
 
  

AGENDA 

Council -Special Meeting  
4:30 PM - Thursday, June 19, 2025 
Municipal Office 

 
Page 

 
1. CALL TO ORDER  
   
 
2. DISCLOSURE OF PECUNIARY INTEREST  
   
 
3. EXPLANATION OF THE PURPOSE OF MEETING  
  

  
The Planners will explain the distinction between the zoning application 
and subdivision application and subdivision agreement process and 
roles 

 

  
3.1. 

 
The Public Meeting to consider: 
  
1) Zoning By-law Amendment Application ZA01-2025 
The Zoning by-law amendment application ZA01-2025 is being held to 
consider amendment to the Municipal Zoning By-law to change the 
zoning on a portion of lands known as 3146 Nauvoo Road from the 
Residential 1 (h) (R1-h) Zone into several separate zones to 
accommodate a range and mix of housing options related to a proposed 
Plan of Subdivision. 
  
2) Draft Plan of Subdivision Application 38T-25002 
The application for Draft Plan of Subdivision has been made for the 
same property to create 109 low density residential lots, 12 townhouse 
blocks containing 56 units and 1 medium block containing approximately 
79 cluster townhouse units as well as 4 blocks for servicing and 
stormwater infrastructure. 

 

 
 
4. APPLICATION(S) CONSIDERATION REVIEW  
     
4.1. 

 
Applicant's Presentation 
Public Meeting Presentation (Montieth & Brown) 

 
3 - 23 

   
4.1. 

 
Zoning Amendment Application ZBLA01-2025 (Schouten) 
(Brooke-Alvinston Council) 
ZBLA 01-2025 - Public Meeting Notice 
ZBLA 01-2025 - Zoning Amendment Application 
ZBLA 01-2025 -  Zoning Sketch 
Planning Justification Report 
Draft Zoning Amendment By-law 

 
24 - 61 

   
4.2. 

 
Draft Plan of Subdivision Application (Schouten) 
(County of Lambton Staff) 
38T-25002 - Notice of Application Public Meeting 
38T-25002 - Application 
38T-25002 - Ontario Land Surveyor (OLS) Draft Plan 
38T-25002 - Agency Comments 
38T-25002 - Written Submissions - Public 

 
62 - 121 



Planning Report  
 
5. CONSIDERATION OF PROPOSED APPLICATIONS  
     
5.1. 

 
Zoning Amendment Application & Draft Plan of Subdivision 

 That the report from the County of Lambton Development 
Services Department be received; 

 That the Zoning By-law Amendment submitted respecting 3146 
Nauvoo Road be approved; 

 That the implementing by-law for the Zoning By-law Amendment 
be passed; 

 That Council endorse the Conditions of Draft Subdivision 
Approval as presented in the Staff Report and / or that Council 
recommend any additions or changes to the proposed Conditions 
of Approval that it believes advisable. 

 

 
 
6. IN CAMERA  
  

  
That Council move into closed session pursuant to Section 239(2) of the 
Municipal Act, 2001 as amended to discuss the following matter(s); 
  
(2a) Personal matters about an identifiable individual including 
employees 
  
(2h) information explicitly supplied in confidence to the municipality or 
local board by Canada, a province or territory or a Crown agency of any 
of them 
  
(2j) a trade secret or scientific, technical, commercial, financial or labour 
relations information, supplied in confidence to the municipality or local 
board, which if disclosed, could reasonably be expected to prejudice 
significantly the competitive position or interfere significantly with the 
contractual or other negotiations of a person, group of persons or 
organization. 

 

 
7. RISE & REPORT  
   
 
8. ADJOURNMENT  
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3146 NAUVOO ROAD
Mixed Density Residential Development
Statutory Public Meeting
Zoning By-law Amendment & Draft Plan of Subdivision
Schouten Excavating

JUNE 19, 2025
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SUBJECT LANDS

ADDRESS:

• 3146 Nauvoo Road, Alvinston Ontario

AREA:

• 14.2 hectares (35 acres)

FRONTAGE:

• 330 metres (Nauvoo Road)

• 78 metres (Millpond Avenue)

EXISTING USE:

• Vacant residentially designated lands currently in 

field crop production

SURROUNDING LAND USES:

• North: Medium and low density residential, Hydro 

Corridor.

• East: Low density residential.

• South: Agricultural lands.

• West: Public Works Yard, agricultural lands.

FIGURE. 01

Page 2

Railway
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DEVELOPMENT 
PROPOSAL
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Increase the 
available housing 

supply by providing a 
range of housing 

options

Promote efficient 
use of land and 

infrastructure by 
developing a range of 

densities on full 
municipal water and 

sanitary services.

Propose 
development that is 

compatible with 
existing adjacent land 

uses

Provide a mix of 
housing densities to 

encourage the 
development of more 

attainable housing 
forms.

DEVELOPMENT GOALS
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DRAFT PLAN

Page 5

FIGURE. 02

Proposed Residential Use Units

Single Detached (67-88 ft frontage) 19

Single Detached (42-50 ft frontage) 90

Street Townhouse 56

Cluster Townhouse 79

Total 244

4.1.
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DRAFT PLAN

Page 6

FIGURE. 03

19 Single Detached 
Lots with lot 
frontages ranging 
from 67 ft to 88 ft. 

4.1.
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DRAFT PLAN

Page 7

FIGURE. 04

90 Single Detached 
Lots with lot 
frontages ranging 
from 42 ft to 50 ft. 

4.1.
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DRAFT PLAN

Page 8

FIGURE. 05

12 medium density 
blocks with 56 
street facing 
townhomes
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DRAFT PLAN

Page 9

FIGURE. 06

Medium Density Block 
– Conceptual Proposal 
for 79 townhouse units

4.1.
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DRAFT PLAN

Page 10

FIGURE. 07

Stormwater 
Management 
Block and Pump 
Station Block

Emergency vehicle 
access from 
Nauvoo Road

4.1.
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TECHNICAL STUDIES TO INFORM NEW 
DEVELOPMENT

A number of technical studies were undertaken to support and inform the conceptual development on the subject 

lands:

PHASE I ENVIRONMENTAL SITE 
ASSESSMENT PRELIMINARY SERVICING 

REPORT

ENVIRONMENTAL IMPACT 
STUDY

TRAFFIC IMPACT STUDY

STAGE 2 ARCHAEOLOGICAL 
ASSESSMENT

Page 11Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston 4.1.
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POLICY FRAMEWORK
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COUNTY OFFICIAL 
PLAN

Page 13Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston

Urban Settlement

POLICY OBJECTIVES

• Provides an overall County planning 
policy framework for the 
development of detailed local 
planning policies

• Focuses growth towards Urban 
Settlements on full municipal 
services.

• Directs that there are to be no 
negative impacts natural 
environment and road infrastructure.

DESIGNATION
4.1.
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BROOKE-ALVINSTON
OFFICIAL PLAN

Residential

PERMITTED USES

• Single detached dwellings
• Semi-detached dwellings
• Duplexes
• Townhouses
• Low-rise apartment buildings

OBJECTIVES

Page 14

DESIGNATION

Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston

• Encourage a variety of housing types 
within new development proposals

• Development is to extend from the 
existing built-up area and use 
municipal services efficiently.

4.1.
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BROOKE-ALVINSTON
ZONING BY-LAW

Page 15Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston

Residential 1 - Holding (R1-h)

PERMITTED USES

• Single detached dwellings
• Semi-detached dwellings
• Duplexes

ZONING REQUIREMENTS

CURRENT ZONING

• Minimum lot area of 465 m2 (0.11 acres)
• Minimum lot frontage of 18 m (59 ft)

4.1.
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Page 16

PROPOSED 
ZONING 

AMENDMENT

FIGURE. 09
4.1.
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PROPOSED AMENDMENT TO THE ZONING BY-LAW

WHAT IS BEING REQUESTED?

Site-specific Zoning By-law Amendment (‘ZBA’) to:

• REZONE 90 single detached lots FROM an R1 
Zone TO a Site-Specific R1 Zone

• Reduced lot areas ranging from 405 m2 (0.1 acres) to 
465 m2 (0.11 acres).

• Reduced lot frontages ranging from 15 metres (49 ft) 
to the smallest being 13 metres (42 ft).

• Increased maximum lot coverage of 45%, whereas the 
By-law requires a maximum of 30%.

BROOKE-ALVINSTON
ZONING BY-LAW

Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston Page 17 4.1.
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PROPOSED AMENDMENT TO THE ZONING BY-LAW

WHAT IS BEING REQUSTED?

Site-specific Zoning By-law Amendment (‘ZBA’) to:

• REZONE 12 medium density blocks FROM an R1 
zone TO a Site-Specific R3 Zone.

• Permit street facing townhouse units. 
• Reduced lot area of 190 m2 per unit, whereas the by-

law requires a minimum of 280 m2 per unit
• Reduced minimum interior side yard setback of 1.2 

metres, whereas the By-law requires a setback of 3 
metres.

• Increased maximum lot coverage of 55%, whereas the 
By-law requires a maximum lot coverage of 40%.

BROOKE-ALVINSTON
ZONING BY-LAW

Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston Page 18 4.1.
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PROPOSED AMENDMENT TO THE ZONING BY-LAW

WHAT IS BEING REQUSTED?

Site-specific Zoning By-law Amendment (‘ZBA’) to:

• REZONE medium density Block 113 FROM an R1 
zone TO an R3 zone.

• Permit cluster townhouse units.
• Future development would comply with the zoning 

requirements of the R3 zone that are currently within 
the Municipality’s Zoning By-law. 

BROOKE-ALVINSTON
ZONING BY-LAW

Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston Page 19 4.1.
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Conclusions

Consistent with the Provincial Planning 
Statement

Confirms to the County & Local Official 
Plans

Maintains the general intent & purpose 
of the Municipal Zoning By-Law

Represents sound land-use planning

• Contributes to the increase in supply and the range of dwelling types 
offered within the community;

• Promoting efficient use of land by proposing development on existing 
municipal services; and,

• Propose development that is compatible with adjacent land uses and 
does not result in negative impacts.

The proposed Zoning By-law Amendment & Draft 
Plan of Subdivision Applications are:

Page 20Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston 4.1.
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Thank You
219 Oxford Street West, Unit 302, London, Ontario N6H 1S5

www.mbpc.ca  |  519.686.1300

4.1.
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MUNICIPALITY OF BROOKE-ALVINSTON 

NOTICE OF PUBLIC MEETING 
 

CONCERNING A PROPOSED ZONING BY-LAW AMENDMENT 
 

 
TAKE NOTICE that the Council of the Corporation of the Municipality of Brooke-Alvinston will hold a Public 
Meeting on June 19, 2025, at 4:30 p.m. in the Municipal Council Chambers to consider a proposed Zoning 
By-law Amendment under Section 34 of the Planning Act, R.S.O. 1990, as amended.  

THE PROPOSED ZONING BY-LAW AMENDMENT would amend the Municipality of Brooke-Alvinston 
Comprehensive Zoning By-law 9 of 2013 by changing the zoning on lands located at 3146 Nauvoo Road 
from the “Residential 1 (h) (R1-h)" into several separate zones, as shown in Appendix 1, to accommodate a 
range and mix of housing options related to a proposed Plan of Subdivision (38T-25002).  

The proposed “Residential 1 (R1)" zone is an existing zone that would permit lots intended for single 
detached dwellings. The proposed “Residential 1 – Site Specific (R1-*)” zone would permit lots also 
intended for single detached dwellings but with minimum lot frontages of 13 m, minimum lot areas of 
405 m2, and maximum lot coverages of 45%, whereas the standard R1 Zone requires 15m minimum 
lot frontages, 465 m2 minimum lot areas, and 30% maximum lot coverage. The proposed 
“Residential (R3)” zone is the Municipality’s standard multiple dwelling zone and would permit a 
block intended to be developed for townhouse units. The proposed “Residential 3 – Site Specific 
(R3-*)” zone would permit a number of blocks also intended for townhouse units but permitting a 
density of one unit per 200 m2 of lot area, a maximum lot coverage of 55%, and minimum interior 
side yard setbacks of 1.2 metres, whereas the standard R3 Zone permits one unit per 280m2 of lot 
area, maximum lot coverage of 40%, and 3 m minimum interior side yards. The proposed “Open 
Space 1 (OS1)” zone would apply to proposed stormwater management and servicing blocks.  

THE KEY MAP shows more particularly the lands affected. 

An application for draft approval of a Plan of Subdivision (file 38T-25002) has also been submitted with 
respect to the subject lands and is under consideration by the County of Lambton. 

ANY PERSON may attend the public meeting and/or make written or oral representation either in support of 
or in opposition to the proposed Zoning By-law Amendment.    If you wish to submit a written or make an oral 
presentation at the public hearing, please contact the Municipality of Brooke-Alvinston no later than 4:30 p.m. 
on June 18, 2025.  

WRITTEN SUBMISSIONS in respect of the proposed Zoning By-law Amendment can be made to the Clerk 
of the Municipality of Brooke-Alvinston. 

IF A PERSON or public body does not make oral submissions at the public meeting or make written 
submissions to the Municipality of Brooke-Alvinston before the Zoning By-law Amendment is passed the 
person or public body is not entitled to appeal the decision of the Municipality of Brooke-Alvinston to the 
Ontario Land Tribunal.  

IF A PERSON or public body does not make oral submissions at a public meeting or make written 
submissions to the Municipality of Brooke-Alvinston before the Zoning By-law Amendment is passed they 
may not be added as a party to the hearing of an appeal before the Ontario Land Tribunal unless, in the 
opinion of the Tribunal, there are reasonable grounds to do so. 

IF YOU WISH to be notified of the proposed Zoning By-law Amendment being passed, you must make a 
written request to the Clerk of the Municipality of Brooke-Alvinston. 

THE PROPOSED AMENDMENT will be available for public inspection during regular office hours at the 
Brooke-Alvinston Municipal Office, located at 3236 River Street in Alvinston and at the public meeting.   

  
Janet Denkers 

Municipality of Brooke-Alvinston 
3236 River Street, Box 28 

Alvinston, ON   N0N 1A0 
~ 

Telephone:  519-898-2173 
Fax:  519-898-5653 

Email:  jdenkers@brookealvinston.com 
 

 
Dated:  ___May 15_, 2025 
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Appendix 1: 
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1.0 Introduction 
1.1 Purpose 
 
Monteith Brown Planning Consultants (“MBPC”) on behalf of our client, Calvin 
Schouten, is pleased to submit an application for a Draft Plan of Subdivision and Zoning 
By-law Amendment to amend the Municipality of Brooke-Alvinston Zoning By-law as 
it applies to 3146 Nauvoo Road in the Municipality of Brooke-Alvinston (“the subject 
lands”), which are under our client’s ownership.  
 
The purpose of these applications is to permit a mixed-density residential development 
on the subject lands consisting of a total of 109 low density residential lots, 12 
townhouse blocks containing 56 units, one medium density block containing 
approximately 79 cluster townhouse units, and four blocks to accommodate servicing 
and stormwater management infrastructure. The subdivision has been designed to 
facilitate the provision of a range of future residential uses that would be compatible 
with the existing built-up areas in the settlement of Alvinston.  
 
The intent of this report is to analyze the land use planning merits of the proposed Draft 
Plan and Zoning By-law Amendment to determine the appropriateness of the 
proposed development. The proposal will be analyzed within the context of the 
surrounding community and the relevant planning documents, including the 
Provincial Policy Statement 2020, the Lambton County Official Plan, the Municipality 
of Brooke-Alvinston Official Plan, and the Municipality of Brooke-Alvinston Zoning By-
Law 9 of 2013. 
 
1.2 Site Description 
 
The subject lands have an area of approximately 14.2 hectares (35 acres), with 
approximately 330 metres of frontage on Nauvoo Road (County Road 79) and 
approximately 78 metres of frontage on Millpond Avenue. The subject lands also front 
onto road allowances for Francis Street and an unopened road allowance of Lisgar 
Street along the eastern property boundary. The site is relatively flat while gently 
sloping down towards the southwestern corner of the property and is currently vacant 
and used for agricultural purposes, specifically field crop production.  
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Figure 1 | Aerial View of Subject Lands 

  
Source: Lambton County Mapping, 2020 Aerial Image 
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Figure 2 | Photo of Subject Lands 
View Looking South from Millpond Avenue 

 
Source: Google Maps, June 2023 

 
Figure 3 | Photo of Lands 
View Looking East from Nauvoo Road 

 
Source: Google Maps, June 2023 
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1.3 Land Use Context 
 
The subject lands are located on the southern boundary of the Alvinston settlement 
area. To the south are agricultural lands used for field crop production. Directly to the 
west is Nauvoo Road with commercial and industrial lands used as a municipal public 
works yard and vacant residentially designated lands beyond. To the north of the 
subject lands are a low-rise townhouse development, Millpond Avenue, and an open 
space block for a hydro corridor. To the east are low density residential uses with the 
East Sydenham River further to the east.  
 
Figure 4 | Land Use Context 

 
Source: Lambton County Mapping, 2024 
 

1.4 Pre-Application Consultation 
 
A Pre-consultation Meeting was held on May 26, 2022, with the County of Lambton and 
the Municipality of Brooke-Alvinston. The pre-consultation minutes from the meeting 
are enclosed in Appendix 1 of this report. At the pre-consultation meeting, staff 
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identified that the following items would be required for a complete Zoning By-law 
Amendment & Plan of Subdivision Application:  
 

1. Draft Plan of Subdivision 
2. Legal boundary survey prepared by an Ontario Land Surveyor 
3. Planning Justification Report 
4. Phase I Environmental Site Assessment 
5. Archaeological Assessment 
6. Geotechnical Report 
7. Traffic Impact Study 
8. Preliminary Servicing and Stormwater Management Report 
9. Natural Heritage Report (including Species at Risk Report if consultant 

determines it to be needed) 
 
The materials outlined above will be provided as part of the complete application 
submission package and will be detailed in the sections below. 
 

2.0 Development Proposal 
 
Our client is proposing to develop the property as a multi-density residential 
subdivision that would provide a range of residential uses and much needed housing 
during a province-wide housing crisis. A total of 244 units are proposed within the Draft 
Plan. This includes 109 low density residential lots fronting onto public streets. Lots 1 
through 19 are proposed to be larger in area, ranging from approximately 554 m2 to 728 
m2 and with frontages of 18 m to 20.7 metres. These larger lots are proposed along the 
eastern boundary of the development to be more compatible with the existing larger 
residential lots to the east. These lot sizes would then transition to lots that are reduced 
in size with areas ranging from 450 m2 to 462 m2 in area and with frontages ranging 
from 13 metres to 15 metres. These lots would be typical of more modern subdivisions 
on full municipal services.  
 
Three new streets (Street A, B and C) are proposed to provide access to each of the lots 
and blocks within the subdivision, with the primary access being from Millpond Avenue 
and a secondary access to Francis Street.  
 
The proposed development would transition to 12 medium-density townhouse blocks 
located in the central part of the subdivision that would contain 56 townhouse units. 
Blocks 114 through 121 would contain 5 units per block and Blocks 122 through 125 would 
contain 4 units per block.  
 
Block 113 is proposed as a future multi-density block approximately 2.68 hectares in size.  
The proposed medium density block would contain a future medium density 
residential development of cluster townhouses. While there is not a formal 
development proposal for this Block currently, it is proposed to potentially contain 79 
townhouse units.  
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A stormwater management pond is proposed in the southwestern corner of the 
subject lands which reflects existing drainage patterns that slopes towards this low 
lying area of the site. The draft plan also includes an access block and a block to 
accommodate a pumping station for the sanitary sewer infrastructure.  Block 126 is also 
proposed in the northwestern corner of the property to provide routing of servicing 
infrastructure for the proposed development. 
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Figure 5 | Draft Plan of Subdivision 

 
Source: Development Engineering, 2024 

4.1.

Page 43 of 121



3.0 Background & Technical Studies 
 

3.1 Environmental Impact Study (EIS) 
 
NRSI was retained by our client to prepare an Environmental Impact Study to assess 
any impacts of the proposed development on natural heritage features. No features 
are identified on the subject lands in the County Official Plan or Brooke-Alvinston 
Official Plan; however, a site visit and evaluation were conducted to determine if there 
were any unmapped features. No habitat for threatened or endangered species, or 
other natural heritage features were identified on the subject lands. Vegetation is 
limited to hedgerows which are determined to not be significant. Additionally, no 
significant wildlife species were identified on the property. The report recommends 
that removal of trees should take place outside of April 1 to Aug 31 to prevent any 
impacts to nesting birds, which can be addressed through a subdivision agreement.  
 
3.2 Traffic Impact Study 
 
A Traffic Impact Study was completed by RC Spencer Associates to assess any potential 
impacts on the existing roadway as a result of the proposed development. The report 
concludes that the proposed development will not adversely impact area traffic 
operations on either Millpond Avenue or Nauvoo Road and roadway improvements are 
not required based on the level of traffic generated.  
 
3.3  Geotechnical Report 
 
EXP was retained by our client to conduct a geotechnical investigation to provide an 
assessment of the subsoil and groundwater conditions of the subject lands, as well as 
recommendations for site alteration and construction required to facilitate the 
proposed development. The report outlines recommendations regarding site grading 
and placement of fill, dewatering during excavation in areas with a shallow water table, 
building foundation specifications, and the installation of infrastructure.  
 
3.4 Stage I & II Archaeological Assessment 
 
Lincoln Environmental Consulting was retained to prepare a Stage I & II 
Archaeological Assessment of the subject lands. The Stage II Assessment was 
completed on May 18th, 2022, and it was determined that there are no archaeological 
resources identified on the subject lands. The report prepared by LEC concludes that 
no further archaeological assessment of the site is recommended.  
 
3.5 Phase I Environmental Site Assessment (ESA) 
 
EXP has prepared a Phase I Environmental Site Assessment which has been submitted 
alongside this report. The ESA concludes that there are no potential environmental 
concerns associated with the subject lands and no further evaluation of the site is 
recommended.  
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3.6 Functional Servicing Report 
 
Development Engineering Limited was retained to prepare a Preliminary Servicing & 
Stormwater Management Report. The proposed on-site grading reflects the existing 
drainage patterns with the proposed stormwater management facility located at the 
lowest point in the southwestern corner of the subject lands. Rear yard swales and 
catch basins will direct stormwater from individual lots into the proposed stormwater 
management system. The report demonstrates that there is sufficient water and 
wastewater capacity to service the proposed development. The proposed 
development would tie into existing water infrastructure located along Nauvoo Road, 
Millpond Avenue, and Francis Street. Sanitary servicing would be provided by gravity 
fed sewers to a pumping station located in the southwestern corner of the subject 
lands before being pumped to the existing sanitary sewer at the terminus of Francis 
Street.  
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4.0 Planning Framework & Analysis 
 
The following section will provide an overview and analysis of the existing planning 
framework, identify the key policies and by-laws that relate to the subject lands, and 
discuss the Consent Application proposed. 
 
The subject lands are located within a two-tiered municipality, being subject to the 
Provincial Policy Statement 2020 (“PPS”), Lambton County Official Plan (“COP”), 
Brooke-Alvinston Official Plan (“BAOP”) and Brooke-Alvinston Zoning By-law 9 of 2013 
(“Alvinston ZBL”).  The St. Clair Regional Conservation Authority (“SCRCA”) is the local 
conservation authority regulating natural hazard features. 
 
4.1 Provincial Policy Statement 
 

The PPS provides policy direction on matters of provincial interest related to land use 
planning and development.  Any decision by a planning authority that requires 
approval under the Planning Act “shall be consistent with” policy statements issued 
under the Act. The PPS is intended “to be read in its entirety”, and decision makers must 
balance a range of policy directives when deciding whether or not a planning proposal 
is consistent with the PPS, rather than prioritizing one set of policies over another (PPS, 
Part III). 
 
The proposed consent is consistent with Provincial policy directives regarding healthy, 
liveable, and safe communities and development within settlement areas, as the 
proposed residential development will contribute to increased housing supply and the 
provision of a range of housing options within the surrounding community (Policies 1.1.1 
a) and b)).  The subject lands are located within a serviced settlement area and the 
applications propose a mixed-density development for the site that would be located 
adjacent to the existing built-up area (s. 1.1.3.1, 1.1.3.2, 1.1.3.6). The PPS also directs 
municipalities to provide a range of mix of housing options and densities and directing 
development to areas with appropriate levels of servicing available. The proposed 
development proposes a variety of residential densities and uses, including lots for low 
density residential uses and townhouse dwellings that would be development on full 
municipal services (s. 1.4.3, 1.6.6.1, 1.6.6.2). The subject lands are proposed to be serviced 
by municipal water and sanitary sewer systems.   
 
Development and site alteration is not permitted on lands containing archaeological 
resources or areas of archaeological potential unless significant archaeological 
resources are conserved (s. 2.6.2).  There are no designated heritage features identified 
on the subject lands or adjacent properties. A Stage I & II Archaeological Assessment 
was prepared for the subject lands and determined that there are no archaeological 
resources identified on the subject lands.  
 
The PPS also does not permit development and site alteration within or on lands 
adjacent to natural heritage features unless it has been demonstrated that there will 
be no negative impacts on the natural heritage features or their functions (s. 2.1.1, 2.1.5, 
2.1.8).  The subject lands and adjacent lands do not contain any designated natural 
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heritage or natural hazard features. An Environmental Impact Study was prepared and 
determined that there would be no negative impacts on natural heritage features in 
the surrounding area and their ecological functions. 
 
Following the above analysis, the applications are consistent with the Provincial Policy 
Statement. 
 
4.2 St. Claire Region Conservation Authority 
 

A review of SCRCA Regulation Mapping has confirmed that the subject property does 
not contain any identified hazard lands or areas regulated by the Authority as 
illustrated in Figure 6 below. 
  
Figure 6 | SCRCA Regulated Areas 

 
Source: SCRCA, 2022 
 

4.3 Lambton County Official Plan 
 

The County of Lambton is a two-tier planning two-tier planning system in which 
planning responsibilities are divided between the County and the local level. Under this 
system, the County Official Plan provides an overall County planning policy framework 
for the development of detailed local planning policies.  
 
The COP designates the subject lands as being located within the ‘Urban Settlement’ 
of Alvinston (Figure 6).  Nauvoo Road is designated as a ‘County Road’, while Millpond 
Avenue is a ‘Local Road’.  The COP provides direction in focusing growth towards areas 
within established Urban Centres and Urban Settlements (s. 3). 
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Figure 6 Excerpt from Map 1 - Growth Strategy 

 
Source: Lambton County Official Plan 

 
Urban Settlements are intended to provide necessities and services to surrounding 
settlements and agricultural areas, although to a lesser scale and variety than ‘Urban 
Centres’ (s. 3.2.3).  Development on full municipal services is preferred and development 
proposals shall have regard for stormwater drainage (s. 3.2.3, 7.10). The proposed 
development is able to be serviced by full municipal services and stormwater 
management will be addressed appropriately as discussed within the submitted 
Preliminary Servicing Brief.  The Traffic Impact Study has also concluded that there will 
be no adverse impacts on the County of local roadways as a result of the increase in 
traffic volumes from the proposed development (s. 7.1.9).  
 
Section 10.5 of the COP sets out criteria for the evaluation of draft plans of subdivision. 
New developments will only be permitted where in the public interest, are not 
premature, and where they represent an efficient use of land (s 10.5.1, 10.5.2). The 
proposed residential development would address increased demand for housing that 
is being experienced in the area, as well as in communities across the province. The 
development will be integrated into the adjacent existing residential community on 
lands designated for residential purposes and will provide a range and mix of housing 
options that make efficient use of the land and infrastructure. Sufficient municipal 
services are available to support the development and stormwater management will 
be adequately addressed on-site (s. 10.5.4 a, b). The proposed subdivision will have two 
points of access for emergency services and the Traffic Impact Study completed 
concludes that there will be no traffic hazards as a result of the development (s. 10.5.4 
c, d). The residential development has been designed to have varying sizes of lots, with 
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larger lots proposed adjacent to the existing residential uses to the east, to be 
compatible with the established community (s. 10.5.4j).  
 
A Stage I & II Archaeological Assessment was prepared for the subject lands and 
concluded that there are no archaeological resources identified on the site (s. 2.2.13). 
 
The COP does not identify any natural heritage features or natural hazards on or 
adjacent to the subject lands (Figure 7). An Environmental Impact Study was 
completed for the subject lands which demonstrates that there will be no negative 
impacts on natural heritage features as a result of the proposed development. 
 
Figure 7 | Excerpt from Map 2 - Natural Heritage System 

 
Source: Lambton County Official Plan 

 
Considering the proposed Zoning By-law Amendment is in conformity with the County 
of Lambton Official Plan. 
 
4.4 Municipality of Brooke-Alvinston Official Plan 
 

The local Official Plan designates the subject lands as “Residential” which permits a 
range of residential uses, with the predominant use being low density residential uses, 
including single detached dwellings, semi-detached dwellings, and duplex dwellings, 
with a maximum density of 20 units per hectare (s. 2.1.1). Medium density uses are also 
permitted up to a maximum density of 35 units per hectare (s. 2.1.2). The Official Plan 

Subject 
Lands 

4.1.

Page 49 of 121



Monteith Brown Planning Consultants | 3146 Nauvoo Road, Alvinston Page 16 
 

gives preference to locating similar densities being located together and arranged in 
gradation to encourage compatibility between different densities of uses (s. 2.1).  
 
Figure 11 | Excerpt from Part 2 of Schedule “A” (Alvinston) 

 
Source: Municipality of Brooke-Alvinston Official Plan 

 
The proposed development includes 109 low density lots that have a combined density 
of 16 units per hectare be the predominant use, making up approximately 47% of the 
subdivision. Lots with larger lots are proposed along the eastern boundary of the site 
and progress to smaller lots moving further to the west. Additionally, medium density 
blocks are proposed towards the centre and along the southern boundary of the 
subject lands to provide separation to the existing built-up areas within the settlement 
of Alvinston. The proposed 135 medium density units will have an aggregate density of 
34 units per hectare.  
 
The Official Plan encourages the development of residential uses that extend from 
exiting built-up areas, the incorporation of higher densities into new developments, 
and development that minimizes costs associated with extending servicing (s. 2.2.1). 
The proposed development would contribute to the supply of housing with a variety of 
housing types that would promote attainable housing options within the community 
(s. 2.2.5, 2.2.13, 2.2.14).  
 
The proposed medium density residential uses would meet the specific criteria set out 
in Section 2.2.15 of the Official Plan. The subject lands have frontage on an arterial road 
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and the height of proposed buildings would not exceed two storeys. The proposed 
development can be adequately serviced by municipal water and sanitary sewer 
services (s. 3.1, 3.2).  
 
The proposed development is not premature in that it is located immediately abutting 
the built-up area of Alvinston and can be adequately serviced (s. 6.4.1, 6.4.4). The lot 
pattern, configuration, and range in density is appropriate for the subject lands and 
compatible with adjacent land uses (s. 6.4.2). The Preliminary Servicing Report and 
other supplementary studies have demonstrated that the existing topography, soil 
condition, and drainage patterns have been incorporated into the design of the 
proposed residential development.    
 
In consideration of the above, the proposed development conforms to, and serves to 
appropriately implement the Brooke-Alvinston Official Plan. 

 
4.5 Municipality of Brooke-Alvinston Zoning By-law 9 of 2013 
 

The subject lands are currently zoned “Residential 1 - Holding (R1-h)” in the Brooke-
Alvinston Zoning By-law. The R1 zone permits low density residential uses including 
single detached dwellings, semi-detached dwellings, and duplex dwellings. The R1 
zone also requires a minimum lot area of 465 m2 and a minimum lot frontage of 18 
metres.  
 
Figure 12 | Excerpt from Part 2 of Schedule “A” (Alvinston) 
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Source: Municipality of Brooke-Alvinston Official Plan 

 
 
The holding zone that applies to the subject lands requires the registration of a 
subdivision agreement before the holding zone can be removed.   
 
Proposed Zoning By-law Amendment 
 
The subject lands are proposed to be rezoned into several separate zones to 
accommodate a range and mix of housing options. Lots along the eastern boundary of 
the site are larger than the minimum size required in the Zoning By-law and are 
proposed to remain in the R1 zone.  
 
The proposed “Residential 1 – Site Specific (R1-*)” zone would apply to lots that have 
frontages ranging from 15 metres (49 ft) to the smallest being 13 metres (42 ft) and have 
lot areas ranging from 405 m2 (0.1 acres) to 465 m2 (0.11 acres). The site-specific zone 
would also permit a maximum lot coverage of 45%, whereas the By-law requires a 
maximum of 30%. The intent of the requirement for minimum lot frontage is to ensure 
sufficient access can be provided to the lot and to control the density of development 
along the road. The proposed reduction of up to five metres in lot frontage would not 
adversely impact access to the proposed lots and would reflect a more modern 
subdivision design and efficient use of the lands compared to the required 18 metre (59 
ft.) frontage requirement.  
 
The intent of the minimum lot area provision is to ensure that there is adequate area 
to accommodate development and servicing on a property. The subject lands are 
proposed to be serviced with full municipal water services, which would reduce 
constraints on the minimum lot area required. The proposed lot size would still contain 
sufficient area to permit the development of a dwelling on the proposed lots. 
 
Block 113, which is proposed to contain approximately 79 medium density residential 
units, is proposed to be rezoned from “Residential 1 (R1)” to “Residential (R3)”. The 
supporting studies submitted with these applications have demonstrated that the 
proposed conceptual development of 79 cluster townhouse units can be adequately 
serviced by the proposed municipal servicing and would not result in adverse impacts 
to County and local roadways. A Site Plan Control application will be required to permit 
any future development on the subject lands and would address matters to 
landscaping, buffering, and on-site grading and drainage. 
 
Blocks 114 through 125 are proposed to be rezoned from “Residential 1 (R1)” to 
“Residential 3 – Site Specific (R3-*)”. The proposed rezoning would permit townhouse 
units as a permitted use as well as: 

• Permit a reduced lot area of 200 m2, whereas the by-law requires a minimum of 
280 m2;  

• Permit a maximum lot coverage of 55%, whereas the By-law requires a 
maximum lot coverage of 40%; 

• Permit a minimum interior side yard setback of 1.2 metres, whereas the By-law 
requires a setback of 3 metres.  
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The intent of the minimum lot area provision is to ensure that there is adequate area 
to accommodate development and servicing on a property. The proposed units would 
be on full municipal services and stormwater management will be appropriately 
addressed on-site. The more compact form of development would provide a more 
optimal use of the subject lands and smaller lot sizes would generally support the 
provision of more attainable housing options while still being of a sufficient size to 
accommodate the development of a dwelling unit on the proposed lots. 
 
The intent of the maximum lot coverage provision is to prevent overdevelopment of a 
site and accommodate the appropriate management of stormwater. The proposed 
increase in coverage is not anticipated to impact the overland flow of water and the 
subdivision would be designed for all stormwater to be directed into a multi-stage 
outlet dry stormwater management pond. The increase in lot coverage is proposed to 
accommodate two single detached lots that, due to the configuration of the lots, the 
road layout, and the size of the subject lands, are smaller than most of the other 
proposed lots within the subdivision. The requested reduction in lot areas and increase 
in coverage provides for a more compact urban form that makes efficient use of land 
and services and aids in providing more affordable housing alternatives. To illustrate 
this, conceptual drawings have been provided (attached) to graphically represent the 
proposed building envelopes resulting from the proposed increase in coverage and 
demonstrate that adequate rear yard amenity space will be provided, and any future 
development will maintain the required front yard and rear yard setbacks.  
 
The intent of the side yard setback provisions is to ensure there is adequate building 
separation and suitable access to rear yards. The provision of a 1.2 metre setback would 
provide adequate separation and access for the townhouse blocks. These types of 
adjustments to zoning standards are similar to development approvals in other 
municipalities, including the Municipality of Central Huron and Municipality of Thames 
Centre, where single detached lots and street townhouse projects were granted 
reduced side yard setbacks of 1.4 metres and increased lot coverage of 50%. While these 
other approvals do not set a precedent in the Municipality of Brooke-Alvinston, they are 
examples of how smaller communities are responding to increasing pressures in a 
range of attainable housing options. 
 
The Brooke-Alvinston Zoning By-law does not appear to contain a zone used for 
infrastructure. Upon a review of the various zones included in the By-law, the proposed 
stormwater management and servicing blocks are proposed to be rezoned “Open 
Space 1 (OS1)”.  
 
In summary, the proposed Zoning By-law Amendment will be consistent with the 
general intent and purpose of the Municipality of Brooke-Alvinston Zoning By-law. 
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5.0 Conclusion 
 

Based on the above analysis, the proposed Consent applications, have regard for 
Section 2 and 54 of the Planning Act, are consistent with the Provincial Policy 
Statement, conform to both the Lambton County Official Plan and Brooke-Alvinston 
Official Plan and maintain the general intent and purpose of the Brooke-Alvinston 
Zoning By-law 9 of 2013 and represent good land use planning. 
 
The following materials have been submitted to Lambton County Planning 
Department along with this report in support of the Zoning By-law Amendment and 
Draft Plan of Subdivision applications: 
 

• One (1) copy of a Cover Letter; 
• One (1) copy of the Zoning By-law Amendment Application 
• One (1) copy of the Draft Plan of Subdivision Application 
• One (1) copy of the Preliminary Reference Plan; 
• One (1) copy of the Draft Plan 
• One (1) copy of the Environmental Impact Study 
• One (1) copy of the Geotechnical Report 
• One (1) copy of the Stage I & II Archaeological Assessment; 
• One (1) copy of the Phase I Environmental Site Assessment; 
• One (1) copy of the Traffic Impact Study; 
• One (1) copy of a Servicing and Storm Water Management Report; and 
• One (1) copy of Servicing and Storm Water Management Plans; 

 
The application fees will be submitted directly to the Municipality under separate cover 
by our client. 
 
We trust that the enclosed information is satisfactory to address the submission 
requirements and look forward to working with staff to advance the applications. If you 
have any questions regarding this matter or require any additional information, please 
do not hesitate to contact me. 
 
Respectfully Submitted, 
 
MONTEITH BROWN PLANNING CONSULTANTS 
 
 
 
 
_____________________________   _________________________ 
Eric Steele      Jay McGuffin, MCIP, RPP   
Planner      Vice President, Principal Planner 
esteele@mbpc.ca     Jmcguffin@mbpc.ca 
    
JMc:es   
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Appendix 1 
Requirements for a Complete Application 
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1

Eric Steele

From: Rob Nesbitt <rob.nesbitt@county-lambton.on.ca>
Sent: Friday, March 25, 2022 4:04 PM
To: 'Calvin Schouten'; Shawn Duncan
Cc: Janet Denkers; 'rhills@brookealvinston.com'
Subject: Information/Reports to be submitted with Application  for Draft Plan of Subdivision
Attachments: County of Lambton - Subdivision  Condominium Application Form - Rev  Dec 2019.pdf; 

County of Lambton - Subdivision  Condominium Approval Procedures - App Guide Rev 
Dec 2019.pdf

Good afternoon, 
 
It was good meeting with you.   As discussed, the following reports will be required to be  submitted with your 
application for draft plan of subdivision approval: 
 

 A copy of the proposed  lot layout 
 Legal boundary survey prepared  by an Ontario Land Surveyor 
 Planning report 
 Phase 1 Environmental Assessment report 
 Archaeological assessment 
 Geotechnical report 
 Traffic impact study 
 Servicing report 
 Natural heritage report, including a Species at Risk report if your consultant determines it to be needed 

 
Please note that application fees are  not payable at the time  of submitting your application. Once the application is 
determined to be complete our Department will contact you and arrange for payment of the fees. 
 
 
Rob Nesbitt , MCIP RPP 
Senior Planner 
Planning & Development Services Dept. 
County of Lambton 
(519) 845-0801 ext. 5319 
 
 

DISCLAIMER: 
If you are not the intended recipient of this transmission, you are hereby notified that any disclosure or other action taken in 
reliance on its contents is strictly prohibited. Please delete the information from your system and notify the sender 
immediately. If you receive this email in error contact the County of Lambton at 519-845-0801 extension 5405 or email 
itsupport@county-lambton.on.ca.  
 please don't print this e-mail unless you really need to. 
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For more information, please contact: 
 
MONTEITH BROWN PLANNING CONSULTANTS 
Monteith Brown Planning Consultants 
519. 686. 1300 | jmcguffin@mbpc.ca 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 

Monteith Brown Planning Consultants  
219 Oxford St. W, Unit 302, London, Ontario, N6H 1S5  

519.686.1300 | www.mbpc.ca 
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CORPORATION OF THE
MUNICIPALITY OF BROOKE-ALVINSTON

ZONING BY-LAW NO. _______ OF 2025

(Being a By-law to amend By-law 9 of 2013)

WHEREAS the Council of the Corporation of the Municipality of Brooke-Alvinston passed 
a comprehensive Zoning By-law 9 of 2013 on the 28th day of February 2013; and

WHEREAS the Council deems it desirable to make certain amendments to its 
comprehensive Zoning By-law;

NOW THEREFORE, the Council of the Corporation of the Municipality of Brooke-Alvinston 
enacts as follows: 

1. Schedule “A”, attached, is hereby declared to form part of this By-law.

2. Schedule “A” to By-law 9 of 2013 is hereby amended by changing the zone 
symbol that applies to those lands indicated on Schedule “A” to this By-law from 
the “Residential-1 -h (R1-h)” Zone” to the  “Residential 1 (R1)", the Residential 1 – 
Site Specific (R1-12*), the “Residential (R3)”, the R 3 – Site Specific (R3-5*)”, 
and the Open Space 1 (OS1)” zones.

3. Section 7.3 of By-law 9 of 2013 is hereby amended by adding the following 
subsection: 

7.3.12 RESIDENTIAL R1(12) ZONE

Notwithstanding the provisions of the R1 Zone, Single Detached Dwellings on 
lands zoned R-12 shall be subject to a minimum required Lot Frontage of 13 m, a 
minimum required Lot Area of 405 m2, and a maximum Lot Coverage of 45%. In 
all other respects, the provisions applicable in the R1 Zone shall apply.

4. Section 8.3 of By-law 9 of 2013 is hereby amended by adding the following 
subsection:

8.3.5 RESIDENTIAL R3(5) ZONE

Notwithstanding the provisions of the R3 Zone, Townhouses on lands zoned R3-
5 shall be subject to a minimum Lot Area requirement of 200 m2 per Dwelling 
Unit, a maximum Lot Coverage of 55%, and minimum Interior Side Yard 
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Setbacks of 1.2 metres. In all other respects, the provisions applicable in the R3 
Zone shall apply.

5. This By-law shall come into force and effect pursuant to Sections 34 (21) or 
Section 34 (30) of the Planning R.S.O. 1990.

Read a first, second and third time and finally passed this 19th day of June, 2025

__________________________ _______________________________

David Ferguson, Mayor Janet Denkers, Clerk Administrator
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CORPORATION OF THE
MUNICIPALITY OF BROOKE-ALVINSTON

ZONING BY-LAW NO. _____ OF 2025

Explanatory Note

The purpose of this By-law is to rezone the municipally described property known as 
3146 Nauvoo Road. 

The rezoning would amend the Zoning Bylaw to allow for the future residential 
development. The re-zoning from the present “Residential 1 (h) (R1-h)" zone into several 
separate zones include: the “Residential 1 (R1)" zone, “Residential 1 – Site Specific (R1-
12)” zone which permits single detached dwellings lots minimum lot frontages of 13 m, 
minimum lot areas of 405 m2, and maximum lot coverages of 45%; the “Residential 
(R3)” zone which allows for multiple dwelling units to be developed for townhouse 
units; the “Residential 3 – Site Specific (R3-5)” zone which would permit townhouse units 
with a permitted density of one unit per 200 m2 of lot area, a maximum lot coverage 
of 55%, and minimum interior side yard setbacks of 1.2 metres; and an “Open Space 1 
(OS1)” zone which would apply to proposed stormwater management and servicing 
blocks of the proposed Plan of Subdivision. 

The Key Map shows more particularly the lands affected.
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 Development Services Department   Telephone: 519-845-0801 
789 Broadway Street, Box 3000 Toll-free: 1-866-324-6912 
Wyoming, ON  N0N 1T0 Fax: 519-845-3817 

   

 

 

NOTICE OF A DRAFT PLAN OF SUBDIVISION UNDER SECTION 51 PLANNING ACT 
AND  

NOTICE OF PUBLIC MEETING UNDER SECTION 10.9.1 OF THE COUNTY OF LAMBTON 
OFFICIAL PLAN 

APPLICATION NO. 38T-25002 
 
Owner:  Calvin Schouten 
Location: CON 5 W PT LOT 19, municipally known as 3146 Nauvoo Road 
 Municipality of Brooke-Alvinston 
 
TAKE NOTICE that an application for Draft Plan of Subdivision has been made for a property located 
at the above-noted location. The proposal, submitted by the applicant and as shown in the attached 
Draft Plan of Subdivision, is to create one hundred nine (109) low density residential lots, twelve (12) 
townhouse blocks containing 56 units and one (1) medium block containing approximately 79 cluster 
townhouse units as well as four (4) blocks for servicing and stormwater infrastructure at CON 5 W PT 
LOT 19, 3146 Nauvoo Road, Brooke-Alvinston.   
 
In accordance with subsection 51(19.1) of the Planning Act, R.S.O. 1990, c. P.13, as amended, the 
County of Lambton being the approval authority for draft plans of subdivision has deemed the 
application to be complete for the purposes of subsections 51(17) and 51(18) of the Planning Act. 
 

AND FURTHER TAKE NOTICE that the County of Lambton has appointed Thursday June 19, 2025 
at 4:30 p.m. for the purpose of a public meeting in Council Chambers of the Municipality of Brooke-
Alvinston located at 3236 River Street, Alvinston, ON.  
 
ANY PERSON may make written or verbal submissions either in support of or in opposition to the 
proposed plan of Subdivision. Written submissions are to be made to the Planning & Development 
Services Department at the address noted above or by email to planning@county-lambton.on.ca by 
Friday, June 5, 2025.  If you wish to speak at the meeting, please email Janet Denkers at 
jdenkers@brookealvinston.com  or contact at 519-898-2173 for instructions by 12:00 p.m. (noon) on 
Wednesday June 18, 2025.   
 
Please note that all written material submitted, and verbal comments presented at public meetings 
will form part of the public record and will be available for full disclosure. 
 
If you wish to be notified of the decision of the County of Lambton in respect of the proposed Plan of 
Subdivision, you must make a written request to the Planning & Development Services Department at 
the address noted below. 
 
THE APPLICANT, A PUBLIC BODY OR A “SPECIFIED PERSON” who has made submissions as 
outlined below may appeal the decision to the Ontario Land Tribunal not later than 20 days after the 
notice of the decision is given. 
 
If a person or public body does not make oral submissions at the public meeting or make written 
submissions to the County of Lambton in respect of the proposed plan of subdivision before the 
approval authority gives or refuses to give approval to the draft plan of subdivision, the persons or 
public bodies are not entitled to appeal the decision of the County of Lambton to the Ontario Land 
Tribunal. 
 
If a person or public body does not make oral submissions at the public meeting or make written 
submissions to the County of Lambton in respect of the proposed plan of subdivision before the 
approval authority gives or refuses to give approval to the draft plan of subdivision, the persons or 
public bodies may not be added as parties to the hearing of an appeal before the Ontario Land Tribunal 
unless, in the opinion of the Tribunal, there are reasonable grounds to do so. 
 
AN APPLICATION for a Zoning By-law Amendment for this property has also been submitted to the 
Municipality of Brooke-Alvinston for consideration. 
 
ADDITIONAL INFORMATION about the application is available, during business hours, at the 
County of Lambton Planning and Development Services Department, 789 Broadway Street, 
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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 Development Services Department at 519-845-0801 ex. 5257. 
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, 
 
 
 
 
      
Will Nywening, Senior Planning Official 
Development Services Department 
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Subdivision/Condominium Application Form Page 7 of 7 Planning & Development Services Department 
  Rev. May 2015 

 

APPLICANT’S CHECKLIST 
 
 

Have you read THE COUNTY OF LAMBTON SUBDIVISION AND CONDOMINIUM APPROVALS 
PROCEDURES - AN APPLICANT’S GUIDE before completing this application form? 
 
Have you discussed your proposal with the local municipality? 
 
Have you have attached the following: 
 
 1 copy of the completed application form with all prescribed information provided. 
 
 1 copy of any information or reports as required in the application. 
 
 1 signed copy of the draft plan - large size. 
 
 1 signed photo-reduced copy of the draft plan - 8 ½" x 14" or 11" x 17". 
 
 A USB containing the draft plan geo-referenced to UTM NAD83.  It can be either a 

geo-referenced Autocad .dwg/.dxf file or geo-referenced ESRI .shp file. 
 
 The required application fee ($3000 for 0-20 Lots, $4000 for 21-50 Lots and $6000 

for 50 plus Lots). 
 
A File Number will be issued for complete applications and should be referred to in all future 
communications with the County. 

Yes
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PROPOSAL FOR PROFESSIONAL PLANNING SERVICES 
Proposed Residential Subdivision  

Alvinston, Ontario 
 

Page 11 of 10 
 

AUTHORIZATION OF AGENT 
 
I/We,  , are the owner(s) of the lands known 
municipally as 3146 Nauvoo Road in the Municipality of Brooke-Alvinston, 
Ontario. I/We authorize MONTEITH BROWN PLANNING CONSULTANTS to act 
on our behalf as our agent for the submissions required for all required 
municipal planning approvals, including but not limited to Official Plan 
Amendments, Zoning By-Law Amendments, Draft Plans of Condominium, 
Draft Plans of Subdivision, Site Plan Approval, Minor Variance and Consent 
and to provide any of our personal information that will be collected during 
the planning process in connection with these planning approvals. 

 

 

      

Signature of Representative(s)  

(I have the Authority to Bind the Corporation) 

 

 

 

      

Date 

 

Calvin Schouten

June 20, 2022
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PLANNING AND DEVELOPMENT SERVICES 
REPORT

REPORT TO: MUNICIPALITY OF BROOKE-ALVINSTON
PREPARED BY:
(COUNTY)

Ezio Nadalin,
Planner

APPROVED BY:
(COUNTY)

Will Nywening,
Senior Planning Official

MEETING DATE: June 19, 2025
SUBJECT: Zoning Bylaw Amendment Application

Plan of Subdivision Application (File 38T-25002)
3146 Nauvoo Road, PART OF LOT 19, CONCESSION 5
Applicant: Calvin Schouten
Agent: Monteith Brown Planning Consultants

SITE PHOTO:

EXECUTIVE SUMMARY:

The applicant seeks Draft Approval for a Plan of Subdivision and also approval of a 
corresponding Zoning By-law Amendment. 

The subdivision application is submitted to the County of Lambton and is a decision of 
the County Approval Authority. The purpose of the application is to permit a mixed-
density residential plan of subdivision on lands known as 3146 Nauvoo Road. The plan 
would consist of a total of 109 lots for single detached dwellings, 12 blocks for a 
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total of 56 street-facing townhouses, and one block for a cluster townhouse 
development of approximately 79 units. The plan would also include 4 servicing 
blocks including a stormwater management facility.

The Zoning By-law amendment is submitted to the Municipality and is a decision of 

Municipal Council. It proposes amendments to the Municipality of Brooke-Alvinston 
Comprehensive Zoning By-law 9 of 2013 as it applies to the noted lands. The proposed 
Zoning By-law Amendment seeks to re-zone the subject property from the “Residential 1 
(h) (R1-h)" into several separate zones, as shown in Diagram 1, to accommodate a range 
and mix of housing options related to the proposed Plan of Subdivision (38T-25002). 

Diagram 1: Showing Proposed Development Re-Zoning as Provided by the Consultant

The proposed “Residential 1 (R1)" zone is an existing zone that would permit lots intended 
for single detached dwellings. The proposed “Residential 1 – Site Specific (R1-*)” zone 
would permit lots also intended for single detached dwellings but with minimum lot 
frontages of 13 m, minimum lot areas of 405 m2, and maximum lot coverages of 45%, 
whereas the standard R1 Zone requires 15m minimum lot frontages, 465 m2 minimum 
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lot areas, and 30% maximum lot coverage. The proposed “Residential (R3)” zone is 
the Municipality’s standard multiple dwelling zone and would permit a block intended 
to be developed for townhouse units. The proposed “Residential 3 – Site Specific (R3-
*)” zone would permit a number of blocks also intended for townhouse units but 
permitting a density of one unit per 200 m2 of lot area, a maximum lot coverage of 
55%, and minimum interior side yard setbacks of 1.2 metres, whereas the standard R3 
Zone permits one unit per 280m2 of lot area, maximum lot coverage of 40%, and 3 m 
minimum interior side yards. The proposed “Open Space 1 (OS1)” zone would apply to 
proposed stormwater management and servicing blocks. 

RECOMMENDATION(S):

That the report from the County of Lambton Development Services Department be 
received;

That the Zoning By-law Amendment submitted respecting 3146 Nauvoo Road be 
approved;

That the implementing by-law for the Zoning By-law Amendment be passed;

That Council endorse the Conditions of Draft Subdivision Approval as presented in the 
Staff Report and / or that Council recommend any additions or changes to the proposed 
Conditions of Approval that it believes advisable.

REASONS FOR RECOMMENDATION(S):

The proposed development has planning merit, is consistent with the 2024 Provincial 
Planning Statement (PPS), conforms with the County and Municipal Official Plans, and 
represents good planning.

The proposed subdivision layout and conditions of draft plan of subdivision approval will 
address matters of public and municipal interest.

BACKGROUND/SITE CONTEXT:

The subject property is irregularly shaped and is approximately 14.2 hectares (35 acres) 
in size. The subject property is a vacant parcel currently used as farmland and is located 
on the east side of Nauvoo Road. It presently has direct access to Nauvoo Road and 
Millpond Avenue and abuts the end of road allowances for Francis Street and Lisgar 
Street.

The Zoning Bylaw Amendment and Plan of Subdivision applications were submitted with 
plans and studies in support of the development applications including:

1. Draft Plan of Subdivision
2. Planning Justification Report
3. Phase I Environmental Site Assessment
4. Archaeological Assessment
5. Geotechnical Report
6. Traffic Impact Study
7. Preliminary Servicing and Stormwater Management Report
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8. Environmental Impact Study

TECHNICAL REPORTS:

The applicant completed a Phase 1 Environmental Site Assessment. It identified no past 
uses that are likely to have left of site contaminants and recommended no further 
investigation.

The applicant completed an Environmental Impact Study that did not identify any 
significant natural heritage features or functions. It made recommendations for a tree 
preservation plan and respecting the timing of any tree removals. The Municipality may 
consider incorporating these recommendations into the subdivision agreement.

The applicant completed a Stage 1 – 2 Archaeological Assessment which found no 
archaeological artifacts.

The applicant completed a Traffic Impact Study that concluded the existing road network 
could accommodate the traffic produced by the development without the need for 
improvements to existing roads.

The applicant completed a Preliminary Servicing Report, which includes a concept for 
how the subdivision will be serviced with municipal water and sanitary sewers and how 
stormwater will be managed. It also looks at the capacity in municipal infrastructure to 
provide services. The detailed servicing plans will be developed and included in a 
subdivision agreement as a condition of draft approval. The Municipality had the 
servicing report peer reviewed and updated to address the peer reviewer’s questions. 
The preliminary servicing report shows that the proposed subdivision can be serviced 
and that capacity exists in the municipal infrastructure to service the development. 
Servicing is discussed in more detail below.

The applicant completed a Geotechnical Report which gives recommendations that will 
be relevant to the detailed design and construction of the subdivision and future 
dwellings. The conditions of approval require this report’s recommendations be 
incorporated into a subdivision agreement.

WRITTEN SUBMISSIONS:

At the time of submitting this report, written submissions have been received from 
several public agencies as well as four items from members of the public. All are 
included in full in Council’s agenda. 

The submissions from members of the public included comments made with respect to 
servicing, parkland / greenspace, traffic / site access, sidewalks / pedestrian safety, and 
the introduction of R3 Zoning and townhouse-type dwellings.

Bluewater Power advises it has no assets within the bounds of the subdivision. The 
conditions of draft approval require Bluewater Power to approve the proposed electrical 
servicing plans as part of the detailed subdivision design.
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Canada Post commented on its requirements for the installation of community mail 
boxes and communicating postal delivery details to future owners. These requirements 
are included in the conditions of draft plan approval.

County of Lambton Public Works commented respecting the plan of subdivision’s 
relation to Nauvoo Road, which is County Road 79. County Public Works was involved 
in pre-consultation and assisted in drafting the proposed conditions of approval. The 
conditions require that a 0.3m reserve be conveyed to the County abutting Nauvoo 
Road. County Public Works will not permit a direct access to Nauvoo Road for either a 
new street or individual lots, either permanent or for construction. It will however permit 
an emergency access via the stormwater management block. 

Enbridge Gas Inc. requires that the proponent convey the necessary easements for the 
provision of natural gas. This is addressed in the conditions of consent.

St Clair Region Conservation Authority notes the development is outside their regulated 
area, but that the stormwater outlet may require their approval under the Conservation 
Authorities Act. This potential requirement is addressed in the conditions of draft 
approval.

Lambton Public Health writes about the connection between physical and mental health 
and active transportation. They recommend installation of sidewalks to connect to River 
St or Railroad Line. They recommend a greater proportion of higher density residential 
than is currently proposed.

REQUIRED AND FUTURE APPROVALS:

The proposed Zoning By-law amendment is submitted to the Municipality and is a 
decision of Municipal Council. The proposed amendments are necessary to support the 
layout of the subdivision as proposed.

The proposed Subdivision is submitted to the County of Lambton and is a decision of the 
County Approval Authority. Initial approval would be “draft” and require that the 
proponent satisfy a number of conditions before “final” approval is granted to register the 
plan of subdivision. 

The most significant condition of draft subdivision approval, if granted, is the requirement 
for the proponent to enter into a subdivision agreement with the Municipality, which will 
require Council approval. This agreement will address the detailed design of the 
subdivision and all matters of public and municipal interests, financial and otherwise, 
associated with the physical construction of the subdivision.

The proposed block for cluster townhouse development at the south boundary of the 
subject lands would be subject to further approvals in the form of site plan approval.

DRAFT PLAN OF SUBDIVISION:

The applicant has requested draft approval for a plan of subdivision. The draft plan is 
included in Council’s agenda. Draft approval of the plan will be subject to a list of 
conditions. Upon completion of the conditions and any required modifications to the plan, 
the proponent may register the plan (potentially in phases).
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Draft plan approval is a decision of the Lambton County Approval Authority. A list of the 
draft conditions proposed by County Development Services Staff, along with a brief 
explanation of each condition, is appended to this report (Attachment 3). Additional 
conditions or modifications to the conditions may be advisable after receiving input from 
Council and receiving feedback through the public meeting and consultation.

Stormwater

Stormwater would be collected internally and directed to a stormwater management 
pond in the southwest corner of the development. The pond would provide quality and 
quantity control. The facility would outlet to the roadside along County Road 79 which 
becomes the Pray (Municipal) Drain. It may be necessary to extend the Pray Drain by 
petition under the Drainage Act in order to create a legal outlet. This can be addressed 
through the detailed subdivision design and subdivision agreement.

Water

The subdivision would be serviced by an internal water distribution system connecting to 
existing waterlines on Millpond Ave, Francis St, and (via a servicing block) to Nauvoo 
Road.

Sanitary

Sanitary would be collected by gravity to a pumping station adjacent to the stormwater 
management facility in the southwest corner of the subdivision and then pumped by 
force main to the existing sanitary sewers on Francis St.

Council needs to be aware of information regarding Alvinston’s wastewater collection 
and treatment infrastructure / facilities that has emerged as part of the peer review of this 
development’s servicing plans. At present, the analysis indicates that there is sufficient 
capacity in the wastewater system to accommodate the full build-out of this 
development. However, full build out is predicted to bring the wastewater treatment plant 
(WWTP) over 80% of its capacity and require that the Municipality plan for and expand 
the WWTP’s capacity.

Staff notes that it is not this development only, nor the added density of allowing 
townhouses, that creates this situation. Alvinston has additional lands designated for 
development. Full build-out of the lands designated for development within Alvinston will 
require expansion of the WWTP. 

This is not an immediate problem as full build-out of the development will take some 
years. 

It is possible that other properties also develop and consume capacity before this 
development is fully built out. Therefore it is necessary that the Municipality assign / 
confirm capacity before each phase of development is completed. This is addressed in 
the draft conditions of approval.

A more detailed calculation of the capacity estimates is appended to this report 
(Attachment 2). 
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Access

The proposed subdivision’s road layout would connect with Millpond Ave and Francis St. 
Written submissions from residents question the adequacy and appropriateness of this. 
County Public Works will not however permit a new intersection to Nauvoo Road. 
Instead, they have agreed to an emergency access over the stormwater management 
block (Block 110 – Diagram 2) that would be used in the case of planned or unplanned 
road closures. The Traffic Impact Study supports the proposed layout without 
suggestions for improvements to existing roads or intersections. The road connection to 
Francis St includes connections to sanitary and water services, but can be looked at 
further as part of the subdivision agreement, whether a road connection is necessary or 
beneficial or not.

A 0.3m reserve would be required along the edge of Nauvoo Road where it abuts 
residential lots. It would be conveyed to the County of Lambton in order to control 
access to Nauvoo Road.

Public input has questions about the location of sidewalks and expressed concerns 
about the safety of pedestrians on the streets within and external to the subdivision. The 
location of sidewalks along the streets within the subdivision and potentially external to 
the subdivision is something the Municipality can discuss with the applicant through the 
subdivision agreement and as part of the Municipality’s own capital improvements.

Diagram 2: Showing proposed Emergency Fire Access
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Parkland

Staff and public input have noted the lack of greenspace and parkland in the proposed 
subdivision. The Planning Act permits the Municipality to take up to 5% of the land as 
parkland, or an equivalent value as cash-in-lieu, or some combination of the two. This is 
addressed as a condition of draft approval.

If the Municipality thinks there is insufficient park space in this area of Alvinston, it may 
take one or more lots in the plan for development as a municipal park. Alternately, the 
Municipality may take a cash-in-lieu payment to invest in improving existing parks. The 
Municipality could also take a combination of land and cash equal to 5%.

It should also be noted that the lands within the subdivision that are proposed to be 
rezoned to Open Space (OS1) include the stormwater management pond and servicing 
blocks. These are not considered parkland. 

APPLICATION ANALYSIS

Provincial Planning Statement 2024 (PPS):

The applications and proposed development are consistent with the Provincial Planning 
Statement 2024 (“PPS”), which promotes efficient development and land use patterns 
which sustain the financial well-being of the municipality over the long term. The 
proposed development is anticipated to utilize future municipal services which would 
ensure that the consumption of land and servicing costs are minimized. The proposed 
development would add to the density and mix of land uses in the Municipality of 
Brooke-Alvinston while maximizing compatibility with existing residential land uses to the 
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north and east of the subject property. The proposed development is located within the 
village of Alvinston, which is identified as a settlement area, which the PPS states shall 
be the focus of growth and development.

The proposed development is consistent with PPS policies requiring the provision of a 
range and mix of densities and housing options, including new development and 
intensification, to meet the needs of present and future residents. This is to be achieved 
through efficient development patterns that optimize the use of land, resources and 
public investment in infrastructure and public service facilities. 

The proposed development will increase the mix and range of housing by providing both 
low-density (single-detached) and medium-density (townhouse) housing options. The 
proposal will generally be compatible with the existing abutting single family dwellings to 
the east and other nearby proposed future residential land uses, while contributing to the 
cost-effective development of a vacant lot for an appropriate residential use. Overall, the 
applications are consistent with the PPS.

County of Lambton Official Plan:

The County of Lambton Official Plan (“County OP”) designates Alvinston as an Urban 
Settlement, which the OP identifies as an area where growth is to be directed. It 
encourages a range and mix of housing options to meet the housing needs of its 
residents. It also encourages the development and implementation of flexible local 
municipal zoning provisions to permit a range and mix of housing options. 

The proposed development conforms with the Urban Settlement and Housing policies 
contained in the County OP. It will allow an existing vacant lot to be developed for a 
range of housing with access to full municipal services where residents are close to most 
services and daily necessities offered within Alvinston. The proposed development 
would redevelop the subject lands by incorporating compact forms of housing options on 
a currently underutilized vacant parcel within an Urban Settlement, therefore conforming 
with the County OP.

The subject property will greatly contribute to the overall housing supply for the 
Municipality of Brooke Alvinston while maintaining general compatibility in density to that 
which is currently found within the Town of Alvinston. Overall, the proposed applications 
conform to the County OP.

Municipality of Brooke-Alvinston Official Plan:

The subject land is designated “Residential” by the Brooke - Alvinston Official Plan.  
Section 2.1 of the Official Plan states that various types of dwellings will be permitted in 
Residential Areas.   It also states that preference will be given to locating similar 
densities of development together. In this regard, this Section states that: Varieties of 
residential dwelling types will not be mixed indiscriminately but will be arranged in a 
gradation so that higher density developments will complement those of lower density, 
with sufficient spacing to maintain privacy, and amenity.

The applicant’s concept plan suggests a proposed development that includes a range, 
mix and variable density of housing options in the form of single detached dwellings and 
townhouse dwellings. The proposed townhouse dwellings will be located primarily 
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adjacent to another, existing townhouse development to the north and to vacant 
agricultural lands to the south. The majority of the property abutting the east property 
line and existing single detached dwelling residential development will be developed for 
single detached dwellings with lot sizes meeting or exceeding the existing R1 Zone 
standards.

The present proposal would therefore conform with Section 2.1 of the Official Plan and 
takes into consideration the location of the abutting, existing development. 

Section 2.1.1 states that the primary residential uses permitted in the Residential Areas 
are low-density housing types including single and semi-detached dwellings, duplexes, 
and triplexes. The Official Plan permits low density development to a maximum of 20 
units per hectare. The proposed single detached dwellings have a density of only 16 
units per hectare. The Official Plan permits medium density residential development to a 
maximum of 35 units per hectare. The townhouse concept presented equals a density of 
34 units per hectare. 

While several multi-unit housing options exist in Alvinston, the community’s housing 
stock is primarily comprised of single detached dwellings.  The proposed development 
includes a total of 109 low density residential lots, 12 townhouse blocks 
containing 56 units, and one medium density block containing approximately 79 
cluster townhouse units. The proposed development will therefore be in conformity with 
Section 2.2.5 of the Official Plan, which promotes a mix of housing types and price 
points.  

Municipality of Brooke-Alvinston Zoning By-Law:

The subject lands are currently zoned “Residential 1(H) (R1-H)” by the Brooke-Alvinston 
Zoning By-law. The “R1” Zone permits low-density residential uses, including single 
detached dwellings, semi-detached dwellings, and duplex dwellings.

The applicant has proposed rezoning the 
property to a variety of Zones, dependent on 
the housing-type being proposed for each 
area within the proposed Plan of Subdivision 
(see attached Diagram 1). 

Lots along the majority of the eastern boundary 
of the site would remain in the R1 zone.

The proposed “Residential 1 – Site Specific 
(R1-12)” zone would apply to lots with various 
lot frontages ranging from 13 metres (42 ft) to 
15 metres (49 ft) versus the 18 metre (59 ft.) 
frontage of the standard R1 zone and with lot 
areas ranging from 405 m2 (0.1 acres) to 465 
m2 (0.11 acres), which is the required current 
standard. See image right. The site-specific 
zone would also permit a maximum lot 
coverage of 45%, whereas a maximum of 30% 
is currently required. The proposed reduction 
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in lot frontage would reflect a more efficient use of the lands and services and add to the 
mix of housing options.

Block 113, which is proposed to contain approximately 79 townhouse dwelling units, 
is proposed to be rezoned to the standard “Residential (R3)”. The submitted materials 
show these units can be adequately serviced and would not result in adverse impacts to 
local roadways. A Site Plan Control application would be required to develop this Block 
in the future and would address matters associated with the project including 
landscaping, buffering, and on-site grading and drainage.

Blocks 114 through 125 are proposed to be rezoned to “Residential 3 – Site Specific 
(R3-5)”. The proposed rezoning would permit 
townhouse units as a permitted use as well 
as permit a lot area of 200 m2, a maximum 
lot coverage of 55%, and a minimum 
interior side yard setback of 1.2 metres. 
See  image  r igh t .  The more compact 
form of development compared to the 
standard R3 zone would support the 
provision of more attainable housing 
options while still being of a sufficient size 
to accommodate the development.

The intent of the maximum lot coverage 
provision is to prevent overdevelopment of a 
site beyond the stormwater design. The 
present plan is being designed to 
accommodate appropriate management of 
stormwater and will be designed for all 
stormwater to be directed into a dry 
stormwater management pond. The increase 
in lot coverage will be accounted for in the 
design. The requested reduction in lot areas 
and increase in coverage provides for a 
more efficient use of land and services and 
aids in providing more affordable housing 
alternatives. 

The intent of the side yard setback provisions is to ensure there is adequate building 
separation and suitable access to rear yards. The provision of a 1.2 metre setback would 
provide adequate separation and access for the townhouse blocks and would mimic 
the present R1 setbacks. 

The proposed stormwater management and servicing blocks are proposed to be 
rezoned “Open Space 1 (OS1)”.

Draft Zoning By-Law Amendment

Staff has prepared a draft amending by-law for Council’s consideration, appended to this 
report (Attachment 1).
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The amending by-law, as drafted, would:

• Change the Zoning of the property from R1(H) to R1, R1(12), R3, R3(5), and 
OS1 as previously described (Diagram 1);

• Add section 7.3.12 to the Zoning By-law, which will contain the zone regulations 
for the new R1(12) Zone. The R1(12) Zone would permit single detached 
dwellings with a minimum lot frontage of 13m, minimum lot area of 405m2, and 
maximum lot coverage of 45%. In all other respects the zone regulations would 
be the same as the standard, existing R1 Zone; and

• Add section 8.3.5 to the Zoning By-law, which will contain the zone regulations 
for the new R3(5) Zone. The R3(5) Zone would permit townhouse dwellings with 
a minimum lot area of 200m2 per unit, 1.2m minimum interior side yards, and 
55% maximum lot coverage. In all other respects the zone regulations would be 
the same as the standard, existing R3 Zone.

CONCLUSION:

Planning staff supports the approval in principle of the Zoning By-law Amendment as 
drafted and the Plan of Subdivision subject to the proposed conditions of draft approval. 
The proposed future residential development has planning merit because it is consistent 
with the Provincial Policy Statement (PPS), conforms with the County and Town Official 
Plans, and represents good planning. 

The proposed conditions of draft approval of the plan of subdivision will address matters 
of pubic and municipal interest. 

ATTACHMENT(S):

Attachment 1 – Proposed Zoning By-law Amendment
Attachment 2 – Excerpts Peer Review of Preliminary Servicing Report
Attachment 3 – Proposed Conditions of Draft Plan of Subdivision Approval
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ATTACHMENT 1 – PROPOSED ZONING BY-LAW AMENDMENT

CORPORATION OF THE
MUNICIPALITY OF BROOKE-ALVINSTON

ZONING BY-LAW NO. _______ OF 2025

(Being a By-law to amend By-law 9 of 2013)

WHEREAS the Council of the Corporation of the Municipality of Brooke-Alvinston passed 
a comprehensive Zoning By-law 9 of 2013 on the 28th day of February 2013; and

WHEREAS the Council deems it desirable to make certain amendments to its 
comprehensive Zoning By-law;

NOW THEREFORE, the Council of the Corporation of the Municipality of Brooke-Alvinston 
enacts as follows: 

1. Schedule “A”, attached, is hereby declared to form part of this By-law.

2. Schedule “A” to By-law 9 of 2013 is hereby amended by changing the zone 
symbol that applies to those lands indicated on Schedule “A” to this By-law from 
the “Residential-1 -h (R1-h)” Zone” to the  “Residential 1 (R1)", the Residential 1 – 
Site Specific (R1-12*), the “Residential (R3)”, the R 3 – Site Specific (R3-5*)”, 
and the Open Space 1 (OS1)” zones.

3. Section 7.3 of By-law 9 of 2013 is hereby amended by adding the following 
subsection: 

7.3.12 RESIDENTIAL R1(12) ZONE

Notwithstanding the provisions of the R1 Zone, Single Detached Dwellings on 
lands zoned R-12 shall be subject to a minimum required Lot Frontage of 13 m, a 
minimum required Lot Area of 405 m2, and a maximum Lot Coverage of 45%. In 
all other respects, the provisions applicable in the R1 Zone shall apply.

4. Section 8.3 of By-law 9 of 2013 is hereby amended by adding the following 
subsection:

8.3.5 RESIDENTIAL R3(5) ZONE
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Notwithstanding the provisions of the R3 Zone, Townhouses on lands zoned R3-
5 shall be subject to a minimum Lot Area requirement of 200 m2 per Dwelling 
Unit, a maximum Lot Coverage of 55%, and minimum Interior Side Yard 
Setbacks of 1.2 metres. In all other respects, the provisions applicable in the R3 
Zone shall apply.

5. This By-law shall come into force and effect pursuant to Sections 34 (21) or 
Section 34 (30) of the Planning R.S.O. 1990.

Read a first, second and third time and finally passed this 19th day of June, 2025

__________________________ _______________________________

David Ferguson, Mayor Janet Denkers, Clerk Administrator
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CORPORATION OF THE
MUNICIPALITY OF BROOKE-ALVINSTON

ZONING BY-LAW NO. _____ OF 2025

Explanatory Note

The purpose of this By-law is to rezone the municipally described property known as 
3146 Nauvoo Road. 

The rezoning would amend the Zoning Bylaw to allow for the future residential 
development. The re-zoning from the present “Residential 1 (h) (R1-h)" zone into several 
separate zones include: the “Residential 1 (R1)" zone, “Residential 1 – Site Specific (R1-
12)” zone which permits single detached dwellings lots minimum lot frontages of 13 m, 
minimum lot areas of 405 m2, and maximum lot coverages of 45%; the “Residential 
(R3)” zone which allows for multiple dwelling units to be developed for townhouse 
units; the “Residential 3 – Site Specific (R3-5)” zone which would permit townhouse units 
with a permitted density of one unit per 200 m2 of lot area, a maximum lot coverage 
of 55%, and minimum interior side yard setbacks of 1.2 metres; and an “Open Space 1 
(OS1)” zone which would apply to proposed stormwater management and servicing 
blocks of the proposed Plan of Subdivision. 

The Key Map shows more particularly the lands affected.
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ATTACHMENT 2 – EXCERPTS FROM B.M. ROSS’S PEER REVIEW OF THE 
PRELIMINARY SERVICING REPORT ON BEHALF OF THE 
MUNICIPALITY 

…Development Engineering have submitted an updated Preliminary Servicing and 
Stormwater Management Report for the Schouten Subdivision dated April 22, 2025, to 
address the sanitary system issues that we had discussed.

We have reviewed the updated report and have the following comments related to the 
sanitary servicing summary.
 
The updated population projection for the development is based on the following:
 

• 109 single family residential lots at 3.0 persons/unit = 327 (density of 16 
units/ha.)

• 56 street fronting townhome units at 2.4 persons/unit = 135 (density of 43 
units/ha.)

• 93 multi family block townhome units at 2.4 persons/unit = 224 (density of 35 
units/ha.)

 
This results in a total of 258 units with a projected total population for the development of 
686 persons for the 14.46ha. development.
 
Their projected sewage flows were calculated based on the City of London design 
criteria which uses an average daily per capita flow rate of 230 L/p/day, 0.10L/s/ha 
infiltration allowance, the Harmon Peaking factor and Uncertain Development factor of 
1.0 or 1.1 depending on the development area.
 
Note that the City of London design criteria use an Uncertain Development Factor of 1.1 
for residential developments of less than 200ha. and 1.0 for developments over 
200ha.The proposed development has an area of 14.46ha. so, the uncertain 
development factor used in their original calculations was 1.1 but they have used 1.0 for 
these updated calculations, so the projected flow rates are reduced by 10% compared to 
the London design standard.
 
The projected peak sanitary flow rate is 8.57 L/s, and the projected average daily flow is 
157.8 m3/day (population flow only).
 
As discussed in our meeting, the records provided by OCWA in their 2024 CLI-ECA 
Alvinston Sewage Treatment Plant Annual Report indicate that the WWTP had an 
annual average daily flow in 2024 of 342.91 m3/day, or 57% of the plant’s rated design 
capacity of 600 m3/day.
 
Adding the average daily flow rate of 157.8 m3/day from the proposed development per 
the updated DevEng report would bring the total to 500.7 m3/day which is 83.5% of the 
WWTP rated design capacity.
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As discussed in our meeting, Sam Smith advised that when the plant reaches flows of 
80% of the design capacity, the MECP will require that the municipality have plans in 
place for operational improvements or expansion of the WWTP and the associated 
upstream conveyance system (gravity sewers, pumping station and force main) to 
accommodate the increased demand.
 
Therefore, as we noted previously, if the proposed development is approved to proceed, 
Brooke-Alvinston Council will need to be prepared to accept that they will likely need to 
plan for the costs of future improvements to the existing sanitary sewage system and 
WTP to accommodate the increased sewage flows.
 
As discussed, this is not an immediate problem, as the flows will increase as 
development proceeds. The development proposal is indicating a total of 258 residential 
units, but it is anticipated that it will take a number of years to achieve full buildout.

…

As far as reaching the 80% capacity level, you are correct that even if the density is not 
increased beyond what the current OP would allow, this does not take into account other 
approved developments within Alvinston, so when you include those, you will definitely 
be over 80%.

4.2.

Page 115 of 121



Attachment 3 – PROPOSED CONDITIONS OF DRAFT PLAN OF SUBDIVISION 
APPROVAL AND EXPLANATION 

General Conditions

1) That the draft approval applies to the plan prepared by Development 
Engineering, signed July 26, 2024, which provides for 109 lots for single 
detached dwellings, 12 blocks for street-facing townhouses, 1 additional block for 
townhouses, and 4 blocks to accommodate servicing and stormwater 
management infrastructure.

This condition clarifies what drawings the draft approval applies to.

2) That the road allowances included in this draft plan be shown and dedicated as 
public highways; the names of the proposed roads and municipal addressing 
must be consistent with the County of Lambton 9-1-1 protocol and be approved 
prior to the finalization of the Subdivision Agreement. 

This condition addresses the naming of the new roads within the plan.

3) The following revisions to the draft plan are required:

a) A 0.3m wide Block be provided where residential lots abut Nauvoo Road as a 
reserve and conveyed to the County of Lambton at no cost and free and clear 
of all encumbrances.

This condition identifies revisions that must be made to the final plan of 
subdivision prior to its being registered. A 1 foot reserve would be conveyed to 
Lambton County to prohibit direct access to Nauvoo Road by future residential 
lots.

Municipality of Brooke-Alvinston

4) The owner transfer Blocks 110, 111, 112, and 126 to the Municipality at no cost 
and free and clear of all encumbrances. 

This condition identifies lands that are to be owned by the Municipality in the long 
term for operation of what will become municipal infrastructure.

5) The owner conveys at no cost to the Municipality, free and clear of all 
encumbrances, land for parkland dedication, cash-in-lieu, or a combination 
thereof in amount equal to five (5) percent of the subject site, to the satisfaction 
of the Municipality. 

This condition makes use of the parkland dedication the Municipality is entitled to 
under the Planning Act.

6) The owner shall submit a Form SS1 with respect to the Municipality’s CLI-ECA 
and obtain approvals from the Ministry of Environment, Conservation and Parks 
and from the Municipality for the final servicing plans. The approved servicing 
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plans shall be incorporated into the Subdivision Agreement between the Owner 
and Municipality. 

This condition ensures the appropriate approvals are obtained for the new 
servicing infrastructure that will be assumed by the Municipality. 

7) That the owner obtain allocation from the Municipality for this development for 
capacity in the wastewater collection and treatment system. This may be 
allocated in phases as permitted by the Municipality. 

This condition satisfies the County that each phase of the development has been 
reviewed to ensure sanitary system capacity (still) exists before the phase 
proceeds.

8) The subject lands be rezoned appropriately for the proposed development to the 
satisfaction of the Municipality. 

This condition is met if the proposed rezoning is adopted by Council and comes 
into effect and is necessary to support the proposed subdivision layout and mix 
of uses.

9) The owner enters into a Subdivision Agreement with the Municipality pursuant to 
Section 51(26) of the Planning Act to be registered on title of the land to which it 
applies prior to the plan of subdivision being registered. The Subdivision 
Agreement shall include provisions that it will also be registered against the land 
to which it applies once the plan of subdivision has been registered. The 
Subdivision Agreement between the Owner and Municipality must satisfy all the 
requirements of the Municipality, financially and otherwise, which shall include 
but not be limited to:

a) Provision of roads and sidewalks, municipal sanitary sewers, storm 
sewers and water distribution services, fire hydrants and street signs, 
subject to the satisfaction of the Municipal Engineers and conform to 
Ministry of Environment, Conservation and Parks standards. 

b) Satisfying the Municipality with respect to drainage and storm water 
management. The applicant shall design and construct the stormwater 
management facility to the satisfaction of Municipality.

c) Provisions requiring the submission of a plan for sediment and erosion 
control for the construction phase of this subdivision.

d) Provision of boulevard trees within future street rights-of-way.
e) Provision of an overall grading plan with individual certified lot grading 

plans, including as-constructed certification, to be required at the building 
permit phase and conforming to the approved subdivision grading plan.

f) Construction of an emergency access road over Block 110 and Block 
112.

g) Ensuring all work completed in the development of the subdivision and all 
future structures built on lots and blocks in the subdivision is designed 
and constructed in accordance with the recommendations of the 
Preliminary Geotechnical Investigation completed by EXP Services Inc. 
dated June 17, 2022.
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h) Phasing Provisions to the satisfaction of the Municipality that address 
sewage / water allocation and provide for easements for temporary 
turning circles and 0.3m reserves as may be required by the Municipality 
to accommodate phasing.

These conditions ensure that the most important aspect of the subdivision 
development is completed (a subdivision agreement), ensuring the physical 
construction of the subdivision (including the future development of individual 
lots) is done to appropriate standards without financial burden to the Municipality.

10) The owner prepares a construction management plan, to the satisfaction of the 
Municipality. This Plan will be included as part of the Subdivision Agreement and 
will include but not be limited to:

a. Mitigation of dust and debris on Municipal or County roads during 
construction.

b. Ensuring safety of pedestrians around site access points and on 
properties adjacent to the site.

c. Safe storage of on-site equipment and materials.
d. Emergency contact for residents.
e. Prohibiting Construction access to Nauvoo Road

This condition provides more detail for the construction management plan 
requires as part of the subdivision agreement and also addresses County Public 
Work’s restrictions regarding Nauvoo Road.

11) The owner shall enter into an agreement with the appropriate service providers 
for the installation of underground communication / telecommunication utility 
services for the land to enable, at a minimum, the effective delivery of 
communication/telecommunication services for 911 Emergency Services.

This is a generic condition to ensure all public and private utilities are provided in 
the subdivision with the proper approvals.

12) That such easements as may be required for utility, servicing, or drainage 
purposes be granted to the appropriate agency and registered on title.

This is also a generic condition to ensure all public and private utilities are 
provided in the subdivision with the proper approvals.

St. Clair Region Conservation Authority

13) That the owner obtains any approvals required from the Conservation Authority, 
for example for any stormwater outlet. 

This condition addresses SCRCA’s written comments that their approval may be 
required for the stormwater outlet.

Bluewater Power
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14) That the owners satisfy Bluewater Power with respect to servicing capacity for 
the proposed development and provide Bluewater Power with electrical service 
drawings of a design to Bluewater Power’s satisfaction.

This condition ensures this significant private utility is provided in the subdivision 
with the proper approvals.

Enbridge Gas Inc. 

15) That the owner satisfies Enbridge Gas Inc. with respect to servicing capacity for 
the proposed development and provide to EGI the necessary easements and/or 
agreements required for the provision of gas services to the development, in a 
form satisfactory to EGI.

This condition ensures this significant private utility is provided in the subdivision 
with the proper approvals and addresses EGI’s written submission.

Canada Post

16) The Owner completes to the satisfaction of the Municipality of Lambton Shores 
and Canada Post with respect to the following:

a. include on all offers of purchase and sale, a statement that advises the 
prospective purchaser:

i. that the home/business mail delivery will be from a designated 
Centralized Mail Box.

ii. that the developers/owners be responsible for officially notifying the 
purchasers of the exact Centralized Mail Box locations prior to the 
closing of any home sales with specific clauses in the Purchase offer, on 
which the homeowners do a sign off.

b. the owner further agrees to:

i. consult with Canada Post to determine suitable permanent locations for 
the placement of Community Mailboxes and to indicate these locations 
on appropriate servicing plans.

ii. confirm to Canada Post that the final secured permanent locations for 
the Community Mailboxes will not conflict with any other utility, including 
hydro transformers, bell pedestals, cable pedestals, flush to grade 
communication vaults, landscaping enhancements (tree planting) and 
bus pads.

iii. install concrete pads at each of the Community Mailbox locations as well 
as any required walkways across the boulevard and any required curb 
depressions for wheelchair access as per Canada Post’s concrete pad 
specification drawings.

iv. prepare and maintain an area of compacted gravel to Canada Post’s 
specifications to serve as a temporary Community Mailbox location. This 
location will be in a safe area away from construction activity in order 
that Community Mailboxes may be installed to service addresses that 
have occupied prior to the pouring of the permanent mailbox pads. This 
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area will be required to be prepared a minimum of 30 days prior to the 
date of first occupancy.

v. communicate to Canada Post the excavation date for the first foundation 
(or first phase) as well as the expected date of first occupancy.

vi. prior to offering any of the residential units for sale, to place a "Display 
Map" on the wall of the sales office in a place readily available to the 
public which indicates the location of all Canada Post Community 
Mailbox site locations, as approved by Canada Post and the Municipality 
of Brooke-Alvinston.

vii. include in all offers of purchase and sale a statement, which advises the 
prospective new home purchaser that mail delivery will be from a 
designated Community Mailbox, and to include the exact locations (list 
of lot #s) of each of these Community Mailbox locations; and further, 
advise any affected homeowners of any established easements granted 
to Canada Post.

These conditions address Canada Post’s written submission and mail delivery 
requirements.

Clearances

17) That the owner provides a letter of concurrence from the Ministry of Citizenship 
and Multiculturalism with respect to the conclusions of the Stage 1-2 
Archaeological Assessment completed by Lincoln Environmental Consulting 
Corp. dated Feb 2023. 

18) That prior to final approval, all submissions to the County of material related to 
conditions 1 through 17, inclusive, be provided in one comprehensive package 
by the applicant. The applicant will also provide a comprehensive chart or letter 
detailing how all conditions have been satisfied. 

19) That prior to final approval, the County is advised in writing by The County of 
Lambton Public Works Department how Condition 3 has been satisfied.

20) That prior to final approval, the County is advised in writing by the Municipality of 
Brooke-Alvinston how Conditions 4 through 12, inclusive, and 16 have been 
satisfied.

21) That prior to final approval, the County is advised in writing by the St. Clair 
Region Conservation Authority as to how Condition 13 has been satisfied.

22) That prior to final approval, the County is advised in writing by Bluewater Power 
as to how Condition 14 has been satisfied.

23) That prior to final approval, the County is advised in writing by Enbridge Gas Inc. 
as to how Condition 15, has been satisfied.

24) That prior to final approval, the County is advised in writing by Canada Post how 
Condition 16 has been satisfied.
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The above conditions require clearances from the appropriate bodies to ensure 
the conditions have been met before the plan is given final approval and 
registered.

25) That prior to signing the Final Plan, the owners shall submit:

• one (1) original transparent plan.
• two (2) transparent duplicates.
• three (3) white paper copies.
• one (1) copy of the Subdivision Agreement executed with the Municipality 

of Brooke-Alvinston.
• one (1) copy of confirmation that the above noted Subdivision Agreement 

has been registered on the title of the subject lands.

This condition sets of the required submissions for final approval and registration 
of the plan (or phases).

26) This Draft Approval shall lapse if Final Approval, or extension to Draft Plan 
Approval, is not obtained within three years of the date of this approval, being 
___________, 2028.      

This provision establishes a lapsing date. The proponent can apply for an 
extension which Council can evaluate at that time.
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