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Hybrid - Council Chambers & Zoom
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OPENING OF THE MEETING

CHAIR'S INTRODUCTION

DISCLOSURE OF PECUNIARY INTEREST
APPLICATIONS

41.

4.2.

4.3.

4.4.

CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot
frontage provision for the retained lands.

8149 Rama Road (Khehra)

BP-15-26 - Pdf

Recommendation:

THAT the Committee of Adjustment receive report BP-15-26 dated June
9, 2026;

AND THAT Consent Application File B-2/26 and Minor Variance File A-
6/26 be approved with the recommended conditions.

MINOR VARIANCE FILE A-16/25

Requesting relief from the maximum yard projection provision and
minimum

setback to the average highwater mark for a proposed addition to the
dwelling and

expansion of decking.

(1022 Bird Island)

BP-17-26 - Pdf

Recommendation:

THAT the Committee receives Staff Report No. BP-17-25 dated June 9,
2026, as information;

AND THAT Minor Variance File A-16/25 be approved with the
recommended conditions.

MINOR VARIANCE FILE A-7/26

Requesting an increase in the maximum accessory height for a
proposed garage, and reduction in the minimum interior side yard
setback to a privacy wall on the dwelling.

4150 Glen Cedar Drive

BP-18-26 - Pdf

Recommendation: THAT the Committee of Adjustment receive Staff
Report No. BP-18-26 published to the June 9, 2026, meeting agenda;
AND THAT Minor Variance File A-7/26 be approved with the
recommended conditions.

LSRCA COMMENTS RE: MINOR VARIANCE FILE A-7/26

Page

57 -90

91-120

121 -123
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-
LSRCA Comments (2026-06-02)

ADOPTION OF MINUTES

5.1. Minutes of the Committee of Adjustment meeting held on April 14, 2026. 125 - 131
Committee of Adjustment - 14 April 2026 - Minutes - Pdf
Recommendation: THAT the minutes of the April 14, 2026, Committee
of Adjustment meeting be approved as presented.

UNFINISHED OR NEW BUSINESS
ADJOURNMENT

Recommendation: THAT the Committee of Adjustment meeting adjourn at
a.m.
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RAMARA
Staff Report #BP-15-26

Meeting: Committee of Adjustment - 09 Jun 2026
Staff Contact: Karissa Barker, Planning Technician
Subject: CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage
provision for the retained lands.
8149 Rama Road (Khehra)

Suggested Motion

THAT the Committee of Adjustment receive report BP-15-26 dated June 9, 2026;
AND THAT Consent Application File B-2/26 and Minor Variance File A-6/26 be approved with the
recommended conditions.

Background & Discussion

Applications have been submitted by MORGAN Planning & Development Inc. on behalf of Ajmer and
Rajbir Khehra, owners, requesting Consent (File B-2/26) to sever one new lot and a concurrent Minor
Variance (File A-6/26) requesting relief from the minimum lot frontage provision for the retained lands.

The severed and retained lands are as follows:

Proposed Lot Proposed Lot Frontage Proposed Lot Area
Severed 405 m ~1360 m? (~0.31 ac)
Retained 11.3m ~8300 m? (~2.05 ac)

This proposal will require the following variance to the Township of Ramara Zoning Bylaw #2005.85,
as amended:

Section Description %{Dergsﬁeﬁ:;g Proposed Variance
Minimum Lot Frontage
14.(2)(a) (retained) 300m 11.3m 287 m
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

Submission Materials:

The following materials have been submitted with the Application:

Attachment 1 — Site Plan Sketch by MORGAN Planning & Development Inc.);

Attachment 2 — Planning Justification Report by MORGAN Planning & Development Inc.);
Attachment 3 — Lot Grading Plan by Dearden & Stanton Limited, Ontario Land Surveyors;
Attachment 4 — County Entrance Permit; and

Attachment 5 — Sand Mantle Confirmation by Joel Robinson with EZXcavation Limited.

Property Information:

The property is municipally known as 8149 Rama Road and is legally described as RAMA CON L PT
LOT 28 RP;51R24786 PARTS 1 AND 3 PT;PART 2. The property has frontage on Rama Road,
maintained by the County of Simcoe, and is situated on a peninsula that abuts the Severn River. The
south lot line abuts a parcel owned by the Canadian National Railway with a railway running adjacent
to the property. There is an unevaluated wetland at the south corner of the lot that expands slightly
into the adjacent CN Railway owned parcel.

The property is designated Rural Settlement Area according to the Township of Ramara Official Plan,
2025 (Ramara OP) and is zoned Hamlet (H) according to the Township of Ramara Zoning Bylaw
#2005.85, as amended (Zoning Bylaw). The County of Simcoe Official Plan, 2016 (County OP)
designates the property as Settlements. Surrounding lots within a 60-metre buffer of the property are
Hamlet (H) zoned parcels.

The property includes two dwellings, two sheds, and two septic systems. The property shares a
mutual access entrance at the County road allowance with driveways separating toward the individual
dwellings, each one within the private lot boundaries. The dwelling on the north-westerly side of the
property was built around 1930, and the dwelling closer to the centre of the site was built around
2001. The existing development patterns predate the subject applications.

Historically, this property was the subject of a consent application by previous owners in 2005 for a
similar severance application. At the time, a minor variance application did not accompany the
consent application. Concerns were raised regarding the ability to construct a dwelling on the
retained lands due to insufficient frontage. This application was deferred and records show later
denied. There is no record of an attempt to obtain a minor variance for lot frontage in 2005 or 2006.

The dwelling on the lands proposed to be severed was the subject of a minor variance application in
2022 (File A-29/22) by the current owners. The application requested permission to add decking to
the “wood sided dwelling” on the property. Records indicate that a change of use permit was
obtained in 2010 to convert the structure from a dwelling to a garage. As a condition of the 2022
variance, the owner obtained a permit to re-instate the dwelling once again. This confirms that the
property currently contains two legal dwellings on the property.
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

The current owners now intend to sever the second dwelling on the property to create two separately
conveyable parcels, including obtaining a minor variance for the lot frontage on the retained lands.

Staff conducted a site visit on April 17, 2026. Two distinct, residential areas were observed on the
property, with some intervening tree cover between the proposed lot areas. Each area contains a
single dwelling served by an individual septic system. The property shares a single access from the
roadway, the driveway branches internally to serve each dwelling, as shown in the photographs in
Attachment 6 — Site Visit Photographs.

Circulation:

The Notice of Hearing for the Minor Variance application was circulated on March 27, 2026, in
accordance with the Planning Act and Ontario Regulation 197/96 and Ontario Regulation 200/96. The
Notice of Hearing is affixed to this report as Attachment 7 — Notice of Hearing.

The Applicant requested a deferral of the applications in order to obtain further information to address
Building Department comments, as outlined below. On May 5th, 2026, the Applicant submitted
supplementary documentation, found in Attachment 5 — Sand Mantle Confirmation, in response to
the Building Department’s initial comments.

Building Department:

On April 20th, 2026, the Building Division advised that a portion of the septic mantle for the severed
lot appeared to extend onto the retained lot. As a result, support could not be provided at that time,
pending confirmation of the extent of the mantle sand area by a licensed septic installer.

On May 6th, 2026, following review of the submitted Sand Mantle Confirmation, the Building
Department confirmed that the sand mantle area is entirely within the proposed lot boundaries and
advised that no further concerns remain.

County of Simcoe Transportation & Engineering (T&E) Department:

On April 27, 2026, the County’s T&E Department expressed no objection to the proposed consent,
noting that any new buildings or other structures must comply with a 15-metre setback from the
property line, in accordance with County of Simcoe Setback Bylaw No. 5604.

Pre-Consultation Commentary:

The owner applied for Pre-Consultation prior to the submission of the formal consent and minor
variance applications. At the conceptual stage review, CN Rail indicated that it had no concerns with
the proposed lot creation, as the application for lot creation seeks to legally separate two existing
dwellings already established on the property.

The County of Simcoe provided general comments in support of the proposal at the conceptual
review stage, noting that the existing mutual entrance was considered legal non-conforming. The
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

County advised that a formal mutual entrance permit be established through the lot creation process.
This has been obtained and is included as Attachment 4 — County Entrance Permit.

Recommendation Summary:

Upon review of the applications, the supporting materials, circulation comments, and applicable
planning policies and legislation, it is the opinion of staff that the application satisfies the applicable
provisions of the Planning Act, Provincial, Upper-tier and local planning policies.

This report recommends that the Committee of Adjustment grant Provisional Consent under Consent
File B-2/26 and approval of Minor Variance File A-6/26, subject to the conditions outlined below:

Consent Conditions:

1. THAT the Applicant and/or Owner satisfy all financial requirements of the Township of Ramara
for final consent issuance, including the payment of outstanding taxes and the payment of
Cash-in-Lieu of Parkland;

2. THAT the Applicant and/or Owner provide an electronic copy of a draft Reference Plan for the
parcel to be severed, prepared by an Ontario Land Surveyor, together with the associated
legal description prepared by a Solicitor, to the satisfaction of the Township of Ramara;

3. THAT the Applicant and/or Owner provide payment of Development Charges for the dwelling
on the severed lands; and

4. Approval of Minor Variance File A-6/26.

Minor Variance Condition:

1. Approval of Minor Variance File A-6/26 shall only apply to the retained lands associated with
Consent File B-2/26.

Rationale:

Provisional Consent is required before Final Consent can be granted to ensure that all conditions are
satisfied prior to the legal ability to register the new lots. Under Section 53(43) Planning Act, the
Applicant or Owner is allotted a two-year period to fulfil all conditions of Provisional Consent.

e Consent Condition 1 is required to ensure that any outstanding taxes are paid. The Township
has a Cash-in-Lieu of Parkland Bylaw, which provides that for any new lot created, a
percentage of land may be conveyed, or a cash payment may be required. For waterfront lots,
the applicable financial requirement is $1,700 per lot.

e Consent Condition 2 requires the provision of a registerable legal description for the parcel to
be conveyed, along with the applicable Reference Plan for the severed lands. These materials
are required for the issuance of the Certificate of Official, which is necessary to complete the
conveyance of land title.
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

e Consent Condition 3 requires the payment of applicable development charges for the
severed lands, as the creation of a new lot triggers development charge obligations, with the
existing dwelling becoming the principal dwelling on a newly created parcel.

e Consent Condition 4 requires the approval of the minor variance for the reduction in frontage
of the severed lot so it meets the Zoning Bylaw.

e Minor Variance Condition 1 clarifies that the Minor Variance approval applies only in
connection with the proposed severance.

A summary of the planning analysis is below.
Planning Analysis:

Permitted Uses:

The proposed lot creation allows for the continuation of existing residential uses, which are permitted
within Rural Settlement Areas under provincial, upper-tier, and local planning policy frameworks. The
Provincial Planning Statement, 2024 (PPS) directs growth and development to settlement areas.
Section 2.5.2 states:

“In rural areas, rural settlement areas shall be the focus of growth and development and their
vitality and regeneration shall be promoted.”

Similarly, the County OP designates the property “Settlement” and its policies reinforce settlement
areas as appropriate locations for residential development. Section 3.5.8 provides:

“Settlement areas shall be the focus of population and employment growth and their vitality
and regeneration shall be promoted... Residential, commercial, industrial, institutional, and
recreational land uses shall be developed within settlement area boundaries on land
appropriately designated in a local municipal official plan for the use.”

The property is designated Rural Settlement Area in the Ramara OP. Section 7.7.2 identifies
permitted uses within this designation, which include single detached dwellings and accessory uses,
consistent with the existing and proposed use of the property. The property is zoned Hamlet in the
Zoning Bylaw, which permits detached dwellings, accessory dwellings, and accessory uses. The
proposed severance does not introduce new or non-conforming land uses and maintains residential
uses that are expressly permitted by all applicable provincial, county, and local planning policies, as
well as by the local zoning bylaw.

Character & Compatibility:

The subject property is situated within an established residential area, where surrounding uses are
predominantly low-density residential. The proposed lot creation maintains this existing land use
pattern and does not introduce new or incompatible uses. As such, the character of the area will not
be impacted as a result of the proposed lot creation.
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

The PPS supports residential development within settlement areas that makes efficient use of land
and contributes to complete, healthy communities. Section 2.2.1(c) states:

“Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected needs of current and future residents of the regional market area
by... promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation...”

In addition, Section 2.5.1(c) of the PPS provides that:

“‘Healthy, integrated and viable rural areas should be supported by... accommodating an
appropriate range and mix of housing in rural settlement areas.”

At the local level, Section 7.7.1 of the Ramara OPstates that the purpose of the Rural Settlement
Area designation is:

“To accommodate small-scale residential and non-residential development within existing
settlement areas.”

The proposed lot creation represents small-scale residential development within an existing
settlement area and does not increase the number of dwelling units beyond what is already
established on the site. No changes to building form, scale, or use are proposed as part of this
application, and no new land use conflicts are introduced.

Accordingly, the proposal is compatible with surrounding residential uses, maintains the existing
character of the area, and conforms with applicable provincial and local planning policies relating to
character and compatibility.

Transportation Systems & Access:

The proposed lot and the retained lot have frontage on an open public road, with legal access via the
entrance permit shown in Attachment 4 — County Entrance Permit.

Section 3.2.2. of the PPS states “Efficient use should be made of existing and planned
infrastructure, including through the use of transportation demand management strategies,
where feasible.” The proposed severance maintains a shared entrance on the arterial road,
optimizing access efficiency and minimizing additional curb cuts.

The proposed lot and retained lot abut an arterial road under Schedule F of the Ramara OP. Section
5.8 speaks to Road Transportation policy, with Section 5.8.5. stating:

“County Roads are designed for intra-County transportation and have capacity for large
volumes of traffic. Signs, setbacks and access to and from adjacent lands are restricted and
are controlled by the County of Simcoe Official Plan and by-laws.”
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

The County of Simcoe is the ultimate authority in regard to the application for the lots to be separated
in terms of whether the road frontage is appropriate for access purposes and have granted a mutual
access entrance permit. Section 3.3.4 of the County OP states:

“Lots may be created only where they have access to and frontage on a public highway and
where an access permit to that highway can be obtained in accordance with the policies of this
Plan and the County of Simcoe, the Province of Ontario, or local municipalities...”

The proposed lot creation makes efficient use of existing road infrastructure, maintains a single
shared access to the arterial road, and complies with County access requirements. As such, the
proposal conforms with the transportation and access policies of the provincial, upper-tier and local
plans.

Sewage, Water & Stormwater Management:

The property contains two existing dwelling units, each serviced by a private on-site sewage system,
with water supply drawn from the Severn River. Municipal servicing is currently not available to the
property. Provincial, upper-tier, and local planning policies permit residential development on private
servicing where site conditions are suitable, and long-term impacts can be appropriately managed.

The PPS supports the use of individual on-site services where municipal services are not available.
Section 3.6.4 states:

“Where municipal sewage services and municipal water services or private communal sewage
services and private communal water services are not available, planned or feasible, individual
on-site sewage services and individual on-site water services may be used provided that site

conditions are suitable for the long-term provision of such services with no negative impacts...”

The County OP similarly permits individual on-site servicing in settlement areas for infilling or minor
rounding out of existing development where municipal services are not feasible. Section 4.7.6 states:

“Individual on-site sewage services and individual on-site water services may be used provided
that site conditions are suitable for the long-term provision of such services with no negative
impacts. In settlement areas, these services may only be used for infilling or minor rounding
out of existing development.”

The proposed lot creation is considered infill development and continues an existing residential use
pattern. The existing private sewage and water services are capable of independently servicing the
severed and retained lots without the need for expansion or intensification beyond current conditions.
As such, the proposal satisfies the servicing policies of the upper-tier authority.

With respect to stormwater management, Section 4.5.7 of the County OP requires that post-
development drainage conditions match pre-development flows and encourage the use of on-site
measures. Drainage for both the severed and retained lands can be independently maintained, as
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

demonstrated through the submitted Attachment 3 — Lot Grading Plan ensuring no adverse off-site
impacts.

The Ramara OP further supports private servicing and on-site stormwater management in Rural
Settlement Areas. Section 5.1.1 permits water supply from surface water resources, subject to
provincial regulations, while Section 5.2.10(b) allows individual on-site wastewater services where
site conditions are suitable for long-term use with no negative impacts, stating:

“Wastewater treatment options in Rural Settlement Areas shall include... individual on-site
wastewater services may be used provided that the site conditions are suitable for the long-
term provision of such services with no negative impacts.”

Section 5.4.1.10 of the Ramara OP outlines a range of stormwater management measures that may
be implemented on individual lots. The severed lot contains a retaining wall that assists in directing
surface drainage, along with a swale on each proposed lot along the proposed interior lot boundary.
These features ensure stormwater is privately managed and appropriately conveyed in accordance
with applicable policy requirements.

Accordingly, the proposal conforms to the sewage, water, and stormwater management policies of
the provincial, upper-tier and local plans.

Natural Heritage & Natural Hazards:

The proposed applications seek to create a new residential lot to separate two existing dwellings on
one property. No new construction or site alteration is proposed, and no disturbance to natural
features is required because of the severance. Any future development would remain subject to the
provisions of the Zoning Bylaw and the requirements of the Ontario Building Code.

The PPS requires that natural heritage features be protected for the long term (Section 4.1.1) and
that development be directed away from areas of natural or human-made hazards where risks to
public health, safety, or property may occur (Section 5.1.1).

Similarly, the County OP requires development to occur in a manner that protects human life and
property from hazards such as flooding and erosion under Section 4.5.4. and supports the protection
of water resources and aquatic systems under Section 4.5.1 The property is not identified within a
floodplain or otherwise identified as hazardous lands. All existing buildings are already established on
the site, and the proposed lot creation does not introduce new development, alter drainage patterns,
or create or exacerbate natural hazards. As no site disturbance is proposed, the natural heritage and
hazard policies of the PPS and County OP are satisfied.

At the local level, Section 6.2 of the Ramara OP contains Natural Heritage policies. Section 6.2.6.2
provides that an Environmental Impact Study is not required for existing lots of record where no new
development, no expansion of the existing development footprint, and no zoning change is proposed,
provided that applicable conditions are met. As the proposed severance applies to existing
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

development, does not require a zoning change, and does not introduce any new site impacts, an
Environmental Impact Study is not required.

Comprehensive Policy Goals:

The proposed lot creation is consistent with the provincial planning vision to prioritize growth and
development within urban and rural settlement areas. Chapter 1: Introduction of the PPS outlines this
vision, with paragraph 5 on page 1 stating:

“Growth and development will be prioritized within urban and rural settlements that will, in turn,
support and protect the long-term viability of rural areas, local food production, and the agri-
food network.”

By recognizing and formalizing existing residential development within a Rural Settlement Area, the
proposal directly implements this provincial direction.

The proposal is also consistent with the overarching goals of the County OP. Section 1.3 identifies
broad objectives intended to guide land use planning and development across the County, including,
but not limited to:

e Implementing growth management to achieve quality of life outcomes and efficient,
cost-effective municipal servicing and land use;

e Positively influencing the creation of built environments that contribute to complete, healthy
communities and enhance quality of life for residents of all ages and abilities; and

¢ Promoting socially and physically accessible rural and urban communities.

The proposed lot creation supports these objectives by efficiently utilizing existing serviced residential
lands, reinforcing an established settlement pattern, and maintaining compatibility with the
surrounding built environment.

At the local level, the Ramara OP identifies a housing goal under Section 3.2 to provide an optimum
pattern of land use that offers a variety and choice of housing consistent with population projections
and demographics. Specifically, Section 3.2.8 seeks to:

“‘Encourage residential development, including lot creation and infill, to facilitate an appropriate
range and mix of housing in Rural Settlement Areas, with consideration given to locally
appropriate rural characteristics, scale of development, and the provision of appropriate
service levels.”

The proposed lot creation advances this objective under the Ramara OP by facilitating infill residential
development that respects the existing rural settlement character and maintains appropriate servicing
levels. Accordingly, the proposal aligns with and supports the comprehensive policy goals established
at the provincial, county, and local levels.
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Planning Act — Minor Variance 4 Tests:

Section 45(1) of the Planning Act, R.S.0. 1990, C, P.13, as amended states that the Committee of
Adjustment may authorize variances to a zoning bylaw if in its opinion the proposal is minor in nature;
is desirable for the appropriate development or use of the land, building or structure; if in the opinion
of the committee the general intent and purpose of the bylaw and of the Official Plan, if any, are
maintained.

The variance request through Minor Variance File A-6/26 is considered concurrently with Consent
File B-2/26 and will have the effect of varying the minimum lot frontage requirement of the retained lot
proposed.

The four tests are reviewed below:

Test #1: Is the proposal in keeping with the general intent and purpose of the Zoning Bylaw?

The Zoning Bylaw, as amended establishes minimum lot frontage requirements that vary by zone
category. Section 14.(2)(a) requires a minimum lot frontage of 30 metres for the creation of a new
residential parcel within the Hamlet zone. This requirement is intended to ensure safe vehicular
access, orderly development, and parcels of sufficient size and configuration to accommodate
residential uses and required services. While the proposed retained lot does not independently meet
this frontage standard, both the severed and retained lots are of sufficient size and configuration to
independently support residential use, consistent with the intent of the Hamlet designation. In this
case, these objectives are achieved through the existing mutual access, legal frontage, and the
ample size and depth of the retained parcel.

Section 14.(1) of the Zoning Bylaw permits detached dwellings, accessory dwellings, and accessory
uses within the Hamlet zone. Any future construction on the subject lands would remain subject to the
applicable zoning provisions under Section 14.(2), as well as relevant Accessory Use provisions
under Section 2, and Parking Regulations under Section 3. No relief from these provisions is
proposed or anticipated as a result of the severance.

The Hamlet zone does not prescribe minimum or maximum lot area requirements; however, the yard
provisions are intended to ensure that a parcel’s size and shape can accommodate development that
conforms to setbacks and the Ontario Building Code. Due to the unique configuration of the property,
both the severed and retained parcels will maintain legal lot frontage through a shared legal access,
consistent with Section 2.(11)(a) of the Zoning Bylaw, which provides for development on lots with
registered access to an improved public street.

No relief is required from the minimum yard setback, building height, parking, or accessory use
provisions of the Zoning Bylaw. This proposal maintains the existing residential development pattern
on the property and the existing driveways show that access is achievable. Legal vehicular access is
provided via the County of Simcoe road system, ensuring safe and appropriate access consistent
with the intent of the frontage provisions.
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Accordingly, the proposed variance maintains the general intent and purpose of the Zoning Bylaw.

Test #2: Is the proposal in keeping with general intent and purpose of the Official Plan(s)?

Section 7.7.5 of the Ramara OP states that:
“1. The creation of a new lot or expanded lot in a Rural Settlement Area designation is
permitted subject to Sections 4.1, 5.0 and 6.1.9 of this Plan.

2. Infill development is encouraged provided that the proposed development is in keeping with
the existing character and planned land uses of the area.”

The proposed lot creation is permitted in the Rural Settlement Area designation. The proposal is
classified as infill development since the existing land areas are developed, with no new construction
proposed as part of the applications.

As outlined in the Planning Analysis above, the proposal maintains conformity with the County OP
and Ramara OP, including policies related to permitted use, servicing, access, stormwater
management, and compatibility. Further, it confirms that comprehensive policy goals are satisfied.

The Ramara OP and the County OP do not prescribe minimum frontage requirements in the Rural
Settlement Area or Settlement designations. The requested frontage reduction for the retained lot
does not detract from the proposal’s demonstrated conformity with the County OP and the Ramara
OP, including policies related to compact settlement, access, compatible infill, and the efficient use of
existing infrastructure. The proposal represents appropriate infill development within an established
settlement area.

Test #3: Is the requested variance desirable for the appropriate development or use of the subject
lands, building or structure?

The requested variance is desirable as it enables two existing residential areas, which currently
function independently, to be recognized as separate legal parcels. The subject lands already operate
as two distinct residential properties, each with a separate dwelling, independent septic systems, and
separate internal driveway access, with stormwater managed on site.

The proposed severance represents an appropriate land use pattern that aligns with long-established
development on the site, avoids unnecessary demolition or reconfiguration. Further, the proposed
severance results in two viable residential parcels within a Rural Settlement Area. The variance
facilitates infill development that is consistent with surrounding built form and applicable land use
planning policy objectives, with legal access achieved despite the requested reduction in lot frontage.

Test #4: Is the requested variance minor in nature?

Although the retained lot frontage is less than required by the Zoning Bylaw, the proposed use
remains permitted, and the retained parcel will maintain a substantial lot area of approximately 2.05
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acres. Given the unique configuration of the property and the presence of an existing mutual access,
achieving the 30-metre frontage requirement is not critical to the lot’s functionality.

The intent of the minimum frontage provision — to ensure safe access and adequate development
potential — is satisfied through the existing legal access, ample lot area, and established development
pattern on the site.

The variance is minor in nature from a land use planning perspective, as it will not result in adverse
impacts. No new development, servicing demand, or access points are proposed, and the variance
does not alter the permitted use of the lands or create deficiencies related to servicing or setbacks.
The reduced frontage does not affect the functionality of the lot or result in land use conflicts within
the surrounding area.

Staff Planning Opinion:

This proposal has been evaluated against the applicable Provincial, upper tier, and local planning
policy framework, as well as requirements under the Planning Act. Should the Committee find it
appropriate to approve Consent File B-2/26 in conjunction with Minor Variance File A-6/26, the
following reasons can be provided:

e The proposal is consistent and/or does not conflict with the Provincial Planning Statement,
2024;

e The proposal conforms to the County of Simcoe Official Plan, 2016, and Township of Ramara
Official Plan, 2025;

e The proposal conforms to the Township of Ramara Zoning Bylaw #2005.85, as amended,
provided Minor Variance File A-6/26 is successfully approved to grant relief from the minimum
lot frontage provision, considering that the lot still maintains sufficient frontage onto a public
road; and

e The application satisfies the four tests under Section 45(1) of the Planning Act.

Accordingly, staff maintain their recommendation for approval, subject to the conditions identified in
this report:

Consent Conditions:

1. THAT the Applicant and/or Owner satisfy all financial requirements of the Township of Ramara
for final consent issuance, including the payment of outstanding taxes and the payment of
Cash-in-Lieu of Parkland;

2. THAT the Applicant and/or Owner provide an electronic copy of a draft Reference Plan for the
parcel to be severed, prepared by an Ontario Land Surveyor, together with the associated
legal description prepared by a Solicitor, to the satisfaction of the Township of Ramara;

3. THAT the Applicant and/or Owner provide payment of Development Charges for the dwelling
on the severed lands; and

4. Approval of Minor Variance File A-6/26.
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

Minor Variance Condition:

1. Approval of Minor Variance File A-6/26 shall only apply to the retained lands associated with
Consent File B-2/26.

Alternatives:

The Committee could amend the suggestion motion, defer or deny the applications.

Strategic Priority Areas:

Do the recommendations of this report advance the Strategic Priority Areas of the Township?
Yes O No O N/A

Which Priority Area(s) does this report support?

O Service Excellence
O Sustainable Infrastructure
O Community Connection

Strategic Growth

Recommended Action:

THAT the Committee of Adjustment receive report BP-15-26 dated June 9, 2026;
AND THAT Consent Application File B-2/26 and Minor Variance File A-6/26 be approved with the
recommended conditions.

Attachments:

Attachment 1 - Site Plan Sketch
Attachment 2 - Planning Justification Report
Attachment 3 - Lot Grading Plan
Attachment 4 - County Entrance Permit
Attachment 5 - Sand Mantle Confirmation
Attachment 6 - Site Visit Photographs
Attachment 7 - Notice of Hearing

Reviewed By:
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CONSENT FILE B-2/26 & MINOR VARIANCE FILE A-6/26

Requesting consent to sever a new lot and relief from the minimum lot frontage provision for the
retained lands.

8149 Rama Road (Khehra)

Approved By: Department: Status:
Jennifer Stong, Building and Approved - 22
Planner Planning May 2026
Laura Pye, General Building and Approved - 25
Manager of Planning May 2026
Development and

Infrastructure
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1.0 INTRODUCTION

MORGAN Planning & Development Inc. (‘MP&D’) has been retained by the property owners of
8149 Rama Road, in the Township of Ramara to assist in obtaining concurrent Consent and Minor
Variance approvals to facilitate the creation of one new lot for residential development. The
purpose of the Consent Application is to sever the property into two parcels to separate two
existing dwellings. A Minor Variance application is required to recognize a reduced lot frontage for
the retained lot.

This report provides an overview of the existing conditions of the property, the proposed
development (lot creation), summarizes the proposed Consent and Minor Variance applications
and provides an analysis of the applicable planning policies in support of the applications.

2.0 LOCATION AND DESCRIPTION OF LAND

The subject property is known municipally as 8149 Rama Road, in the Township of Ramara. The
property is located within the Rural Settlement Area of Washago and lies within the Williams
Treaties (1923) and Treaty no. 20 (1818) lands.

The subject property is located on the end of a peninsula of land that is surrounded by the
Severn River, where the CN Railway intersects Rama Road. The subject property is approximately
2.34 acres in size (0.95 hectares) or 9500 m? in area with 37.5 m of frontage on Rama Road. The
property has 120 m of frontage along the railway and the lands are separated by post and wire
fence.

The subject property is developed with two dwellings that are serviced by separate septic
systems and draw water from the river. The first dwelling is one-storey, 4500 sq. ft or 420 m?
with an attached garage. An asphalt driveway provides access from Rama Road which widens
near the front of the house and also provides access to a shed. Behind the shed the driveway
turns to gravel and loops back out onto the paved portion. There is a small dock on the property
which provides access to the Severn River.

The second dwelling was built over 50 years ago, before the main dwelling and became
accessory to the residential use once the main dwelling was built. The secondary dwelling on the
property is one-storey, approximately 1000 sq. ft or 93 m? with an attached deck. The is also a
second shed accessory to the secondary dwelling. Both dwellings are serviced by separate septic
systems.

The majority of the subject property is densely vegetated with a mix of hardwood and coniferous
trees, excluding the developed areas. There is unevaluated wetland located at the far east

corner of the property. The shoreline is largely undeveloped and has been kept in it’s natural
state. Appendix 1 of this report provides site photos of the property.

MORGAN PLANNING AND DEVELOPMENT INC
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Figure 1 below provides the location of the subject property, with Figure 2 providing aerial
imagery of the lands as of 2024 (County of Simcoe Interactive Mapping).

Figure 1 Location of Subject Property
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Figure 2 Aerial Imagery of Subject Lands
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The surrounding uses are categorized as follows, and illustrated on Figure 3 below:
North: The subject property is bound to the north by the Severn River, which also wraps
around the east and west of the property. On the opposite bank of the river are

shoreline residential properties.

East: East of the subject property is a small dam which manages water levels on the
Trent-Severn Waterway.

South: The southern portion of the property is bound by the CN Rail line.

West: The subject property is bound to the west by Rama Road, which crosses the Severn
River over a bridge a little further north passed the front lot line.

Figure 3 Surrounding Land Uses

° Towards Washago

Downtown Core
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3.0  OVERVIEW OF PROPOSAL AND PLANNING INSTRUMENTS
3.1 Overview of Proposal

A formal Pre-consultation Meeting with Township and County Staff was undertaken by the
property owners. Meeting Minutes and written comments were received November 3 2025.

The Consent application seeks to create a new residential lot to separate two existing residential
uses on the subject property. The resultant lot fabric will have two separately conveyable lots each
with a single detached dwelling and individual septic system. Access to the properties is provided
via a mutual entrance off of Rama Road, and no changes to the existing driveways are proposed.

The boundary for the proposed severed lands encompasses the existing structures which serve
the secondary dwelling, including: the septic tank and bed, a retaining wall, the existing dwelling,

attached deck, and accessory shed, as well as the existing driveway.

A Minor Variance application is required to permit reduced frontage on a municipally maintained
road for the proposed retained lands.

The proposed severance sketch is illustrated in Figure 4 below, with a full copy included within this
submission.

Figure 4 Excerpt from Severance Sketch

Lands to be Severed
20.126ha (0.31ac)

Lands to be Retained
+0.830na {2.05ac)

Subject Lands
Lot Area #0957ha (236ac)
Lot Frontage: 251.8m

Lands to be Severed LN
Lotdres  20126ha(03ac) J
Lot Fromtage: 240 5m o o

1 0 0¢

L=nds 1o be Retained
LotArex:  +0830ha (205ac)
Lot Frontage: 211.3m
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3.2 Planning Instruments

3.2.1 Consent Application

In order to facilitate the proposed lot creation a Consent application is required. The application
will seek to sever the portion of lands in the west corner of the subject property to separate the
two dwellings on the property. The severed and retained lands will remain in its current condition,

with no proposed new or modified buildings or structures.

Table 1 below provides the proposed lot fabric statistics to result from the Consent application.

Table 1 Proposed Lot Fabric
Proposed Lot Lot Area Lot Frontage
Retained Lot 0.83 ha (2.05 ac) 11.3m
Severed Lot 0.12 ha (0.31 ac) 40.5m

3.2.2 Minor Variance Application

In order to facilitate the proposed severance, the application submitted herein proposes the
following minor variance(s):

1. Notwithstanding Section 14.2. a) a minimum lot frontage of 11.3 metres for the proposed
retained lot is permitted;

A zoning compliance matrix is provided in the following table, with the zoning provisions that
require relief highlighted:
Table 1 Zoning Matrix

Zone Matrix — 8149 Rama Road

ZBL Provisions
‘Hamlet (H)’ Zone Required/ Permitted Severed Lands Retained Lands

: 0.12 ha 0.83 ha
Lot Area (Min) n/a (0.31 ac) (2.05 ac)
Lot Frontage (Min) 30m 40.5m 11.3 m
Front Yard (Min) 7.5m +7.2 m (Existing) 412 m
Exterior Side Yard (Min) 7.5m 15.5 m (Existing) +39.6 m
Interior Side Yard (Min) 3.0m +10.1m +234m
Rear Yard (Min) 7.5m n/a n/a
No. of Dwellings (Max) 1 1 1
Building Height (Max) 10.0m <10 m <10m
Dwelling GFA (Min) 80 m? +83.3m? +342.4 m?

MORGAN PLANNING AND DEVELOPMENT INC u
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Zone Matrix — 8149 Rama Road

4.0  APPLICABLE PLANNING DOCUMENTS — OVERVIEW

ZBL Provisions

‘Hamlet (H)’ Zone Required/ Permitted Severed Lands Retained Lands
i/le::s?ll\(/l]::;m R 15.0m 15.5 m (Existing) £33.6m
Parking spaces (Min) 2 >2 >2
Accessory Structure
Front yard (min) 50m +22.0m +44.5m
Interior Side Yard (min) 1.2m +7.1m +8.0m
Rear Yard (min) 1.2m n/a n/a
Height (max) 50m <5.0m <5.0m
Lot Coverage (max) 10% +3.1% +0.2%
Building Separation (min) 1.8 m 10.8m (Existing) +8.6m

The subject property is identified in the applicable planning policy documents as follows:

Policy Document Designation/ Zone
Provincial Planning Statement Settlement Area
County of Simcoe Official Plan Settlements
Township of Ramara Adopted Official Plan (2025) | Rural Settlement Area
Township of Ramara Zoning By-law Hamlet (H)

The following subsections provide a detailed analysis of the above noted designations and zones

as they pertain to the proposed application.

4.1 The Planning ActR.S.0. 1990

The following table (following page) provides an overview of how the proposed development has

regard for the Provincial Interest as outlined in Section 2 of the Planning Act:

Section 2 of the Planning Act (Provincial Interest)

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

Morgan Planning Comment:

functions;

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

The proposed development (lot creation) does not
propose any new built form or site alteration.

MORGAN PLANNING AND DEVELOPMENT INC
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(b) the protection of the agricultural
resources of the Province;

Not applicable.

(c) the conservation and management
of natural resources and the mineral
resource base;

The subject property is surrounded by the Severn
River, the enclosed application does not propose
any new built form or structural development
therefor it is anticipated there will be no negative
impact on the Severn River.

(d) the conservation of features of
significant architectural, cultural,
historical, archaeological or scientific
interest;

Not applicable.

(e) the supply, efficient use and
conservation of energy and water;

The existing dwellings are each serviced by separate
septic and water systems. Water is drawn from the
river. These are typical servicing standards for the
area.

(f) the adequate provision and efficient
use of communication, transportation,
sewage and water services and waste
management systems;

The existing dwellings will continue to be serviced
by local communication services and waste
management systems. Both dwellings pull water
from the river, and each have appropriately sized
septic systems.

(g) the minimization of waste;

Not applicable.

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

The proposed severed and retained lots are
appropriately sized for their respective uses. The
proposed severed and retained lots will continue to
share an entrance from Rama Road (County Road
44). The subject property abuts a rail line, the
proposed development is not considered a sensitive
land use by CN rail and therefore does not require
any additional studies or plans. As noted previously,
the enclosed application does not propose any
further structural development.

(i) the adequate provision and
distribution of educational, health,
social, cultural and recreational
facilities;

Not applicable.

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

The proposed development will separate the two
existing residential dwellings making them
separately conveyable for future sales.

(k) the adequate provision of
employment opportunities;

Not applicable.

MORGAN PLANNING AND DEVELOPMENT INC H

Page 25 of 131



Page 24 of 54

() the protection of financial and The proposed development will add one new
economic well-being of the Province and | residential parcel to the Township’s tax base.
its municipalities;

(m) the co-ordination of planning The Township of Ramara has been consulted on the

activities of public bodies; proposed development.

(n) the resolution of planning conflicts There do not appear to be any conflicts between

involving public and private interests; public and private interests.

(o) the protection of public health and There are no anticipated concerns with respect to

safety; public health and safety.

(p) the appropriate location of growth The proposed development is located within the

and development; settlement area of Washago, can be adequately
serviced and is compatible with surrounding land
uses.

(g) the promotion of development that | The proposed development is located within the
is designed to be sustainable, to support | settlement area of Washago, within walking and

public transit and to be oriented to cycling distance of many businesses and services.
pedestrians;

(r) the promotion of built form that, The development does not propose any built form
(i) is well-designed, other than what is already existing. The proposed
(i) encourages a sense of place, and severed and retained lots are appropriately sized.

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

(s) the mitigation of greenhouse gas Not applicable.
emissions and adaptation to a changing
climate

It is the professional opinion of the undersigned that the enclosed application, and resulting
development, has regard for the applicable provincial interests outlined within the Planning Act.

4.2 Provincial Planning Statement (2024)

The Provincial Planning Statement (PPS, 2024) provides policy direction on matters related to land
use planning and sets the policy foundation for regulating the development and use of all land in
the province. The subject property is located within the Township of Ramara and is identified as

Settlement Area under the Provincial Planning Statement (‘PPS’).

The most directly applicable policy areas regarding the proposed development are reviewed
below ( following page).

MORGAN PLANNING AND DEVELOPMENT INC n
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Section 2.2 Housing

Policy 2.2.1.b) 2 Planning authorities shall provide for an appropriate range and mix of
housing options and densities to meet projected needs of current and
future residents of the regional market area by permitting and facilitating:

e all types of residential intensification, including the development
and redevelopment of underutilized commercial and institutional
sites (e.g., shopping malls and plazas) for residential use,
development and introduction of new housing options within
previously developed areas, and redevelopment, which results in a
net increase in residential units in accordance with policy 2.3.1.3;

Section 2.3 Settlement Areas and Settlement Area Boundary Expansions

Policy 2.3.1.3 Planning authorities shall support general intensification and
redevelopment to support the achievement of complete communities,
including by planning for a range and mix of housing options and
prioritizing planning and investment in the necessary infrastructure and
public service facilities.

MP&D Comment: The creation of one residential lot from an existing lot within the
settlement area of Washago can be considered redevelopment. The
proposed redevelopment will separate the two existing residential
dwellings, making them separately conveyable for future sales. The
proposed redevelopment can also represent intensification, providing an
additional residential parcel within the settlement area, where growth is
to be directed.

Section 4.1 Natural Heritage
Section 4.1.1 Natural features and areas shall be protected for the long term
Section 4.1.4 a) Development and site alteration shall not be permitted in:

a) significant wetlands in Ecoregions 5E, 6E and 7E1

MP&D Comment: The enclosed applications do not propose any further structural
development or site alteration. Therefore, there are no anticipated
impacts on natural heritage features on or adjacent to the subject
property including unevaluated wetlands and the Severn River.

It is the professional opinion of the undersigned that the enclosed application, and resulting

development, is consistent with the policy direction provided by the Provincial Planning
Statement.
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4.3 County of Simcoe Official Plan

The subject property is designated Settlements’within the County of Simcoe Official Plan
(‘CSOP’), as per Schedule 5.1 — Land Use Designations. The Settlements designation is intended
to be the primary areas for population and employment growth throughout the County.

The objectives of the Settlements designation include the following:

e Focusing population and employment growth and development within Settlements;

e Developing a compact urban form that promotes the efficient use of land and provision
of services;

e Developing mixed uses as strong and vibrant central places and to create healthy
settlements;

e Promoting development forms and patterns which minimize land consumption and
servicing costs and;

e Promoting healthy, complete, and accessible communities in close proximity to
amenities, support services, and transit.

Subdivision of land by way of consent is permitted within the ‘Settlements’ designation for
permitted uses, and subject to the objectives and policies of the County Plan in accordance with
section 3.3.2.

The most directly applicable policy areas of the CSOP affecting the proposed development are
reviewed below.

Sectfon 3.2 Population and Employment Projections/Allocations

Section 3.2.4 The majority of population and employment growth will be directed to
settlement areas with full municipal water services and municipal sewage
services and that limited growth will be permitted in settlement areas that
are serviced by other forms of water and sewage services.

MP&D Comment: The subject property is located in Washago, which is an unserviced
settlement area. The existing dwellings on the subject property are both
serviced by individual septic systems and pull water from the river.

Section 3.3. General Development Policies

Policy 3.3.2 Subdivision of land by plan of subdivision or consent, or plans of
condominium, are permitted only for the land uses permitted in the

designation or that maintain the intent of the Plan's objectives and
policies.
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MP&D Comment: The creation of one new residential lot by way of consent from the subject
property would conform to the objectives of the Settlements designation
as described above. The proposed development will provide efficient use
of land, allowing for the separation of two existing, privately serviced
dwellings, focusing growth within the settlement area.

Policy 3.3.4 Lots may be created only where they have access to and frontage on a
public highway and where an access permit to that highway can be
obtained in accordance with the policies of this Plan and the County of
Simcoe, the Province of Ontario, or local municipalities. Exceptions may
occur in plans of condominium where the condominium development has
access to a public highway. Subject to local municipal bylaws and official
plans lots may be created on existing private roads or water only access.

MP&D Comment: Both the proposed severed and retained lands have frontage on and
share an entrance off on Rama Road (County Road 44). No changes to the
existing entrance or driveways are proposed through the enclosed

application.
Section 4.8 Transportation
4.8.32 Entrance permits to County Roads may generally be obtained for

approved uses on existing lots, if no entrance currently exists and if safety
and drainage matters can be adequately addressed, and for new
municipal roads which intersect with County Roads. New entrances shall
not be permitted to individual residential lots created on County Roads
following June 30, 1996, except in settlement areas designated in Official
Plans and in accordance with the requirements of the County Entrance By-
law regulating access to County Roads.

MP&D Comment: The enclosed application does not propose a new entrance for the
severed parcel as the secondary dwelling is already accessible via an
existing entrance. A mutual entrance permit from the County which
recognizes the proposed severed lot was approved January 16" 2026,
and has been included in the application submission package.

It is anticipated that a mutual entrance agreement will be required as a
condition of consent to legalize access for both the severed and retained
parcels.
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Section 3.15 Source Protection

Policy 3.15.12 The local municipal Risk Management Official, or other qualified individual
through the Clean Water Act, shall be responsible for determining when
an existing or future land use or activity is, or may be, a significant drinking
water threat.

MP&D Comment: The subject property is located within a Surface Water Intake Protection
Zone and Highly Vulnerable Aquafer. The existing conditions of the lands
are intended to remain through the enclosed application, as no site
alteration or further development of any buildings or structures on the
property is proposed. Therefore, there are no anticipated threats to
drinking water.

It is the professional opinion of the undersigned that the enclosed application, and resulting
development, conforms with the applicable policies of the County of Simcoe Official Plan.

4.4  Township of Ramara Official Plan 2025

The Township of Ramara Official Plan establishes the policy framework to guide future growth and
development within the Township. The subject property is designated Rural Settlement Area’
within the Town of Ramara Official Plan (‘OP’) — Schedule A1 — Land Use.

The purpose of the ‘Rural Settlement Area’ designation is to accommodate small scale residential
and non-residential development within existing settlement areas. Single detached dwellings are
permitted uses in the ‘Rural Settlement Area’ designation. Section 4.1.2.2 of the OP outlines
objectives for Settlement Areas and further specifies that Rural Settlement Areas are: “Settlements
that are characterized by a lower existing population; limited cultural and recreation services and
economic uses. These areas have not been identified as areas for major growth or are generally
located at a municipal boundary or are a historical rural settlement. These areas have a municipal
water or wastewater system (partial services) or have no municipal water or wastewater systems.”

Section 7.7.5 of the Official Plan allows for lot creation in the ‘Rural Settlement Area’ designation
subject to aligning with settlement area objectives and meeting policy for lot creation as outlined
in section 4.1, 5.0 and 6.1.9 of the plan. Infill development is encouraged provided that the
proposed development is in keeping with the existing character and planned land uses of the area.
The most directly applicable policy areas of the OP affecting the proposed development are
reviewed below.

Section 5.1 Water Supply

Policy 5.1.10 Water supply options in Rural Settlement Areas (Partial Service Settlement
Areas) shall include:
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a. Privately owned and operated communal systems; and

b. individual on-site water services may be used provided that site
conditions are suitable for the long-term provision of such services
with no negative impacts.

MP&D Comment: Both dwellings on the proposed severed and retained lands have private
water supply systems that pull water from the river. The enclosed
application does not propose any changes to the existing servicing of the

dwellings.
Section 5.2 Wastewater Treatment
Policy 5.2.10 Wastewater treatment options in Rural Settlement Areas shall include:

a. Privately owned and operated communal systems for new,
proposed development within the Rural Settlement Areas; and

b. individual on-site wastewater services may be used provided that
the site conditions are suitable for the long-term provision of such
services with no negative impacts.

MP&D Comment: Both dwellings on the proposed severed and retained lands have
individual private septic systems. The enclosed application does not
propose any changes to the existing servicing of the dwellings.

The proposed lot creation has been reviewed based on criteria set forth in section 5.1.12 of the
OP, which is outlined in the following table:

Section 6.1.9 — Lot Creation
Policy MP&D Response
1. Where permitted by the Land Use Policies of A review of all applicable policy,
this Plan, any application to create a new lot for | including the Planning Act, the

any purpose shall be considered according to Provincial Planning Statement, the
the provisions of the Planning Act, provincial County’s Official Plan and the
policies and regulations, the County Official Township’s Official Plan and Zoning
Plan, this Plan and the Zoning By-law. By-law has been outlined throughout

this report. The proposed creation of
one new lot that is already
developed with a dwelling and
appropriate servicing is not
anticipated to interfere with the
health, safety, convenience,
accessibility for persons with
disabilities, and welfare of the
inhabitants of the Township.
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2. Technical consents are permitted: Not applicable

a. To create or alter any easement or
right-of-way,

b. To correct or confirm valid title for a lot
which has been previously recognized
and held in distinct and separate
ownership. Where the lot has been
identified as being previously
recognized and held in distinct
ownership prior 1994, a legal opinion
may be required to accompany the
technical consent application;

3. Where multiple lot creation is permitted in a Not applicable
land use designation, development should
generally take place through plan of subdivision
to ensure orderly development. Where a
subdivision is not necessary and there are no
proposed extensions to municipal
infrastructure, lot creation may proceed by
consent subject to technical studies and the
requirements in Section 6.1.9.4.

4. Proposed lots to be created by consent or plan | The proposed severed lot has

of subdivision shall comply with the following frontage on Rama Road (County Road
provisions: 44) and will utilize an existing
a. Any proposed lot must have safe access | entrance on the County Road. The
and frontage on an open public road minor variance seeks relief from a
(County, Province, Territorial or number of provisions related to the
Township) that conforms with the existing  development of the
standards of the road authority; proposed severed lands and to allow
b. All proposed lots shall comply with the for a reduced front lot frontage on
policies of the applicable land use the proposed retained lands.

designation as set out in Section 7.0 of
this Plan and the implementing Zoning
By-law; and

c. A proposed waterfront lot that does not
have frontage on a publicly maintained
road may be created in accordance with
Section 7.8.12 of this Plan.

5. Proposed lots to be created by plan of Not applicable
condominium shall comply with the policies of

MORGAN PLANNING AND DEVELOPMENT INC
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the applicable land use designation as set out
in Section 7 of this Plan and the implementing
Zoning By-law.

6.

As a condition of approval for the creation of a
lot or block, the Township may require a
subdivision or consent agreement to be entered
into between the Township and the owner of
the lands to provide for Township concerns,
including but not limited to the installation of
services, drainage, roads and facilities; the
payment of various fees; and the dedication of
lands for roads, daylighting triangles, 0.3
reserves, parkland and other public uses.

Not applicable

Conditions of Approval that are required by the
approval Authority shall conform to this Plan
and the implementing Zoning Bylaw and may
apply to the proposed severed and retained lots
and to the plan of subdivision.

It is anticipated that a ‘mutual
entrance agreement’ will be required
to be registered on title for both the
proposed severed and retained
parcels as a condition of consent
along with all other standard
conditions.

Where a lot or lots are proposed to be created
by consent, plan of subdivision or plan of
condominium, the size, configuration and
location of the proposed residual land within
the property shall conform with the provisions
of this Plan and the implementing Zoning
Bylaw.

The proposed severed parcel was
designed to meet the zone standards
of the Hamlet (H) Zone.

Outside of the settlement areas, limited
residential development may be created by
consent provided the following are satisfied:

a. Lots should be restricted in size in order
to conserve other lands in larger blocks
for agricultural uses or environmental
purposes. Consent lots should be
developed to an approximate maximum
size of one hectare, except where larger
sizes may be suitable because of
environmental constraints, design

Not applicable

MORGAN PLANNING AND DEVELOPMENT INC
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considerations or as required for new
agricultural lands;

b. The number of lots on the grid road
system shall be restricted in order to
maintain the rural character and road
function and to avoid strip
development; and

c. Notwithstanding the above,
opportunities for residential infill within
existing rural residential corridors/strips
should be encouraged where strip
development is not extended or created.

It is the professional opinion of the undersigned that the enclosed application, and resulting
development, conforms with the applicable policies of the Township of Ramara Official Plan 2003.

4.5  Township of Ramara Zoning By-law (2003-60)

The subject property is zoned ‘Hamlet (H)’ within the Township of Ramara Zoning By-law. A
single detached dwelling is a permitted use in this zone.

As illustrated within Section 3.2, Table 1 of this report, the retained lot will not comply with the
required frontage for the Hamlet (H) Zone, and therefore a Minor Variance is required to

recognize the reduced frontage. A detailed analysis of the proposed variance and regard for the
Zoning By-law is provided within Section 5.0 of this report.

MORGAN PLANNING AND DEVELOPMENT INC
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5.0 FOUR TESTS OF A MINOR VARIANCE

In formulating the planning rational for any Minor Variance application, the applicant and the approval
authority must consider the following 4 tests as per Section 45(1) of the Planning Act:

Is the variance minor when considering the impact on adjacent properties and/or uses?
Is the variance desirable for the appropriate development of the land?

Is the general intent and purpose of the zoning by-law maintained?

Is the general intent and purpose of the official plan maintained?

AN R

The following tables provides a detailed planning analysis which addresses each of the proposed
variances.

Section 14.2
Provisions for
Detached Dwelling
Planning Justification
Minimum Lot
Frontage (Proposed
Retained)

The proposed retained lot will have 11.3 metres of frontage on Ramara
Road, whereas the Zoning By-law requires 30 meters. The frontage is
measured by the horizontal distance between the side lot lines at a point
equal to the setback of the required minimum front yard depth. In this case

. the frontage is measured 7.5 metres back from the front lot line.
Is the variance

minor in nature? . -
The retained lands have enough frontage to accommodate the existing

asphalt driveway giving access to the main dwelling.

For these reasons, it is the opinion of the undersigned that the variance is
minor in nature.

The proposed lot configuration allows for both severed and retained
properties to keep the existing driveways separated on each lot. This
results in a reduce frontage for the retained lands, however the entirety of
the driveaway is encompassed within the lot boundary.

Is the variance
desirable for the
development or
use of the land?

It is anticipated that as a condition of consent that both the severed and
retained lands will enter into a mutual entrance agreement that will
legalize the shared access and therefore provide assurance of access to
both properties in the future when the lands may have separate
ownership.

For these reasons, it is the opinion of the undersigned that the variance is
desirable for the existing use of the land.

MORGAN Planning & Development Inc.
(705) 327-1873 / larsenault@morganplanning.ca
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The intent of the minimum frontage provision within the Township’s Zoning
By-law is to ensure lots have sufficient frontage along municipally
maintained roads to ensure enough space for safe access and appropriately
proportioned lots to accommodate the use.

The proposed retained lot is already developed with a single detached
dwelling and driveway providing access to an entrance on Rama Road. The
existing entrance which splits into two driveways, to serve the main
dwelling and secondary dwelling has functioned without issue since the
establishment of two dwellings on the property.

Is the general
intent and
purpose of the
Zoning By-law

maintained? . - .
It is anticipated that as a condition of the consent that both the proposed

severed and retained lands will need to enter into a mutual entrance
agreement that will be registered on title of both properties.

For these reasons, it is the opinion of the undersigned that the variance
maintains the general intent and purpose of the Zoning By-law.

The Township’s Official Plan notes that minimum lot frontages will be
established in the Township’s Zoning By-law. Section 5.1.12.4. 1 states that:

Any proposed lot must have safe access and frontage on an open public
road (County, Province or Township) that conforms with the standards of
the road authority.

Is the general
intent and
purpose of the
Official Plan
maintained?

The proposed severed lot has obtained a mutual entrance permit from the
County of Simcoe to ensure shared access to the existing entrance on Rama
Road. A second entrance onto Rama Road would pose a safety concern as
there would not be sufficient distance to the rail line to the south and
bridge to northwest.

For these reasons, it is the opinion of the undersigned that the variance
maintains the general intent and purpose of the Official Plan.

5.0 PUBLIC CONSULTATION

In accordance with Provincial and Township requirements, notice of the application will be issued by the
Township to property owners within 60 metres of the subject property detailing the date, time and
attendance options for the statutory public hearing.

MORGAN PLANNING AND DEVELOPMENT INC
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6.0 CONCLUSION

The Consent application seeks to facilitate the creation of one residential parcel and separate the two
existing dwellings on the property.

The Minor Variance application seeks relief for a reduced frontage for the proposed retained lands, to
facilitate the concurrent Consent application.

It is the professional planning opinion of the undersigned that the enclosed applications and resulting
development: has regard for applicable Provincial interests; is consistent with the Provincial Planning
Statement; conforms with the County of Simcoe and Township of Ramara Official Plans; complies with
the Township of Ramara Zoning By-law; meet the four tests of a minor variance; and, represents good
land-use planning.

We trust this submission is complete and respectfully request that it be considered by the Committee of
Adjustment at the next available meeting.

Respectfully submitted,
MORGAN Planning & Development Inc.

Ly Al _
7 71 ~
# 1 — /
A~ YAnsst s A — J

Lauren Arsenault, BA CPT Victoria Lemieux, RPP MCIP
Planner Associate Planner

MORGAN PLANNING AND DEVELOPMENT INC

Page 37 of 131



Appendix 1
Site Photos

Photo 1 Entrance to properties

Driveway for Driveway for Access for
secondary main Rail line
dwelling dwelling

Photo 2 Driveway to proposed severed lot (existing secondary dwelling)
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Photo 3 Driveway to proposed retained lot (existing main dwelling)
Photo 4 Secondary dwelling, proposed interior side yard, shed setback

MORGAN PLANNING AND DEVELOPMENT INC
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N e County of Simcoe Main Line (705) 726 9300
COUNTY OF " _ Transportation and Toll Free 1 866 893 9300
S]MCOE .i Engineering Fax (705) 726-9832 TRANSPORTATION AND l‘
— 1110 Highway 26, Web: simcoe.ca ENGINEERING =___

il— Midhurst, Ontario L9X 1NE

January 16, 2026

“VIA EMAIL*
Morgan Planning and Development

C/O Ajmer Khehra

Dear Mam:

RE: ENTRANCE PERMIT #4529 — SUPPLEMENTAL CONDITIONS

Enclosed is your approved Mutual Access Entrance Permit for 8149 Rama Road (PT LOT 28 and
Concession L, Township of Ramara). Please be advised the Applicant is responsible for obtaining any
approvals which may be necessary for the installation of this entrance, which may include: Utilities, the
Department of Fisheries and Oceans, Ministry of Natural Resources, Local Conservation Authorities,
etc.

» The finished grade of the entrance is to be no higher than the existing shoulder, so not
to run water onto the County Road.

» Plantings, headwalls or structures of any design are not allowed within the County right-
of-way.

If you should have any questions, please do not hesitate to contact the undersigned at (705) 726-
9300 x1345.

Yours truly,

| 4 J el
Sup_r'\eet Singh,
Engineering Technician Il

Attachment: 1
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== County of Simcoe Main Line (705) 726 9300

COUNTY OF e Transportation and Toll Free 1 866 893 9300 '
SIMCOE £Y  Engineering Fax (705) 726-9832 meanseorranion ano @ IN ACCORDANCE WITH
n— 1110 Highway 26, Web: simcoe.ca ENGIMEERING == 3
— == Midhurst, Ontario LOX 1N6 “ BY-LAWNO. 5544
THIS PERMIT IS ISSUED TO: Ajmer Khehra ENTRANCE PERMIT NO. # 4529
ADDRESS: I 911 ADDRESS: Same

8149 Rama Road
LOK 2B0, Rama, ON

FOR AN ENTRANCE FROM PLAN OR TOWNSHIP/TOWN: COUNTY; ON TO COUNTY ROAD
Lot: CONCESSION No.: No.:
Pt Lot 28 Concession L Ramara Simcoe a4

CLASSIFICATION OF PERMIT:
0 commeRCIAL [0 FARM [ FIELD [JINDUSTRIAL [J INSTITUTIONAL [ MULTI-UNIT RESIDENTIAL [J RESIDENTIAL

B MUTUAL ACCESS [ PUBLIC ROAD [J TEMPORARY ENTRANCE [J PAVE AN EXISTING ENTRANCE

AS A MEANS OF ACCESS TO A (DETAILED DESCRIPTION OF TYPE OF ESTABLISHMENT): RESIDENTIAL PROPERTY

AND SUCH ENTRANCE SHALL NOT BE USED AS A MEANS OF ACCESS TO ANY TYPE OF ESTABLISHMENT OTHER THAN THAT
DESCRIBED HEREIN.

0 cONSTRUCT | OO RELOCATE | O CONSTRUCT A | [J CONSTRUCT [J CHANGE THE [0 CHANGE ] CONFIRM
A PAVED AN EXISTING TEMPORARY AN UNPAVED CLASSIFICATION THE DESIGN OF | ENTRANCE
ENTRANCE ENTRANCE ENTRANCE ENTRANCE OF AN ENTRANCE | AN EXISTING
ENTRANCE
APPROVED MATERIAL: APPROVED WIDTH OF ENTRANCE: APPROVED SIZE OF EXPIRY DATE:
PIPE OR CULVERT:
Existing Existing N/A December 31, 2026

CONDITIONS:

* See supplemental conditions.

SIGNED o A DATED AT MIDHURST, THIS 16 DAY OF January 2026
Supneet Singh, Engineering Technician |1

THIS PERMIT IS ISSUED UNDER THE AUTHORITY VESTED IN THE COUNTY ENGINEER BY COUNTY OF SIMCOE BY-LAW NO. 5544 AND
REGULATIONS PURSUANT HERETO AND IS SUBJECT TO THE CONDITIONS ATTACHED HERETO.

S J0 0¥ abed
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PERMIT NO. 4529

This Entrance Permit is subject to all Municipal By-Laws,

Work on the construction or alteration of an entrance must not be started
before an Entrance Permit for the work has been issued by the County.

Construction of infrastructure and structures related to the use for which a
permit is granted must be started within six months of the date of issue of
this permit, or the permit shall be void and shall be cancelled by the County.

All works related to or forming a part of an entrance shall be carried out in
accordance with the approved plans and specifications and subject to the
approval of the County, The Owner of the property shall bear all expense
related thereto.

Trees, shrubs etc. on the Right of Way of a County Road must not be cut or
trimmed without the written permission of The County and such cutting or
trimming may only be done under the direct supervision of the County or its
duly authorized agent; where it is necessary to cut or trim trees on property
adjacent to a County road, the Applicant must make the necessary
arrangements with the property Owners and must bear all expenses in
connection therewith, including any damages occasioned as a result of such
cutting or trimming.

Each entrance must be designed, constructed and maintained in a manner
that prevents surface water from the entranceway and/or the adjoining
property from being discharged via the entrance on the County road.

The Applicant is responsible for the construction, marking and maintenance
of the detours required and for maintaining safety measures for the
protection of the public during the construction of any works in respect to an
entrance.

The design and specifications of an entrance musi not be changed without
the approval of the County. If the Owner of a property desires to change the
design of an entrance or add curbs, gutters, etc., an application to do so must
be submitted to the County for approval.

14.

This permit is subject to the following conditions and to any supplementary conditions established by the County of Simcoe at the time of issue.

The use or purpose of an entrance must not be changed in a manner
that changes the classification of the entrance. Improper use of an
entrance may result in cancellation of the Permit therefore. 1f the
Owner of a property desires to change the classification of an
entrance, an application to do so must be submitted to the County for
approval.

The Owner of a property served by an entrance shall maintain each
entrance to his property in accordance with the requirements of the
County.

If there is an expiry date named on this Permit and a further term is
desired, an application for the renewal of the Permit shall be made to
the County before the expiry date named in this Permit. A further
term may be approved or refused by the County.

If this permit expires and is not renewed for any reason, all work
constructed, maintained or operated under this Permit shall, if the
County so directs be removed without expense to the County and the
County road shall be lett in as good of condition as it was before the
said works were installed or constructed,

This permit must not be assigned or transferred from one Owner to
another. Each new Permit is subject to the conditions applying at
time of issue.

An entrance permit may be cancelled at any time for breach of the
regulations or conditions of the Permit or for such reasons as the
County in its discretion deems proper.

If during the life of this Permit any By-Laws or regulations adopted
which affect the rights and privileges herein granted, the said By-
Laws or regulations shall be applicable to this Permit from the date
on which they come into force

¥S Jo L abed
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RAvARA Notice

Public Hearing for Proposed Consent & Minor Variance

Notice is hereby given that the Committee of Adjustment of the Township of Ramara will be holding a
Public Hearing to consider a proposed Consent pursuant to the provisions of Sections 53 and 45(1) of
the Planning Act, R.S.0., c.P.13, as amended, being APPLICATION NO.’s B-2/26 & A-6/26

Date and Time Meeting Location

Tuesday, May 5, 2026, Commencing at 9:30 | Council Chambers (2297 Highway 12, Brechin) and
A.M. Zoom Platform

Owner(s): Ajmer & Rajbir Khehra

Agent: MORGAN Planning & Development Inc. (c/o Lauren Arsenault)

Subject Lands: 8149 Rama Road, legally described as RAMA CON L PT LOT 28 RP;51R24786
PARTS 1 AND 3 PT;PART 2

Purpose and Effect:

Applications have been submitted by MORGAN Planning & Development Inc. on behalf of Ajmer and
Rajbir Khehra, owners, requesting Consent (File B-2/26) to sever one new lot and a concurrent Minor
Variance (File A-6/26) requesting relief from the minimum lot frontage provision for the retained lands.

The proposed lot and retained lands are as follows:

Proposed Lot Proposed Lot Frontage Proposed Lot Area
Severed 40.5m ~1360 m? (~0.31 ac)
Retained 11.3m ~8300 m? (~2.05 ac)

This proposal will require the following variance to Ramara Zoning Bylaw #2005.85, as amended:

- Zoning Bylaw Proposed Variance
Description Requi%er%lent P
Minimum Lot Frontage
14.(2)(a) (retained) 30.0m 11.3m 28.7m

Current Zoning and Official Plan Designation:

The subject property is located within the “Rural Settlement Area” designation of the Ramara Official Plan,
2025, and is zoned “Hamlet (H)” according to the Ramara Zoning Bylaw #2005.85, as amended.

A notice of this Application has been sent to all property owners within 60 metres of the subject property and
to the appropriate officials and agencies according to Ontario Reg. 197/96 and Ontario Reg. 200/96 under the
Planning Act, R.S.0. 1990, c. P.13.

This Notice has been sent to you for your information and does not require any response
unless you wish to make one.

Any Person or Agency may attend and provide representation at the meeting and/or make written
representation prior to the meeting either in support of, or in opposition to the proposed consent and variance.

If you wish to attend the Zoom meeting, please send request by email no later than May 4, 2026 to
planning@ramara.ca to ensure the meeting invite can be sent to you.

If You Wish to Be Notified of the decision of the Township of Ramara Committee of Adjustment in respect
of the proposed applications, you must submit a written request to the Township of Ramara Committee of
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Adjustment at planning@ramara.ca or PO Box 130, Brechin ON LOK 1B0. This will also entitle you to be
%%88@3 of 54

advised of a possible Ontario Land Tribunal (OLT) hearing. Even if you are the successful party, you
request a copy of the decision since the Township of Ramara Committee of Adjustment decision may

appealed to the Ontario Land Tribunal (OLT) by the applicant or another member of the
public. Notwithstanding the above, subsections 53(19) and 45(12) of the Planning Act define the parties that

are eligible to appeal the decision to the Ontario Land Tribunal.

A Copy of the Decision of the Committee will be sent to the applicant and to each person who appeared in
person or by counsel at the Hearing and to those who have made a written request to the Secretary

Treasurer.
If a Person or Public Body has the Ability to Appeal the Decision of Ramara Committee of
Adjustment in respect of the proposed consent or minor variance to the Ontario Land Tribunal but does not

make written submissions to Ramara Committee of Adjustment before it gives or refuses to give a provisional

consent or variance approval, the Tribunal may dismiss the appeal.

Dated at the Township of Ramara this 20" Day of April 2026.
Secretary Treasurer Planning Department
P. 705-484-5374 ext. 222 P. 705-484-5374 ext. 238
E. kbarker@ramara.ca E. planning@ramara.ca

Location Map:
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Lands to be Severed
+0.126ha (0.31ac)

AaRp

Zone Matrix
7BL 2005.85 Hamlet Severed Retained
(H) Zone Lot Lot
Lot Area (min) - +0.126ha +0.830ha
Lot Frontage (min) 30m +40.5m +11.3m
Front Yard (min) 7.5m +7.2m (existing) +41.2m
Exterior Side Yard (min) 7.5m +5.5m (existing) +39.6m
Interior Side Yard (min) 3.0m +10.1Tm +23.4m
Rear Yard (min) 7.5m n/a n/a
No. of Dwellings (max) 1 1 1
Building Height (max) 10.0m <10m <10m
Dwelling GFA (min) 80m? +83.3m? +342.4m?
Setback from High Water 15.0m +5.5m (existing) +39.6m
Mark (min)
Parking Spaces (min) 2 >2 >2
Accessory Structure
Front Yard (min) 5.0m +22.0m +44.5m
Interior Side Yard (min) 1.2m £7.1m +8.0m
Rear Yard (min) 1.2m n/a n/a
Height (max) 5.0m <5.0m <5.0m
Lot Coverage (max) 10% +3.1% +0.2%
Building Separation (min) 1.8m +0.8m (existing) +8.6m

€130 99 8bed

o

OPEN SPACE

#8149
Ex. Dwelling

Lands to be Retained

+0.830ha (2.05ac)

SEVERANCE SKETCH

8149 Rama Road
Part of Lot 6, Concession 5 Southern Division
Township of Ramara, County of Simcoe
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: Subject Lands
Lot Area: +0.957ha (2.36ac)
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Source:  County of Simcoe interactive map.
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RAMARA
Staff Report #BP-17-26

Meeting: Committee of Adjustment - 09 Jun 2026
Staff Contact: Karissa Barker, Planning Technician
Subject: MINOR VARIANCE FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum
setback to the average highwater mark for a proposed addition to the dwelling and
expansion of decking.

(1022 Bird Island)

Suggested Motion
THAT the Committee receives Staff Report No. BP-17-25 dated June 9, 2026, as information;
AND THAT Minor Variance File A-16/25 be approved with the recommended conditions.

Background & Discussion

At the January 13, 2026 Committee of Adjustment meeting, Resolution No. CA-02-2026 established:
THAT the Committee of Adjustment receive Staff Report No. BP-50-25 dated January 13,
2026; and
THAT Minor Variance File A-16/25 be deferred for six months to allow the Applicant and/or
Owner time to address concerns related to potential shoreline hazards.

Staff Report BP-50-25affixed as Attachment 1 recommended deferral to ensure that applicable
local, upper-tier, and provincial hazard policies could be verified. The noted report was otherwise
supportive of the proposed development.

Attachment 2 - Site Plan, Floor Plans & Elevations was submitted by the Applicant on May 22,
2026. The submission includes elevation data relative to the established highwater level for Lake
Couchiching and the proposed elevations of the dwelling.

The Conservation Authority establishes the average highwater for Lake Simcoe at 219.15 masl
(metres above sea level). This value is then applied to Lake Couchiching for the purposes of
establishing the average highwater mark level. The elevation drawings in Attachment 2 show that
the existing framing elevation is at 220.349 metres and that the proposed dwelling steel beam
foundation elevation is at 220.786 metres. Based on this information, both the existing dwelling and
the proposed addition are situated more than 1 metre above the identified highwater level. The
submitted materials indicate that the proposed development is not located at or below the highwater
level, and incorporates additional vertical separation from potential flooding conditions.

While the legal non-conforming dwelling is proposed to be expanded, it is also being set 0.91 metres
further back from the Lake Couchiching shoreline than its existing location. With the additional
confirmation of the building elevation compared to the highwater level, the proposal does not appear
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MINOR VARIANCE FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum
setback to the average highwater mark for a proposed addition to the dwelling and
expansion of decking.

(1022 Bird Island)

to create or aggravate shoreline hazards. Based on the information received, staff are satisfied that
the proposal does not pose increased risk related to shoreline hazards and that the proposal is
consistent with applicable provincial and local natural hazard policies.

Accordingly, it is the opinion of staff that the application satisfies the requirements of the Planning Act
and applicable planning policy provided in report BP-50-25. Staff recommends that the Committee
approve the application, subject to the recommended conditions outlined below:

1. THAT approval of Minor Variance/Permission File A-16/25 be in substantial conformity with
the materials submitted with the Application;

and
2. THAT the approval of Minor Variance File A-16/25 shall not be construed as permitting the
enclosure of the deck area within the minimum

setback to the average highwater mark, nor shall it allow for its use as habitable space.

Rationale:
e Condition 1 ensures that the approval is limited to the scope, location, and design reviewed
by Staff and the Committee of Adjustment.
e Condition 2 expressly confirms that the variance does not permit human habitation or the
enclose of the decking within the average highwater mark setback, as this would change the
merits of the approval. The decking has been considered closer to the average highwater mark

under Section 45(1) of the Planning Act, with permission to expand the legal non-conforming
dwelling toward the north interior lot line considered under Section 45(2).

Alternatives

The Committee could amend the suggested motion, defer or deny the application.

Strategic Priority Areas:

Do the recommendations of this report advance the Strategic Priority Areas of the Township?
Yes 0 No O N/A

Which Priority Area(s) does this report support?

O Service Excellence

O Sustainable Infrastructure
O Community Connection
Strategic Growth

Page 58 of 131



MINOR VARIANCE FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum
setback to the average highwater mark for a proposed addition to the dwelling and

expansion of decking.
(1022 Bird Island)

Recommended Action:

Page 3 of 34

THAT the Committee receives Staff Report No. BP-17-25 dated June 9, 2026, as information;

AND THAT Minor Variance File A-16/25 be approved with the recommended conditions.

Attachments:

Attachment 1 - BP-50-25

Attachment 2 - Site Plan, Floor Plans & Elevations

Reviewed By
Approved By: Department:
Jennifer Stong, Building and
Planner Planning
Laura Pye, General Building and
Manager of Planning
Development and
Infrastructure

Status:
Approved - 25
May 2026
Approved - 29
May 2026
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RAMARA
Staff Report #BP-50-25

Meeting: Committee of Adjustment - 13 Jan 2026
Staff Contact: Karissa Barker, Planning Technician
Subject: MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum
setback to the average highwater mark for a proposed addition to the dwelling and
expansion of decking.

(1022 Bird Island)

Suggested Motion
THAT the Committee of Adjustment receive Staff Report No. BP-50-25 dated January 13, 2026;

AND THAT Minor Variance/Permission Application A-16/25 be deferred until the Applicant and/or
Owner submits and obtains acceptance of a Shoreline Hazard Risk Impact Assessment prepared by
a Qualified Professional, demonstrating compliance with provincial and local land use planning
natural hazard policy.

Background & Discussion

Minor Variance/Permission Application File A-16/25 has been submitted by Robert Stiemer of Stiemer
Engineering on behalf of Jennifer and Mike Shirakawa, owners of 1022 Bird Island.

Permission under Section 45(2) of the Planning Act is required to construct approximately 25.2
square metre addition to the north side of the existing dwelling, which is proposed to be relocated
further from the average highwater mark.

Minor Variances under Section 45(1) of the Planning Act are requested in order to extend the existing
non-conforming deck closer to the average highwater mark, totaling 40 square metres of decking.

The proposal requires the following variances to Township of Ramara Zoning By-law #2005.85, as
amended:
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MINOR VARIANCE/PERMISSION FILE A-16/25
Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.
(1022 Bird Island)

Section(s) Description Zoning Bylaw Proposed Variance
Requirement
“Setback from
15.(2)() highwater mark of... 15.0m 9.0 m 6.0 m
Lake Couchiching...” (Addition to
Dwelling)
“...unenclosed
2.(37) ...decks ...steps...
covered or
uncovered, that are
attached to a
building... may project 13.5m 4.8m 8.7m
into any required yard (Decking
a maximum distance Extension
15.(2)(f) of 1.5 metres... (SW
provided that the floor Corner))
of any deck... is not
more than 2.0 metres
above finished grade.”
“Setback from
highwater mark of...
Lake Couchiching...”
2.(37) (see above column 13.5m 5.9m 7.6m
text) (Decking
15.(2)(f) Expansion
along
dwelling—
West Yard)

The subject lands are:

Page 3 of 2%

Municipally known as 1022 Bird Island, legally described as PLAN 444 LOT 4 ISLAND BIRD.
Designated “Shoreline Residential” in the Township of Ramara Official Plan and is designated
“Greenlands” in the County of Simcoe Official Plan.

e Zoned “Shoreline Residential (SR)” under the Township of Ramara Zoning By-law #2005.85,
as amended.

¢ Located on Bird Island, which is an existing developed shoreline residential area on Lake
Couchiching, across from Owassa Point, created by Plan 444, Bird Island Plan of Subdivision.

The surrounding lands on Bird Island are zoned “Shoreline Residential” and the nearest public water
access point to the subject lands is the municipal boat launch, located at the west end of Fern Resort

Road.
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

The subject Application is supported by the following documents which can be found in the
attachments to this report:
e Site Plan (Attachment 1)

e Floor Plan & Elevations (Attachment 2)
e Photographs of Dwelling & Existing Decks (Attachment 3)

Existing & Proposed Development:

The existing legal non-conforming dwelling and decks on site encroach the minimum setback to the
average highwater mark. The decks are located on the north and west sides of the dwelling. The
existing site plan can be found in “Attachment 1”. “Attachment 1” demonstrates the proposal which
includes:

e the relocation of the existing dwelling back approximately 1 metre from the lake

e an addition to the dwelling, which replaces the existing deck on the north side of the house;

and
e a proposed deck extension on the west side of the dwelling.

According to historical data, the dwelling was constructed in approximately 1946, with a footprint of
approximately 63 square meters. The existing septic system is located within the rear yard.. There
are two sheds located on the property, approximately 2.7 and 4.2 square metres each. The west yard
shoreline curves gently toward the north yard and then significantly landward at the southwest corner.

The proposed addition to the dwelling is replacing the existing deck on the north side of the dwelling.
As the Application proposes expanding the dwelling without encroaching further into the average
highwater mark than currently exists, an Application for Permission under Section 45(2) of the
Planning Act is required. Additionally, a Minor Variance under Section 45(1) of the Planning Act is
needed to expand the water-facing deck on the west side of the dwelling toward the northwest and
southwest corners. The proposed decking is projecting further into the average highwater mark than
currently exists.

Circulation Comments Received:

The proposal Notice of Hearing was circulated by staff on December 23, 2025, in accordance with the
Planning Act, found in “Attachment 4.” Comments received are as follows:

Ramara Building Department:

The Chief Building Official commented “No concerns from the building department — a new septic
system was installed in the summer of 2025, spoke to contractor at that time regarding this project.”

The Building Department anticipates a formal Building Permit Application for the proposed project
upon proof of approval of the subject Minor Variance/Permission.
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.
(1022 Bird Island)

Public Comments:

On December 31, 2025, Nancy Maunu of 1025 Bird Island provided written comment of support of the
subject Application, found in "Attachment 5."

On January 2, 2026, Bruce and Shelly Mitchell of 1030 Bird Island provided written comment of
support of the subject Application, found in "Attachment 6."

No further comments were received at the time of authoring this report.

Policy & Legal Foundations of Land Use Planning:

The Planning Act is Ontario’s primary legislation that governs land use planning. It sets out the rules
and processes for official plans, zoning bylaws, subdivisions, and development approvals to ensure
orderly growth and consistency with provincial policy.

The Provincial Planning Statement, 2024 (PPS 2024) is the province-wide policy for all land use
planning matters, including goals, priorities and permitted uses of land use designation categories
that all local official plans and zoning bylaws.

Local official plans, including the County of Simcoe Official Plan (Upper Tier Municipality) and the
Township of Ramara Official Plan (Lower Tier Municipality) establish further area-specific policies on
making land use planning decisions, managing resources, protecting the environment, and setting a
structure for guiding growth and development, in conjunction with applicable provincial plans and
other applicable legislation, such as the Planning Act.

In addition to applicable policies, the local zoning bylaw enforces the local official plans by outlining
permitted land uses, and identifying setbacks, height restrictions, and maximum lot coverages for
building projects, as well as new lot size and frontage requirements. The Township of Ramara Zoning
Bylaw #2005.85, as amended is the local zoning bylaw applicable to Ramara.

Following a comprehensive review of applicable policy, it is the position of staff that further
information is required to verify the proposal fully satisfies applicable local provincial policy, and to
demonstrate that the project meets the requirements of the Planning Act.

The Planning Analysis below reviews the subject Application against the legislated requirements
under the Planning Act, applicable planning policy, as well as the zoning bylaw permitted uses and
provisions. This report will conclude with a recommended action to the Committee of Adjustment that
the Committee defers the Application as presented until further information becomes available.

Planning Analysis Executive Summary:

Consistence & Conformity:
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

The proposed relocation and expansion of the dwelling over the existing northerly deck (Permission
Application) and expansion of west decking (Minor Variance) maintain and enhance the character of
the existing residential island subdivision, satisfying Section 4.3.1 of the Ramara Official Plan. Section
4.3.1. endeavors to maintain the character of shoreline residential communities. A single detached
dwelling is a permitted use under local and official plans, as per 3.8.15 of the County of Simcoe
Official Plan; 9.7.2 of the Ramara Official Plan, and as per 2.6.1.c) of the Provincial Planning
Statement, 2024. Further, this proposal conforms to permitted uses, height, site coverage, and yard
provisions (apart the requested encroachment).

The existing dwelling includes a private sewage system recently installed in 2025. No additional units
are proposed — only a rebuild and modest expansion to support the permitted residential use.
Decking replacement accommodates a more functional dwelling size compared to the current
approximately 63 square metre dwelling (circa 1946); the west-side expansion provides a similar
amount of decking compared to the existing two decks. The proposal does not represent
overdevelopment. The modest deck expansion occurs within an already disturbed footprint and does
not encroach beyond the existing residential use.

Section 4.1.1. of the PPS 2024 provides that natural features and areas shall be protected for the
long term. The subject lands are within an established shoreline residential area. A natural heritage
evaluation is not requested as the proposal does not alter land use and occurs primarily within an
existing disturbed area.

Outstanding Policy to be Confirmed:

For safety reasons, provincial, county, and local policies collectively restrict development in erosion
hazard areas, except for minor additions or passive uses. However, the policy may allow the
proposed development, where the development is supported by successful technical studies, as per
Policy 5.2.8 of the PPS 2024, stating “Development and site alteration may be permitted in those
portions of hazard lands where the effects and risk to public safety are minor, could be mitigated in
accordance with provincial standards, and where all of the following are demonstrated and achieved:

a. development and site alteration is carried out in accordance with floodproofing standards,
protection works standards, and access standards;

b. vehicles and people have a way of safely entering and exiting the area during times of
flooding, erosion and other emergencies;

c. new hazards are not created and existing hazards are not aggravated; and

d. no adverse environmental impacts will result.”
A qualified professional must prepare a Shoreline Hazard Risk Impact Assessment to confirm
compliance with floodproofing, protection works, safe access, and to ensure no new or aggravated

hazards or environmental impacts.
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

Staff’'s confirmation of the Application’s consistency and conformity cannot be provided without the
Application producing further evidence that natural hazards will not be created or aggravated as a
result of constructing close to the Lake Couchiching shoreline, and that mitigation measures are
included.

Planning Analysis — Legqislation:

Planning Act, R.S.0. 1990, c. P.13,as amended:

Subsection 3.(5) of the Planning Act requires that decisions exercised by applicable authorities that
affect a planning matter, including the Committee of Adjustment, shall be consistent with the
applicable provincial plans issued under Subsection 3.(1) that are in effect on the date of the decision,
or otherwise shall not conflict with them.

Permission Application Criteria under the Planning Act:

In considering an Application for the enlargement or extension of what has been determined to be a
legal non-conforming building and/or structure under Section 45(2)(a) of the Planning Act, the
Committee of Adjustment must be satisfied the following:

1. Whether the proposal is appropriate for the orderly development of the land;

2. Whether the proposal triggers any adverse impacts to the surrounding lands and
neighbourhood.

Permission Criteria #1: Is the proposal appropriate for the orderly development of the land?

The Application proposes relocating and expanding the existing dwelling from its current setback of
approximately 8.1 metres to achieve a new setback of 9 metres from the average highwater mark,
thereby increasing the distance from the shoreline. The dwelling’s increased distance from the
shoreline is desirable for the appropriate and orderly development of the land.

While this increased setback is generally desirable and represents an improvement over existing
conditions, staff are unable to confirm the proposed addition is appropriate without further information
being submitted. In order to be consistent with applicable policy, including Section 5.2.8. of the PPS
2024, as well as the local official plans natural hazard policies, a Shoreline Hazard Risk Impact
Assessment should accompany the Application to verify that any potential hazards are safely
addressed, that no new hazards are created, and that existing hazards are not aggravated.

Constructing near the shoreline poses hazards such as flooding, wave uprush, and erosion, which
can undermine structural stability and threaten property and human safety. Under provincial and
local policy, an assessment of risks is required to verify these hazards are identified and mitigated
before development proceeds.
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

This first criterion remains unverified at present, pending further information.

Permission Criteria 2: Does the proposal trigger any adverse impacts to the surrounding lands
and neighbourhood?

The use is compatible with the surrounding Shoreline Residential zone land uses permitted on Bird

Island. Neighbouring sites are not foreseen to be impacted in terms of residential use continuing on
the lands. The use is compatible with surrounding SR-zoned properties and maintains the character
of the shoreline residential area.

It is staff’s opinion that this second criterion is satisfied.
4 Tests of a Minor Variance — Planning Act, R.S.0. 1990, c. P.13:

The proposed expansion of the existing dwelling has been reviewed in the above Planning Act
Permission Criterion, while the Minor Variances requested for the proposed deck expansions are
reviewed further below under the Four Tests of a Minor Variance per Section 45(1) of the Planning
Act. Section 45(1) states that the Committee of Adjustment may authorize variances to a zoning
bylaw if in its opinion is desirable for the appropriate development or use of the land, building or
structure; if in the opinion of the committee the general intent and purpose of the bylaw and of the
official plan, if any, are maintained.

Test #1: Is the proposal in keeping with the general intent and purpose of the zoning bylaw?

The residential use of the proposed deck expansion is permitted under the lots SR zone category, per
Section 15(1). The proposal conforms to the required yard setbacks, height restrictions, and
maximum lot coverages, while relief is sought from the average highwater mark due to the size of the
existing site and location of the dwelling.

Section 1.(4) of the Ramara Zoning Bylaw requires that development be in conformity with applicable
law, including that “... a building permit shall be required for all buildings and structures in accordance
with the Building Code Act....” The relocation and expansion of the existing dwelling is proposed to be
brought slightly closer to the existing septic tank. However, the building is proposed to be Ontario
Building Code compliant, with over 1.5 metres distance from the septic tank.

Section 2.18 of the Ramara Zoning Bylaw states “Notwithstanding anything to the contrary, new
development and/or site alteration shall not be permitted within the farthest landward limit of Lake
Couchiching and Lake Simcoe as determined by:

(a) the portion of the dynamic beach hazard defined as the greater of 15 metres or local
conditions; in addition the 100-year flood level plus 5.0 metres or local conditions;

(b) the flooding hazard defined as the 100-year flood level plus a 5-metre flood allowance for
wave uprush and other water related hazards or according to local conditions;
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Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

(c) the erosion hazard defined as the greater of the stable slope plus a 15.0 metre erosion
allowance or an erosion allowance of 15.0 metres from the lakeward break in the slope or
according to local conditions;”

In order for this proposal to be in general conformity with Section 2.(18) quoted above, hazard
identification and mitigation is to be demonstrated. It is the opinion of staff that as the Application has
been submitted without a supporting Shoreline Hazard Assessment, the first test has not been
satisfied.

Test #2: Is the proposal in keeping with general intent and purpose of the local official plans?

Permitted Uses and Land Use Compatibility:

The subject property is designated “Shoreline Residential” according to the Ramara Official Plan and
is designated “Greenlands” per the County of Simcoe Official Plan.

Section 4.3 of the Ramara Official Plan, objectives for Shoreline Residential areas, including the
objective under Section 4.3.1. to “Recognize the importance of shoreline residential areas along lakes
and rivers not associated with settlement areas for both seasonal and year-round occupancies, and
endeavor to maintain the character of shoreline residential communities.”

Section 9.7.2. of the Ramara Official Plan permits the use of a single-family dwelling and accessory
uses, and Section 3.8.15 viii of the County of Simcoe Official Plan also allows for the proposed use,
stating “Outside of settlement areas... the following uses may be permitted in the Greenlands
designation or on adjacent lands as described in Section 3.3.15:

vii. Outdoor passive recreational uses; and

viii. ...residential dwelling units on lots which were approved prior to the approval date of this
policy (May 9, 2016).”

In terms of land use and compatibility, this proposal conforms to permitted residential uses and
character objectives under above noted Policies 4.3.1. and 9.7.2. of the Ramara Official Plan and
3.8.15 viii. of the County of Simcoe Official Plan. The proposal is compatible with the surrounding SR
zoned lots on the island, and the rebuild/minor expansion maintains and enhances the residential
character of the lands, thereby enhancing the character of the area.

Natural Heritage and Natural Hazards:

A minor encroachment to the existing non-conforming highwater mark setback is required to facilitate
the proposed expansion of the existing deck on the west side of the dwelling, projecting further into
the setback in the areas of expansion due to the shoreline’s irregular shape. In terms of natural
heritage policies, the environmental impact predates this Application. The site is an existing
developed lot of record with legal non-conforming structures within the highwater mark setback and
the residential usage, dating back to 1946.
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MINOR VARIANCE/PERMISSION FILE A-16/25

Requesting relief from the maximum yard projection provision and minimum setback to the average
highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

A buffer from the shoreline is usually required for new construction as both local official plans
generally prohibit development within shoreline and erosion hazard limits to prevent impacts on land,
neighbouring properties, subsurface water flows, and structural integrity. Section 4.5 of the County of
Simcoe Official Plan outlines resource conservation policies, including natural hazard policies, and
Section 5.2.5 of the Ramara Official Plan provides hazard policies that the Application must satisfy.

The County Official Plan provides under Section 4.5.9. b) that “Development shall generally be
directed to areas outside of hazardous lands adjacent to river, stream and small inland lake systems
which are impacted by flooding hazards and/or erosion hazards...” Additionally, Shoreline Residential
Area objectives under Section 4.3 of the Ramara Official Plan, include Section 4.3.6. to “Minimize
conflicts between shoreline residential areas and natural hazards and natural areas” and Section
4.3.7. to “Minimize the threat to life and the destruction of property from flooding, wave uprush, and
other natural hazards.”

To determine if the requested proposal is appropriate in terms of the local natural hazard policies,
assessment of possible shoreline hazards is required to accompany the Application to satisfy Section
4.5.4 of the County Official Plan which states “Development in the County shall occur in a manner
that will protect human life and property from water related hazards such as flooding and erosion.
Flood plain management shall occur on a watershed management basis giving due consideration to
the upstream, downstream, and cumulative effects of development."

Additionally, the assessment is required to address Section 5.2.5.4 of the Ramara Official Plan which
states “New development and/or site alteration may be permitted in hazardous lands and hazardous
sites other than those established by Sections 5.2.5.2 and 5.2.5.3, if the following criteria are
satisfied:

a. the hazards can be safely addressed and the development and site alteration is carried out
according to established standards and procedures;

b. new hazards are not created and existing hazards are not aggravated,;

c. no adverse environmental impacts will result;”

Additionally, Section 4.5.15 of the County Official Plan states “Where there is a One Zone Concept in
place, uses which may be permitted in the flood plain subject to the approval of the regulatory
agencies include:

a) open space for public or private recreation and related structures;

d) additions to existing structures;
e) replacement structures on existing lots subject to local official plan policies, and satisfactory
engineering studies;

Based on the above, the proposed development may be permitted given that it is replacing a
dwelling on an existing lot of record created for residential use under the SR zone, including an
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highwater mark for a proposed addition to the dwelling and expansion of decking.

(1022 Bird Island)

addition to the dwelling, provided it is demonstrated that new hazards are not created and existing
hazards are not aggravated. Staff advise that the proposal as presented is not in full keeping with
general intent and purpose of the local official plans due to the outstanding assessment of possible
shoreline hazards.

Test #3: Is the requested variance desirable for the appropriate development or use of the
subject lands, building or structure?

This test duplicates the first criterion under Section 45(2)(a) of the Planning Act, addressed earlier in
this report. Due to the existence of potential hazards within the setback to the average highwater
mark, this test cannot be confirmed until a Shoreline Hazard Risk Impact Assessment demonstrates
conformity with Policy 5.2.8 of the Provincial Planning Statement, 2024, Policy 4.5.4 of the County of
Simcoe Official Plan Section, and Policy 5.2.5.4 of the Ramara Official Plan.

Test #4: Is the requested variance minor in nature?

The requested variances are modest in scope and do not represent overdevelopment relative to
existing conditions. The property is created for residential use by Plan of Subdivision, the existing
dwelling and decks have been used for the last approximately 80 years, and a replacement with
upgrades is an overall improvement to the lands.

However, the Planning Act legislates under Section 3.(5) that decisions on Applications under the Act
shall be consistent with the PPS 2024. Without the submission of a Shoreline Hazard Risk Impact
Assessment, it cannot be confirmed that there are no negative impacts from the increase in
encroachment to the average highwater mark.

Until the local and provincial natural hazards policies are addressed further, Staff are unable to
confirm that the subject Application is minor in nature.

Conclusion:

Based on the comprehensive planning analysis conducted against applicable provincial and local
policy, staff conclude that the Committee of Adjustment should defer the Application until such a time
that the Application is re-submitted with an accompanying Shoreline Hazard Risk Impact Assessment
prepared by a qualified professional that satisfies all land use planning requirements.

Rather than imposing the assessment as a condition of approval, deferral is recommended for the
Committee of Adjustment’s decision since deferral protects the Applicant/Owner from the potential
need for an additional Minor Variance. The assessment could be unsuccessful or require an
alternate site design which could trigger additional variances, resulting in re-application and additional
costs.

Alternatives
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The Committee could amend the suggested motion, approve or deny the Application.

Strategic Priority Areas:

Do the recommendations of this report advance the Strategic Priority Areas of the Township?

[0 Yes 0 No N/A
Which Priority Area(s) does this report support?

Service Excellence

O Sustainable Infrastructure
O Community Connection
(| Strategic Growth

Recommended Action:
THAT the Committee of Adjustment receive Staff Report No. BP-50-25 dated January 13, 2026;

AND THAT Minor Variance/Permission Application A-16/25 be deferred until the Applicant and/or
Owner submits and obtains acceptance of a Shoreline Hazard Risk Impact Assessment prepared by
a Qualified Professional, demonstrating compliance with provincial and local land use planning
natural hazard policy.

Attachments:

Attachment 1 - Site Plan

Attachment 2 - Floor Plan & Building Elevations

Attachment 3 - Photographs (Dwelling & Existing Decks)
Attachment 4 - Notice of Hearing

Attachment 5 - Supportive Comment (1025 Bird Island, Maunu)
Attachment 6 - Supportive Comment (1030 Bird Island, Mitchell)

Reviewed By

Approved By: Department: Status:
Jennifer Stong, Building and Approved - 06
Planner Planning Jan 2026
Laura Pye, General Building and Approved - 07
Manager of Planning Jan 2026
Development and

Infrastructure
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1 . Existing Site Plan

1:125

SITE DATA/ZONING BY-LAW MATRIX - ZONE SR (SHORELINE RESIDENTIAL)

ITEM REQD EXISTING PROPOSED COMMENTS
FRONT YARD SETBACK 7.5m 15.81m 13.65m
HIGH WATER/WATERS EDGE | 15m 5.59m (BUILDING) §.12m (BUILDING) RELOCATE EXISTING BUILDING .914[367
SETBACK £.08m (STRUCTURE-DECK) 4.83m (STRUCTURE-DECK) FARTHER FROM SHORELINE
SIDE YARD SETBACK 1.5m 4.89m 4.75m
LOT COVERAGE 30% MAX. | 106% 63m2- COTTAGE 145%  8B.5m?- COTTAGE LOT AREA: 656m?
2.7Tm?+4.2m?* - SHEDS 2.7m?+4.2m? - SHEDS PROPOSED BUILDING ADDITION: 25.5m?
BUILDING HEIGHT 10m MAX. | 3.4m 34m
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