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1. CALL TO ORDER  

   

 

2. NEW BUSINESS  

     
2.1. 

 
Draft Plan of Subdivision 38T-22001 

Public Meeting Package - Draft Plan of Subdivison 

 
2 - 41 

 
 

3. ADJOURNMENT  
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Public Meeting Agenda  

For Approval of a Draft Plan of Subdivision - 38T-22001 
BROOKE CON 5 W PT LOT 20; PLAN 5 (AL) PT LOTS A C E G I; AND 

K RP 25R9321 PART 1 
(South Alvinston)  

 

Date: Thursday March 16th, 2023  
Time: 4:30 p.m. 
Location: Brooke Alvinston Inwood Community Centre Complex 
 3310 Walnut Street, Alvinston, ON 

 

1. Call to Order: 4:30 p.m. 

2. Declaration of Pecuniary Interest/Conflict of Interest 

3. Explanation of the Purpose of the Meeting by County Staff 

The Public Meeting is conducted by the Corporation of the County of Lambton to 
hear an application for approval of Draft Plan of Subdivision under Section 51 of 
the Planning Act.  The subject land is described as BROOKE CON 5 W PT LOT 
20; PLAN 5 (AL) PT LOTS A C E G I; AND K RP 25R9321 PART 1 (South 
Alvinston) in the municipality of Brooke-Alvinston. 

4. Presentation and Report by Ken Melanson, Manager of Planning and 
Development, County of Lambton and Maria Cossa-Rossi Senior Planner, 
County of Lambton (including a summary of comments received through the 
circulation of the application) 

 
5. Overview of Proposal by Applicant 

 
6. Public Participation- comments and questions from public 
 
7. Final Questions from Council  
 
8. Recommendation from Town Council 
 
9. Adjournment of the Public Meeting 
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ADDITIONAL INFORMATION about the application is available, during business hours, at the 
County of Lambton Planning and Development Services Department, 789 Broadway Street, 
Wyoming, by appointment only. Please contact the office at 519 845-0801 or by e-mail at 
planning@county-lambton.on.ca to schedule an appointment. 

For more information about this matter, including information about preserving your appeal rights, 
please contact the County of Lambton Planning and Development Services Department at 
519-845-0801. If you are aware of any persons affected by this application, who have not received a
copy of this notice, it would be appreciated if you would advise them.

Yours truly, 

Kenneth Melanson, Approval Authority 
Planning & Development Services Department 
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PLANNING AND DEVELOPMENT  
SERVICES REPORT 

 

REPORT TO: MUNICIPALITY OF BROOKE-ALVINSTON 

PREPARED BY: Maria Cossa-Rossi, MA, MCIP, RPP 
Senior Planner 

REVIEWED BY: 
(COUNTY) 

Kenneth Melanson, BA, MCIP, RPP 
Manager - Planning & Development Services   

REPORT DATE: March 13, 2023 

MEETING DATE: March 16, 2023 

SUBJECT: County File Number: 38T-22001 
Draft Plan of Subdivision Application 
BROOKE CON 5 W PT LOT 20; PLAN 5(AL) PT LOTS                                                                       
A C E G I; AND K RP 25R9321 PART 1 
Applicant: Stephen Durham (Jordan Fohkens, B.M. Ross) 

 

EXECUTIVE SUMMARY: 
The Applicant has applied for draft Plan of Subdivision approval to create thirty-two (32) 
lots for single-detached, fourteen (14) for semi-detached, and two (2) blocks for future 
townhouse dwellings (Blocks 47 and 48). Block 49 includes a 0.49 hectares (1.2 acres) 
stormwater management facility and open space area located at the northeastern 
portion of the site (See Attachment 4).  
 
RECOMMENDATION(S): 
That the report from Maria Cossa-Rossi, Senior Planner, dated March 10, 2023, 
regarding County File No. 38T-22001, be RECEIVED FOR INFORMATION by the 
Council of the Municipality of Brooke-Alvinston. 
 
REASONS FOR RECOMMENDATION(S): 
The proposed Plan of Subdivision is consistent with the various planning policy 
documents: the Provincial Policy Statement (2020); the County of Lambton Official Plan 
(2020) and the Municipality of Brooke-Alvinston Official Plan (Office Consolidation 
2011). The application also conforms with Brooke-Alvinston’s Comprehensive Zoning 
By-Law 9 of 2013. 
 
BACKGROUND/SITE CONTEXT: 
The site has an area of approximately 4.9 hectares (12.2 acres) and the proposed 
development would be serviced by municipal water and sanitary sewers. The property is 
adjacent to an existing low-density residential area to the west along Broadway Street 
and to the south of Lisgar Street (Attachment 1). The north limit of the site is adjacent to 
an unopened right-of-way, known as Munro Street, a vacant property to the east and 
agricultural lands to the south. The County of Lambton gave 'complete application'  
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status on February 1, 2023. A detailed list of studies submitted for the application has 
been provided as Attachment 5.  
 
APPLICATION ANALYSIS – PLANNING ACT/PROVINCIAL POLICY STATEMENT: 
The 2020 Provincial Policy Statement (PPS) encourages new residential development 
to locate within existing settlement areas (Section 1.1.3). Section 1.1.3.6 of the PPS 
states that new development should occur adjacent to an existing built-up area and 
should be served by full municipal services (Section 1.6). The subject lands are 
adjacent to areas already developed for housing and will represent an orderly 
expansion to Alvinston’s built-up area. The proposed subdivision development will be 
served by full municipal services. 
 
Section 1.4.1 states that municipalities are to provide for an appropriate range and mix 
of housing options and densities. The proposed subdivision consisting of single-
detached, semi-detached and future multiple attached/townhouse dwellings will 
contribute to the range and mix of housing options offered in Alvinston. 
 
Cultural heritage and archeological resources are to be conserved by a condition of 
draft approval through an archeological assessment. A Stage 1 and 2 archeological 
assessment was conducted on the subject property by Timmins Martelle Heritage 
Consultants Inc. (TMHC). TMHC’s report states no archeological material was 
discovered, the property should be considered free of archeological concern and no 
further archeological assessment was recommended. The Ministry of Heritage, Sport, 
Tourism and Culture Industries (MHSTCI) has confirmed that TMHC’s report has been 
entered into the Ontario Public Register of Archeological Reports without technical 
review. 
 
APPLICATION ANALYSIS – COUNTY OF LAMBTON OFFICIAL PLAN: 
The site is designated “Urban Settlement” by the County of Lambton Official Plan 
(COLOP). Section 3.2.1 of the COLOP states that most growth will be directed to Urban 
Centres and Urban Settlements with the goal of strengthening and/or developing land 
uses, services, and functions similar to Urban Centres although to a lesser scale and 
variety. The site will be developed for a residential subdivision with a variety of dwelling 
types, which will attract more residents to Alvinston, and increase demand for existing 
uses and municipal services.  
 
Section 3.2.3 states that development within Urban Settlements with municipal water and 
sanitary services will occur on full municipal services. A detailed functional servicing report 
was submitted showing use of existing municipal services with sufficient capacity available to 
accommodate the proposal. 
 

Subdivision approval and development is subject to certain conditions that ensure protection 
of municipal and public interests (Section 10.5). Confirmation of allocation of capacity for 
servicing (7.10.2) will be a condition of approval.  The consideration, and approval by the  
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Conservation Authority (if applicable), and Municipal engineer, of stormwater management, 
including drainage, storage, and infiltration, will also be a condition of draft approval (7.10.5-
7). A subdivision agreement to achieve these requirements will also be required and 
registered on the title of the land. 
 
The access point is adequate for emergency services. In February 2022, a traffic impact 
assessment was prepared by F.R. Berry and Associates and concluded that all intersections 
would continue to operate at a high level of service. Parkland dedication and/or cash-in-lieu of 
parkland will also be assessed. This development is compatible with the surrounding land 
uses, including residential developments and agricultural lands. The natural constraints have 
been avoided and addressed. 
 
APPLICATION ANALYSIS – MUNICIPALITY OF BROOKE-ALVINSTON OFFICIAL 
PLAN: 
The subject land is designated “Residential” by the Brooke-Alvinston Official Plan 
(Attachment 2). Section 2.1 of the Official Plan states that various types of dwellings will 
be included in Residential Areas with preference given to locating similar densities of 
development together.  
 
The site abuts an existing low-density residential area to the west along Broadway 
Street. The applicant proposes to locate single-detached and semi-detached dwellings 
abutting the existing lots along the east side of Broadway Street. The proposed 
townhouse dwellings will be in the centre of the development surrounded by the new 
single-detached and semi-detached dwellings (Attachment 4). This design layout 
provides greater conformance with Section 2.1 of the Official Plan. 
 
Section 2.1.1 states that the primary uses in the Residential Areas are low-density 
housing types including single and semi-detached dwellings, duplexes, and triplexes. 
The density is not to exceed 20 units per hectare (8 units per acre). Medium density 
attached dwellings are also allowed up to a maximum of 35 units per residential hectare 
(14 units per residential acre). The Applicant has indicated that the proposed 
development will have a density of approximately 14 units per hectare (5.6 units per 
acre). 
 
While several multi-unit housing options exist in Alvinston, the community’s housing 
stock is primarily single-detached dwellings. The applicant’s proposal to include semi-
detached and multiple dwellings/townhouses (to be created in a subsequent phases) 
will be in conformity with Section 2.2.5 of the Official Plan, which promotes a mix of 
housing types for various incomes. 
 
APPLICATION ANALYSIS – MUNICIPALITY OF BROOKE-ALVINSTON ZONING BY-
LAW: 
The subject lands were rezoned in May 2022 from Residential 1 (R1) to R1 (11) (H) and 
R1 (10) (H) (Attachment 3). The “H” (Holding symbol) ensures the orderly development  
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of lands and the adequate provision of municipal services. The “H” symbol shall not be 
deleted until a subdivision agreement is entered into with the Municipality. 
The site-specific R1 (11) (H) zone, would allow all uses permitted in the R1 Zone. The 
zoning was amended to reduce the lot frontage of single-detached dwellings to a 
minimum 15 metres. This reduction allows for a more efficient use of land and does not 
negatively impact compatibility with the existing dwellings, west of Broadway Street.  
 
The R1 (10) (H) Zone, located on the balance of the property, is similar to the R1 (11) 
(H) Zone but also includes townhouse dwellings as a permitted use, subject to the 
applicable regulations in the Residential 3 (R3) Zone. This restricts the proposed 
townhouses to this portion of the site to ensure they do not abut existing single-
detached lots on the east side of Broadway Street. 
 
MUNICIPAL SERVICES AND ROADS: 
A functional servicing report (FSR) was completed by B.M. Ross and identified the 
development would connect to the existing infrastructure. The FSR concluded the 
Municipality’s existing infrastructure has sufficient capacity to accommodate the proposed 
subdivision. A dry pond stormwater management facility is proposed at the north-east section 
of the site to provide stormwater quantity control from a 100-year storm event.  
 
Access to the lots is via an internal local road network, with connections to Broadway 
and River Streets. The proposed road connection to Broadway Street is narrower than 
other roads to provide an increased separation between two existing dwellings. The 
proposed Broadway Street connection is a reduced road width from 8.5 metres to 6.5 
metres and will have a larger landscaped boulevard on the south side. The proposed 
road width of 6.5 metres is sufficient for emergency vehicles (minimum width of 6 
metres is required) and appears consistent with the width of Broadway Street and other 
local roads in south Alvinston. 
 
A Traffic Impact Assessment (TIS) was prepared by F.R. Berry and Associates. As a 
result of input from the County of Lambton Public Works Department, a coordinated and 
more comprehensive TIS is being prepared in anticipation of additional potential future 
residential development in the area. 
 
PARKLAND DEDICATION: 
Block 49 (Attachment 4) includes a stormwater management facility with open space, 
which is the proposed parkland dedication. 
 
MUNICIPAL/PUBLIC AGENCY INPUT: 
This table summarizes various agency comments received during the circulation of this 
application. These comments were considered as part of the review of this application: 
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Agency Comments 

St. Clair 
Region 
Conservation 
(SCRCA) 

Subject property outside area regulated by SCRCA, but Applicant may 
require written clearance from SCRCA if stormwater outlet is required 
and proposed into a watercourse regulated by Ontario Regulation 
171/06. 

County of 
Lambton 
Public Works 

Coordinated and consolidated Traffic Impact Study with pending nearby 
proposal required due to generation of additional traffic in the vicinity  
and intersections with County roads. 

Canada Post 
and Hydro 
One 

No comments received as of report writing - standard conditions will be 
applied. 

Enbridge Gas 
(o/a Union 
Gas Ltd) 

Standard conditions related to easements/agreements 

 
RESIDENT COMMENTS/INPUT 
This table summarizes the resident comments received during the circulation of this 
application: 
 

Residents Comment or Concern 

Suzanne 
Upshall 

• Development impacts: 
o ability to manage easement;  
o investments made with plantings to easement; 
o increased noise and traffic; 
o safety concerns during construction; 
o increased property taxes; and  
o reduction to resale value of property. 

Ken and Lydia 
Dale  

• Development impacts: 
o loss of small town feel; 
o lack of green space to play for increased number of 

children; 
o ability of existing infrastructure and servicing to support 

increased population; and 
o reduction in quality of life. 

 
ATTACHMENT(S): 
Attachment 1 - Site Location Map 
Attachment 2 - Official Plan Map 
Attachment 3 - Zoning Map 
Attachment 4 - Proposed Subdivision Design. 
Attachment 5 – Studies provided for application 
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ATTACHMENT 1 – LOCATION MAP 

  

2.1.

Page 17 of 41



  

County File Number 38T-22001: Plan of Subdivision Application 
Report to Municipality of Brooke-Alvinston Council March 16, 2023 Page 7 
 

ATTACHMENT 2 – OFFICIAL PLAN MAP 
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ATTACHMENT 3 – ZONING MAP 
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ATTACHMENT 4 – PROPOSED SUBDIVISION DESIGN 
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ATTACHMENT 5 – STUDIES SUBMITTED FOR THE APPLICATION 
 
The following supporting studies and reports were required and submitted with the 
approved zoning by-law amendment application in May 2022 and also included in this 
application for Draft Plan of Subdivision: 

• Archeological Assessment; 

• Traffic Impact Study; 

• Functional Servicing Report, which includes water, sanitary and Stormwater 
Management Report; 

• Functional Servicing Report; 

• Comprehensive Development Plan; and 

• Minimum Distance Separation Review. 
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From: Greg Botting
To: Maria Cossa-Rossi
Cc: Matt Deline; Annette Major; Janet Denkers
Subject: COL Public Works Comment - RE: Notice of Application for Plan of Subdivision
Date: Tuesday, February 14, 2023 12:20:25 PM
Attachments: 2023-02-07 - GB response to RC Spencer - RE  REVISED Draft Plan - 3146 Nauvoo Road - Alvinston.pdf

Good afternoon, Maria
 
As previously noted, we have been contacted by RC Spencer Associates regarding Traffic Impact
Study requirements for a nearby proposal to the west (application pending). This infill development
occurring within the same timeframe is fortunate as both will generate additional traffic in the
vicinity and, at intersections with County roads.
 
As stated in previous email on the matter, it was requested that the Traffic Engineer obtain contact
information with this applicant and coordinate to provide a consolidated traffic study. (See
Attached)
 
The County has no specific comment pertaining to this proposed infill development beyond its traffic
impacts as discussed/attached.
 
If you require anything further, please let me know.
 
Thanks
Greg
 
Greg Botting A.Sc.T.
Public Works Technician
County of Lambton
 
Tel: 519.845.0809 ext. 5299
Fax: 519.845.3872
greg.botting@county-lambton.on.ca
 
 

From: Planning.Public <planning@county-lambton.on.ca> 
Sent: Friday, February 3, 2023 2:04 PM
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Subject: Notice of Application for Plan of Subdivision
 
Good afternoon,
 
Please find attached a request for comments for a Draft Plan of Subdivision - file 38T-22001,
Township of Brooke-Alvinston. 
 
Please contact our office if you require anything further.
 
Annette Major
Planning & Development Services
County of Lambton
789 Broadway Street, Box 3000
Wyoming, ON  N0N 1T0
519 845-0809 ext. 5257
 

2.1.

Page 23 of 41



2.1.

Page 24 of 41



 
Please contact our office if you require anything further.
 
Annette Major
Planning & Development Services
County of Lambton
789 Broadway Street, Box 3000
Wyoming, ON  N0N 1T0
519 845-0809 ext. 5257
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From: Planning.Public
To: Maria Cossa-Rossi
Cc: Annette Major
Subject: FW: Notice of Application for Plan of Subdivision
Date: Monday, February 27, 2023 1:21:22 PM

For the subdivision in BA.
Thanks,
K
 
Kenneth Melanson, BA, RPP, MCIP
Manager, Planning & Development Services
County of Lambton – 789 Broadway Street, Wyoming Ontario
T: 519-845-0801 x5342
Email: Ken.Melanson@county-lambton.on.ca
 

From: Vitra Chodha <vchodha@scrca.on.ca> 
Sent: Monday, February 27, 2023 10:14 AM
To: Planning.Public <planning@county-lambton.on.ca>
Subject: RE: Notice of Application for Plan of Subdivision
 
Good morning Annette,
 
Thank you for circulating us.
 
The subject property is outside the area regulated by Ontario Regulation 171/06. The applicant may
require a written clearance from the Authority if a stormwater outlet is required and proposed into a
watercourse that is regulated by Ontario Regulation 171/06.
 
Best regards,
Vitra Chodha
 

Hi Kelsey
 
Please screen and see if we’ve had anything previous to this? This doesn’t ring any initial bells.
Hopefully there’s not too many concerns
 
Melissa 
 

From: Planning.Public <planning@county-lambton.on.ca> 
Sent: February 3, 2023 2:04 PM
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Durham Subdivision location at: Brooke Con 5 W PT Lot 20  

Presentation to Council on: 
March 16, 2023
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Subject Lands (Con 5 W Pt. Lot 20 in South Alvinston) 
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Existing Site Conditions - Zoning By-law

Dwelling Type Lot Area
(Required)

Lot Area 
(Provided)

Lot 
Frontage

(Required)

Lot 
Frontage

(Provided)
Single Detached 465m2 > = 484m2 15m > = 15m
Street 
Townhouse

280m2 > = 280m2 6m > = 8m

Dwelling Type Lot Area
(Required)

Lot Area 
(Provided)

Lot 
Frontage
(Required)

Lot 
Frontage
(Provided)

Single Detached 465m2 > = 525m2 15m > = 15m
Semi-Detached 300m2 > = 350m2 10m > = 10m
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Conceptual Site Plan
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Plan Highlights
• 14 Semi-Detached 

Dwelling Lots (Lots 1 to 
14)

• 32 Single Detached 
Dwelling Lots (Lots 15 to 
46)

• 2 Blocks for 14 Street 
Townhouse Dwelling 
Lots (Blocks 47 and 48)

• One Block for a Park / 
Stormwater 
Management Facility 
(Block 49)

• Connection to Broadway 
Street and River Street
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Conceptual Site Servicing
• Full sanitary, 

storm, and 
water 
services

• SWMF and 
outlet to 
Sydenham

• Pump 
station 

• Road 
connections 
to west and 
east

• Sidewalks 
on all roads
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Broadway Street Connection
• 3114 Broadway Street has a setback that is 

less than current standards (1.02m instead of 
3m)

• 3120 Broadway Street has a setback that 
complies with zoning standards (4.05m)
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Studies / Plans
• Phase 1 Environmental Site 

Assessment
• Traffic Impact Assessment
• Stage 1-2 Archaeological 

Assessment
• Planning Justification Report
• Conceptual Servicing Report
• Draft Plan of Subdivision
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Thank you.
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