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APPLICATION FOR ZONE CHANGE

To:  The Mayor and Members of REPORT NO.: 2009-309
the Town of Tillsonburg MEETING DATE: January 11, 2010
Council
OWNER: APPLICANT: AGENT:
Wesley & Yvonne Barkman Tillsonburg Meeting David Roe
153 Quarter Town Line Room Trust Civic Planning Solutions
Tillsonburg ON N4G 4G8  c/o Ben Graham 599 Larch Street
RR#3 Delhi ON N4B 3A7

Tillsonburg ON N4G 4G8
LOCATION:

The subject lands are described as Lot 36, Plan 714, municipally known as 153 Quarter
Town Line in the Town of Tillsonburg. The lands are located on the west side of
Quarter Town Line, between the Grandview Drive road allowance and Esseltine Drive.

COUNTY OF OXFORD OFFICIAL PLAN:

Schedule “T-1" Town of Tillsonburg Residential
Land Use Plan

Schedule “T-2" Town of Tillsonburg Low Density Residential
Residential Density Plan

TOWN OF TILLSONBURG ZONING BY-LAw NoO. 3295:

Existing Zoning: Low Density Residential — Type 1 Zone (R1)

Requested Zoning: Special Low Density Residential — Type 1 Zone (R1-Special)



ZON 7-09-4 Page 2
Report No. 2009-309

APPLICATION REVIEW:

(@) Proposal

An application for Zone Change has been received by the Town of Tillsonburg to rezone
the subject lands from ‘Low Density Residential — Type 1 Zone (R1)’ to ‘Special Low
Density Residential — Type 1 Zone (R1-Special) to permit a place of worship to be
located within the existing single detached dwelling.

The subject lands consist of an existing single detached dwelling which is serviced by
municipal water and a private septic system and consists of approximately 0.13 ha (0.32
acres). Building permit records indicate that the existing single detached dwelling has
an approximate total floor area of 98.6 m? (1,061.3 ft?) and was constructed in 1963.

Surrounding uses include existing and proposed low density residential uses to the
north, south and east. The lands located immediately to the west are currently in crop
production, but are zoned Minor Institutional (IN1) and are owned by the Thames Valley
District School Board. The lands located to the immediate north are owned by the Town
of Tillsonburg for the purposes of a road allowance (Grandview Drive), which has not
yet been constructed.

Plate 1, Location Map with Existing Zoning & Aerial Photography is a map of the area
which indicates the location of the subject property as well as the existing zoning in the
immediate vicinity.

Plate 2, Location Map with Aerial Photography (2006) shows the extent of development
on the subject lands and the adjacent lots. Land uses within the surrounding area are
predominately single detached dwellings.

Plate 3, Applicant's Site Sketch shows the existing single detached dwelling and
proposed parking layout.

(b) Provincial Policy Statement

Municipal decisions affecting planning matters are required to be consistent with the
2005 Provincial Policy Statement. Planning Staff have therefore reviewed the proposed
application in regard to those policies.

Policy 1.1.3.1 states that settlement areas will be the focus of growth and their vitality
and regeneration shall be promoted. The 2005 Provincial Policy Statement states that
land use patterns within settlement areas shall be based on densities and a mix of land
uses, which efficiently use land and resources. Land uses within settlement areas must
also efficiently use infrastructure and public service facilities which are planned for or
available while avoiding the need for their unjustified and/or uneconomical expansion.

Policy 1.1.3.3 also states that Planning Authorities shall identify and promote
opportunities for intensification and redevelopment where this can be accommodated
taking into account existing building stock or areas, and the availability of suitable
existing or planned infrastructure to accommodate projected needs.
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e such uses will generally be clustered in association with other community-
oriented land uses, such as open spaces, pedestrian linkages, or leisure facilities
in order to provide a focal point for the area or will be located such that they
serve as intervening land uses between residential and non-residential
development;

e the presence or provision of pathways or sidewalks which facilitate pedestrian
access to these uses;

e those uses with the potential to generate significant amounts of traffic and
parking, originating from points external to the affected residential area, are
located on either major collector or arterial roadways to minimize the disturbance
that is created on local streets;

e demonstration that screening, buffering, physical separation or other design
measures can be utilized to reduce any adverse effects generated by the use on
adjacent residential uses. Such effects may include noise, lighting, fumes,
parking and outdoor storage;

e it can be demonstrated that such uses complement adjacent residential uses,
provide a needed service to the area, and are better located in the Residential
Area designation than in other areas as designated in the Plan.

Further to the above, in order to provide for the sensitive integration or expansion of
religious facilities within Residential Areas, Town Council:

e will limit the size of the church complex to approximately 650 square metres
(7000 square feet) of gross floor area in the Residential Areas designation.
Proposals for churches larger than this size shall be considered a major religious
institution under the Community Facilities designation and subject to the policies
of Section 8.5.2;

e will ensure that buildings are sufficiently set back from adjacent residential uses
to minimize potential adverse effects associated with the bulk, scale or layout of
the buildings;

e will require fencing and/or landscape buffering to reduce adverse effects of
activity areas and visual intrusion on adjacent land uses;

e may require the paving of parking areas and driveways to prevent the raising of
dust;

e will require on-site stormwater management; and

e will ensure that light spill-over or glare from any source including signs onto
adjacent residential uses will be mitigated by such means as directed lighting.
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Where a church is operated in conjunction with other types of minor institutional uses,
either on the same property or on abutting properties, Town Council may establish
reduced or altered parking standards and may consider flexible parking arrangements
such as shared parking.

This proposed development of a place of worship will be subject to Site Plan Control in
order to address parking, grading and drainage, servicing, etc.

Planning staff are of the opinion that the proposed place of worship would comply with
the Low Density Residential and Minor Institutional Uses policies in the County Official
Plan.

(d)  Zoning By-Law

The subject property is zoned Low Density Residential — Type 1 (R1) in the Town of
Tillsonburg Zoning By-Law No. 3295.

The R1 zone allows for a single detached dwellings, public uses, home occupations and
group homes. The lot and the existing single detached dwelling appear to comply with
the provisions of the R1 zone.

A place of worship is not a permitted use within the standard R1 zone. The applicant
has requested the addition of a place of worship to the list of permitted uses on the

property.

(e) Agency Review

The application for zone change was circulated to a number of public agencies for their
review.

The Town Manager of Engineering has commented that:

e The applicant submit a site grading and servicing plan prepared by a Consulting
Engineer to ensure site grading and servicing can be accommodated.

e The adequacy of the existing septic bed to accommodate the proposed zone
change and increased usage must be verified and confirmed with the Oxford
County Board of Health.

e An extension of the proposed future storm sewer on Quarter Town Line may be
required to service the parking lot expansion. All costs for an extension of the
storm sewer shall be covered by the applicant.

e Tillsonburg Hydro Inc. should be contacted regarding any service upgrades that
may be required.

e On street parking shall not be permitted due to the narrow travelled width of
Quarter Town Line. All parking requirements due to site plan or zoning conditions
shall be accommodated within the limits of the site.
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Further, in regard to the installation of municipal wastewater services, the Town
Manager of Engineering commented that:

“The Town intends to construct a sanitary sewer on Quarter Town Line
from Concession Street to Esseltine Drive in 2010. However the property
mentioned in the above will not have an outlet until it has been
determined when and how construction will take place to extend the
sanitary sewer system from Denrich Avenue, along Dereham Drive to
Quarter Town Line.”

The Town Chief Building Official reviewed this application and stated that the applicant
should be aware that the Ontario Building Code requires a "change of use" permit as
well as professional design of the new use. All construction will be required in
accordance with the design to bring the building into compliance with the minimum
requirements of the code.

The County of Oxford Public Works Department reviewed the proposal and stated that
the lot to be rezoned must be connected to the municipal wastewater system to the
satisfaction of the Town of Tillsonburg upon the service being available.

The County of Oxford Public Health and Emergency Services reviewed the proposal
stated:

“Currently as indicated in this application, the private residence at 153
Quarter Town Line is serviced by a private septic system.

Prior to operation of a church in this structure, this agency requires that,
the existing private septic system will undergo a performance level review
to ensure compliance with the Ontario Building Code. Upgrades to ensure
safe disposal of sewage wastes, and compliance with the Ontario Building
Code, may be required as indicated by the performance level review prior
to the operation of the church.

In regards to this zone change, this agency has no direct objections.”

The remaining responding agencies, consisting of the Town CAO/Clerk, Town Director
of Corporate Services, Town Director of Operations, Town Director of Community
Services, Town Fire Chief, OPP, Chamber of Commerce, and BIA did not respond to
the agency circulation.

()] Public Circulation

Public notification of application for zone change was circulated to surrounding property
owners on December 22, 2009. As of the writing of this planning report, no comment
has been received from the public.



ZON 7-09-4 Page 7
Report No. 2009-309

(9) Planning Review

An application for Zone Change has been received by the Town of Tillsonburg to rezone
the subject lands from ‘Low Density Residential — Type 1 Zone (R1)’ to ‘Special Low
Density Residential — Type 1 Zone (R1-Special) to permit a place of worship to be
located within the existing single detached dwelling.

It is the opinion of this Office that the proposed rezoning would be in keeping with the
policies of the 2005 Provincial Policy Statement in regards to redevelopment of the
existing building stock and, based on comments from the Town Engineering
Department, has the ability to be serviced by municipal wastewater services within the
coming year.

The application is in keeping with the Low Density Residential and Minor Institutional
Uses policies of the Official Plan as the gross floor area of the proposed development is
less than 650 m?. The existing building also maintains an adequate existing setback
from the adjacent property to the south. The lands to the north contain an unopened
road allowance and the lands to the west and east are currently vacant. No adverse
impacts are anticipated with respect to land use conflict between the proposed use and
the surrounding vacant lands. The proposed use will also provide adequate parking
and driveways.

The existing building is located on an arterial road and will not cause a major
disturbance to local streets. Matters relating to screening, buffering, lighting and
landscaping will be dealt with during the Site Plan Control process in order to reduce
any adverse effects generated by the use on adjacent residential uses.

Based on a sketch provided by the applicant, the existing driveway is proposed to be
expanded to accommodate 5 parking spaces. A provision will be included in the
amending by-law which will limit the parking provided on the property to 5 parking
spaces. The Town Engineering Department has advised that on street parking is not
permitted on Quarter Town Line.

Further, to ensure the size of the place of worship does not become out of character in
the existing neighbouring, Planning staff have sought to limit the place of worship to the
existing ground floor area of the existing building which is 98.6 m? (1,061.3 ft°). The
property and dwelling appear to meet provisions of the Low Density Residential — Type
1 (R1) Zone.

The County of Oxford Public Health and Emergency Services Department has provided
comment that the existing septic system will have to be tested in order to ensure that it
can handle any additional septic flows. The septic system is required to conform to the
requirements of the Ontario Building Code prior to the building being used as a place of
worship. The County of Oxford Public Works Department has provided comment that
the existing septic system is to be decommissioned, and the building connected to
municipal services when they become available. The Town Manager of Engineering
has requested a grading and drainage plan be submitted in order to ensure that the
expansion of the existing driveway does not create any adverse impacts relating to
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stormwater drainage. The Town Chief Building Official has also stated a change of use
permit is required prior to occupancy of the building for a place of worship.

In order to address all of the above, Planning staff and the applicant’s planning
consultant have agreed to address all of the above noted concerns by means of a
Holding provision. The Holding provision would not be lifted off of the property until:

e The County of Oxford Public Health and Emergency Services Department has
provided written correspondence to the Planning Department that the private
septic system meets the requirements of the Ontario Building Code, or the
building is connected to municipal wastewater services and the septic system is
decommissioned to the satisfaction of the Public Health Department,

e The applicant provide sufficient securities to be held be the Town to cover the
cost of services to be installed along the frontage of the property, and the lateral
service to connect the existing building to the municipal wastewater system when
it becomes available,

e The Town Chief Building Official provide written confirmation to the Planning
Department that the building complies with the Ontario Building Code and that an
occupancy permit can be granted.

e The applicant submit a grading and drainage plan as part of a Site Plan Control
application to the Town of Tillsonburg. Through the site plan control process,
measures will be taken to ensure land use compatibility with surrounding uses,
particularly those pertaining to grading and drainage, access, parking and
landscaping.

Upon confirmation of all of the above matters being addressed, the applicant may seek
to have the Holding provision removed from the property. An occupancy permit shall
not be available until the Holding provision is lifted from the property.

As mentioned above, the property will be subject to Site Plan Control in order to ensure
orderly development, and land use compatibility with surrounding uses.

Planning staff have prepared an amending by-law to allow for a place of worship or a
single detached dwelling as a permitted use on the subject property. By keeping a
single detached dwelling as a permitted use on the property it will assist the property to
easily revert back to single detached residential purposes in the event that the place of
worship ceases to exist. However, the uses will not be permitted to occur
simultaneously.

Planning staff note that the proposed place of worship is to be located within the
existing single detached dwelling. As the place of worship is proposed as an adaptive
reuse of existing building, the proposed use should not create an adverse impact on
adjacent properties in terms of parking or vehicular traffic.

To date, no objections have been received from agency circulation or the public.
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Planning Staff are of the opinion that the application is consistent with the 2005
Provincial Policy Statement.

(c) Official Plan

The subject property is located within the 'Low Density Residential' designation on the
Residential Density Plan for the Town of Tillsonburg in the County Official Plan.

Low density residential districts are those lands that are primarily developed or planned
for a variety of low-rise, low density housing forms including both executive and smaller
single-detached dwellings, semi-detached, duplex and converted dwellings, street-
fronting townhouses and other, similar development. Within areas designated Low
Density Residential, it is intended that there will be a mixing and integration of different
forms of housing to achieve a low overall density of use.

The Official Plan also permits minor institutional uses in low density residential areas,
including elementary and secondary schools, churches, day care facilities, small
retirement homes with less than 20 beds, public service uses such as police,
ambulance and fire stations, and similar smaller-scale institutional facilities.

With the exception of schools, the Official Plan does not include a land use designation
category for minor institutional uses. Rather, minor institutional uses are permitted as
ancillary uses within the Residential Area designations.

Town Council may limit the range of minor institutional uses permitted within a particular
designation through the Zoning By-law.

Minor institutional uses in the Residential Areas designation will be subject to a specific
Institutional zoning category and new minor institutional uses will be evaluated on a site
specific basis in accordance with the criteria of Section 8.2.3.3, Neighbourhood Serving
Uses in Residential Areas.

Section 8.2.3.3 Neighbourhood Serving Uses in Residential Areas states that Town
Council will support the provision of services and amenities that enhance the quality of
the residential environment within lands designated as Residential Area on Schedule T-
1 by permitting neighbourhood serving uses to be established. Neighbourhood serving
uses include land uses such as schools, churches, libraries, parks, community centres,
day care facilities, convenience shopping facilities and community support services
which primarily serve a local residential neighbourhood by providing everyday goods
and services or fulfilling cultural and social needs.

The following factors will be used to evaluate the acceptability of development
proposals for neighbourhood serving uses:

e demonstration that such uses will contribute in a positive way to providing a
sense of community by facilitating interaction among residents, by increasing the
personal security of residents and by supplying everyday needs;
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In summary, it is the opinion of this Office that the application for zone change conforms
to the policies of the 2005 Provincial Policy Statement and the County of Oxford Official
Plan, and is appropriate for the development of the subject lands and therefore can be
supported.

A copy of the recommended amending by-law has been attached for Council’s
consideration.

RECOMMENDATION:

It is recommended that the Council of the Town of Tillsonburg approve the attached
zoning by-law amendment for an application submitted by Tillsonburg Meeting Room
Trust, on behalf of the owner Wesley & Yvonne Barkman, whereby lands consisting of
Lot 36, Plan 714 in the Town of Tillsonburg are to be rezoned from Low Density
Residential — Type 1 Zone (R1) to Special Low Density Residential — Type 1 Zone (R1-
Special) with Holding (H) provision to allow for the addition of a place of worship as a
permitted use within the existing dwelling.

AUTHORED BY: APPROVED BY:

“Jason Juhasz” “Gordon K. Hough”
Jason Juhasz, Ba Gordon K. Hough, mcip, RrP
Development Planner Senior Development Planner

li
January 5, 2010

File No. 7-09-4



