
THE CORPORATION OF THE TOWNSHIP OF PUSLINCH 
JUNE 10, 2025 

PLANNING AND DEVELOPMENT ADVISORY COMMITTEE MEETING 
VIRTUAL MEETING BY ELECTRONIC PARTICIPATION & 

 IN-PERSON AT THE MUNICIPAL OFFICE – 
7404 WELLINGTON RD 34, PUSLINCH 

1 
 

 

 

Register in advance for webinar: 
https://us02web.zoom.us/webinar/register/WN_kiWKMGIERaa91Z1PuYsTag  

Join from PC, Mac, iPad, or Android:  
https://us02web.zoom.us/s/87545055965?pwd=gyFNJp9CxabOIFyzv63R1viO2hhOYO.1  

Passcode:311539   
 

Join via audio:  
+1 587 328 1099 Canada  
+1 613 209 3054 Canada  
+1 647 374 4685 Canada  
+1 647 558 0588 Canada  
+1 778 907 2071 Canada  
+1 438 809 7799 Canada  

 
Webinar ID: 875 4505 5965  

Passcode: 311539  
International numbers available: https://us02web.zoom.us/u/kbrY6Bd9vy  

 

A G E N D A 
 

DATE:  June 10, 2025 
MEETING: 7:00 PM   

      
≠ Denotes resolution prepared   

 
1. Call the Meeting to Order  

2. Roll Call 

3. Moment of Reflection  

4. Confirmation of the Agenda ≠   

5. Disclosure of Conflict of Interest  

6. Consent Agenda ≠ 
6.1 May 13, 2025, Planning and Development Committee Meeting Minutes  
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7. Delegations  
7.1. Specific Interest (Items Listed on the Meeting Agenda)  
7.1.1.   None 
 
7.2. General Interest (Items Not Listed on the Meeting Agenda) 
7.2.1.   None 

 
8. Notice of Public Meetings/Hearings 

8.1.   None 
 

9. Reports 
9.1. Land Division (Consents) 

9.1.1. B16-25 (SCR) – Scrivener, Rosemary & Wythe – 4438 Watson Rd S, 
Township of Puslinch ≠ 

 
Proposed severance is 38.1 hectares with 599.26m frontage, existing agriculture 
and natural habitat with barn for proposed conservation. 
 
Retained parcel is 8.32 hectares with 378.5m frontage, existing and proposed 
rural residential use with existing dwelling, garage/workshop. 
 
RECOMMENDATION: 
That Report D10-2025-003 entitled Consent Application D10/SCR be received; 
and 
 
Whereas the Township has reviewed the proposal to create a parcel for 
conservation use with frontage on Watson Road South for the purpose of 
providing its comments to the approval authority, the County of Wellington Land 
Division Committee; and 
 
Whereas the request for consent to convey includes a proposed severed parcel 
of 38 ha, 74.01m of frontage on Watson Road south and 599.26 m of frontage on 
Wellington Road 34, depth of 809.18 m, of agricultural land; and the retained 
parcel being 8.2 ha, 378.5 m of frontage on Watson Road south, with an existing 
dwelling, workshop and shed; and 
 
Therefore, the Planning and Development Advisory Committee, in consultation 
with Township staff, recommend that the Township submit the following 
comments to the County Land Division Committee for consideration: 
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That the Township of Puslinch Planning and Development Advisory Committee 
recommends approval of the application subject to the following conditions: 
 
1. That the Owner satisfy all the requirements of the Township of Puslinch, 
financial and otherwise (included but not limited to Taxes paid in full and Consent 
Review/Condition Clearance Fee and Safe Access Clearance Fee) which the 
Township of Puslinch may deem to be necessary at the time of issuance of the 
Certificate of Consent for the proper and orderly development of the subject land; 
and further, that the Township of Puslinch file with the Secretary-Treasurer of the 
Planning and Land Division Committee, a letter of clearance of this condition. 
 
2. That the Owner obtain zoning compliance for the proposed severed parcel and 
proposed retained parcel be demonstrated to the satisfaction of the Township of 
Puslinch; and further that the Township file with the Secretary-Treasurer of the 
Planning and Land Division Committee a letter of clearance of this condition. 
 
3. That any fees incurred by the Township of Puslinch for the review of this 
application will be the responsibility of the applicant; and further, that the 
Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee, a letter of clearance of this condition. 

 
9.1.2. B17-25 (CUM) – Cummings, Ethel (Estate of) – 4800 Pioneer Trail, 
Township of Puslinch ≠ 
 
Proposed severance is 0.809 hectares with 60.6m frontage, existing vacant land 
for proposed rural residential use. 
 
Retained parcel is 23.4 hectares with 108.26m frontage, existing vacant land for 
proposed rural residential use. 
 
 
RECOMMENDATION: 
 
That Report D10-2025-004 entitled Consent Application D10/CUM be received; 
and 
 
Whereas the Township has reviewed the proposal to create new rural residential 
lot along Pioneer Trail for the purpose of providing its comments to the approval 
authority, the County of Wellington Land Division Committee; and 
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Whereas the request for consent to convey includes a proposed severed vacant 
land of 0.81ha, 60 m of frontage, depth of 132.48 m and 137.78 m; and the 
retained parcel being 23.4 ha, 108.26 m of frontage on Pioneer Trail, Vacant 
land; and 
 
Therefore, that the Planning and Development Advisory Committee, in 
consultation with Township staff, recommend that the Township submit the 
following comments to the County Land Division Committee for consideration: 
 
That the Township of Puslinch Planning and Development Advisory Committee 
recommends approval of the application subject to the following conditions: 
 
1. That the Owner satisfy all the requirements of the Township of Puslinch, 
financial and otherwise (included but not limited to Taxes paid in full and Consent 
Review/Condition Clearance Fee and Safe Access Clearance Fee) which the 
Township of Puslinch may deem to be necessary at the time of issuance of the 
Certificate of Consent for the proper and orderly development of the subject land; 
and further, that the Township of Puslinch file with the Secretary-Treasurer of the 
Planning and Land Division Committee, a letter of clearance of this condition. 
 
2. That the Owner obtain zoning compliance for the proposed severed parcel and 
proposed retained parcel including and not limited to item 2.1 to be demonstrated 
to the satisfaction of the Township of Puslinch; and further that the Township file 
with the Secretary-Treasurer of the Planning and Land Division Committee a 
letter of clearance of this condition. 
 

2.1 Apply for, and receive approval of, a minor variance for the retained 
parcel for the reduced lot frontage. 

 
3. That any fees incurred by the Township of Puslinch for the review of this 
application will be the responsibility of the applicant; and further, that the 
Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee, a letter of clearance of this condition. 
 
4. That the applicant provides a predevelopment site plan to the satisfaction of 
the Township of Puslinch, denoting the existing (if applicable) and proposed 
driveway, buildings, well and on-site septic field locations to ensure the site will 
accommodate development of a single dwelling residence. Provide dimensions 
to illustrate compliance with setback requirements. 
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9.1.3. B19-25 (WHI) – White Wolf Property Management Inc – 85/95/101 
Brock Rd S, Township of Puslinch ≠ 
 
Proposed severance is 4.6 hectares with 196m frontage, existing and proposed 
residential use with existing dwelling. 
 
Retained parcel is 41.6 hectares with 45m frontage, existing and proposed 
industrial uses with existing industrial building. 
 
RECOMMENDATION: 
 
That Report D10-2025-005 entitled Consent Application D10/WHI be received; 
and 
 
Whereas the Township has reviewed the proposal to create a rural residential lot 
along Brock Road South for the purpose of providing its comments to the 
approval authority, the County of Wellington Land Division Committee; and 
 
Whereas the request for consent to convey includes a proposed severed lot with 
an existing dwelling of 4.6 ha, with 196 m of frontage; and the retained parcel 
being 41.6 ha, 45 m of frontage on roundabout of Brock Road South and Gilmour 
Road, with an industrial building; and 
 
Therefore, that the Planning and Development Advisory Committee, in 
consultation with Township staff, recommend that the Township submit the 
following comments to the County Land Division Committee for consideration: 
 
That the Township of Puslinch Planning and Development Advisory Committee 
recommends approval of the application subject to the following conditions: 
 
1. That the Owner satisfy all the requirements of the Township of Puslinch, 
financial and otherwise (included but not limited to Taxes paid in full and Consent 
Review/Condition Clearance Fee and Safe Access Clearance Fee) which the 
Township of Puslinch may deem to be necessary at the time of issuance of the 
Certificate of Consent for the proper and orderly 
development of the subject land; and further, that the Township of Puslinch file 
with the Secretary-Treasurer of the Planning and Land Division Committee, a 
letter of clearance of this condition. 
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2. That the Owner obtain zoning compliance for the proposed severed parcel and 
proposed retained parcel be demonstrated to the satisfaction of the Township of 
Puslinch; and further that the Township file with the Secretary-Treasurer of the 
Planning and Land Division Committee a letter of clearance of this condition. 
 
3. That any fees incurred by the Township of Puslinch for the review of this 
application will be the responsibility of the applicant; and further, that the 
Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee, a letter of clearance of this condition. 
 
4. That the applicant provides a predevelopment site plan to the satisfaction of 
the Township of Puslinch, denoting the existing (if applicable) and proposed 
driveway, buildings, well and on-site septic field locations to ensure the site will 
accommodate development of a single dwelling residence. Provide dimensions 
to illustrate compliance with setback requirements. 
 
5. That the owner provide documentation that the four existing monitoring wells 
on the severed property have been included in a monitoring program or provide 
documentation that they have been decommissioned according to O.Reg 903 
standards, to the satisfaction of the Township Risk Management Official. 

 
9.1.4. B20-25 (BRI), Bridgeman, Tyler – 6848 Wellington Rd 34, Township of 
Puslinch ≠ 
 
Proposed severance is 0.4 hectares with 46m frontage, existing vacant land for 
proposed rural residential use. 
 
Retained parcel is 9.8 hectares with 25m frontage, existing and proposed 
agricultural use with existing dwelling. 
 
RECOMMENDATION: 
 
That Report D10-2025-006 entitled Consent Application D10/BRI be received; 
and 
 
Whereas the Township has reviewed the proposal to create new rural residential 
lot along Wellington Road 34 for the purpose of providing its comments to the 
approval authority, the County of Wellington Land Division Committee; and 
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Whereas the request for consent to convey includes a proposed severed vacant 
land of 0.41ha, 46 m of frontage, depth of 117 m; and the retained parcel being 
9.8 ha, 25 m of frontage on Wellington Road 34, with an existing dwelling and 
shed; and 
 
Therefore, that the Planning and Development Advisory Committee, in 
consultation with Township staff, recommend that the Township submit the 
following comments to the County Land Division Committee for consideration: 
 
That the Township of Puslinch Planning and Development Advisory Committee 
recommends approval of the application subject to the following conditions: 
 
1. That the Owner satisfy all the requirements of the Township of Puslinch, 
financial and otherwise (included but not limited to Taxes paid in full and Consent 
Review/Condition Clearance Fee and Safe Access Clearance Fee) which the 
Township of Puslinch may deem to be necessary at the time of issuance of the 
Certificate of Consent for the proper and orderly 
development of the subject land; and further, that the Township of Puslinch file 
with the Secretary-Treasurer of the Planning and Land Division Committee, a 
letter of clearance of this condition. 
 
2. That the Owner obtain zoning compliance for the proposed severed parcel and 
proposed retained parcel including and not limited to item 2.1 to be demonstrated 
to the satisfaction of the Township of Puslinch; and further that the Township file 
with the Secretary-Treasurer of the Planning and Land Division Committee a 
letter of clearance of this condition. 
 

2.1 Apply for, and receive approval of, a minor variance for the retained 
parcel for the reduced lot frontage. 

 
3. That any fees incurred by the Township of Puslinch for the review of this 
application will be the responsibility of the applicant; and further, that the 
Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee, a letter of clearance of this condition. 
 
4. That the applicant provides a predevelopment site plan to the satisfaction of 
the Township of Puslinch, denoting the existing (if applicable) and proposed 
driveway, buildings, well and on-site septic field locations to ensure the site will 
accommodate development of a single dwelling residence. Provide dimensions 
to illustrate compliance with setback requirements. 
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9.2. Zoning By-law Amendment Applications 

9.2.1 None 
 

9.3. Staff Reports 
9.3.1. PDAC Memo-2025-002 OCOA Conference  
 
RECOMMENDATION: 

That the Committee Memo 2025-002 entitled Ontario Association of Committees 
of Adjustment & Consent Authorities 2025 Conference, Collingwood Ontario be 
received for information; and,   
 
That the Committee direct staff to request a quote from the Township’s Planning 
Consultant to provide annual training on amendments to the Planning Act and 
related policies for the Committee’s consideration for the 2026 Budget process; 
and,   

 
That the Committee recommend that a future training session include 
information regarding the requirements of O. Reg. 200/96 Minor Variance 
Applications and the impacts of the recent changes by the Province to planning 
legislation or policy; and,   
 
That the Committee recommend that Council  continues to support member 
and/or staff attendance at OACOA conferences as this provides significant 
education opportunities.   
  

10. Correspondence 
10.1. None  

 
11. New Business 

 
12. Adjournment ≠  
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M I N U T E S 

 

DATE:   May 13, 2025 

MEETING: Following Committee of Adjustment 

 

The May 13, 2025 Planning and Development Advisory Committee Meeting was held on the 

above date and called to order at 7:18 p.m. via electronic participation and in-person at 7404 

Wellington Road 34, Puslinch.  

1. CALL THE MEETING TO ORDER 
 

2. ROLL CALL  

 
ATTENDANCE:   
 
PRESENT: 
Councilor John Sepulis, Chair 
Chris Pickard 
Paul Sadhra 
Kim McCarthy 
Amanda Knight 
 
ABSENT: 
None 
 
STAFF IN ATTENDANCE: 
Lynne Banks, Secretary/Treasurer 
Mehul Safiwala, Jr. Planner 
 

3. MOMENT OF REFLECTION 
 

4. CONFIRMATION OF THE AGENDA 

 

     Resolution No. 2025-014:                Moved by Committee Member Amanda Knight and 
                   Seconded by Committee Member Chris Pickard 
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That the Committee approves the May 13, 2025 PDAC Agenda as circulated. 

CARRIED 

5. DISCLOSURE OF CONFLICT OF INTEREST: 

     None 

6.    DELEGATIONS  

     None  
     

7. CONSENT AGENDA 

 

     7.1  Approval of the Minutes 
      April 8, 2025 
 
Resolution No. 2025-015:                Moved by Committee Member Amanda Knight and  

 Seconded by Committee Member Chris Pickard 

 
That the Planning and Development Advisory Committee approves the Minutes from the 
meeting held April 8, 2025. 

CARRIED  
 

8.  NOTICE OF PUBLIC MEETINGS/HEARINGS   
  None 
 

9. REPORTS   
     None 

    9.1. LAND DIVISION (Consents) 
    9.1.1  Severance Application B11-25 – (KUR) – Kuruvilla, Jacob – 4059 Sideroad 20 S,      
    Township of Puslinch ≠ 

Proposed severance is 56m fr x 150m = 0.84 hectares, existing agricultural use for 

proposed rural residential use. 
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Retained parcel is 29.4 hectares with 468m frontage, existing and proposed agricultural 

use with existing dwelling and barn. 

Resolution No. 2025-016:                 Moved by Committee Member Kim McCarthy and 

                                  Seconded by Committee Member Paul Sadhra 

That the Committee supports Severance Application B95-24 subject to the following 

condition(s): 

1. That the Owner satisfy all the requirements of the Township of Puslinch, 
financial and otherwise (included but not limited to Taxes paid in full and 
Consent Review/Condition Clearance Fee and Safe Access Clearance Fee) which 
the Township of Puslinch may deem to be necessary at the time of issuance of 
the Certificate of Consent for the proper and orderly development of the subject 
land; and further, that the Township of Puslinch file with the Secretary-Treasurer 
of the Planning and Land Division Committee, a letter of clearance of this 
condition. 
 

2. That the Owner obtain zoning compliance for the proposed severed parcel and 
proposed retained parcel including and not limited to item 2.1 to be 
demonstrated to the satisfaction of the Township of Puslinch; and further that 
the Township file with the Secretary-Treasurer of the Planning and Land Division 
Committee a letter of clearance of this condition. 

                              2.1 That the Owner demonstrates MDS I compliance for barn located at the  
                                    property municipally known as 4048 Sideroad 20 South; and further, that   
                                    the Township of Puslinch file with the Secretary-Treasurer of the Planning 
                                    and Land Division Committee, a letter of clearance of this condition. 
 

3. That any fees incurred by the Township of Puslinch for the review of this 
application will be the responsibility of the applicant; and further, that the 
Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee, a letter of clearance of this condition. 
 

4. That the Owner provides a predevelopment site plan to the satisfaction of the 
Township of Puslinch, denoting the existing (if applicable) and proposed 
driveway, buildings, well and on-site septic field locations to ensure the site will 
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accommodate development of a single dwelling residence. Provide dimensions 
to illustrate compliance with setback requirements. 

                CARRIED 

9.2 ZONING BY-LAW AMENDMENT APPLICATIONS         

  None 

9.3.  STAFF RESPORTS 

       9.3.1  PDAC-2025-001- Minor Variance Questionnaire 

 

     Resolution No. 2025-017               Moved by Committee Member Paul Sadhra and            
                             Seconded by Committee Member Kim McCarthy 
 

That Report PDAC-2025-001 – Minor Variance Questionnaire be received for information 
and that the Sub-Committee’s recommendations be provided to Council. 

CARRIED.  
   9.3.2  PDAC-2025-003 – Finance and Budget Training 
 

     Resolution No. 2025-018               Moved by Committee Member Paul Sadhra and            
                             Seconded by Committee Member Kim McCarthy 
 

That Reports CofA-2025-002 and  PDAC-2025-003 – Finance and Budget Training be received 
for information. 

CARRIED.  
10. CORRESPONDENCE   

None  
 

11. NEW BUSINESS    
      None 

 
12.  ADJOURNMENT  
 

       Resolution No. 2025-019              Moved by Committee Member Amanda Knight and            
                             Seconded by Committee Member Chris Pickard 
 
      That the Planning and Development Advisory Committee hereby adjourned at 7:46 p.m.   

CARRIED.  



REPORT D10-2025-003

TO: Planning and Development Advisory Committee Chair and Members of
Committee

PREPARED BY: Mehul Safiwala, Junior Planner

PRESENTED BY: Mehul Safiwala, Junior Planner

MEETING DATE: June 10th, 2025

SUBJECT: Consent Application D10/SCR (Scrivener)
4438 Watson Road South
Part of Lot 21 and 22, Concession 9
County File No. B16-25

RECOMMENDATION

That Report D10-2025-003 entitled Consent Application D10/SCR be received; and

Whereas the Township has reviewed the proposal to create a parcel for conservation use with
frontage on Watson Road South for the purpose of providing its comments to the approval
authority, the County of Wellington Land Division Committee; and

Whereas the request for consent to convey includes a proposed severed parcel of 38 ha, 74.01
m of frontage on Watson Road south and 599.26 m of frontage on Wellington Road 34, depth
of 809.18 m, of agricultural land; and the retained parcel being 8.2 ha, 378.5 m of frontage on
Watson Road south, with an existing dwelling, workshop and shed; and

Therefore, that the Planning and Development Advisory Committee, in consultation with
Township staff, recommend that the Township submit the following comments to the County
Land Division Committee for consideration:

That the Township of Puslinch Planning and Development Advisory Committee recommends
approval of the application subject to the following conditions:
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1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and
otherwise (included but not limited to Taxes paid in full and Consent Review/Condition
Clearance Fee and Safe Access Clearance Fee) which the Township of Puslinch may deem to be
necessary at the time of issuance of the Certificate of Consent for the proper and orderly
development of the subject land; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

2. That the Owner obtain zoning compliance for the proposed severed parcel and proposed
retained parcel be demonstrated to the satisfaction of the Township of Puslinch; and further
that the Township file with the Secretary-Treasurer of the Planning and Land Division
Committee a letter of clearance of this condition.

3. That any fees incurred by the Township of Puslinch for the review of this application will be
the responsibility of the applicant; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

Subject Property Map

Summary of Agency/Staff/Public Comments:

1. Township Planning comments:

Regulation & By-law
Section

Required
(retained
parcel)

Proposed
(retained
parcel)

Required
(severed
parcel)

Proposed
(severed
parcel)

Minimum Lot Area 4 ha 8.2 ha 4 ha 38 ha
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Minimum Lot
Frontage

120 m 378.5 m 120 m 599.26 m

Minimum Distance
Separation (MDS I)

N/A N/A N/A N/A

Zoning Compliance –
Permitted Uses

Existing -
Residential use

No change Permitted –
Conservation
use

Conservation
use

2. Conservation Authority: The Township did not receive comments by the report publication
deadline.
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3. County of Wellington Preliminary Planning comments: The Township did not receive
comments by the report publication deadline.

4. Safe Access: No new entrance is proposed.

5. Source Water comments: No concerns.

6. Building comments: No concerns.

7. By-law Enforcement comments: No comments or concerns at this time.

8. Fire Prevention comments: No concerns.

9. Public comments: No comments received by the report publication deadline.

Conclusion

In conclusion, Township planning staff recommend that the Committee support approval of the
application with conditions as noted. Staff trust that this report will be of assistance to the
Committee in their consideration of this matter and, providing comments to the County Land
Division Committee accordingly.

Engagement Opportunities

Planning and Development Advisory Committee Meeting
Public Comment Period
Township Active Planning Map

Resources

Township Zoning By-law - Puslinch.ca/government/by-laws/Zoning
Wellington Official Plan - Wellington.ca/planning-development/official-plan-land-use
Interactive Mapping - Wellington.ca/business-development/maps-guides

- Grandriver.ca/planning-development/map-your-property

Attachments

Schedule “A” Application
Schedule “B” Sketch
Schedule “C” Staff/Public/Agency Comments

https://puslinch.ca/wp-content/uploads/2025/04/Puslinch_ZBL_023-18_with_schedules_Full_Doc_April_2025.pdf
https://www.wellington.ca/media/file/wcop-july-2024pdf
https://experience.arcgis.com/experience/2c215613fd664fbb9128f70495d21d50
https://maps.grandriver.ca/web-gis/public/?theme=MYP&bbox=556395.483,4804039.9616,578137.199,4824192.891
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Respectfully submitted, Reviewed by:

Mehul Safiwala
Junior Planner

Justine Brotherston
Interim Municipal Clerk























Comments received to date

By-law/PW – no comments or concerns

Building – no building code concerns



From: Jacob Normore
Sent on: May 8, 2025 12:44:51 PM
To: Lynne Banks
Subject: RE: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
  

Hi Lynne,
 
By-law Enforcement has no comments or concerns at this time.
 
Sincerely,
 
 

Jacob Normore
By-law Enforcement Supervisor, C.P.S.O.   
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 215 Fax 519-736-5846 www.puslinch.ca
 
My hours may not match your working hours. If you received this email outside of
regular business hours, I do not expect an immediate response.

 
From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:jnormore@puslinch.ca
mailto:lbanks@puslinch.ca
https://us-west-2.protection.sophos.com/?d=puslinch.ca&u=aHR0cDovL3d3dy5wdXNsaW5jaC5jYQ==&i=NjY3NjQxZmZlNjE1MzgxZTM2ODdjMjc0&t=ZXdhQVhBc2t3alFKTE5nNDRvUmQxdGlKL3lmWW92cEs4S0gvVEFhdjY2bz0=&h=6c3350a6d1ac4031a646fcbab4385bbe&s=AVNPUEhUT0NFTkNSWVBUSVZPDX9bUGG9gTDxuYDQ1Bz7Hpc_UF0pPKKD_X3Voaa6aA
http://www.puslinch.ca/


From: Mike Fowler
Sent on: May 8, 2025 3:06:32 PM
To: Lynne Banks
Subject: RE: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
  

After review, Public works has no concerns or comment.
 
 

Mike Fowler
Director of Public Works, Parks and Facilities
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 220 Fax 519-736-5846 www.puslinch.ca
My hours may not match your working hours. If you received this email outside of regular
business hours, I do not expect an immediate response.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: Thursday, May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:mfowler@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


From: Andrew Hartholt
Sent on: May 13, 2025 10:40:13 AM
To: Lynne Banks
Subject: RE: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
  

I have no building code concerns with this application. 
 

Andrew Hartholt
Chief Building Official
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 229  www.puslinch.ca
 
My work hours may not match yours, and I do not expect you to respond outside your working hours.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B16-25 (Scrivener) - 4438 Watson Rd. S.
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:ahartholt@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


REPORT D10-2025-004

TO: Planning and Development Advisory Committee Chair and Members of
Committee

PREPARED BY: Mehul Safiwala, Junior Planner

PRESENTED BY: Mehul Safiwala, Junior Planner

MEETING DATE: June 10th, 2025

SUBJECT: Consent Application D10/CUM (Cummings)
Part of Lot 12 & 13, Concession 5
County File No. B17-25

RECOMMENDATION

That Report D10-2025-004 entitled Consent Application D10/CUM be received; and

Whereas the Township has reviewed the proposal to create new rural residential lot along
Pioneer Trail for the purpose of providing its comments to the approval authority, the County
of Wellington Land Division Committee; and

Whereas the request for consent to convey includes a proposed severed vacant land of 0.81
ha, 60 m of frontage, depth of 132.48 m and 137.78 m; and the retained parcel being 23.4 ha,
108.26 m of frontage on Pioneer Trail, Vacant land; and

Therefore, that the Planning and Development Advisory Committee, in consultation with
Township staff, recommend that the Township submit the following comments to the County
Land Division Committee for consideration:

That the Township of Puslinch Planning and Development Advisory Committee recommends
approval of the application subject to the following conditions:
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1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and
otherwise (included but not limited to Taxes paid in full and Consent Review/Condition
Clearance Fee and Safe Access Clearance Fee) which the Township of Puslinch may deem to be
necessary at the time of issuance of the Certificate of Consent for the proper and orderly
development of the subject land; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

2. That the Owner obtain zoning compliance for the proposed severed parcel and proposed
retained parcel including and not limited to item 2.1 to be demonstrated to the satisfaction of
the Township of Puslinch; and further that the Township file with the Secretary-Treasurer of
the Planning and Land Division Committee a letter of clearance of this condition.

2.1 Apply for, and receive approval of, a minor variance for the retained parcel for the
reduced lot frontage.

3. That any fees incurred by the Township of Puslinch for the review of this application will be
the responsibility of the applicant; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

4. That the applicant provides a predevelopment site plan to the satisfaction of the Township
of Puslinch, denoting the existing (if applicable) and proposed driveway, buildings, well and on-
site septic field locations to ensure the site will accommodate development of a single dwelling
residence. Provide dimensions to illustrate compliance with setback requirements.

Subject Property Map
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Summary of Agency/Staff/Public Comments:

1. Township Planning comments:

Regulation & By-law
Section

Required
(retained
parcel)

Proposed
(retained
parcel)

Required
(severed
parcel)

Proposed
(severed
parcel)

Minimum Lot Area 4 ha 23.4 ha 0.4 ha 0.81 ha
Minimum Lot
Frontage

120 m 108.26 m 25 m 56 m

Minimum Distance
Separation (MDS I)

N/A N/A N/A N/A

Zoning Compliance –
Permitted Uses

Vacant Land Single
Detached
Dwelling

Permitted –
Single family
dwelling

Single
Detached
Dwelling
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2. Conservation Authority: The Township did not receive comments by the report publication
deadline.

3. County of Wellington Preliminary Planning comments: The Township did not receive
comments by the report publication deadline.

4. Safe Access: The Director of Public Works, Parks and Facilities has determined safe access can
be achieved for the property.

5. Source Water comments: No concerns.

6. Building comments: No concerns.

7. By-law Enforcement comments: No comments or concerns at this time.

8. Fire Prevention comments: No concerns.

9. Public comments: No comments received by the report publication deadline.

Conclusion

In conclusion, Township planning staff recommend that the Committee support approval of the
application with conditions as noted. Staff trust that this report will be of assistance to the
Committee in their consideration of this matter and, providing comments to the County Land
Division Committee accordingly.

Engagement Opportunities

Planning and Development Advisory Committee Meeting
Public Comment Period
Township Active Planning Map

Resources

Township Zoning By-law - Puslinch.ca/government/by-laws/Zoning
Wellington Official Plan - Wellington.ca/planning-development/official-plan-land-use
Interactive Mapping - Wellington.ca/business-development/maps-guides

- Grandriver.ca/planning-development/map-your-property

https://puslinch.ca/wp-content/uploads/2025/04/Puslinch_ZBL_023-18_with_schedules_Full_Doc_April_2025.pdf
https://www.wellington.ca/media/file/wcop-july-2024pdf
https://experience.arcgis.com/experience/2c215613fd664fbb9128f70495d21d50
https://maps.grandriver.ca/web-gis/public/?theme=MYP&bbox=556395.483,4804039.9616,578137.199,4824192.891
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Attachments

Schedule “A” Application
Schedule “B” Sketch
Schedule “C” Staff/Public/Agency Comments

Respectfully submitted, Reviewed by:

Mehul Safiwala
Junior Planner

Justine Brotherston
Interim Municipal Clerk

































Comments received to date

By-law/PW/Building – no comments or concerns



From: Jacob Normore
Sent on: May 8, 2025 12:44:59 PM
To: Lynne Banks
Subject: RE: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
  

Hi Lynne,
 
By-law Enforcement has no comments or concerns at this time.
 
Sincerely,
 
 

Jacob Normore
By-law Enforcement Supervisor, C.P.S.O.   
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 215 Fax 519-736-5846 www.puslinch.ca
 
My hours may not match your working hours. If you received this email outside of
regular business hours, I do not expect an immediate response.

 
From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:jnormore@puslinch.ca
mailto:lbanks@puslinch.ca
https://us-west-2.protection.sophos.com/?d=puslinch.ca&u=aHR0cDovL3d3dy5wdXNsaW5jaC5jYQ==&i=NjY3NjQxZmZlNjE1MzgxZTM2ODdjMjc0&t=ZXdhQVhBc2t3alFKTE5nNDRvUmQxdGlKL3lmWW92cEs4S0gvVEFhdjY2bz0=&h=6c3350a6d1ac4031a646fcbab4385bbe&s=AVNPUEhUT0NFTkNSWVBUSVZPDX9bUGG9gTDxuYDQ1Bz7Hpc_UF0pPKKD_X3Voaa6aA
http://www.puslinch.ca/


From: Andrew Hartholt
Sent on: May 13, 2025 1:25:03 PM
To: Lynne Banks
Subject: RE: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
  

I have no building code concerns with this application. 
 

Andrew Hartholt
Chief Building Official
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 229  www.puslinch.ca
 
My work hours may not match yours, and I do not expect you to respond outside your working hours.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:ahartholt@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


From: Mike Fowler
Sent on: May 8, 2025 3:05:29 PM
To: Lynne Banks
Subject: RE: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
  

After review, Public works has no concerns or comments.
 
 

Mike Fowler
Director of Public Works, Parks and Facilities
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 220 Fax 519-736-5846 www.puslinch.ca
My hours may not match your working hours. If you received this email outside of regular
business hours, I do not expect an immediate response.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: Thursday, May 8, 2025 12:24 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B17-25 (Cummings) - Concession 5 Rear Pt. Lt. 12 & 13
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:mfowler@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


REPORT D10-2025-005

TO: Planning and Development Advisory Committee Chair and Members of
Committee

PREPARED BY: Mehul Safiwala, Junior Planner

PRESENTED BY: Mehul Safiwala, Junior Planner

MEETING DATE: June 10th, 2025

SUBJECT: Consent Application D10/WHI (White Wolf)
85, 95, and 101 Brock Road South
County File No. B19-25

RECOMMENDATION

That Report D10-2025-005 entitled Consent Application D10/WHI be received; and

Whereas the Township has reviewed the proposal to create a rural residential lot along Brock
Road South for the purpose of providing its comments to the approval authority, the County
of Wellington Land Division Committee; and

Whereas the request for consent to convey includes a proposed severed lot with an existing
dwelling of 4.6 ha, with 196 m of frontage; and the retained parcel being 41.6 ha, 45 m of
frontage on roundabout of Brock Road South and Gilmour Road, with an industrial building;
and

Therefore, that the Planning and Development Advisory Committee, in consultation with
Township staff, recommend that the Township submit the following comments to the County
Land Division Committee for consideration:

That the Township of Puslinch Planning and Development Advisory Committee recommends
approval of the application subject to the following conditions:
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1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and
otherwise (included but not limited to Taxes paid in full and Consent Review/Condition
Clearance Fee and Safe Access Clearance Fee) which the Township of Puslinch may deem to be
necessary at the time of issuance of the Certificate of Consent for the proper and orderly
development of the subject land; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

2. That the Owner obtain zoning compliance for the proposed severed parcel and proposed
retained parcel be demonstrated to the satisfaction of the Township of Puslinch; and further
that the Township file with the Secretary-Treasurer of the Planning and Land Division
Committee a letter of clearance of this condition.

3. That any fees incurred by the Township of Puslinch for the review of this application will be
the responsibility of the applicant; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

4. That the applicant provides a predevelopment site plan to the satisfaction of the Township
of Puslinch, denoting the existing (if applicable) and proposed driveway, buildings, well and on-
site septic field locations to ensure the site will accommodate development of a single dwelling
residence. Provide dimensions to illustrate compliance with setback requirements.

5. That the owner provide documentation that the four existing monitoring wells on the
severed property have been included in a monitoring program or provide documentation that
they have been decommissioned according to O.Reg 903 standards, to the satisfaction of the
Township Risk Management Official.
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Subject Property Map

Summary of Agency/Staff/Public Comments:

1. Township Planning comments:

Regulation & By-law
Section

Required
(retained
parcel)

Proposed
(retained
parcel)

Required
(severed
parcel)

Proposed
(severed
parcel)

Minimum Lot Area 0.4 ha 41.6 ha 4 ha 4.6 ha
Minimum Lot
Frontage

30 m 45 m 120 m 196 m

Minimum Distance
Separation (MDS I)

N/A N/A N/A N/A

Zoning Compliance –
Permitted Uses

Existing –
Industrial use

No change Existing –
Residential
use

No Change
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2. Conservation Authority: The Township did not received comments by the report publication
deadline.

3. County of Wellington Preliminary Planning comments: The Township did not received
comments by the report publication deadline.

4. Safe Access: No new driveway is proposed, and the County of Wellington is the road authority
for Brock Road South

5. Source Water comments: That the owner provide documentation that the four existing
monitoring wells on the severed property have been included in a monitoring program or
provide documentation that they have been decommissioned according to O.Reg 903
standards, to the satisfaction of the Township Risk Management Official.



REPORT NO. D10-2025-005
Page 5 of 5

5

6. Building comments: No concerns.

7. By-law Enforcement comments: No comments or concerns at this time.

8. Fire Prevention comments: No concerns.

9. Public comments: No comments received by the report publication deadline.

Conclusion

In conclusion, Township planning staff recommend that the Committee support approval of the
application with conditions as noted. Staff trust that this report will be of assistance to the
Committee in their consideration of this matter and, providing comments to the County Land
Division Committee accordingly.

Engagement Opportunities

Planning and Development Advisory Committee Meeting
Public Comment Period
Township Active Planning Map

Resources

Township Zoning By-law - Puslinch.ca/government/by-laws/Zoning
Wellington Official Plan - Wellington.ca/planning-development/official-plan-land-use
Interactive Mapping - Wellington.ca/business-development/maps-guides

- Grandriver.ca/planning-development/map-your-property
Attachments

Schedule “A” Application
Schedule “B” Sketch
Schedule “C” Staff/Public/Agency Comments

Respectfully submitted, Reviewed by:

Mehul Safiwala
Junior Planner

Justine Brotherston
Interim Municipal Clerk

https://puslinch.ca/wp-content/uploads/2025/04/Puslinch_ZBL_023-18_with_schedules_Full_Doc_April_2025.pdf
https://www.wellington.ca/media/file/wcop-july-2024pdf
https://experience.arcgis.com/experience/2c215613fd664fbb9128f70495d21d50
https://maps.grandriver.ca/web-gis/public/?theme=MYP&bbox=556395.483,4804039.9616,578137.199,4824192.891




























Comments received to date

By-law/PW/Building – no comments or concerns



From: Andrew Hartholt
Sent on: May 26, 2025 1:01:58 PM
To: Lynne Banks
Subject: RE: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
  

Lynne,
 
I have no concerns from a building code perspective on the proposed severance.
 

Andrew Hartholt
Chief Building Official
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 229  www.puslinch.ca
 
My work hours may not match yours, and I do not expect you to respond outside your working hours.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:ahartholt@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


From: Jacob Normore
Sent on: May 8, 2025 12:44:43 PM
To: Lynne Banks
Subject: RE: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
  

Hi Lynne,
 
By-law Enforcement has no comments or concerns at this time.
 
Sincerely,
 
 

Jacob Normore
By-law Enforcement Supervisor, C.P.S.O.   
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 215 Fax 519-736-5846 www.puslinch.ca
 
My hours may not match your working hours. If you received this email outside of
regular business hours, I do not expect an immediate response.

 
From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:jnormore@puslinch.ca
mailto:lbanks@puslinch.ca
https://us-west-2.protection.sophos.com/?d=puslinch.ca&u=aHR0cDovL3d3dy5wdXNsaW5jaC5jYQ==&i=NjY3NjQxZmZlNjE1MzgxZTM2ODdjMjc0&t=ZXdhQVhBc2t3alFKTE5nNDRvUmQxdGlKL3lmWW92cEs4S0gvVEFhdjY2bz0=&h=6c3350a6d1ac4031a646fcbab4385bbe&s=AVNPUEhUT0NFTkNSWVBUSVZPDX9bUGG9gTDxuYDQ1Bz7Hpc_UF0pPKKD_X3Voaa6aA
http://www.puslinch.ca/


From: Mike Fowler
Sent on: May 8, 2025 3:10:33 PM
To: Lynne Banks
Subject: RE: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
  

After review, Public works has no concerns or comment.
 
 

Mike Fowler
Director of Public Works, Parks and Facilities
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 220 Fax 519-736-5846 www.puslinch.ca
My hours may not match your working hours. If you received this email outside of regular
business hours, I do not expect an immediate response.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: Thursday, May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B19-25 - White Wolf Property Management Inc. - 85, 95, 101 Brock Rd. S
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:mfowler@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/








REPORT D10-2025-006

TO: Planning and Development Advisory Committee Chair and Members of
Committee

PREPARED BY: Mehul Safiwala, Junior Planner

PRESENTED BY: Mehul Safiwala, Junior Planner

MEETING DATE: June 10th, 2025

SUBJECT: Consent Application D10/BRI (Bridgeman)
6848 Wellington Road 34
Part of Lot 14, Concession 3
County File No. B20-25

RECOMMENDATION

That Report D10-2025-006 entitled Consent Application D10/BRI be received; and

Whereas the Township has reviewed the proposal to create new rural residential lot along
Wellington Road 34 for the purpose of providing its comments to the approval authority, the
County of Wellington Land Division Committee; and

Whereas the request for consent to convey includes a proposed severed vacant land of 0.41
ha, 46 m of frontage, depth of 117 m; and the retained parcel being 9.8 ha, 25 m of frontage
on Wellington Road 34, with an existing dwelling and shed; and

Therefore, that the Planning and Development Advisory Committee, in consultation with
Township staff, recommend that the Township submit the following comments to the County
Land Division Committee for consideration:

That the Township of Puslinch Planning and Development Advisory Committee recommends
approval of the application subject to the following conditions:
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1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and
otherwise (included but not limited to Taxes paid in full and Consent Review/Condition
Clearance Fee and Safe Access Clearance Fee) which the Township of Puslinch may deem to be
necessary at the time of issuance of the Certificate of Consent for the proper and orderly
development of the subject land; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

2. That the Owner obtain zoning compliance for the proposed severed parcel and proposed
retained parcel including and not limited to item 2.1 to be demonstrated to the satisfaction of
the Township of Puslinch; and further that the Township file with the Secretary-Treasurer of
the Planning and Land Division Committee a letter of clearance of this condition.

2.1 Apply for, and receive approval of, a minor variance for the retained parcel for the
reduced lot frontage.

3. That any fees incurred by the Township of Puslinch for the review of this application will be
the responsibility of the applicant; and further, that the Township of Puslinch file with the
Secretary-Treasurer of the Planning and Land Division Committee, a letter of clearance of this
condition.

4. That the applicant provides a predevelopment site plan to the satisfaction of the Township
of Puslinch, denoting the existing (if applicable) and proposed driveway, buildings, well and on-
site septic field locations to ensure the site will accommodate development of a single dwelling
residence. Provide dimensions to illustrate compliance with setback requirements.

Subject Property Map
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Summary of Agency/Staff/Public Comments:

1. Township Planning comments:

Regulation & By-law
Section

Required
(retained
parcel)

Proposed
(retained
parcel)

Required
(severed
parcel)

Proposed
(severed
parcel)

Minimum Lot Area 4 ha 9.8 ha 0.4 ha 0.41 ha
Minimum Lot
Frontage

120 m 25 m 25 m 46 m

Minimum Distance
Separation (MDS I)

N/A N/A 257 m 276 m

Zoning Compliance –
Permitted Uses

Existing - Single
family dwelling

No change Permitted –
Single family
dwelling

Single
Detached
Dwelling

2. Conservation Authority: The Township did not received comments by the report publication
deadline.
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3. County of Wellington Preliminary Planning comments: The Township did not received
comments by the report publication deadline.

4. Safe Access: Staff note that the proposed residential lot is located along Wellington Rd 34
under the jurisdiction of the County of Wellington.

5. Source Water comments: No concerns.

6. Building comments: No concerns.

7. By-law Enforcement comments: No comments or concerns at this time.

8. Fire Prevention comments: No concerns.

9. Public comments: No comments received by the report publication deadline.

Conclusion

In conclusion, Township planning staff recommend that the Committee support approval of the
application with conditions as noted. Staff trust that this report will be of assistance to the
Committee in their consideration of this matter and, providing comments to the County Land
Division Committee accordingly.

Engagement Opportunities

Planning and Development Advisory Committee Meeting
Public Comment Period
Township Active Planning Map

Resources

Township Zoning By-law - Puslinch.ca/government/by-laws/Zoning
Wellington Official Plan - Wellington.ca/planning-development/official-plan-land-use
Interactive Mapping - Wellington.ca/business-development/maps-guides

- Grandriver.ca/planning-development/map-your-property

https://puslinch.ca/wp-content/uploads/2025/04/Puslinch_ZBL_023-18_with_schedules_Full_Doc_April_2025.pdf
https://www.wellington.ca/media/file/wcop-july-2024pdf
https://experience.arcgis.com/experience/2c215613fd664fbb9128f70495d21d50
https://maps.grandriver.ca/web-gis/public/?theme=MYP&bbox=556395.483,4804039.9616,578137.199,4824192.891
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Attachments

Schedule “A” Application
Schedule “B” Sketch
Schedule “C” Staff/Public/Agency Comments

Respectfully submitted, Reviewed by:

Mehul Safiwala
Junior Planner

Justine Brotherston
Interim Municipal Clerk







































Comments received to date

By-law/PW/Building– no comments or concerns



From: Andrew Hartholt
Sent on: May 12, 2025 4:26:25 PM
To: Lynne Banks
Subject: RE: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
  

I have no building code concerns with this application. 
 

Andrew Hartholt
Chief Building Official
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 229  www.puslinch.ca
 
My work hours may not match yours, and I do not expect you to respond outside your working hours.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:ahartholt@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


From: Jacob Normore
Sent on: May 8, 2025 12:44:21 PM
To: Lynne Banks
Subject: RE: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
  

Hi Lynne,
 
By-law Enforcement has no comments or concerns at this time.
 
Sincerely,
 

Jacob Normore
By-law Enforcement Supervisor, C.P.S.O.   
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 215 Fax 519-736-5846 www.puslinch.ca
 
My hours may not match your working hours. If you received this email outside of
regular business hours, I do not expect an immediate response.

From: Lynne Banks <lbanks@puslinch.ca>
Sent: May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:jnormore@puslinch.ca
mailto:lbanks@puslinch.ca
https://us-west-2.protection.sophos.com/?d=puslinch.ca&u=aHR0cDovL3d3dy5wdXNsaW5jaC5jYQ==&i=NjY3NjQxZmZlNjE1MzgxZTM2ODdjMjc0&t=ZXdhQVhBc2t3alFKTE5nNDRvUmQxdGlKL3lmWW92cEs4S0gvVEFhdjY2bz0=&h=6c3350a6d1ac4031a646fcbab4385bbe&s=AVNPUEhUT0NFTkNSWVBUSVZPDX9bUGG9gTDxuYDQ1Bz7Hpc_UF0pPKKD_X3Voaa6aA
http://www.puslinch.ca/


From: Mike Fowler
Sent on: May 8, 2025 3:11:44 PM
To: Lynne Banks
Subject: RE: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
  

After review, Public works has no concerns or comments.
 
 

Mike Fowler
Director of Public Works, Parks and Facilities
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 220 Fax 519-736-5846 www.puslinch.ca
My hours may not match your working hours. If you received this email outside of regular
business hours, I do not expect an immediate response.
 

From: Lynne Banks <lbanks@puslinch.ca>
Sent: Thursday, May 8, 2025 12:23 PM
To: Andrew Hartholt <ahartholt@puslinch.ca>; Jacob Normore <jnormore@puslinch.ca>; Mike Fowler <mfowler@puslinch.ca>; Jamie
MacNeil <jmacneil@puslinch.ca>; Mehul Safiwala <msafiwala@puslinch.ca>
Cc: Justine Brotherston <jbrotherston@puslinch.ca>; Planning <planning@puslinch.ca>
Subject: Consent Application B20-25 (Bridgeman) - 6848 Wellington Rd. 34
 
Attached please find a consent application with supporting documents for the above property for your review and
comment.  Please provide comments by May 26, 2025.
 
Thanks –
 
Lynne
 
 

Lynne Banks
Development and Legislative Coordinator
Township of Puslinch
7404 Wellington Rd 34, Puslinch ON N0B 2J0
519-763-1226 ext. 226 Fax 519-736-5846 www.puslinch.ca
 

mailto:mfowler@puslinch.ca
mailto:lbanks@puslinch.ca
http://www.puslinch.ca/
http://www.puslinch.ca/


COMMITTEE MEMO PDAC 2025-002 

 

TO: Planning and Development Advisory Committee Chair and Members of              

Committee  

 

FROM:   Chris Pickard  

Member, Committee of Adjustment 

    

MEETING DATE: June 10, 2025   

 

SUBJECT: Ontario Association of Committees of Adjustment & Consent Authorities 
2025 Conference, Collingwood Ontario   

  

 

RECOMMENDATIONS 
 
That the Committee Memo 2025-002 entitled Ontario Association of Committees of 
Adjustment & Consent Authorities 2025 Conference, Collingwood Ontario be received for 
information; and,  
 
That the Committee direct staff to request a quote from the Township’s Planning Consultant to 
provide annual training on amendments to the Planning Act and related policies for the 
Committee’s consideration for the 2026 Budget process; and,  
 
That the Committee recommend that a future training session include information regarding 
the requirements of O. Reg. 200/96 Minor Variance Applications and the impacts of the recent 
changes by the Province to planning legislation or policy; and,  
 
That the Committee recommend that Council  continues to support member and/or staff 
attendance at OACOA conferences as this provides significant education opportunities.   
 
Purpose 
The purpose of this memo is to provide the Committee with a report on the Ontario Association 

of Committees of Adjustment & Consent Authorities Annual Conference workshop sessions 

Committee Members  attended on behalf of the Committee on Tuesday May 13, 2025; this was 

day 2 of the conference.  

Report 

The conference was fully booked, and attendance was from across Ontario, and included 

planning staff as well as Committee members.  Presenters included lawyers, planners and 
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Committee members.  There were four blocks of presentations through the day, with each 

block having three concurrent workshops; attendees could attend any one of the 45 minute 

long workshops. 

 

Presenters noted the Province had just announced changes to legislation or planning policy and 

recognized that those changes may affect the Committees’ work, but did not have enough 

information or time to reference those impacts in the presented material. 

 

The following 4 sessions were attended:  

1. “Four Tests” vs. “Red Herrings”; the digital slide deck for this session is attached; 

2. Navigating Section 53: A Guide to the Consent Process; there was no slide deck provided 

for this session; 

3. It’s a Committee of Adjustment not a Committee of Approval: Navigating through 

Difficult Hearings; the digital slide deck for this session is attached; 

4. City of Hamilton’s Reimagining Neighbourhoods Project and Other Housing Supportive 

Initiatives; the digital slide deck for this session is attached. 

 

“Four Tests” vs. “Red Herrings” 

The focus of the workshop was on Section 45.1 of the Planning Act.  They first dealt with the 4 

tests aspect of the minor variance process. 

The presenter noted that the law says a CofA “…shall authorize a minor variance under 

subsection (1) only if, in addition to satisfying the requirements of that subsection, the minor 

variance conforms with: 

(a) the prescribed criteria, if any; and 

(b) the criteria established by the local municipality by by-law, if any.   

 

It was the Committee Members’ understanding that  the minor variance must be granted 

where the application meets the 4 tests in the Act and municipal criteria.  If the application fails 

on one test, the application must be denied. 

 

Further, all decisions must comply with Ontario’s policy statements and provincial plans. 

 

Test 1: Is it minor?  The presenter noted that this is not a mathematical concept, but based on 

whether or not there is undue adverse impact…the effects of privacy, shadows, etc.  Further, if 

the application is for multiple variances for a property, the cumulative impact needs to be 

considered in the decision-making process.  He emphasized that the variance is to as-of-right 

development and must not be based on the personalities involved. 
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Additionally, the presenter noted that the decision on an application must consider the 

cumulative effect of all minor variances over time.  That is, sequential minor variances over the 

course of years may, in aggregate, not be minor in effect and the most recent application would 

be denied. 

 

Test 2: Is it desirable?  The presenter indicated that this is from a public interest perspective; 

consider compatibility of the proposed variance with the context. 

 

Tests 3 and 4: Does it maintain the Zoning By-law and the Official Plan?  The presenter indicated 

that the application must meet both documents.  Failure to meet either document results in 

the application failing. 

 

Refer to slide 6 of 26: The presenter made the point that Ontario planning tribunals have issued 

decisions that are intended as guidance only and not additional tests.  He noted that those 

seeking relief from hardship, such as building too close to a property line may not warrant a 

minor variance on a ‘mercy basis’, as the hardship is self imposed – the minor variance must be 

considered on the criteria only. 

 

Refer to slide 7 of 26: the presenter made the point that Ontario has other aspects that may 

warrant consideration in a minor variance decision, but that these should be seen as guidance 

and context only. 

 

The presenter then discussed the ‘red herring’ aspect; ‘red herring’ means a distraction and can 

be intentional or unintentional on the part of the applicant or others.   

 

Discussions on red herring 1 emphasized that decisions cannot consider non-planning 

influences.  Discussions on red herring 2 indicated that a new use is potentially permitted as 

part of a minor variance process but not where the use is prohibited explicitly – that should be 

a zone change application.  Discussions on red herring 3 suggest that repeated applications for 

essentially the same objectives, but with only minor wording changes is an abuse of process, 

and not necessarily a red herring.  In the red herring 4 discussion he noted compliance is 

required with O. Reg. 200/96 Minor Variance Applications (O. Reg. 200/96 MINOR VARIANCE 

APPLICATIONS | ontario.ca) where the reasons the applicant cannot meet the by-law must be 

in the application; the reasons must be provided and the applicant cannot omit that 

information.  Red herring 5 deals with legal non-conforming applications, and the 4 tests do not 

apply; the decision is based on ‘good planning’.  In red herring 6, the presenter emphasized that 

the conditions imposed in a variance decision must relate to planning issues connected to the 

variance, that there can be time limited conditions, and conditions must be ‘advisable’. 

https://www.ontario.ca/laws/regulation/960200
https://www.ontario.ca/laws/regulation/960200
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Recommendation: it may be worthwhile to educate Committee members on the requirements 

of O. Reg. 200/96 as it relates to the Committee’s work. 

 

Navigating Section 53: A Guide to the Consent Process 

There is no slide deck for this workshop.  The presenters refer to O. Reg 197/96. 

Discussions included: 

1. Preconsultations: one municipality charges $250 which is applied to the application fee 

if the application is submitted within 12 months.  Preconsultation is encouraged even 

where not required by legislation. 

2. There was discussion of inadvertent mergers of formerly severed abutting properties.  

Some municipalities use their Official Plan to address the issue, while others find other 

ways to correct the problems arising.  ‘Correction of Conveyance’ under the Planning 

Act was discussed as the best approach, but other attendees have used other 

approaches.  Presenters noted that there are efforts underway to ask the Province to 

change the legislation to avoid the issues with inadvertent mergers of formerly severed 

properties. 

3. There are diverse approaches to handling severance applications; some municipalities 

allow multiple severances in one application for serviced land while others require 

separate applications. 

 

It’s a Committee of Adjustment not a Committee of Approval: Navigating through Difficult 

Hearings 

The slide deck contains the majority of the content, and the added notes are consequently 

limited.  The presenter, the Chair of Guelph’s Committee of Adjustment, added to the 

presented material by noting that his Committee has, on occasion, deferred matters to allow 

applicants and objectors to meet to try and determine mutually acceptable resolutions to 

contentious items. 

 

City of Hamilton’s Reimagining Neighbourhoods Project and Other Housing Supportive 

Initiatives 

This presentation was one of the last workshops on Day 2, and those last workshops were 

generally concerning larger planning matters, rather than C of A concerns.  The presentation 

outlined the City’s approach to residential intensification; as this has little impact on this 

Committee’s work, there are no comments to provide. 

 

Attachments – Schedule “A” – Presentations  



"FOUR TESTS" VS. "RED HERRINGS"
Leo F. Longo
Partner, Aird & Berlis LLP

Ian Clendening, MPl. RPP.
Senior Planner & Deputy Secretary-Treasurer, City of Kingston  
OACA Director 

 Schedule "A"



PART 1 – “FOUR 
TESTS”

Presentation by: 
Ian Clendening

Overview: 
Statutory Framework

Provincial Interest

Elements of the Four Test

Policy Statements & Provincial Plans

Tying it all Together



STATUTORY 
FRAMEWORK

Powers of committee

45 (1) The committee of adjustment, upon the application of the 
owner of any land, building or structure affected by any by-law 
that is passed under section 34 or 38, or a predecessor of such 
sections, or any person authorized in writing by the owner, may, 
despite any other Act, authorize such minor variance from the 
provisions of the by-law, in respect of the land, building or 
structure or the use thereof, as in its opinion is desirable for the 
appropriate development or use of the land, building or 
structure, if in the opinion of the committee the general intent 
and purpose of the by-law and of the official plan, if any, are 
maintained. R.S.O. 1990, c. P.13, s. 45 (1); 2006, c. 23, 
s. 18 (1); 2009, c. 33, Sched. 21, s. 10 (11).



STATUTORY 
FRAMEWORK

Powers of committee

45 (1) The committee of adjustment may authorize such minor 
variance, as in its opinion is desirable for the appropriate 
development or use of the land, building or structure, if the 
general intent and purpose of the by-law and of the official plan, 
are maintained.



MAY/SHALL 
AUTHORIZE

Powers of committee

45 (1) The committee of adjustment may authorize such minor 
variance, as in its opinion is desirable for the appropriate 
development or use of the land, building or structure, if the 
general intent and purpose of the by-law and of the official plan, 
are maintained.

Criteria
45 (1.0.1) The committee of adjustment shall authorize a minor 
variance under subsection (1) only if, in addition to satisfying the 
requirements of that subsection, the minor variance conforms 
with,

(a)  the prescribed criteria, if any; and
(b)  the criteria established by the local municipality by by-law, if 
any. 2015, c. 26, s. 29 (1).



MAY/SHALL 
AUTHORIZE

Sokolski v. Toronto (City) Committee of Adjustment [2004] O.M.B.D No. 
110845
Following factors are viewed only as an aid to determining whether or not 
the variance is desirable and minor and not as either additional tests or 
as a substitute to the four tests: 

1. A hardship based upon unusual conditions in the size, shape, 
topography, or orientation of the property.

2. The unusual conditions which may be peculiar to the property 
in question or to not more than a few properties in the zoning 
district. 

3. The hardship must be on the property itself. 

4. The hardship must not have been self-created.

5. A literal application of the regulations would deprive the owner 
of a reasonable use of the property.



MATTERS OF 
PROVINCIAL 
INTEREST

Provincial interest

2 The Minister, the council of a municipality, a local board, a planning 
board and the Tribunal, in carrying out their responsibilities under this Act, 
shall have regard to, among other matters, matters of provincial interest 
such as,

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

(b)  the protection of the agricultural resources of the Province; [. . .]

(h)  the orderly development of safe and healthy communities;

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

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

(k)  the adequate provision of employment opportunities; [. . .]

(p)  the appropriate location of growth and development;

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

(r)  the promotion of built form that,

(i)  is well-designed,

(ii)  encourages a sense of place, and

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



TEST 1:
‘MINOR’ IN 
NATURE

Powers of committee

45 (1) The committee of adjustment may authorize such minor 
variance, as in its opinion is desirable for the appropriate 
development or use of the land, building or structure, if the general 
intent and purpose of the by-law and of the official plan, are 
maintained.



TEST 2: 
DESIRABLE & 
APPROPRIATE

Powers of committee

45 (1) The committee of adjustment may authorize such minor 
variance, as in its opinion is desirable for the appropriate 
development or use of the land, building or structure, if the 
general intent and purpose of the by-law and of the official plan, 
are maintained.



TEST 3 & 4: 
MAINTAIN THE 
INTENT & 
PURPOSE:

  - ZONING BY-LAW

  - OFFICIAL PLAN

Powers of committee

45 (1) The committee of adjustment may authorize such minor 
variance, as in its opinion is desirable for the appropriate 
development or use of the land, building or structure, if the 
general intent and purpose of the by-law and of the official 

plan, are maintained.

Official Plan (Land Use Designations)

Zoning By-law (Zones)



ADDITIONAL 
CONTEXT:

   - SUCCESSIVE
     APPLICATIONS

   - ENFORCEMENT      
     INITIATED 
     APPLICATIONS

[. . . ]not whether the incremental changes from the previously-
approved variances meet the statutory tests but whether the 
variances, individually and collectively, meet the tests in s. 45(1)



ALL DECISIONS
Policy statements and provincial plans

3 (5) A decision of the council of a municipality, a local board, a 
planning board, a minister of the Crown and a ministry, board, 
commission or agency of the government, including the 
Tribunal, in respect of the exercise of any authority that affects a 
planning matter,

(a)  subject to a regulation made under subsection (6.1), shall be 
consistent with the policy statements issued under subsection 
(1) that are in effect on the date of the decision; and

(b)  shall conform with the provincial plans that are in effect on 
that date, or shall not conflict with them, as the case may 
be. 2006, c. 23, s. 5; 2017, c. 23, Sched. 5, s. 80; 2023, c. 10, 
Sched. 6, s. 2 (1).



ALL DECISIONS
Policy statements and provincial plans

3 (5) A decision in respect a planning matter,

(a)  shall be consistent with the policy statements in effect on 
the date of the decision; and

(b)  shall conform with the provincial plans that are in effect 
on that date, or shall not conflict with them.



TYING IT ALL TOGETHER

Official Plan (Land se Designations)

Zoning B-law (Zones)



Part 2 – “Red Herrings” Table of Contents
The Term “Red Herring”

Red Herring #1 – Unrelated Neighbourhood Complaints / Grievances

Red Herring #2 – “New” Use?

Red Herring #3 - Abuse of Process?

Red Herring #4 - Hardship?

Red Herring #5 - The Four Tests?

Red Herring #6 - Imposition of Conditions



The Term “Red Herring”
• “A red herring is something that misleads or distracts from a relevant or important question.

• The term was popularized in 1807 by English polemicist William Cobbett, who told a story of 
having used a strong-smelling smoked fish to divert and distract hounds from chasing a rabbit.

• According to the Oxford English Dictionary, a red herring may be intentional or unintentional; it 
is not necessarily a conscious intent to mislead.” Red herring - Wikipedia

• So…what is an irrelevant consideration? What matters/submissions should Committee 
Members ignore/give no weight to?

2

https://en.wikipedia.org/wiki/Polemic
https://en.wikipedia.org/wiki/William_Cobbett
https://en.wikipedia.org/wiki/Kipper
https://en.wikipedia.org/wiki/Oxford_English_Dictionary
https://en.wikipedia.org/wiki/Red_herring


Red Herring #1 – Unrelated Neighbourhood Complaints  
• Numerous examples of unrelated neighbourhood complaints/grievances

• 1) Applicant a “bad neighbour” – “Undeserving” 

• 2) Noise

• 3) Litter

• 4) Other Property Standards violations

• 5) Property value diminishment 

3



Red Herring #2 – “New” Use?
• Can the Committee permit a “new” use?

• Fred Doucette Holdings Ltd. v. Waterloo (City) (1997), 32 O.R. (3d) 502 (Div. Ct.), leave to 
appeal refused (C.A.) – Yes – if the proposed use is minor in light of the zoning by-law and 
other ss. 45(1) factors.

• Canadian National Rail v. Canada Square Development Co. (2001), 41 O.M.B.R. 396 (OMB) – 
No – Cannot add a use where that use is prohibited by the zoning by-law. 

• Question – When is a zoning by-law amendment application the more appropriate route to go?

4



Red Herring #3 – Abuse of Process?
• Applicant:

• 1) Duplicative / Similar Applications – Re Buffone and DiGenova (1987), 21 O.M.B.R. 257 
(OMB), but see Da Silva v. Cambridge (City) Committee of Adjustment (1989), 23 O.M.B.R. 406 
(OMB)

• Objector:

• 1) Distance – Must establish some geographic proximity to subject site – Campbell v. 
Collingwood (Town) Committee of Adjustment (1995), 33 O.M.B.R. 1 (OMB)

• Raising a failure to provide proper and timely notice of a Committee meeting or application is 
never a “red herring”.

5



Red Herring #4 – Hardship?
• Planning Act, ss. 70.1(1) 2. – Regulations…“prescribing information and material that are to be 

provided under this Act and the manner in which they are to be provided”…

• O.Reg. 200/96 – Minor Variance Applications
2. The information and material to be provided by an applicant under section 45 of the Act are set 
out in the Schedule.

SCHEDULE
INFORMATION AND MATERIAL TO BE PROVIDED IN AN APPLICATION UNDER SECTION 45 OF THE ACT

1. …
5. The reason why the proposed use cannot comply with the provisions of the zoning by-law.

• Is “hardship” a legitimate “fifth test” or a “red herring”? Part of the “desirability” test?

6



Red Herring #5 – The Four Tests
• Not all Committee Decisions require the application or consideration of the “Four Tests”

• The following ss. 45(2) “permissions” have different / distinct “tests”:

• LNC Use:  ss. 45(2)(a) Committee may permit either: 
• (i) an “enlargement or extension” of a LNC building, structure or use [but not beyond the 

protected property limits owned and used] – test? - “good planning”
• (ii) a use “similar to the purpose” of the protected LNC use OR a use “more compatible with 

the uses permitted in the current by-law”

• “General Term” Use Permission: ss. 45(2)(b) – Committee may permit a use that “conforms with 
the uses permitted in the current by-law”

7



Red Herring #5 – The Four Tests
• Re Roman and Andersen (1979), 23 O.R. (2d) 442, 9 O.M.B.R. 137 (Div. Ct.)
• Committee may allow extension or enlargement of a LNC use, even where it is not a minor 

variance.

• Action Sandy Hill v. Catholic Health Ass’n of Canada (1987), 20 O.M.B.R. 476 (OMB)
• “Four Tests” of ss. 45(1) do not apply to an extension or enlargement of a LNC use. Test is 

“impact of the use on the neighbourhood.
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Red Herring #6 – Imposition of Conditions
• Variances: ss.45(9) – approval “may be for such time and subject to such terms and conditions 

as the committee considers advisable…”. [emphasis added]

• While quite broadly worded, there must be a plausible land use planning rationale for the 
condition, or the condition itself might be challenged as constituting a “red herring”.

• Re Texaco Canada Inc. and Guelph (City) Committee of Adjustment (1979), 10 M.P.L.R. 202 
(OMB); Law Development Group (1989) Ltd. v. Collingwood (Town) (2000), 40 O.M.B.R. 410 
(OMB)

• Conditions must be reasonably related to the variance applied for.
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Red Herring #6 – Imposition of Conditions
• Consents: ss. 53(12) & 51(15)-(27) – approval “may impose such conditions…as in the 

opinion of the approval authority are reasonable…”. [emphasis added]

• Reasonableness is linked to the ss. 51(24) preamble wording, i.e. “to the health, safety, 
convenience, accessibility for persons with disabilities and welfare of the present and future 
inhabitants of the municipality” and listed “criteria” (a)-(m).

• Federico v. Point Edward (Village) (1986), 18 O.M.B.R. 485 (OMB)
• Accepting a neighbouring owner’s claims of adverse possession or right-of-way are not 

legitimate consent conditions. 

• Rose Homes Ltd. v. North Barrie Developments Ltd. (1999), 39 O.M.B.R. 376 (OMB)
• Cost-sharing of services installed by others is a legitimate condition to impose.
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The Residential Zones Project is:
• Creating a new set of residential zones in Zoning By-law No. 05-200 

so that all residentially zoned properties city-wide in the urban area 
are subject to a consistent set of zone standards.

• Expanding the types of housing permitted in residential zones to 
provide greater housing options within and along the periphery of 
neighbourhoods.
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Residential Zones Project Phases 
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Low Density Residential Zones
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Providing Housing Choice in Hamilton’s Neighbourhoods
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Changes to Low Density Residential Zones are intended to…
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Low Density Residential Zones
Phase 1 – August 2022
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• Expanded the uses permitted in all Low Density Residential (LDR) 
Zones (zones in neighbourhoods)

• Existing dwellings permitted to convert to contain up to 3 Additional 
Dwelling Units; 

• Detached Additional Dwelling Units permitted on most residential 
properties in the urban area.  
RESULT: most low density residential properties permitted to contain 
up to 4 dwelling units.

Low Density Residential - Phase 1



69%

Low Density Residential – Phase 1

69%
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Low Density Residential Zones 
Phase 2 – February 2024
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Low Density Residential – Phase 2 

Types of Housing Permitted R1 Zone
“standard lot”

R1a Zone 
“small lot”

R2 Zone 
“large lot”

[new]

Single Detached Dwelling   

Semi-Detached Dwelling   

Duplex Dwelling   

Triplex Dwelling  [new]   

Fourplex Dwelling  [new]   

Street Townhouse Dwelling   

11
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Low Density Residential - Phase 2

12

Phase 3

75% 
Low Density Residential 

properties with fourplex 
permissions 25% 

Remaining Low 
Density 
Residential 
properties to be 
added to Zoning 
By-law No. 05-200 
in Final Phase

Phase 1

Phase 2

95,700 
properties

31,600 
properties



Low Density Residential – Phase 1



Low Density Residential – Phase 2



Low Density Residential – Phase 3
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Neighbourhood Infill Design Guidelines



PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

Purpose 

• Guide infill development in neighbourhoods to promote high 
quality building and site design to complement the existing 
streetscape. 

• To be used by planners in the evaluation of applications for 
multiplex development and by architects and designers to 
guide site and building design. 

• Informed the development of zoning regulations for 
fourplexes.
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The Guidelines

Site Design Built Form

Landscaping Massing
Grading Height / Transition
Parking Setbacks 
Amenity Areas Façade Treatment
Waste Storage 
Bicycle Parking
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Integrating Infill Development
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Integrating Infill Development



PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

Site 
Design
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Built Form - Height
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Built Form - Setbacks 
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Mid Rise Residential Zones 
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Providing Housing Choice on the Periphery of Hamilton’s 
Neighbourhoods

The Mid Rise Residential Zones intend to:
• Expand the uses permitted along the City’s arterial roads;
• Permit mixed use buildings;
• Increase overall density equitably across the City.

Phase One: 
• Does not apply within Secondary Plans, except for vacant 

properties with special exceptions
• Does not address properties with special exceptions,               

unless they are vacant
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Providing Housing Choice on the Periphery of Hamilton’s 
Neighbourhoods

• Flexibility for residents by improving housing choices.
• Providing opportunities for intensification by allowing a broader 

range of housing types and local commercial uses on the 
periphery of neighbourhoods across the City.   

• Provides for a transition between Low Density Residential and 
more intense uses (High Density Residential, Commercial, etc.)
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Implementing Zoning Regulations
Small Scale Mid Rise (R3) Zone 
• Allows multiple dwellings and block townhouses up to 12.0 metres in height, providing 

multiple dwelling permissions in neighbourhoods at a transitional height.

Medium Scale Mid Rise (R4) Zone 
• Allows mixed-use residential development up to 22.0 metres, permitting multiple 

dwellings and stacked/back-to back townhouses at a transitional height. 

Mid Rise (R4a) Zone
• Allows mixed-use residential development up to 39.0 metres; located on prime sites 

on major arterial roads.
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Public Engagement
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Community Pop-Up Events
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Reimaginging 
Neighbourhood 
Video s
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Reimagining Neighbourhoods Survey 
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Residential Zones Project - Next Steps  

All 
residential 

zones now in 
Zoning By-
law No. 05-

200

High Rise 
Residential 

Zones

Mid Rise 
Residential 

Zones / TOC 
Expansion

LDR Final 
Phase

Reimagining Neighbourhoods Engagement
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Resources
Reimagining Neighbourhoods Website
https://www.hamilton.ca/build-invest-grow/planning-development/zoning/residential-
zones-project

Reimagining Neighbourhoods Engage Page
https://engage.hamilton.ca/reimagining-neighbourhoods 

Connect with us!
reszoning@hamilton.ca

https://www.hamilton.ca/build-invest-grow/planning-development/zoning/residential-zones-project
https://www.hamilton.ca/build-invest-grow/planning-development/zoning/residential-zones-project
https://engage.hamilton.ca/reimagining-neighbourhoods
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Municipal Housing Pledge - 2023

52%48%

On Track or 
Exceeded
Housing Target

Did Not Meet
Housing Target
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Partnership to Meet Needs 
1. Meet or exceed the provincial 

housing unit targets. 

2. Ensure that what is built 
includes a high proportion of 
attainable, family-friendly and 
climate-friendly units, 
including housing of all built 
forms, including apartments.

3. Create more senior-friendly 
housing. 
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…Means Multiple Actions Required 
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Urban Boundary Expansions 
Whitebelt Lands in Hamilton
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Key Dates:
• March/21:  Draft LNA 

Released. Nov/21:  
Council adopts No Urban 
Boundary strategy

• Sept/22:  LNA released in 
response to UBE Appeals 
(2008 MMAH Decision) 

• Nov/22:  Provincial 
Decision

• Nov/23:  Bill 150, NUBE 
Reconfirmed by Council
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THANK YOU!
Questions? 

Anita Fabac, MCIP, RPP
Anita.Fabac@hamilton.ca

Emily Coe, BA, CPT
Emily.Coe@hamilton.ca
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