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TRANSMITTAL

DATE:

TO:

FROM:

SUBJECT:

April | 9,2021 PAGES: Submission tPl FltE NO: CHA.48521

Ms. Trocey Atkinson, CAO/PLANNER, Township of Mulmur

Kristine Loft, MCIP RPP, Loft Plonning lnc.

Applicotions for Consent (ChoudhorY/Chouhon)
CON 2EEPI LOT I PCL 

,I; 
CON 2EEPT LOT 1 PCL2, CON 2EEPI LOT I PCL 3, CON 2 E

E PT LOT I PCL 4, Highwoy 89, Township of Mulmur, Township of Cleorview
( Ro I I # 221 6000020 57 02, 221 60000205 703, 221 6000020 57 04, 221 60000205 705)

Trocey

Pleose find enclosed two opplicotions for Consent pertoining to the oforementioned londs, including
the opplicoble fees ond supporting documents.

Should you hove ony questions regording these opplicotions, pleose do not hesitote to contqct us ot
705.446.1168.

Kristine Loft

Loft Plonning lnc.
krisiine@loftplonning.com
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April 162021

Ms. Trocey Atkinson
CAO/Plo nner/Acting Clerk
Township of Mulmur
758070 2na Line E

Mulmur ON
L9V OG8

Deor Ms. Atkinson

RE: Plonning Juslificolion Leller
Two Proposed Consents
Lol2- PT tT l, CON 2 EHS, AS lN MFl7l88l; MUTMUR

lot 3 - PT LT 1, CON 2 EHS, AS lN MFl98188; MUTMUR

lol 5 - PT tT 1 CON 2 EHS MUTMUR AS lN MFl93815 EXCEPT PT 4, 7R3700; MUTMUR

We hove been retoined by londowners Monq Choudhry, Kulvinder Kumor Choudhory ond Ritu

Chouhon, owner of the obove-noied londs, to oct os plonners for opplicotions for Consent thot will

focilitote consents for conveyonces. The purpose of these opplicotion is io reduce four deficieni lots

to three developoble lots. This Plonning Justificotion Letter is being submitted os port of o complete
opplicotion in support of the plonning opplicotions.

The Subject Londs ore locoted on the north side of Highwoy 89 west of Airport Rood between the I't
Line EHS ond the 2nd Line EHS lO. The owners hove purchosed o series of lots with the intention of
opplying for consents for lot conveyonces in order to creote development porcels of lond' Their

intention is to construci single detoched units.

The proposol includes the following,

Consenl 1 - To merge Lol2 qnd lot 3.

Provisions Lol 2 Lot 3 Merged Lot 2 ond 3

Lot Frontoge 21 m 21 m 42m

Lot Areo 140Osqm l40Osqm 2800 sq m

on of Sub ect Londs1.0 Locotion & Desc

CHA.4852l (Choudhory)
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Provisions Severed Retoined Enlorged

Lot Frontoge 24.4 m 68m 45.7 m

Lot Areo lZO0sqm 4300 sq m 3200 sq m

The porcels currently ore vocont, undeveloped lond but hove been mointoined os seporotely
conveyoble porcels. The exisiing lots ore considered legol non-conforming in view of the Township of
Mulmur Zoning By-low 28-.l8. Lots 2, 3 ond 4 do not meet the minimum lot frontoge requirement of 45

m or lot oreo requirement of 0.4 ho of the Rurol Residentiol (RR) Zone in which they ore locoted. Lot 5

meets the Township's zoning by-low requirement.

The Subject Londs comprise vocont scrublond with some vegetotion in the form of trees oround the

boundory of the site. The property is locoted within o rurol oreo thot is lorgely comprised of ogriculiurol
ond environmentol londs with on oggregote operotion to the north. The londs hove frontoge on

Highwoy 89. The surrounding lond uses ore described os follows:

o North: Aggregote, Agriculturol ond environmentol londs ossocioted with Boyne Volley'

r Eosl: Aggregote, Agriculiurolwith some Residentiol olong Highwoy 89.

o Soulh: Agriculturol ond environmentol londs.

o Wesl: Aggregoie, Agriculturol, Residentiol ond some highwoy commerciol olong Highwoy 89

ot the intersection of HighwoY 10.

The Boyne Volley Provinciol Pork is locoted to the northwest of the property within the Niogoro
Escorpment Areo thot troverses the oreo northword from the southwest. The neorest communities
include Violet Hill to the eost ond Primrose to the west of the intersection of Highwoy lO.

A review of the relevont plonning documents musi be undertoken to deiermine conformity of the
opplicotions to the Plonning Act os well os the provinciol ond municipol plonning documents. A review

of the Consent Applicoiions bosed on the opplicoble plonning documents mode the following
conclusions:

'1. The Applicolions hove Reqord for Mqllers of Provinciol Inleresl (Section 2r of lhe Plonning Acl
t 9?0). The new lot configurotion will result in developoble building lots.

2

2.0 Existing ond Surrounding Uses

3.0 Policy Ano

CHA.4852l (Choudhory)
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2. The Applicotions ore consistenl wilh lhe Provinciql Policv Slotement 2020 ond conform lo lhe
Growlh Plqn for the Greoter Golden Horseshoe. The Provinciol policies ond plons permit
residentiol uses in rurol oreos on londs olreody zoned for residentiol use ond development thoi
is compotible with the surrounding uses ond con be sustoined on rurol service levels.

3. The Applicqlions conform to the Dufferin Counly ond Township of Mulmur Officiol Plons. The

Dufferin Couniy Officiol Plon ond the Township of Mulmur Officiol Plon permit technicol
severonces which do not result in the creqtion of o new lot.

4. The Applicotions conform to lhe inlenl of the Township of Mulmur Zonino By-lqw. The Subject
Londs comprise pre-existing undersized lots ond the new lot configurotion will creote
developoble lots thot mointoin the intent of the Zoning By-low.

A detoiled review of the opplicoble plonning documents is provided in the following sections.

3.t Planning Act

The plonning Act provides the legislotive fromework for lond use plonning decisions in Ontorio ond must

be considereO Oy decision mokers when reviewing development opplicotions. Sections 2 (Provinciol

lnterest), 3 (Provinciol Plons) ond 53 (Consents) of the Plonning Act opply to the opplicoiions.

r Seciion 2 of the Plonning Act requires the consideroiion of motiers of "Provinciol lnterest"

including protection of resources, orderly development of communities ond the oppropriote
locotion of growth ond development.

The opplicotions propose the reconfigurotion of existing residentiol lots to enoble their development
for single detoched units. Given ihot the lots ore designoted ond zoned for rurol resideniiol uses, the

SubjeCt Londs ore considered on oppropriote locotion for development ond the proposed consent
opplicotions will focilitote the development of the londs for this purpose. While it is noted thot on

oggregote operotion is locoted odjocent to the Subject Londs, the lots ore existing ond ore not
onticipoted to hinder oggregote operotions.

. Section 3 (5) (o) of the Plonning Act requires ihot plonning decisions be consistent with policy

stotements ond conform to provinciol plons thot ore issued under the Act.

The provinciol policy Stotement (PPS) 2O2O ond the Growth Plon for the Greoter Golden Horseshoe

opply io the opplicotions. Both of these documents ore oddressed within this letter.

. Section 53 permits the opprovol of consents if o plon of subdivision is not necessory for the proper

ond orderly development of the municipolity.

The opplicotions propose technicol consents ond will not result in the creotion of lots, in foct there is o
net loss on one lot.

The proposed Consents meet the requirements of the Plonning Act RSO.

3.2 Provinciol Policy Sfofemenf (PPS)

CONCLUSION:

CHA.48521 (Choudhory) 3
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The Provinciol Policy Stotement (PPS) 2O2O promotes efficient development pqiterns ihot support vioble
communities, focilitote economic growth ond protect the environment ond public heolth ond sofety.
Vioble ond heolthy rurol oreos ore supported by promoting rurol chorocier ond regenerotion,
occommodoting o ronge of housing in settlement oreos ond using rurol infrostructure efficiently (S.

l.l.4.l). Growth ond development generolly qre directed to rurol settlement oreos, but locolly
oppropriote residentiol development is permitted on rurol londs (S. 

,l.i.5.2) ond development thot is

compotible wiih the rurol londscope ond con be sustoined by rurol service levels is promoted (S.
,l 

. r .5.3).

Section 2.5.2.4 protects minerol oggregote operotions from development ond octivities thot would
preclude or hinder their operotion or ore incompotible bosed on public heolthy ond sofety. Typicolly,
residentiol uses would be discouroged from locoting next to on oggregote operotion. The Subject
Londs ore designoted ond zoned for rurol residentiol uses. The lots ore existing ond in foct this proposol

will reduce the net density of lots by one.

The proposed consents will not result in lot creotion but rother will enoble existing residentiol lots to be
reduced in number ond reconfigured to o size thot will focilitote construction of residentiol dwellings.

The proposed opplicotions support the PPS policies by promoiing rurol residentiol development on

londs identified for this use ond bosed on the ovoiloble rurol infrostructure.

Conclusion: Consislency wilh the Provinciol Policy Slolemenl2020 hqs been demonstrqted.

3.3 Growth PIqn for lhe Greoler Golden Horseshoe

The Subject Londs ore locoted within the Greoter Golden Horseshoe ond, therefore, the Growth Plon

policies must be considered. The Growth Plon generolly discouroges growth ond development outside
of settlement oreos, however, new multiple lots or units for residentiol development ore permitted on

rurol londs in site-specific locotions with opproved zoning or designofion in on officiol plon thot
permitted this type of development os of June I 6,2006 (5.2.2.9). Accordingly, the development of
the Subject Londs for residentiol purposes is permitted. The proposed Consents will focilitote the
construction of new residentiol dwellings on londs olreody designoted for ihis type of development.

Conclusion: Conformity to the Growth Pton for lhe Greoter Golden Horseshoe hos been demonstrqled.

3.4 Dufferin County Ofriciol PIan

The Subject Lqnds ore identified os o "Countryside Areo" on Schedule B Community Structure ond
Lqnd Use ond os being within on Aggregote Resource Areo on Schedule D in the Dufferin County
Officiol plon. The Couniryside Areo policies in Section 4 ond the policies thot regulote oggregote uses

in Section 4.4 ore opplicoble to the opplicotions. Policies thot guide the review of consents ore
provided in Section 8.6.4.

. Counlryside Areq
The Countryside Areo encomposses onds outside of settlement oreos ond includes rurol londs ond
importont resource oreos such os minerologgregote oreos. The County supports o heolihy ond vioble
Countryside Areo by mointoining the rurol chorocter ond leveroging ruro I ossets, protecting
ogflcu ture, direciing qrowth of infrosfructure ond

CHA.4852l (Choudhory)
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minerol ond oggregote resources for their long-ierm use (S. 4.i). The Plon stotes thot limited residentiol
development of up to three lots is permitted on rurol londs, ond thot specific permitted uses will be
estoblished in the locol municipol plon ond zoning by low (S. 4.3). The Subject Londs ore designoted
os Rurol in the Township of Mulmur Officiol Plon ond ore zoned Rurol Residentiol in the Township's Zoning

By-low ond, therefore, the residentiol uses of which the proposed consent opplicotion will focilitote ore
permitted.

. Aggregole Resource Policies

Section 4.4 reflects the PPS by protecting existing pits ond quorries from octivities thot could preclude
or hinder their continued use. Recognition of the permissions for resideniiol uses on the Subject Londs

ore pre-existing ond, os indicoted the proposolwill reduce ihe number of lots by one. Accordingly, it is

not expected thot the rurql residentiol uses will impoct or hinder the oggregote operotions on the
odjocent londs.

o Consent Policies

The policies in Section 8.6.4 (Consent to Sever) oddress lot creotion ond do not specificolly oddress
technicolseveronces such os proposed by the Consent Applicoiion. Nevertheless, this Section requires

thot consent opplicotions be in conformity with locol ond County Officiol Plon os well os provinciol
policy. The proposed consents conform to Provinciol, County ond locol plonning policies.

Conclusion: Conformity to the Dufferin Counly Officiol Plon hos been estoblished.

3.5 Otriciol Planfor fhe Township of Mulmur

The Subject Londs ore designoted os o "Rurol" on Schedule Al Community Structure ond Lond Use D

in the Officiol plon for the Township of Mulmur. Growth Monogement policies in Section 5.2 ond Rurol

policies in Section 5.8 opply to the proposed Consents os well os Rurol lqnd use designotion policies in

Section 6.2.

. Rurql Policies
Rurol residentiol development is permitted on existing vocont lots provided the lot is lorge enough to
sustoin privote sewoge ond woter services ond will not detroct from ihe surrounding rurol uses (S. 5.2).

The Rurol Areos policies in Section 5.8 olso permit limiied residentiol developmeni ond promote
development thot is compotible with the rurol londscope ond thot con be sustoined on rurol service
levels. Rurol residentiol development is recognized os port of whot mokes up the rurol chorocter ond
smoller lot sizes, frontoges ond setbocks ore not chorocteristic of the rurol qreo (S. 5.26). The Plon

encouroges the Township to mitigote ond minimize impocts on the rurol chorocter of the surrounding
oreo ond the Township in generol. Finolly, Section 5.2 identifies o voriety of permitted uses in the Rurol

designotion including single detoched residentiol dwellings.

Residentiol uses ore recognized os o permitted use by the Township's Officiol Plon ond lot

configurotions thot reflect the rurol chorocter of the oreo ore supported. The proposed Consent will

reduCe the number of lots from four to three ond will creote lorger lots thot ore more in keeping with
the Rurol Residentiol Zone regulolions ond thot con support the development of single detoched

5CHA.48521 (Choudhory)
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dwellings. The Consents will focilitote o lot configurotion thot better supports the rurol policies of the
Township's Officiol Plon.

. lol Creqlion
Section 5.35 ond 6.2.5 provide policies thot guide lot creotion in Mulmur Township. Section 5.36
provides lond division policies thot qpply to oll lond use designotions ond guide the creoiion of new
lots. The proposed Consents do not result in lot creotion but rother in o reduciion of ihe number of lots

from four io three. Section 6.2.5 provides lot creotion policies specific to ihe Rurol designotion. This

section permits technicol ond boundory odjustment severonces provided they do not creote o new
lot or re-divide o porcel of lond thot hod merged in the post. The Plon defines technicol reosons os

meoning "severonces for purposes such os eosements, corrections of deeds, quit claims, ond minor
boundory odjusfmenfs, which do nof resu/f in the creofion of o new lot". The opplicotions ore
considered technicol os no new lots will be creoted but rother the boundories will be odjusted to
creote developoble porcels of lond.

Finolly, Section 6.2.5 identifies ihot the lots will be subject to the criterio ond policies of the Ministry of
Tronsporiotion given their frontoge on Highwoy 89.

Conclusion: Conformity to the Officiol Plqn of the Township of Mulmur hos been esloblished.

3.5 Township of MulmurZoning By-law 28-18

The Subject Londs ore zoned Rurol Residentiol (RR) in the Township of Mulmur Zoning By-low. Section
4.2 provides the zone reguloiions for the Rurol Residentiol Zone which permits o single detoched
dwelling os well os on odditionol single dwelling (ASD or ottoched occessory dwelling unit or hobifoble
pool house. The Rurol Resideniiol Zone Requirements ore os follows:

Seciion 3.lO.2.3which is entiiled, Exisfing tJndersized Lofs of Record, indicotes thot, Lofs which hove
been increosed in size following possing of fhis By-low fo comply wifh fhe obove minimum fronfage
ond lot oreo sfondords moy olso be used in occordonce with fhis provision. This proposol does increose
the lot sizes to more oppropriotely reflect the zoning provisions.

6

.43 ho.28 ho .32 hoMinimum Lot Areo 0.4 ho

68.] m42.6 m 45.7 mMinimum Lot
Frontoge

45m

Rurol Residenliol

(RR)

Proposed

Lol2/3Merged MergedLol4 Reioined Lot
5

Requirements
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4.0 Conclusions

This Plonning Report hos been Pre pored in support of the opplicotions for technicol Consents which
will focilitote the re-configuroiion of exisiing ots on the Subject Londs into porcels thot con support the

development of single deioched homes. The opplicotions ore in keeping with the Plonning Act RSO

199O, ore consistent with the ond conform to the Growth Plon for the

Greoter Golden Horseshoe, the Dufferin County Officiol Plon, the Officiol Plon of the Township of

Mulmur ond the Township of Mulmur Zoning Bv-low 28-,l8. Furthermore, it is our opinion thot the

opplicotions represeni good lqnd use plonning.

Yours truly,

Kristine A. Lofi BES BAA MCIP RPP

Principol

Attoched: Consent Sketches

7CHA.4852l (Choudhory)
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Gonsent Sketch
Kulvinder Ghaudhary
(LPl File:GHA.48521)
Township of Mulmur
Gounty of Dufferin
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E Benefitting Parcel (0.'14ha)

E Landsto beTransferred (o.14ha)
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LOFT PLANNINC
February 21,2021
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Lot I

21.3m 24.4m

t5

4300m2

31

1700m2

Lot 4

1500m2

Lot 3Lot 2

N

A

Town of Mono

10 20

Gonsent Sketch
Kulvinder Ghaudhary
(LPl File:GHA.48521)
Township of Mulmur
Gounty of Dufferin

Legend
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February 21,2021
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3. Purpose of this Application

Proposed transaction (check appropriate box)

tr Transfer tr
tr A charge tr

Creation of a new lot
A lease

d Addition to a tot
tr A correction of title

tr An easement
tr Other

Specify Purpose, ie. Building lot, farm severance, lot addition, etc.

TO SEVER.lTHECTARESFROMTHEEXISTING,60HECTARELOTANDCONVEYTHELANDTHEADJACENT.lSHECTARELOT

Name of person(s) to wtrom land or interest in land is to be transferred, leased or charged

PCL 4

4. Description of Subject Land and Servicing lnformation

Frontage (m) Severed

24.4m

Retained

68,t m

Depth (m)
68.6m 68 7ml60 8m

Area (m)
17OOm2 4300m2

5. Land Use

Date Property Acquired
TBD

Existing Use

VACANT RESIDENTIAL

Proposed Use

RESIDENTIAL

Existing and Proposed buildings and Structures

Type of
Building or
Structure

Set Backs (m) Height
(m)

Dimensions
(mxm)

Area
(m2)

Date of
Construction /

Proposed
Construction

Time use has
continued (for

existing
buildings &
structures)

Front Rear Side Side

N/A tr Existing
tr Proposed

EI Existing
tr Proposed

tr Existing
tr Proposed

tr Existing
tr Proposed

El Existing
tr Proposed

tr Existing
tr Proposed

Water
tr Private Well
E Communal Well
O Municipal Water
tr Other:

Sewage Disposal
Private Septic
Communal Septic

tr
tr
tr

Storm Drainage
E Sewer
tr Ditches
tr Swales
tr Other:

Tile Drainage
trNo
tr Yes, please mark on site Plan

location of tile runs

2



6. Zoning and Official Plan lnformation
Current Zoning

RURAL RESIDENTIAL(RR)

Current Official Plan

RURAL

Related Applications under the Planning Act, if any including Official Plan,
Official Plan Amendment, Zoning By-law Amendment, Minister's Zoning Order
(amendment), Consent or Plan of Subdivision:

Has subject lands even been subject of an application under the
Planning Act?

File #: Status:

Provide an explanation of how the application to the Official Plan

Are any of the following uses or features on the subject land or within 500 metres of the subject land, unless otherwise specified? Please check the
aoorooriate boxes. if anv aoolv.

Use or Feature On the Subject Land Within 500 metres
Land, unless otherwise speciflc

mate

Agricultural buildings/structure or manure storage facilities
NO NO

A Landfill
NO NO

A provincially significant wetland (Class 1, 2 or 3 wetland)
NO NO

A locally significant wetland
NO NO

Flood Plain
NO NO

A rehabilitated mine site
NO

NO

A non-operating mine site within 1 kilometre of the subject land
NO NO

An active mine site
NO GRAVEL PIT

An industrial or commercial use (speciff uses)

NO NO

Does the proposed development produce grealer than 4500 litres of effluent per

day?

lf ves. attach a servicino oDtions reoort and hvdro oeolooical report

fl Yes duo

Are the lands part of a Nutrient Management Plan? tr Yes druo

Please provide plan number and date approved by OMAFRA

Are there any livestock facilities within 500 metres of the subject lands? tr Yes g No

lf yes, provide a Farm Data Sheet completed by each livestock facility owner for each of the livestock facilities. htto://mulmur.caldepartments/plannino

aJ



7. Consistency with Policy Documents

Does this application:

Alter the boundary of a settlement area?
tr Yes Vruo

Create a new settlement area? tr Yes dNo

Remove lands from an employment area?

lf yes, provide details of any Official Plan or Official Plan Amendment on a separate submission

tr Yes dNo

Are the subject lands in an area where conditional zoning may apply? tr Yes

lf yes, provide details of how this application conforms to Official Plan conditional zoning policies on a separate submission

Vruo

ls the proposed application consistent with the Provincial Policy Statement and any other Policy Statements
issued under subsection 3(1) ofthe Planning Act:

M Y"t trNo

KRISTINE LOFT LOFT PLANNING INC.

Name of individual having knowledge of the policy statements. A report may
be required to accompany this application and support the above statement of

consistency.

Signature

Are the subject lands within the Niagara Escarpment Greenbelt Plan area? tr Yes { No

Are the subject lands within the Greater Golden Horseshoe Growth Plan area? d ves trNo

Does the proposed
Greenbelt Plan and

application conform to or does not conflict with the Provincial Plans, including the
GroMh Plan:

/ Y"" trNo

KRISTINE LOFT, LOFT PLANNING INC.

Name of individual having knowledge of the policy statements. A report may
be required to accompany this application and support the above statement of

consistency.

Signature

8. History of the Subject Land

Has the subject land ever been the subject of an application for approval of a
plan of subdivision or consent under the Planning Act?

lf yes, and if knovvn, provide the file number and the decision made on the application:

tr Yes dNo tr Unknown

lf this application is a re-submission of a previous consent application, describe how it has been changed from the original application

Has any land been severed from the parcel originally acquired by the owner of the subject land?

lfyes, provide for each parcel severed, the date oftransfer, the name oftransferee and the land use:

tr Yes dNo

4



Has any land been severed from the original, 40 hectare (approx..) parcel

lf yes, provide details:

n Yes dNo

9. Other lnformation

Please provide any other information that may be useful to the Council or other agencies in reviewing this application, ie. health department, conservation
authoritv. etc.

10. Sketch (please use metric units)

The application shall be accompanied by a sketch showing the following

{
dd

The boundaries and dimensions of the subject land, the part that is to be severed and the part that is to be retained
The boundaries and dimensions of any land owned by the owner of the subject land and that abuts the subject land

The distance between the subject land and the nearest Township lot line or landmark, such as a railway crossing or bridge
The location of all land previously severed from the original approximate 40 hectare parcel
The approximate location of all natural and artificial features on the subject land and adjacent lands that in the opinion of the applicant may
afiect the application, such as buildings, railways, roads, watercourses, drainage ditches, river or stream banks, wetlands, wooded areas,

wells and septic tanks
The existing uses on adjacent lands
The location, width and name of any roads within or abutting the subject land, indicating whether it is an unopened road allowance, a public

travelled road, a private road or right of way
The location and nature of any easement affecting the subject land

d
d

d
d
d
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