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STAFF REPORT 
DEPARTMENT: Administration DATE: February 21, 2018 

 

 ITEM: ZBLA 04/17, Consent Applications B-01/17 to B-07/17 

 

RECOMMENDATION:  Be It Resolved That: 

Consent Applications B-01/17,02/17, 03/17, 04/17, 05/17, 06/17, 07/17 be approved with the 

following conditions: 
 

1. That the Owner file with the Clerk a copy of the registered Reference Plan, prepared by 

an Ontario Land Surveyor registered in the Province of Ontario, to include parts for the 

following: 

• retained lot 

• severed lots 

• municipal roadway 
 

2. The following information should be confirmed by the surveyor for the severed and 

retained lots: 

• Lot dimensions and area in accordance with the applications. 
 

The Reference Plan should conform substantially to the sketch filed with the Applications for 

Consent. 
 

3. That the Owners file confirmation with the Clerk that the Zoning By-law Amendment has 

been approved to permit the proposed use and accounts for the driveway configurations for 

the severed lots, with all levels of appeal exhausted prior to the lapse of consent. 
 

4. That the Owners enter into a development agreement registered against all eight (8) 

parts (lots and road) with the Town of Espanola regarding such matters as: 

- the detailed design and construction of the entire road; 

- provision of municipal water and sewer; 

- installation of utilities and provision for easements; and 
 

that said agreement will require that the owner will be responsible for the cost of 

surveying, registration, and By-laws for the road; 
 

that said agreement will require the posting of securities for the construction of the road 

prior to issuance of a building permit on any part; and that said agreement stipulates 

that the roadway will be accepted by the Town by By-law and that water and sewer will 

be provided for each phase of the development prior to the issuance of building 

occupancy. 
 
 

5. That the Owner provides a Stormwater Management Report that demonstrates how the 

site will be serviced with storm sewer that is satisfactory to the Town. 
 

6. That the lots shall be subject to Site Plan Control. 
 

7. That a Phase 1 Environmental Site Assessment (ESA) is completed to the satisfaction of 

the Town. 
 

8. That at the time of registration of the parts an inhibiting order be placed on the parts 

that specifies that no transfer can occur until such time as the road is accepted. 
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9. That the Owner shall register Notice on Title of all of parts that shall apply to all assigns 

and successors the following wording: 
 

TAKE NOTICE that this lot is located adjacent to an existing concrete plant operation. As 

such, this lot may be exposed to impacts typically associated with such a use including 

noise, dust, vibration, and other nuisances; and  
 

Be It Resolved That:  By-law 2381/18 be approved, being a Zoning By-law Amendment to 

rezone the affected property from the Residential First Density holding (R1-h) Zone to the 

Residential Third Density Special Exception Five holding (R3-5-h) Zone in order to permit a 

proposed development consisting of one (1) three-unit rowhouse and six (6) four-unit 

rowhouses on seven (7) parts. Exceptions are required to account for the driveway 

configurations, lot coverage, and timing of provision of public road frontage for the severed 

lots. The holding provision is to be in place until the road is accepted by the Town by By-law 

and municipal services are constructed. 
 

 

BACKGROUND:  We received a Zoning By-law Amendment Application Z-04/17 and seven 

Consent Applications B-01/17-07/17 from property owner Mr. Wade; who is working with 

Harrison Holdings a local developer on the proposed development. 

 

The effect of the consent applications is to sever seven (7) new lots to accommodate a total of 

27 residential garden home rowhouse units, configured as one (1) three-unit rowhouse and six 

(6) four-unit rowhouses. The proposed lots have between 40 m and 58 m frontage on a new 

proposed municipal road; and between 1,318 sqm and 2,021 sqm in area. The proposed 

retained lot is 149,851 sqm.  

 

The purpose of this Zoning Bylaw Amendment is to rezone the severed lands from the 

Residential First Density holding (R1-h) Zone to the Residential Third Density Special Exception 

Five holding (R3-5-h) Zone in order to permit the garden home rowhouse dwelling units and 

provide exceptions for the proposed driveway configurations. The holding zone will still be in 

place until municipal services are provided. 

 

The subject lands are identified as Part of Lot 8, Concession V, Merritt Twp; Queensway, Town 

of Espanola and are shown on the attached map. 

 

The Public Hearing Notice was advertised in the Mid North Monitor on February 1, 2018 as per 

the notice provision requirements under the Ontario Planning Act, mailed out to all property 

owners and occupants of land within a 120m radius of the subject lands, posted on the Town’s 

website under Public Notices and emailed to Department Managers and Municipal Council. 
 

Department Manager comments:   

Bldg – No comment 

Economic & Community Development -  fully supports the Brentwood Village Development.  

Espanola has an identified housing shortage for mature adults (55+) and seniors.  The concept, 

as proposed, will support both housing and lifestyle needs with access to walking trails.  The 

location is accessible to healthcare, leisure and retail amenities.  The development has the 

potential to service the needs of our community and attract those from larger centres looking 

for viable mature adult living options. 

Fire Svs – Developer must include properly spaced fire hydrants and turning radius at end of 

the new road to accommodate the turning radius of emergency vehicles in the required 
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engineering infrastructure design plans 

Police – No Comment 

PWD – A storm water management plan is required.  Engineering drawings for the new road 

and infrastructure shall be approved by the municipality.  The property owner will be 

responsible for clearing the windrow during the winter months.  The Queensway is a Class 4 

hwy and has approximately 1600 Average Annual Daily Traffic (AADT); the addition of this 

development would not significantly change the road rating for this section of hwy.  A traffic 

study would not be required for this development.  Our drawings indicate that a 200mm 

sanitary sewer service and a 300mm water main was brought to the edge of the lot line of the 

road allowance when the Queensway infrastructure upgrades were completed.   

Services to each individual unit will be required and must be supplied by the developer at their 

cost. 

The municipality has water and sewer capacity for these additional residential properties. 

Hydro has been contacted by the developer and in contact with the municipality.  There are no 

issues with Hydro providing service to this development; any costs associated will be borne by 

the developer. 

 

A professional planning opinion was requested from JL Richards, the Town’s Land Use Planning 

Consultant.  This planning opinion, review and recommendations are attached. 

 

The Applicant has been working towards developing this property in to a residential 

development for many years. He had an approved draft plan of subdivision and subdivision 

agreement in place with the municipality in the early 90s for the property up to Darkie Creek, 

this included approximately 104 lots.  Demonstrating that the use of this property is suitable 

for this type of development.  The infrastructure costs have been prohibitive without the 

partnership of a developer.  Mr. Wade has since developed and sold 5 residential lots fronting 

the Queensway.   

 

ANALYSIS: 
Municipal Staff were contacted by 2 area residents/property owners with respect to the 

development proposals.  One inquiry was to request clarification on the type of development, 

as she was concerned with property assessment values going down, the property owner was 

provided with the draft lot plans sketch and the Brentwood Village Development bio and 

advised that the developer was available to discuss the plans further if desired.  The second 

inquiry was whether a berm would be required to separate lot 1 from the cement plant 

property and the other was with respect to the concrete that had been deposited in this area 

through the years from the cement plant.  No other inquiries were received written or verbal.  

 

The Applicant is requesting that the land for public purposes requirement as set out in the 

Town’s Official Plan Section 3.6.1 Policy 12. be waived.  This section states: ‘The decision of 

whether to accept a parkland dedication or the alternative cash-in-lieu shall be based on the 

need to acquire as much parkland as required in the area to meet a variety of needs.  

Generally, cash-in-lieu of parkland shall be accepted when suitable land to meet the parkland 

guidelines is not available or when the land is not needed.  These funds shall then be placed in 

a park reserve fund to be applied toward the purchase of other parkland or to improve and 

maintain existing parks.’ 

 

It should be noted that the Applicant severed and developed 5 lots from this property along the 

Queensway in 2003.  At the time, as a condition of severance, 5% in lieu of parkland was paid 

in the amount of $450.  It is at Council’s discretion whether to waive this condition or not. 
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The Official Plan Section 3.6 Division of Land states, ‘where a parcel of land is capable of being 

divided into four or more lots, development shall occur by plan of subdivision.’   The Applicant 

is requesting that Section 3.6.4, Policy 1 be applied and the severances be permitted as 

submitted.  The Policy states  ‘All proposals which have the effect of creating more than 

three (3) lots shall be processed as applications for a Plan of Subdivision, unless, in Council’s 

opinion, a Plan of Subdivision is not necessary for the proper development of the area.’  
 

As per Section 3.6.1 Policy 13 of the Official Plan, an agreement with the property owner / 

developer that outlines a number of requirements is being recommended as a condition of the 

severances.  This agreement will include:  Roads, watermains, sewers, drainage, temporary 

turn arounds every phase, curb and gutter requirements, sidewalks, street lighting, street 

signs, hydro, performance guarantee to be developed to municipal standards as per the Town’s 

specifications at the developer’s cost. 

 
Housing is an identified need in the community and has been brought to Council’s attention on 

a number of occasions.  There are studies that support the communities housing shortage, ie. 

DSB Housing Needs as well local residents who have brought it forward, ie. SABE, members of 

our local Seniors Group.  This development would fill a gap in our housing market and possibly 

assist to keep seniors in the community who would otherwise have to relocate to find more 

suitable housing with respect to size, accessibility and location. 

 

EXISTING POLICY: PPS 2014, Official Plan, Zoning Bylaw 

 

STRATEGIC GOAL:  
Improve and Maintain our Infrastructure  

Sustainable Economic Growth & Prosperity  

Excellence in Government 

 

FINANCIAL COMMITMENT:  $0 at this time, Developer may be eligible for incentives 

under the Community Improvement Plan. 

 

BUDGETED:  NA Yes  No   

 

IMPLEMENTATION: Mgr of Planning Services / Building Svs / PWD 

 
Prepared By: Paula Roque 

 
CAO / Treasurer:  

 
Approval of Recommendation: Yes  No   

 
Comments:  
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To: Paula Roque, CMO, Clerk / Manager of Planning 
Services, Town of Espanola 

Date: February 23, 2018 

Job No.: 26773-004.1 

CC:  
From: Sarah Vereault, MCIP, RPP, Planner  

Re: Zoning By-law Amendment and Consent 
Applications – Rowhouse Dwellings - 
Queensway Avenue (Applicant George D. Wade) 

 

 
 
 
BACKGROUND  
 
The Town of Espanola (Town) has requested JLR’s professional opinion regarding applications for Consent and a Zoning 
By-law Amendment for the property accessed off the Queensway, located in part of Lot 8, Concession IV, part of Parcel 
6735, in the Town of Espanola. The lands proposed for development have frontage of 20 metres on the Queensway, a 
depth of 216 metres, with an area of 13,228 square metres. The retained lands have an area of 149,851 square metres 
(~15 ha).  
 
The subject lands are interpreted to be designated Residential in the Town’s Official Plan (OP) and are zoned a 
combination of Residential First Density - Holding (R1-h) and Rural (RU). The lands are presently vacant, flat, and a 
combination of grassy areas and treed areas. The subject lands are adjacent to single detached dwellings to the north 
and northwest located on Queensway Avenue. Across Queensway Avenue are municipal baseball fields and other 
recreational park facilities. To the east are vacant residential lands zoned Residential Third Density Holding (R3-h) Zone. 
To the south are vacant lands zoned Rural and Rural Residential. To the west is an existing concrete plant in the R1-h 
Zone. Further to the west are additional single detached dwellings and the Espanola Regional Hospital and Health Centre.  
 
The consent applications will create seven (7) new parts which will accommodate a total of 27 residential units, configured 
as one (1) three-unit rowhouse and six (6) four-unit rowhouses.  
 
The applicant has applied for a Zoning By-law Amendment to rezone the subject lands to the R3 Zone to permit the 
construction of the four-unit rowhouses on Lots 1 and 3-7, and the three-unit rowhouse on Lot 2. Exceptions are required 
to account for the driveway configurations, lot coverage, and timing of provision of public road frontage for the severed 
lots. A holding provision is recommended to be in place until the road is accepted by the Town by By-law and municipal 
services are constructed. 
 
RECOMMENDATION AND CONDITIONS OF APPROVAL 

 
The proposed development is consistent with the intent and policies of Provincial Plans and conforms to the Town’s OP. 
As such, we would recommend the applications for approval.  
 
With this in mind, the following conditions are recommended if the applications for Consent are to be approved by Council:  
 

1. That the Owner file with the Clerk a copy of the registered Reference Plan, prepared by an Ontario Land 
Surveyor registered in the Province of Ontario, to include parts for the following:  
 

• retained lot 
• severed lots 
• municipal roadway 
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2. The following information should be confirmed by the surveyor for the severed and retained lots: 
 

• Lot dimensions and area in accordance with the applications. 
 

The Reference Plan should conform substantially to the sketch filed with the Applications for Consent. 
 

3. That the Owners file confirmation with the Clerk that the Zoning By-law Amendment has been approved to 
permit the proposed use and accounts for the driveway configurations for the severed lots, with all levels of 
appeal exhausted prior to the lapse of consent. 
 

4. That the Owners enter into a development agreement  registered against all eight (8) parts (lots and road) 
with the Town of Espanola regarding such matters as: 

 
- the detailed design and construction of the entire road;  
- provision of municipal water and sewer;  
- installation of utilities and provision for easements; and  

 
that said agreement will require that the owner will be responsible for the cost of surveying, registration, and 
By-laws for the road;  

 
that said agreement will require the posting of securities for the construction of the road prior to issuance of a 
building permit on any part; and 
 
that said agreement stipulates that the roadway will be accepted by the Town by By-law and that water and 
sewer will be provided for each phase of the development prior to the issuance of building occupancy.  

 
5. That the Owner pay cash-in-lieu of parkland representing 5% of the value of the land for the residential lands, 

as per the Planning Act. 
 

6. That the Owner provides a Stormwater Management Report that demonstrates how the site will be serviced 
with storm sewer that is satisfactory to the Town.  

 
7. That the lots shall be subject to Site Plan Control.  
 
8. That a Phase 1 Environmental Site Assessment (ESA) is completed to the satisfaction of the Town. 
 
9. That at the time of registration of the parts an inhibiting order be placed on the parts that specifies that no 

transfer can occur until such time as the road is accepted.  
 
10. That the Owner shall register Notice on Title of all of parts that shall apply to all assigns and successors the 

following wording:  
 

TAKE NOTICE that this lot is located adjacent to an existing concrete plant operation. As such, this 
lot may be exposed to impacts typically associated with such a use including noise, dust, vibration, 
and other nuisances. 

 
 

The concurrent application for Zoning By-law Amendment is consistent with Provincial Policy and conforms to the Town’s 
OP. The proposed zone includes exceptions to account for the driveway configurations, lot coverage, and timing of 
provision of public road frontage for the severed lots. It is recommended that the subject lands be rezoned to R3-5-h to 
permit the proposed three-unit and four-unit rowhouse dwellings.  
 
 
 
 



February 23, 2018  
JLR No.: 26773-004.1 
 

Page 3 of 11 
 
ANALYSIS  
 
 
Provincial Policy Statement (PPS) 2014 
 
The Provincial Policy Statement (PPS) Section 1.1.1 provides that healthy, liveable, and safe communities are sustained 
by promoting efficient development and land use patterns. Section 1.1.3 further indicates that settlement areas should be 
the focus of growth and development and that in these areas intensification shall be promoted. The proposed rowhouses 
are an efficient use of land, providing 27 units over 1.3 hectares, or 20.4 units/hectare for low-medium density 
development. The development is located within the urban area of the Town of Espanola, which is identified as a 
settlement area. The development of new rowhousing in this urban setting is an opportunity for residential intensification 
where it can be accommodated taking into account existing built-form and infrastructure. 
 
Section 1.4 requires that municipalities provide an appropriate range and mix of housing types and densities to meet the 
needs of current and future residents through intensification and redevelopment. Further, municipalities are to provide the 
range and mix of types and densities by establishing targets for affordable housing; permitting all forms of housing to meet 
the social, health, and well-being needs of current and future residents and all forms of residential intensification including 
second units; directing development towards locations with appropriate infrastructure; promoting densities which efficiently 
use land; and establishing development standards for intensification. The proposed development of multiple rowhouses 
represents a different type and density option that is not available currently in the Town, and an opportunity for affordable, 
seniors-geared housing.  
 
Sections 1.6.6 and 1.6.7 indicates that municipal water and sewer services are the preferred form of servicing for 
development. Municipal services exist on Queensway Avenue, and will be extended to service the development within the 
urban service boundary. The Town has indicated there are no issues with capacity or flow for municipal services. The 
PPS encourages intensification where infrastructure is planned or available, in the urban area of the Town. 
 
There are no conflicts regarding the proposed development and sections 2 and 3 of the PPS.  
 
 
Growth Plan for Northern Ontario (GPNO) 
 
Together Sections 3.4.3 and 4.2.1 of the GPNO indicate that municipalities should prepare long-term community 
strategies which address, among other items, the accommodation of the diverse needs of all current and future residents. 
Included amongst these needs is the provision of a variety of housing types and forms. The proposed rowhouse dwelling 
units represent a new housing option to provide for the needs of a greater variety of residents in the Town. 
 
As such, the proposed amendment is consistent with the PPS and other applicable Provincial Plans. 
 
 
Town of Espanola Official Plan 
 
The subject lands are interpreted to be designated as Residential, within the Urban Service Area in the Town’s Official 
Plan (OP). Section 8 of the OP indicates that “boundaries of any land use areas shown on Schedule ‘A’ or ‘B’ will 
be considered as approximate only, except where bounded by such features as existing roads, railways, rivers or other 
natural feature.” The boundary of the Residential/Rural designation and concomitant Urban Service Area appear to be 
arbitrarily placed in the middle of the subject lands. The Plan goes on to indicate that “It will not be necessary to make 
amendments to the Official Plan for minor variations in the approximate boundaries provided that the intent of the Plan is 
preserved.” Therefore, the lands subject to the development applications have been interpreted to be designated as 
Residential, within the Urban Service Area. As such, development under those policies of the Plan will be reviewed 
herein.  
 
Section 2 of the OP sets out the planning framework and encourages a variety of housing, including affordable housing in 
a number of subsections. The OP indicates that the Town will be a vibrant and exciting place to live with a wide range of 
housing options. The growth forecast indicates that demand for choice and flexibility in housing will be accommodated 
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through infill and development of vacant lands within the urban serviced area (Section 2.3). The Town of Espanola will 
provide a mix of housing opportunities, including affordable housing, and low-density housing is expected to continue for 
the majority of housing completions. Section 2.5 b) specifically indicates that the Town is positioning itself as an area for 
retirement living and that there is an opportunity to capitalize on the seniors demographic and develop apartments, 
townhouses, condominiums and retirement homes in Espanola. The OP notes that the Town’s social needs will depend 
on the effective delivery of affordable housing for all ages and levels of independence. The proposed development is 
geared towards seniors and aligns itself directly with the vision set out in the OP. 
 
Section 3.1 notes that the Town will encourage new development to be planned to provide a mix of housing types and 
tenures as a means of diversifying the housing stock and encouraging the supply of affordable housing. Section 3.1 c) 
provides that growth will be directed to areas suitable for the provision of full municipal services and Section 3.2 provides 
further servicing requirements.  
 
Policy 5 indicates that full municipal services are intended for development within the urban service area, and Policy 6 
indicates that development approvals will only be given where there is sufficient or planned capacity to accommodate the 
proposed use. Policy 10 indicates that services will be sized to accommodate ultimate land areas and populations to be 
served. Policy 12 requires all costs for extensions to be the developer’s responsibility and that the developer enter into a 
servicing agreement with the Town. Development is proposed on full municipal services and the Town is satisfied that 
there are no issues with capacity or flow for municipal services and that there is the opportunity for looping the services 
with adjacent lands.  
 
Section 3.6 deals with land division in the Town. In particular, Section 3.6.1 provides policies which are applicable to all 
land use designations. This section indicates that lots shall be appropriate for the proposed use and conform to the 
Zoning By-law. New development shall front on an improved public road. The creation of new roads shall only be as 
extension to existing roads, extend across the frontage of a property, and approval must first be obtained by the Town. 
This proposal meets conformity with this policy as the Town has considered the requirement for a Plan of Subdivision and 
determined that it will require a development agreement which effectively treats the lot creation as a subdivision process 
to create a municipal road, rather than individual lot creation. The Town is satisfied that all matters regarding the proposed 
road will be addressed through the development agreement process. The Town is entitled to parkland dedication or cash-
in-lieu. It is recommended that although there is adjacent parkland infrastructure, 5% cash-in-lieu may be requested to 
store for future parkland infrastructure use by the Town. The Town may require conditions of approval which are 
recommended above. New lots should only be created where uneconomic extension of services is not required.  
 
Section 3.6.4 goes on to provide further requirements for lots in the Urban Area. Generally proposals for more than three 
(3) lots require a plan of subdivision unless Council determines a plan of subdivision is not necessary for the proper 
development of the area. In this case, it is our opinion that a Plan of Subdivision is not required as there is a minor road 
extension and extensions of municipal services that can be dealt with under a development agreement.  
 
Section 3.6.4 also provides that the proposed development shall be at a scale that is compatible with existing 
development. Access roads shall be capable of supporting the development’s traffic and lots shall have access on an 
interior road, developed to the Town’s standards. Trees shall be preserved and topography and vegetation remain. The 
development shall be serviced with existing municipal services including fire protection, police, garbage, etc. These 
criteria are repeated below in the criteria for development in the Residential designation and are reviewed below. 
 
Section 3.12 deals with land use compatibility and indicates that “the Town shall be satisfied that the proposed use will be, 
or can be made to be compatible with surrounding uses.” The existing concrete plant to the west of the property currently 
operates infrequently, and is zoned R1-h, in recognition that the Town anticipates eventual residential re-development of 
the area. However, the concrete plant is an existing use and may continue to operate. As such, it is recommended that a 
clause be placed on title of the properties indicates that lots may be exposed to impacts typically associated with a 
concrete plant including noise, dust, vibration, and other nuisances. 
 
Section 4.1.1 of the OP permits a full range of housing types and densities in the Residential designation, and a number 
of policies encourage and guide infill development (on vacant or underutilized sites within an established residential 
neighbourhood) and intensification (at a higher density than which was there before). Policy 2) provides criteria for 
multiple residential development as follows:  
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1. “the density of development should be related to the size of the site to avoid excessive densities on inadequate 
sites; 

2. the design should be compatible with adjacent uses, particular attention should be paid to maintaining the 
character and amenity of adjacent residential areas; 

3. adequate parking should be available; 
5. the site must be served by municipal water supply, storm and sanitary sewers.” 

 
Policy 3)g) indicates that proposals beyond single detached dwelling conversions will be subject to site plan control, and 
that proposal will be evaluated to ensure:  
 

i) “sensitivity to existing private amenity spaces as they relate to the location of proposed building entrances, 
garbage receptacles, parking areas and other features that may impact the use and privacy of such spaces; 

ii) the use of fencing, landscaping and planting buffers to mitigate impacts of the proposed development on existing 
properties; and 

iii) consideration of the following Urban Design Principles:   
1. Residential Intensification projects shall use innovative and creative standards of design for buildings to be 

constructed or redeveloped.   
2. The form and design of Residential Intensification projects should complement and/or enhance any significant 

natural features that form part of the site or are located adjacent to the site.   
3. New development should provide for a diversity of styles, continuity and harmony in architectural style with 

adjacent uses.   
4. New infill development should have a similar relationship to the street as surrounding development and may 

be required to provide for pedestrian travel.  
5. The design and positioning of new buildings should have regard for the impact of the proposed development 

on year-round sunlight conditions on adjacent properties and streets.   
6. Buildings should be positioned to define usable and secure open space areas on the site and to afford a 

reasonable measure of privacy to individual dwelling units.   
7. Parking and driveways should be located and designed to facilitate manoeuverability on site and between 

adjacent sites, and reduce traffic flow disruption to and from the property” 
 
Finally, the following criteria regarding adequate infrastructure are provided in Policy 3)h):  
 

i) “off-street parking supply and buffering; 
ii) community facilities, with an emphasis on outdoor recreational space; 
iii) traffic impacts and transportation infrastructure; and 
iv) municipal services.” 

 
Section 5.5 4) indicates that where a property may be contaminated due to uses on an adjacent property, the own will 
require, as a condition of development approval, verification from a qualified person, that the property or properties in 
question are suitable or have been made suitable for the proposed use. There has been some dumping of excess 
concrete materials from the adjacent existing use of the concrete plant in the area of the subject lands. As such, it is 
recommended that a Phase 1 Environmental Site Assessment be undertaken as a condition of consent approval to 
ensure the lots are suitable for residential use.  
 
Section 5.10 of the OP provides policies on woodlands and vegetative cover and recognizes that vegetation contributes to 
the health of the area and lessens the environmental impact of development; therefore development proposals shall 
preserve vegetation where possible.  
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Figure 1: Aerial image of the subject lands. 

 
The proposed development of rowhouse dwellings is encouraged through the Town’s policies on infill housing in the urban 
residential area. The development represents the appropriate use of underutilized vacant lands within the built-up and 
serviced residential area of Town. The evaluation criteria noted above for infill residential development are analyzed as 
follows with respect to the site and demonstrate conformity to the policies of the OP:  
 

Density: The proposed rowhouse dwellings are considered to be low-medium density development, to be constructed 
on a single storey and compatible with the neighbourhood. Further, all lots demonstrate compliance with the Town’s 
Zoning By-law provisions for R3 development, with exceptions provided for driveway configurations.  
 
Compatibility & Character: The proposed rowhouse dwellings will be compatible with existing residential development 
in the area. As noted above, the proposed dwellings are on a single storey and will have their own private driveway, 
garage, covered porch, and landscaped area, with aesthetic design elements similar to homes in the area.   
 
The subject lands are directly adjacent to R1 lots to the north and vacant lands to the east and west. Figure 1 above 
shows the subject lands in relation to the neighbourhood. Figure 2 shows neighbouring development on Queensway 
Avenue. The scale, siting, and building setbacks for the proposed development are appropriate for the rowhouse 
dwellings with some minor exceptions to the Zoning By-law requirements. The proposed buildings are one storey and 
are set back a minimum of 6.1 metres from the proposed municipal road at the front. The proposed buildings meet 
side and rear yard setbacks. Setbacks and the relationship of the buildings to the street are also similar to existing 
development in the neighbourhood. Figures 3 to 6 illustrate the proposed lot fabric and lot layouts. 

Subject Lands 

Queensway Avenue 

M
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d 
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Figure 2: Single detached dwellings adjacent to (north of) the proposed development on Queensway Avenue. 

Since the proposed development is not out of character with the area, no significant landscaping/buffering features 
are required, but preservation of existing vegetation where possible is recommended and the owners may wish to add 
landscaping or fencing. 
 

 
Figure 3: Draft Lot Plan indicating Lots 1-7 to be Severed 

North 
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Figure 4: Proposed Lot Layout - Lots 1, 3, 5, 7 

 
Figure 5: Proposed Lot Layout - Lot 2 
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Figure 6: Proposed Lot Layout - Lots 4 and 6 

 
Parking and Transportation: 1.5 parking spaces are required per unit for each of the rowhouse dwelling units. The 
parking spaces for each proposed unit are accommodated with two spaces in the driveway and one in the garage for 
each unit, exceeding By-law requirements for parking spaces. All parking spaces are sized per By-law requirements; 
however an exception is required to permit parking in the required front yard. This is a typical residential lot 
configuration and no issues are anticipated. Refer to Figures 4 to 6 above for the proposed lot layouts.  
 
It is not anticipated that the introduction of 27 rowhouse dwelling units accessed via a local road will have significant 
impacts to the traffic volume on Queensway Avenue which is a collector road in the Town. In addition, this portion of 
Queensway Avenue is provided with a sidewalk on both sides of the street, in the area of the subject lands. This 
provides an alternate means of active transportation which goes east to Centre Street provide access to Town and 
continues on both sides of the street west to the Espanola Regional Hospital and Health Centre on McKinnon Drive. 
This provides the subject lands with active transportation links to services, recreational amenities, and commercial 
areas. 
 
Servicing: The subject lands are to be serviced by municipal water and sewer. The proposed developments represent 
27 units, and no concerns regarding services have been identified by the Town. The developer will be required to 
extend the municipal services down the proposed municipal roadway and to each of the lots, and the Town’s Building 
Department has indicated that individual services will be required for each dwelling unit.  
 
Natural Features: The lands presently have some mature tree and vegetation cover, as seen in Figure 1. Pursuant to 
Section 5.10 of the Official Plan, it is recommended that vegetative cover be preserved where possible.With the 
implementation of the recommended conditions of approval noted herein, we are satisfied that the proposed 
development is consistent with the Town’s Official Plan.  
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Town of Espanola Zoning By-law No. 2368/11 
 
The subject lands are zoned a combination of Residential First Density - Holding (R1-h) and Rural (RU) which permits 
single detached dwellings, group homes, bed and breakfasts, accessory apartments, and accessory uses. The proposed 
rowhouse dwellings are not permitted uses in the R1 or RU Zones. Figure 7 illustrates the zoning of the subject lands.  
 

 
Figure 7: Excerpt from Schedule A Zoning By-law 2368/2011 

The proposed Zoning By-law amendment is to rezone the subject lands to the R3-5-h Zone to permit the construction of 
the four-unit rowhouses on Lots 1 and 3-7, and the three-unit rowhouse on Lot 2. Exceptions to the Zoning By-law are 
required for the following provisions:  
 

- 3.9 to permit issuance of a building permit prior to completion of municipal road frontage, based on a 
development agreement being in place for the road.   

- 3.23 d) iv) Parking is permitted in the required front yard.  
- 3.23 e) iii) Number of driveways permitted per 40 m lot frontage (maximum): 4 
- 3.23 e) v) Distance between driveways (minimum): 1.25 m 
- 3.23 e) vi) Distance between driveway and street (minimum): 4.65 m 
- 7.3 a) Building coverage (maximum): 40% 

    
The holding provision will remain until such time as the road is accepted by the Town by By-law and municipal services 
are constructed. No occupancy of the dwellings shall be permitted until such time as the holding symbol is lifted.  
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EXPLANATORY NOTE 
 

 
The purpose of this Zoning By-law Amendment is to rezone the affected property from 
the Residential First Density holding (R1-h) Zone to the Residential Third Density 
Special Exception Five holding (R3-5-h) Zone in order to permit a proposed 
development consisting of one (1) three-unit rowhouse and six (6) four-unit rowhouses  
on seven (7) parts. Exceptions are required to account for the driveway configurations, 
lot coverage, and timing of provision of public road frontage for the severed lots. The 
holding provision is to be in place until the road is accepted by the Town by By-law and 
municipal services are constructed. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 

THE CORPORATION OF THE TOWN OF ESPANOLA 
 

 
By-law No. 2831/18  

 
Being a By-law to amend By-law No. 2368/11 

 
WHEREAS By-law No. 2368/11 regulates the use of land and the use and erection of 
buildings and structures within the Town of Espanola; 
 
AND WHEREAS the Council of the Corporation of the Town of Espanola deems it 
advisable to amend By-law No. 2368/11 as hereinafter set forth; 
 
NOW THEREFORE the Council of the Corporation of the Town of Espanola enacts as 
follows: 
 
1. The property affected by this By-law is located in Part of Lot 8, Concession IV; 

Queensway, Town of Espanola, as indicated by the shaded tone on Schedule 'A' 
attached hereto and forming part of this By-law.   

 
2. By-law No. 2368/11 is hereby amended as follows: 
 

(a) Schedule 'A' of By-law No. 2368/11 is hereby amended by rezoning the 
affected property from the Residential First Density Holding (R1-h) Zone 
to the Residential Third Density Special Exception Five Holding (R3-5-h) 
in accordance with the provisions of this By-law.   

 
(b) By-law No. 2368/11, as amended, is hereby further amended by adding 

the following clause, immediately after Section 7.5 c): 
 

e) R3-5 
 

Notwithstanding the provisions of Sections 3.9, 3.23 d) iv), 3.23 e) 
iii), 3.23 e) v), 3.23 e) vi) and 7.3 a), to the contrary, the land 
zoned R3-5 may be used in accordance with the following 
provisions:   

 
- Building permits may be issued based on a development 

agreement being in place for the construction of the road.  
- Parking is permitted in the required front yard. 

    

Number of driveways permitted 
per 40 m lot frontage (maximum)  

  4 

Distance between driveways 
(minimum) 

  1.25 m 

Distance between driveway and 
street (minimum) 

  4.65 m 

Building coverage (maximum)   40% 

 



 

 

(c) By-law No. 2368/11, as amended, is hereby further amended by adding 
the following holding provision  immediately after to Section 7.6 c): 

 
d) Queensway Ave, Lot 8, Con IV; WP3554 EXCEPT PT 1, 53R-5019, PT1 

53R-10959, PARTS 1 & 2 53R-14866, and PARTS 1,2,3,4 & 5 53R-17432 
 

No occupancy of any dwellings shall be permitted until such time as the 
holding provision is removed by By-law Amendment. The removal of the 
holding provision shall only occur when the following conditions are 
fulfilled to the satisfaction of the Town:  
 

 the road is accepted by By-law by the Town; and  

 municipal services are in place.  
 
 
 

3. This By-law shall come into full force and effect in accordance with the 
Planning Act, R.S.O. 1990.   

 
 
READ a first and second time this 27th day of February, 2018. 
 
READ a third time and finally passed this 27th day of February, 2018. 
 
                 
                                                                                                  SEAL 
Ron Piche     Paula Roque 
Mayor      Clerk  
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