 

public bodies; 

N/A 

(n) the resolution of planning conflicts involving 

public and private interests; 

N/A 

(o) the protection of public health and safety; As noted, there are two natural hazards identified 

on the subject lands: a floodplain and wave 

uprush hazard associated with Presqu’ile Bay. 

The proposed development will be located at least 

3 metres from the 18 metre setback from these 

hazard lands, which will ensure the protection of 

public safety during flooding events or breaking 

waves. 

(p) the appropriate location of growth and 

development; 

The subject lands are an appropriate location for 

additional housing units, which will contribute to 
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the efficient growth and development of the 

Municipality of Brighton.  

(q) the promotion of development that is designed 

to be sustainable, to support 

public transit and to be oriented to pedestrians; 

Opportunities for pedestrian connections have 

been provided with the Concept/Draft Plan. 

(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 condominium respects the existing 

built form of the neighbourhood, as discussed 

throughout this report.  

The proposed design also incorporates 

appropriate setbacks and buffers related to the 

natural heritage features and natural hazards on 

the northern portion of the site. 

(s) the mitigation of greenhouse gas emissions 

and adaptation to a changing 

climate. 

N/A 

(ii) Whether the proposed [condominium] is premature or in the public interest: 

The proposed condominium application is not premature as it represents rounding out of a developed 

area with access to municipal sewer and water services. As noted within the policy documents 

applicable to the subject lands, development of this nature is encouraged within urban settlement areas 

and represents an efficient land use.  

(iii) Whether the [condominium] conforms to the official plan and adjacent plans of subdivision; 

As noted herein, the proposal will conform to the County of Northumberland Official Plan and the 

Municipality of Brighton Official Plan. The proposed development also conforms to the character of the 

adjacent lands. Potential impacts to adjacent low density residential development have been 

considered in the layout and design of the townhomes, as noted in Section 2.5 of this report. 

(iv) The suitability of the land for the purposes for which it is to be subdivided; 

The subject lands provide sufficient space to accommodate the proposed development. Development 

will be set back an appropriate distance from all natural heritage hazards/features on the subject lands. 

(v) The number, width, location and proposed grades and elevations of highways, and the 

adequacy of them; 
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As noted, a private condominium road will be provided as access to the townhome units. The proposed 

access road will be designed to accommodate emergency and waste disposal vehicles. In our opinion, 

the single access road will provide adequate access to the site. 

(vi) The dimensions and shapes of the proposed lots;  

(vii) The restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the 

buildings and structures proposed to be erected on it, and the restrictions, if any, on adjoining 

land; 

The dimensions and shapes of the units are shown on the Draft/Concept Plan. Technical studies 

undertaken in support of the proposed development have demonstrated that there are no restrictions to 

development on the subject lands. Aside from the adjacent natural heritage features and the cultural 

heritage artifacts, there are no other constraints on the subject lands that would require further 

investigation. 

(viii) Conservation of natural resources and flood control; 

The subject property will be located at an appropriate distance from the floodline and wave uprush area 

of Presqu’ile Bay, which is located within the buffer of the wetland setback.  

(ix) The adequacy of utilities and municipal services; 

It is anticipated that the development will be sustained by existing municipal service levels, including 

municipal garbage and recyclable collection. Hydro, telephone and school bus services will be available 

on the site.  

(x) The adequacy of school sites; 

It is anticipated that the existing school system can accommodate the children of families who purchase 

units in the new condominium. Notwithstanding, the local school boards typically comment on this 

matter at the time of circulation of the draft plan of condominium for agency comments. 

(xi) The area of land, if any, within the proposed condominium that, exclusive of highways, is to 

be conveyed or dedicated for public purposes; 
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It is anticipated that no land will be conveyed for public purposes and that the Municipality will accept 

cash-in-lieu of parkland payment as a draft plan condition.  

m) The interrelationship between the design of the proposed plan of [condominium] and site 

plan control matters relating to any development on the land, if the land is also located within 

a site plan control area designated under subsection 41(2) of the Act; 

The proposed development will be subject to the Municipality of Brighton Site Plan Control By-law 006-

2012. An application for Site Plan Approval will be provided at the detailed design stage, after the site 

has been appropriately zoned.  

2.2 Provincial Policy Statement (2020) 

The current Provincial Policy Statement (PPS), which came into effect on May 1, 2020, provides a 

policy framework for land use within the Province of Ontario. It is the responsibility of local planning 

authorities – in this case the County of Northumberland and the Municipality of Brighton – to uphold the 

policies of the PPS pertaining to land use planning and development. In particular, the planning 

authorities must ensure that their decisions – including decisions related to Planning Act applications – 

are consistent with key provincial interests including policies related to building strong and healthy 

communities, the wise use and management of resources, and public health and safety. 

2.2.1 Settlement Areas in Municipalities 

The subject lands are located within a settlement area (Brighton) and are therefore subject to Section 

1.1.3 (Settlement Areas in Municipalities) of the PPS. Section 1.1.3.1 states that: “Settlement areas 

should be the focus of growth and development, and their vitality and regeneration shall be promoted.” 

Additionally, Section 1.1.3.2 of the PPS states: “Land use patterns within settlement areas shall be 

based on… a mix of land uses which: efficiently use land and resources; [and] 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.”  Further, the land use patterns in 

settlement areas shall also be based on “…opportunities for intensification and redevelopment”. 

The proposed development on the subject lands will improve the range and variety of dwelling units 

available within the Municipality of Brighton, which will contribute to the growth and overall health of the 

residential market of the municipality. The development will utilize an undeveloped site within the 

existing built (intensification) boundary of the Municipality. The addition of these units represents 
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intensification and will increase the residential density in the area. Furthermore, the proposed 

development will not require an extension of municipal infrastructure. Water and sanitary sewer 

services to the site will be connected to the existing municipal services on Price Street East. The 

Functional Servicing Report, undertaken by Ainley, has indicated that there is sufficient capacity within 

the existing municipal servicing systems and an expansion of those systems will not be required. 

Therefore, the development proposal on the subject lands is consistent with Section 1.1.3 of the PPS.  

2.2.2 Housing 

Section 1.4 of the PPS describes policies related to housing. According to Section 1.4.1, planning 

authorities (in this case, the County of Northumberland and Municipality of Brighton) are required to 

“maintain, at all times, the ability to accommodate residential growth for a minimum of 15 years through 

residential intensification…and, if necessary, lands which are designated and available for residential 

development”. Furthermore, Section 1.4.3 states that planning authorities are required to provide an 

appropriate range and mix of housing types and densities by “permitting and facilitating all forms of 

housing required to meet the social, health and well-being requirements of current and future 

residents”. Planning Authorities must also direct development of new housing to locations where there 

are appropriate levels of infrastructure. 

The proposed plan of condominium will contribute to the Municipality reaching the above objectives 

required by the PPS. As described herein, the subject property is within a settlement area, which has 

been identified as an area for residential growth within the Municipality and is suitable for the proposed 

use. The lands are appropriately designated for residential intensification, and the proposed 

development will not require an uneconomical expansion of existing municipal infrastructure. 

Townhome units are an underserved form of housing within the Municipality and will provide an 

alternative housing type to single detached dwellings. Overall, the proposed development will meet the 

future social, health and well-being requirements of current and future residents of the Municipality. 

2.2.3 Sewage, Water and Stormwater 

Section 1.6.6 of the PPS speaks to requirements for the servicing of development. Specifically, 1.6.6.2 

states that “Municipal sewage services and municipal water services are the preferred form of servicing 

for settlement areas. Within settlement areas with existing municipal sewage services and municipal 
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water services, intensification and redevelopment shall be promoted be promoted wherever possible to 

optimize the use of the services”.  

As noted above, and outlined in the Preliminary Servicing and Stormwater Management Report 

(Appendix F), municipal sewage and water services are available at the site, and there is adequate 

capacity within the municipal systems. The proposed development represents the intensification of 

underutilized lands within the settlement area on full municipal services. Therefore, the development 

proposal is consistent with Section 1.6.6.2. 

Section 1.6.6 also speaks to stormwater management. Section 1.6.6.7 requires that “[p]lanning 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. 

The Preliminary Servicing and Stormwater Management Report notes that stormwater quality and 

quantity can be attenuate on-site primarily through sheet drainage to the north into Presqu’ile Bay, with 

an oil-grit separator or low impact development (LID) mitigation measures (e.g. grassed swales, level 

spreader) which can be confirmed at the detailed design stage (i.e. Site Plan Control). Through the 

application of these stormwater management measures, the proposed development is consistent with 

Section 1.6.6.7 of the PPS.  

Therefore, the proposal is consistent with Section 1.6.6 of the PPS. 
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2.2.4 Natural Heritage 

Section 2.1 of the PPS states that “[n]atural features and areas shall be protected for the long term” and 

that development and site alteration shall not be permitted in significant natural features and significant 

habitat of endangered and threatened species. As discussed above, an Environmental Impact Study 

(EIS) was undertaken by Ainley in support of the proposed development (Appendix C). As noted in the 

EIS, and discussed throughout this report, the portions of the Presqu’ile Bay Marsh Provincially 

Significant Wetland (PSW), along with an adjacent unevaluated wetland, are located on and to the 

north of the property. Furthermore, both wetlands are identified in the Municipality of Brighton Official 

Plan as Coastal Wetlands. As noted in the EIS, a minimum development setback of 30 metres will be 

implemented in order to mitigate any potential impact to both of these features. Erosion and sediment 

control measures should also be implemented during construction/site grading stage in order to further 

mitigate any potential impacts.  

In addition to the PSW, the EIS identified the potential for habitat of Species at Risk (SAR), as well as 

significant wildlife habitat associated with bird breeding habitat and bat maternity colonies. However, 

the proposed 30 metre setback from the wetland features will provide adequate mitigation for this 

potential habitat. Further, clearing of vegetation should only be restricted to certain portions of the 

calendar year, depending on the species. 

Based on the foregoing, the proposed condominium development is consistent with Section 2.1 of the 

PPS. 

2.2.5 Cultural Heritage 

Section 2.6 of the PPS addresses development as it relates to conserving cultural heritage and 

archaeology. Section 2.6.1 states that “Significant built heritage resources and significant cultural 

heritage landscapes shall be conserved.” An Archeological Assessment (Appendix H) was undertaken 

on the subject property due to the proximity to existing water sources, historic transportation routes, 

areas of historic settlement, and previously registered archaeological sites.  

The Stage 1 and 2 Assessment was undertaken by Earthworks Archaeological Services, in consultation 

with Curve Lake First Nation. The results of the Stage 1 and 2 Archeological Assessment confirmed the 

presence of culturally significant artifacts, which required the completion of a Stage 3 Archeological 
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Assessment. The Stage 3 was conducted between September 17 and October 10, 2020. The Stage 3 

Assessment documented five (5) fragments of Pre-Contact Indigenous ceramic located in the 

northeastern portion of the site, adjacent to proposed Building 7.   

Based on the recovered Pre-Contact Indigenous archaeological material, a Stage 4 archaeological 

mitigation is required on the site. The preferred method of Stage 4 mitigation is through avoidance and 

protection; however, the location of the artifacts on the property does not allow for effective avoidance 

and protection. Therefore, a Stage 4 excavation has been recommended for the subject property. The 

Stage 4 mitigation will consist of the excavation of 1 metre units placed on a 5 metre grid established 

over the areas containing the highest amount of Indigenous ceramic, as recommended by MHSTCI 

personnel.  

Based on the type and extent of the artifacts found on-site, the excavation and removal of the artifacts 

is not anticipated to have any impacts on the future development of the subject lands. As such, it is 

proposed that the Stage 4 be required as a condition of draft plan approval in order to ensure that 

clearance has been provided prior to construction. 

Therefore, it is our opinion that the proposed development is consistent with Section 2.6 of the PPS. 

2.2.6 Natural and Human-Made Hazards 

Section 3.1 and 3.2 of the PPS address developments that occur within natural and human-made 

hazards. As noted, the subject lands contain floodplain and wave uprush areas associated with 

Presqu’ile Bay/Lake Ontario. As noted on the Concept/Draft Plan (Figure 2 and Appendix A), all 

development will be located at least 15 metres from the edge of these hazard areas.  

In addition, a Phase 1 Environmental Site Assessment was undertaken by Cambium Inc. (Appendix G) 

in order to determine if the site contains any potential for human-made hazards. As noted in the ESA, 

the subject lands do not contain any Areas of Potential Environmental Contamination (APEC) and no 

further analysis (Phase 2) is required. 

Therefore, the proposed plan of condominium on the subject lands is consistent with the policies in 

Section 3 of the PPS. 
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2.3 A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan) builds on the Provincial 

Policy Statement (PPS) to establish a land use planning framework for the Greater Golden Horseshoe 

(GGH) that supports the achievement of complete communities, a thriving economy, a clean and 

healthy environment, and social equity. The Growth Plan prevails where there is a conflict with the 

PPS. The subject lands are located within the GGH (designated by O. Reg 416/05). Therefore, any 

planning application on the subject property must conform to its policies. 

2.3.1 Policies for Where and How to Grow – Managing Growth 

As mentioned, the subject property is located within a settlement area. Section 2.2.1.2 a) of the Growth 

Plan states that “the vast majority of growth will be directed to settlement areas that have a delineated 

built boundary, have existing or planned municipal water and wastewater systems and can support the 

achievement of complete communities”. The subject property is within the delineated built boundary of 

the Brighton Urban Area (known as the “Intensification Boundary” in the Brighton Official Plan), which is 

a fully serviced, urban settlement area. The Brighton Urban Area contains a number of services for 

residents, including employment and retail opportunities, education facilities and community centres.  

2.3.2 Policies for Where and How to Grow – Housing 

Section 2.2.6 provides policies that support a diverse range and mix of housing options. This includes 

increased densities and affordable options. As stated in this report, there is a need for housing within 

the Municipality. The proposed townhome units will contribute to a more varied mix of housing within 

the Municipality beyond the predominant single detached dwelling units.  

2.3.3 Natural Heritage System 

Section 4.2.2 of the Growth Plan sets out policies for protecting natural heritage features and 

biodiversity throughout the Growth Plan area. According to Section 4.2.2.1 “[t]he Natural Heritage 

System mapping will exclude lands within settlement area boundaries that were approved and in effect 

as of July 1, 2017”.  Since the subject property is located within the delineated Brighton Urban Area, the 

policies relating to the Natural Heritage System do not apply.  
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Therefore, the proposed development on the subject lands conforms to the applicable policies of the 

Growth Plan.  

2.4 Northumberland County Official Plan 

The Northumberland County Official Plan (NCOP) establishes land use categories and policies to 

manage growth and protect resources within the County until the year 2034. According to “Schedule A 

Land Use” to the NCOP, the subject property is designated Urban Area (Figure 3 – Northumberland 

County Official Plan Schedule “A”).  

Section C1.2.1 of the NCOP states that it is the objective of the Plan to promote the efficient use of 

existing infrastructure and public service facilities while supporting residential intensification, where 

appropriate. Furthermore, it is the objective of the NCOP to maintain and enhance the character of 

existing residential areas while encouraging increased densities that “maximize the use of infrastructure 

and minimize the amount of land required for new development”. 

Section C1.4 of the NCOP states that a full range of uses, including residential uses, are permitted 

within Urban Areas subject to local Official Plan policies. Furthermore, Section C1.5.1 b) states that one 

of the goals of the NCOP is to “[ensure] the provision of an appropriate range of housing types and 

densities to meet the needs of current and future residents.” 

The proposed plan of condominium will provide residential uses at an appropriate density that will not 

require the expansion of municipal infrastructure. The proposed development represents intensification 

within the built boundary and will provide an increased density while not compromising the overall 

character of the area. Although residential units within the area are primarily single detached, the 

proposed townhome development will include landscape buffers intended to minimize any visual 

impacts to existing adjacent units. In addition, the proposed buildings will be of a reasonable height (3 

storeys) and will be appropriately set back from adjacent lands in order to mitigate potential massing 

impacts. As noted in the enclosed Preliminary Floor Plans and Elevations, the proposed townhomes 

will be designed with pitched roofs and gables in order to blend with the single detached dwellings in 

the area.  
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2.4.1 Condominium Review Considerations 

Section E1.4 of the NCOP also includes a list of requirements for an application for plan of subdivision 

(condominium) that must be considered by the applicable approval authority. They are as follows (non-

applicable policies have been omitted): 

a) The approval of the development is not premature and is in the public interest; 

As discussed in Section 2.1 of this Report, the proposed plan of condominium is not premature and is 

in the public interest. 

b) There is reserve sewage system capacity and reserve water system capacity available in 

the municipal water and sewage treatment systems, if such services are to be provided; 

As discussed previously, the proposed plan of condominium can be adequately serviced with municipal 

sewage and water. There is sufficient capacity with the existing systems to accommodate the proposed 

development. 

i) Stormwater management plans shall be required for any new development consisting of 

more than four lots or for commercial or industrial developments with large amounts of 

impervious area. Stormwater management will be undertaken in accordance with MOECC 

Guideline “Stormwater Management Planning and Design Manual, 2003.  

The municipality shall require the use of stormwater management facilities downstream of 

new developments, where appropriate, to mitigate development impacts on stormwater 

quantity and quality. The municipality shall promote naturalized stormwater management 

facilities, constructed with gentle slopes. Applications for development shall be required to 

be supported by a stormwater quality/quantity management study. 

As discussed in Section 2.2 of this Report, the plan of condominium and ZBA submission includes a 

detailed Preliminary Servicing and Stormwater Management (SWM) Plan (Appendix F). The proposed 

SWM plan includes details of stormwater quantity and quality control within the development area, and 

provides recommendations that utilize beset management practices. 

ii) The lands will otherwise be appropriately serviced with infrastructure, schools, parkland and 

open space, community facilities and other amenities; 
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The subject lands are adequately serviced with infrastructure, as discussed herein. Hilda Montgomery 

Memorial Park, which features a ball diamond, a playground, and small pavilion, is within a short 

walking distance of the site.   

iii) The application, if approved, conforms to this Plan and the lower-tier Official Plan; 

As discussed in herein, the proposed plan of condominium conforms to the NCOP and the lower-tier 

Municipality of Brighton Official Plan. 

iv) The subdivision, when developed, will be appropriately integrated with other development in 

the area; and, 

As discussed at length, the proposed plan of condominium will be appropriately integrated with the 

surrounding development, including the existing residential development to the south and west. 

v) The proposal has regard to Section 51 (24) of the Planning Act, as amended. 

The proposal is discussed in the context of Section 51(24) of the Planning Act in detail in Section 2.1 of 

this Report. 

Therefore, it is our opinion that the proposed plan of condominium conforms to the Northumberland 

County Official Plan. 

2.5 Municipality of Brighton Official Plan 

The Municipality of Brighton Official Plan (BOP) is a lower-tier planning document that provides 

planning goals and objectives, and is intended to establish a vision for growth and guide development 

within the Municipality. All lands within the Municipality are identified with a land use designation that 

corresponds to a set of policies that describes how lands in each designation may be developed. The 

BOP also contains general policies that apply to all areas of the Municipality that must be adhered to. 

According to Schedule “A” Map 2 to the Municipality of Brighton Official Plan (BOP), the subject lands 

are designated Residential and Environmental Protection (see Figure 4 – Municipality of Brighton 

Official Plan Schedule A). The Environmental Protection designation corresponds with the Presqu’ile 

Bay Marsh Provincially Significant Wetland. The Residential designation applies to the area of the 
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property that is proposed for development. Section 4.3 of the BOP speaks to the Residential 

designation.  

Specifically, Section 4.3.1 states that “low density includes the predominate use of land in the form of 

single unit, and two (2) unit development, that do not exceed a density of 30 units per net hectare.” It is 

further stated in this Section that “low density development is permitted in the Urban Area District”. 

According to Schedule ‘H’ of the BOP, the subject property is located within the Urban Area District 

(see Figure 5 – Municipality of Brighton Official Plan Schedule H).  

The proposed development is considered a low density development, with 21 units per net hectare. 

Although single or two (2) unit development is considered the “predominate use of land” within the low 

density areas, it is our opinion that this policy does not preclude other forms of housing, such as the 

proposed four-unit townhome clusters, as low density, provided those housing forms are below 30 units 

per net hectare.  

In addition to the policies of provided in the Residential designation, other policies applicable to the 

proposal include Sections 3.3.3 (Development Staging and Phasing Policies), 3.18 (Housing), and 5.3 

(Policies for Subdivision and Condominium Approvals). 

2.5.1 Development Staging and Phasing Policies 

Section 3.3.3 of the BOP speaks to the sequence of development within the Brighton Urban Area, and 

promotes new development that represents efficient development, including intensification, prior to the 

development of greenfields or areas that are not currently serviced with municipal sewer and water. In 

particular, subsection ii) states that Council shall encourage and give priority to development that 

promotes a compact urban form, provides for the development of land through intensification and 

rounding-off of built-up areas, and will not result in a premature demand for urban services. 

The proposed townhome development will conform with the policies of Section 3.3.3. The proposed 

development represents intensification and rounding-off of the existing residential development within 

the immediate area. The development will be serviced with municipal sewer and water and will provide 

for a higher density and a more compact urban form, while maintaining the overall character of the 

area. 
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2.5.2 Water Supply and Sewage Disposal 

As noted in Section 3.4, an objective of the BOP is to ensure appropriate servicing is available for all 

existing and future development. Within the Brighton Urban Area, development will take place on 

municipal sewer and water services only. 

Section 3.4.1 states that development “within the Brighton Urban Area will be reviewed in the context of 

proximity to existing infrastructure and the capacity of that infrastructure to accommodate the projected 

demands”. 

As discussed, the subject lands are located adjacent to existing sewer and water mains and the 

proposed development will utilize this infrastructure. Furthermore, there is sufficient capacity in both the 

municipal sewer and water systems to accommodate the proposed development. 

2.5.3 Stormwater Management 

Section 3.5 requires that stormwater management plans be prepared for most development proposals 

in order to mitigate impacts of stormwater runoff on surface water features. It is noted in Section 3.5.1 

that Council should be satisfied that adequate storm drainage to a suitable outlet is provided with all 

new development proposals. Furthermore, large scale development (which includes plans of 

condominium) is subject to the following policies related to stormwater (Section 3.5.2 – non-applicable 

policies have been omitted): 

i) Preference shall be given to those developments that incorporate methods of reducing or 

eliminating surface run-off.  

The proposed development will utilize stormwater best management practices that will provide 

additional stormwater quality control on the site, as described in Section 2.2.3 of this report.  

ii) The retention of existing tree cover or natural vegetation and the provision of significant 

grassed and natural areas shall be encouraged to facilitate absorption of surface water into 

the ground. 

A significant portion of the site will remain in a natural state or include grassed areas in order to 

facilitate additional sheet drainage or absorption of surface water. The total lot coverage on the site will 
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be 11%, which is well below the permitted maximum 40% lot coverage within the R4 Zone (see Section 

2.6). 

iii) Developments that could have a significant impact on surface drainage shall provide a 

comprehensive drainage plan showing methods of surface water disposal and any impacts 

on adjacent or affected properties. 

iv) Prior to the consideration of a Zoning By-law Amendment, an assessment of the 

development’s impact on surface drainage, flooding, water quality or erosion of soils may be 

required. 

As noted, a Preliminary Servicing and Stormwater Management Report has been provided with the 

condominium and ZBA application submission that details drainage patterns of the subject lands and 

provides proposed stormwater management controls on-site. Further details related to stormwater 

management will be confirmed during detailed design (i.e. Site Plan Approval). In addition, a 

Geotechnical Report, completed by Cambium (Appendix G), also provides information related to the 

soils on site. As noted in this report, there are no erosion hazards associated with the site.  

2.5.4 Protection of the Natural Environment 

Section 3.9 of the BOP provides policies related to the protection of the natural environment, including 

natural heritage features and natural hazards. The policies of this section generally echo those of the 

PPS, including the objective of protection natural features and areas for the long term. Section 3.9.5 

further states that an Environmental Impact Study (EIS) is required for development adjacent to natural 

heritage features, such as significant wetlands. This section also provides a list of required information 

that must be included in an EIS. 

As noted, an EIS was submitted with the plan of condominium and ZBA application (Appendix C). The 

EIS notes that the natural heritage features on site will be protected for the long term, provided the 

recommended mitigation measures are followed, including the implementation of a 30 metre 

development setback. The EIS includes all of the required information noted in Section 3.9.5 of the 

BOP. 

 



   Elgin Street Townhomes (Gosport) 
Part of Lot 33, Concession C 

Municipality of Brighton 
September 27, 2022 

 

27 

2.5.5 Housing 

Section 3.18 of the BOP is generally reflective of the housing policies of the PPS and Growth Plan, 

which require municipalities to provide a 10-year (now 15 years in the 2020 PPS) supply of land for 

housing and promote intensification within the built boundary, respectively. This section further states 

that the “Municipality will ensure, in conjunction with developers, that subdivisions shall provide a 

variety of housing types and densities”. The purpose of this policy is to ensure that the Municipality is 

promoting intensification and higher densities in order to maintain an adequate land supply for 

residential development within the settlement area in the near to long-term.  

This is further reinforced in Section 3.1.2 of the BOP, which states that “42% of residential growth within 

the Brighton Urban Area is to occur through intensification within the built boundary of the Brighton 

Urban Area”. Therefore, the proposed development, which represents intensification within the built 

boundary, will contribute to the Municipality achieving this target, while conserving the overall 

residential land supply in the Municipality. 

2.5.6 Policies for Subdivision and Condominium Approvals 

Policies related to plans of condominium are discussed in Section 5.3 of the BOP. Section 5.3.1 states 

that condominium development should “mesh with existing development and roads on adjacent lands” 

and the development pattern should, where possible, conform to the topography of the site. The 

development must also preserve and maintain natural heritage features and establish vegetative 

buffers. 

Section 5.3.2 states that the policies of the BOP shall be applied to ensure compatibility between “the 

type of development proposed for the…condominium and the land uses, both existing and future, in the 

surrounding area”. 

Section 5.3.3.1 notes that condominium development shall table place in accordance with the policies 

of Section 3.4 of the BOP, and Section 5.3.3.2 states that the Municipality shall review a condominium 

proposal in the context of Section 3.9 of the BOP if any part of the condominium is located in an 

environmentally sensitive area. Furthermore, a stormwater management plan is required for all 

condominium proposals, in accordance with the relevant policies of Section 3.5. 
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Any lands subject to a plan of condominium must also be appropriately zoned to permit the proposed 

use. 

The proposed plan of subdivision conforms to the above polices for the following reasons: 

• The proposed development will blend with the existing surrounding development through 

measures such as building placement, setbacks, and landscaping, as described throughout this 

report. The proposed internal road will extend directly from the terminus of Elgin Street East. As 

noted in the Traffic Impact Study, conducted by Ainley (Appendix E), the traffic generated by 

the proposed development can be accommodated on the existing road network. 

• Consideration for the topography and the natural environment has been incorporated into the 

site design. The proposed layout is designed to follow the overall slope towards Presqu’ile Bay, 

while setbacks from natural heritage features will be implemented through zoning and other 

planning instruments (i.e. Site Plan Agreements, Condominium Agreements). 

• As noted, the proposed condominium is located within an existing residential area, and there 

are no issues related to current, or future land use compatibility (e.g. industrial uses, commercial 

uses).  

Further, a stormwater management plan was provided that demonstrates how stormwater quality and 

quantity can be attenuated on site (Appendix F). As discussed below, the proposed development will 

be appropriate zoned in order to ensure that the recommendations of the supporting technical reports 

are adequately implemented. 

2.5.7 Summary of Municipality of Brighton Official Plan Considerations 

Based on the foregoing, the proposed townhome development conforms to the policies of the BOP, 

including policies related to residential uses, housing, stormwater management, and natural heritage. 

The BOP has identified the subject lands as appropriate for development, and further technical analysis 

(as required by the BOP) provided with the Plan of Condominium/ZBA submission confirm that the site 

can accommodate the proposed use. Furthermore, the proposed development has been designed to 

consider surrounding land uses and will maintain the character of the neighbourhood.  
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2.6 Municipality of Brighton Zoning By-law 140/2002 

The subject property is zoned the Future Development (FD) and the Environmental Protection 

Exception-One (EP-1) Zone according to Schedule “A – Map 12 H” to the Municipality of Brighton 

Zoning By-law 140-2002 (BZBL) (Figure 5 – Municipality of Brighton Zoning By-law Schedule A – 

Map 12 H). The FD Zone only permits uses, buildings, and structures that existed as of the date of the 

passing of the BZBL. The EP-1 Zone is a site-specific zone that prohibits all land uses, buildings, and 

structures, with the exception of a conservation area, including nature study and wildlife areas, and a 

public or private park.  

Therefore, in order to permit the proposed plan of condominium, the lands must be rezoned (by way of 

a Zoning By-law Amendment (ZBA)) in the following manner: 

1. The proposed developable area that includes the 32 townhome units, parking areas, and 

landscaped amenity space and buffers, will be rezoned to the Urban Residential Four Exception 

(R4-**) Zone in order to permit the townhome (rowhouse) units. The R4-** Exception will also 

include site-specific lot regulations that will permit specific setbacks and other performance 

standards. 

2. The EP-1 Zone on the site will be adjusted to accurately reflect the natural heritage and hazard 

features (including buffers) in order to provide the ongoing protection and avoidance of those 

features. 

Table 1 outlines the setback requirements for the R4 Zone in comparison to the proposed townhome 

units, as noted in Section 7.5.1, Table 9 of the BZBL (non-complying dimensions are shown in bold 

and italics). 
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Table 2 – Urban Residential Four (R4) Zone Provision, BZBL 

 

 

 

 

 

 

 

 

 

 

It is also noted in Section 7.5.1 that no part of a main building shall be constructed within 10 metres of 

an Environmental Protection (EP) Zone boundary, or top-of-bank as defined in Section 2.0 of this By-

law. The proposed townhome units will be constructed a minimum of 3 metres from the proposed EP-1 

Zone Boundary, which will not comply with this provision. 

2.6.1 Proposed Relief 

As shown above, the proposed development will not meet the minimum frontage requirement and the 

minimum setback from the EP-1 Zone. Justification for the relief from those provisions is provided 

below: 

2.6.1.1 Minimum Lot Frontage 

Minimum lot frontage standards are required to ensure that development has adequate space and 

access to municipal roads. In this case, minimum frontage is calculated on a per unit basis (6 metres 

per unit) for townhome (rowhouse) units. The subject lands currently have approximately 67 metres of 

frontage on Elgin Street East and Price Street East, which equals 2.2 metres of frontage per unit.  

Lot Regulation R4 Zone Requirement 
Proposed 

R4-**-Exception 

Minimum Lot Frontage 6.0 m per unit 2.09 m per unit 

Minimum Lot Area 190 sq. m per unit 778 sq. m per unit 

Maximum Lot Coverage 40% 11% 

Minimum Front Yard  4.5 m 5.0 m 

Minimum Exterior Side Yard 4.5 m N/A 

Minimum Interior Side Yard 
Nil for an interior unit 

3.0 m for an end unit 
5.0 m for end unit 

Minimum Rear Yard 6.0 m 5.0 m 

Maximum Height 11.0 m 11.0 m 

Minimum Landscaped Open 
Space 

30% 70% 
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Although the subject lands do not meet this frontage requirement, the proposed development will 

feature an internal condominium road, which will connect to Elgin Street East. This will ensure 

adequate access to each unit. Furthermore, the proposed development will meet all setback side, rear 

and front yard setback requirements, which demonstrates that the subject lands are of an appropriate 

size to accommodate the proposed development. 

2.6.1.2 Minimum Rear Yard 

The proposed rear yard setback will be 5 metres, where 6 metres is required in the R4 Zone. This yard 

is located adjacent to Building 7, along the eastern boundary of the subject lands. Due to the 

configuration of the lot, this yard functions more like an interior side yard setback, rather than a rear 

yard. As such, it is our opinion that a reduction in the minimum required rear yard setback from 6 

metres to 5 metres is appropriate.  

2.6.1.3 Minimum Setback from the EP-1 Zone 

As discussed, the proposed draft plan identifies a number of constraints associated with the adjacent 

PSW and natural hazard areas and provides setbacks from those features, as recommended by the 

EIS that has been submitted with the ZBA (Appendix C). In addition to the features, the proposed 

adjustment to the EP-1 Zone boundary will extend to the proposed setbacks, as well. Given that the 

adjusted EP-1 Zone boundary will include enhanced setbacks, it is our opinion that an additional 10 

metre setback is not necessary. Notwithstanding, the proposed R4-** Exception Zone will also include a 

3 metre setback from the EP-1 Zone in order to allow for construction and maintenance of the 

townhome units. This added setback will ensure that the enhanced setbacks will remain in a natural 

state. 

Therefore, it is our opinion that rezoning the property to the R4-** Exception Zone meets the overall 

intent of the BZBL. 
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2.7 Summary of Policy Review 

As discussed herein, the proposed applications are consistent with the provisions set out in the policy 

and regulations affecting the subject lands and is consistent with the Planning Act, R.S.O 1990, as 

amended, the Provincial Policy Statement, A Place to Grow: Growth Plan for the Greater Golden 

Horseshoe, the Northumberland County Official Plan, the Municipality Brighton Official Plan, and the 

Municipality of Brighton Zoning By-law No. 140-2002. 

3.0 PUBLIC CONSULTATION 

The applicant has undertaken public consultation in advance of the submission of the plan of 

condominium and ZBA applications. As noted in Section 1.0 of this Report, preliminary submission 

materials were provided to Council in July of 2021, and both a virtual Open House and an in-person 

Open House were held on October 7, 2021 and November 29, 2021, respectively. Each Open House 

included a short presentation outlining the proposal and the process involved with the two (2) 

applications, followed by a question-and-answer period. 

A number of comments were provided at both Open Houses, as well as through written 

correspondence to the applicant. A summary of the primary comments is provided below: 

• Protection of Shoreline/PSW – residents are concerned that the proposed development would 

negatively impact the shoreline of Presqu’ile Bay and the associated Presqu’ile Bay Provincially 

Significant Wetland (PSW). The 

• Protection of Fauna/Species at Risk – similar to the above, several residents expressed 

concern with the potential destruction of habitat of animal species.  

• Flood Hazards – it was noted by several residents that the site exhibits drainage issues and 

that it is located within a floodplain. 

• Traffic – concerns with increased traffic volumes and safety along Elgin Street East and 

Baldwin Street. 

• Municipal Water and Sewage Servicing Constraints  

• Impacts to Character of the Neighbourhood 
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 A response to each of the above comments is provided below: 

Protection of Shoreline/PSW and Protection of Fauna/Species at Risk 

As detailed throughout this report, the proposed development will include a number of mitigative 

measures to ensure the long-term protection of the features on the subject lands, including the adjacent 

Provincially Significant Wetland, primarily in the form of enhanced setbacks and restrictions on 

vegetative clearing during bird breeding seasons. Furthermore, the EIS completed in support of the 

proposed development (Appendix C) notes that no habitat of endangered or threatened species were 

encountered on the site during the series of surveys/site visit.  

Flood Hazards 

The flood line of Presqu’ile Bay is denoted on Figure 2 of this Report. As shown on the plan, 

development will take place outside of the floodplain and additional setback (recommended by Lower 

Trent Conservation (LTC)). Therefore, the proposed development will not be subject to flood hazards.  

A number of stormwater management measures will also be implemented on the site (as described in 

the accompanying Stormwater Management Report) in order to provide proper drainage and control of 

stormwater quantity and quality. If any localized flooding has occurred on the property, the post-

development grading improvements will prevent such localized flooding from occurring in the future. It 

should be noted that localized flooding is not related in any way to the floodplain of Presqu’ile Bay/Lake 

Ontario. 

Traffic 

A Traffic Impact Study was completed in support of the proposed development (Appendix E) and 

concludes that the existing road network, including Elgin Street East and Baldwin Street, can 

accommodated the traffic generated from the proposed use. The Study provides a summary of the “trip 

generation forecast” for the proposed 32 units, which includes 14 total in/out vehicle trips within the 

a.m. peak hours (7 a.m. -9 a.m.) and 18 total trips within the p.m. peak hours (3 p.m. – 5 p.m.). These 

trip numbers are based on the Trip Generation Manual, which is an industry standard for Transportation 

Engineers. The proposed number of vehicle trips can be accommodated within the existing road 

network without any major improvements (i.e. turn lanes, traffic lights, etc.). 
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Regarding safety, the increased traffic will not result in potential safety issues from sight line (visual) or 

road capacity standpoint. Safety issues related to drivers disobeying traffic laws are not considered 

when reviewing increased traffic resulting from new development. Such matters are the concern of 

those agencies/bodies tasked with enforcing traffic laws (i.e. police). 

Municipal Water and Sewage Servicing Constraints  

A Functional Servicing Report has been provided with the ZBA/plan of condominium submission that 

notes that there is sufficient capacity within both the municipal sanitary and water systems. This has 

been confirmed by the Municipality’s Pubic Works department. 

Impacts to Character of the Neighbourhood 

As discussed, the proposed development has been designed and configured in a manner that 

considers the existing character of the neighbourhood. The following measures have been incorporated 

into the design of the site: 

• landscape buffers with vegetation and berms that will minimize visual impacts to existing 

adjacent residential units;  

• The proposed buildings will have a maximum height of 3 storeys and will be appropriately set 

back from adjacent lands in order to mitigate potential massing impacts.  

• In addition to the two (2) parking spaces provided for each unit, the site will also feature 32 

visitor parking spaces. This will minimize the need for residents and guests of the development 

to use on-street parking on adjacent municipal streets. 

• As noted in the enclosed Preliminary Floor Plans and Building Elevations (Appendix B), the 

proposed townhomes will be designed with pitched roofs and gables in order to blend with the 

single detached dwellings in the area.  

It is our opinion that the above measures will mitigate any potential impacts to the neighbourhood 

character.  
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4.0 SUMMARY 

This planning report describes the proposed plan of condominium and Zoning By-law amendment 

(ZBA) and provides an analysis of the applications in the context of the Provincial Policy Statement 

(2020), A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020), the County of 

Northumberland Official Plan, the Municipality of Brighton Official Plan, and the Municipality of Brighton 

Zoning By-law No. 140-2002. 

It is the opinion of the author that: 

• The proposed plan of condominium and ZBA is consistent with the applicable provisions of the 

2020 Provincial Policy Statement. 

• The proposal conforms to the policies of A Place to Grow: Growth Plan for the Greater Golden 

Horseshoe, 2020. 

• The proposal conforms to the purpose and intent of the Northumberland County Official Plan 

and the Municipality of Brighton Official Plan.  

• An amendment to the Municipality’s Zoning By-law will be required to permit the proposed plan 

of condominium. This Planning Report sets out the details of the proposed Zoning By-law 

amendment and concludes that the amendment is consistent with, and conforms to the 

applicable provincial and local planning documents. 

• The proposed plan of condominium represents good planning and is in the public interest. 

• The applications for plan of condominium and Zoning By-law Amendment should be approved. 

Respectfully Submitted, 
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ECOVUE CONSULTING SERVICES INC. 
 

 

J. Kent Randall B.E.S. MCIP RPP 
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Appendix  B  
Bui ld ing F loor  P lans and 

Elevat ions  
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