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TOWN OF TECUMSEH 

WWW.TECUMSEH.CA 

Town of Tecumseh 
Public Council Meeting 

Tuesday, September 09, 2014 
5:30 PM     

Tecumseh Town Hall 
 

 
MEETING: 
 

I. CALL TO ORDER  
 

II. ROLL CALL 
 

III. DISCLOSURE OF PECUNIARY INTEREST 
 

IV. INTRODUCTION AND PURPOSE OF MEETING 
The purpose of the meeting is to consider a proposed Plan of 
Subdivision and a Zoning By-law amendment pursuant to the 
provisions of the Planning Act.   
 
The County of Essex (the Approval Authority) has received 
application for approval of a Plan of Subdivision (Application No. 
37-T-14005) pertaining to a 2.9 hectare (7.1 acre) parcel of land 
described as Part Lot 150, Concession 2 and situated between 
Shawnee Road and Poisson Street, south of Arbour Street, and 
once forming part of the southerly campus of the former St. Anne's 
High School site.   
 
The applicant, (the Roman Catholic Episcopal Corp., represented 
by Valente Development Corp.), is proposing the creation of seven 
blocks identified for a total of 14 semi-detached units (seven semi-
detached dwellings), and two blocks identified for a total of 34 
attached units (six 3-unit townhome dwellings and four 4-unit 
townhome dwellings).  The proposed dwellings will front on a new 
public cul-de-sac road that will extend southerly from the future re-
opened Arbour Street to the north, terminating north of County 
Road 22.   
 

V. DELEGATIONS 
 

VI. COMMUNICATIONS 
A. Notice of Public Council Meeting, August 19, 2014  

Re: Plan of Subdivision and Zoning Bylaw Amendment, Valente 
Development     

B. Director, Planning and Building Services, September 2, 2014, 
Report No. 44/14  
Re: Valente Property Corp., South Side of Arbour Street 
(Former St. Anne High School, South Campus), Draft Plan of 
Subdivision Approval     

 
VII. ADJOURNMENT 
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TOWN OF TECUMSEH 
NOTICE OF PUBLIC MEETING 

PROPOSED PLAN OF SUBDIVISION APPROVAL 

 
TAKE NOTICE that the Council of the Corporation of the Town of Tecumseh will hold a public meeting 

Tuesday, September 9th, 2014 at 5:30 p.m. in the Town Municipal Office Council Chambers at 917 Lesperance 
Road to consider proposed Plan of Subdivision and Zoning By-law Amendment pursuant to the provisions of the 
Planning Act, R.S.O. 1990. 
 

The County of Essex (the Approval Authority for Plans of Subdivision) has received application for 
approval of a Plan of Subdivision (Application No. 37-T-14005) pertaining to a 2.9 hectare (7.1 acre) parcel of 
land described as Part Lot 150, Concession 2 and situated between Shawnee Road and Poisson Street, south of 
Arbour Street, and once forming part of the southerly campus of the former St. Anne’s High School site (see Key 
Map for location).  
 

  The applicant, (the Roman Catholic Episcopal Corp., represented by Valente Development Corp.), is 
proposing the creation of seven blocks identified for total of 14 semi-detached units (seven semi-detached 
dwellings), and two blocks identified for a total of 34 attached units (six 3-unit townhome dwellings and four 4-unit 
townhome dwellings).  The proposed dwellings will front on a new public cul-de-sac road that will extend southerly 
from the future re-opened Arbour Street to the north, terminating north of County Road 22.  All development will 
be on full municipal services and Council approval of a residential development agreement will be required prior 
to the development proceeding.  
 

  ANY PERSON may attend the public meeting and/or make written or verbal representation either in 
support of or in opposition to the proposed Plan of Subdivision. 
 

 If a person or public body does not make oral submissions at the public meeting or make written 
submissions to the County of Essex in respect of the proposed Plan of Subdivision before the approval authority 
gives or refuses to give approval to the draft Plan of Subdivision, the person or public body is not entitled to 
appeal the decision of the County of Essex to the Ontario Municipal Board. 
 

 If a person or public body does not make oral submissions at the public meeting or make written 
submissions to the County of Essex in respect of the proposed Plan of Subdivision before the approval authority 
gives or refuses to give approval to the draft Plan of Subdivision, the person or public body may not be added as 
a party to the hearing of an appeal before the Ontario Municipal Board unless, in the opinion of the Board, there 
are reasonable grounds to do so. 
 

 If you wish to be notified of the decision of the County of Essex with respect to the proposed Plan of 
Subdivision, you must make a written request to the County of Essex, c/o Mr. Bill King, Manager of Planning 
Services – 360 Fairview Ave W. Essex, ON N8M 1Y6, indicating the respective County of Essex Application No. 
37-T-14005. 

 
 Written submissions in respect to the 
proposed Plan of Subdivision are to be made 
to the attention of Laura Moy, Clerk, Town of 
Tecumseh, at the address listed below. 
 
 ADDITIONAL INFORMATION relating 
to this matter is available for review during 
regular office hours at the Town Municipal 
Office on Lesperance Road. 
 
 
 
DATED AT THE TOWN OF TECUMSEH  
THIS 19TH DAY OF AUGUST, 2014. 
  
LAURA MOY, CLERK 
TOWN OF TECUMSEH 
917 LESPERANCE ROAD 
TECUMSEH, ONTARIO 
 N8N 1W9 
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THE CORPORATION OF THE 
TOWN OF TECUMSEH 

 
PLANNING AND BUILDING SERVICES 

DEPARTMENT 
Report No. 44/14 

 
TO: Mayor and Members of Council 

FROM: Brian Hillman, MA, MCIP, RPP 
Director, Planning and Building Services 
 

DATE: September 2, 2014 

DATE TO COUNCIL: September 9, 2014 

SUBJECT: Valente Property Corp. 
South Side of Arbour Street (Former St. Anne High School, South Campus)
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
OUR FILE:  D12 VALSTA  

 

RECOMMENDATIONS: 
 
It is recommended that: 

 
1. The granting of draft plan of subdivision approval by the County of Essex (the Approval 

Authority) for the application filed by Valente Development Corp. (County of Essex File No. 
37-T-14005) for a residential subdivision comprising seven semi-detached dwellings, six 3-
unit townhome dwellings and four 4-unit townhome dwellings, totalling 48 dwelling units on a 
2.9 hectare (7.1 acre) parcel of land situated between Shawnee Road and Poisson Street, 
south of Arbour Street, subject to the inclusion of appropriate conditions as noted in the 
Planning and Building Services Report 44/14, be supported; 

 
2. The County of Essex be advised of Council’s support for County of Essex File No. 37-T-

14005, along with the associated requested conditions of draft plan approval. 
 

 
BACKGROUND: 
 
Recent Official Plan and Zoning By-law Amendments 
 
On May 13, 2014, Council held a public meeting in accordance with The Planning Act to hear 
comments on proposed applications to amend the Tecumseh Official Plan and Zoning By-law to 
permit the redevelopment of a 2.9 hectare (7.1 acre) parcel of land situated between Shawnee 
Road and Poisson Street, south of Arbour Street, and once comprising the southerly campus of the 
former St. Anne’s High School, for a residential subdivision.  The proposed development consists of 
seven semi-detached dwellings, six 3-unit townhome dwellings and four 4-unit townhome dwellings, 
totalling 48 dwelling units fronting a proposed new municipal cul-de-sac road that will extend south 
from Arbour Street. 
 
The subject property is situated in a stable residential neighbourhood in close proximity to the 
Town’s original commercial main street, Tecumseh Road, to the north.  Abutting the subject property 
to the east are semi-detached units fronting onto Poisson Street, transitioning to an area of 

4



           Page 2 of 11 
Planning and Building Services Report 44/14 
Valente Property Corp. 
South Side of Arbour Street (Former St. Anne High School, South Campus) 
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
OUR FILE:  D12 VALSTA  
September 2, 2014 
 
predominantly single-unit detached dwellings farther to the east.  To the immediate west are single-
unit detached dwellings fronting on Shawnee Road, beyond which are located semi-detached units, 
townhomes and apartment buildings farther to the west/northwest.  To the immediate north is the 
former St. Anne’s High School north campus beyond Arbour Street and abutting the subject property 
to the immediate south is County Road 22 (see Attachments 1 and 2).  
 
The Official Plan Amendment (OPA No. 36), which redesignated the subject property into a site 
specific “Residential” designation, was adopted by Council on May 27, 2014 and subsequently 
approved by the County of Essex (the Approval Authority for Official Plan Amendments) on June 12, 
2014.  The corresponding Zoning By-law Amendment (By-law 2014-43), which rezoned the subject 
property to a site specific “Residential Zone 3 (R3-14)”, was passed by Council on May 27, 2014.  
The aforementioned designation and zoning are now in effect as the appeal periods for each have 
lapsed without appeals. 
 
Draft Plan of Subdivision Approval Application 
 
Following the approval of OPA No. 36, Valente Development Corp. (“the applicant”) filed an 
application with the County of Essex for Draft Plan of Subdivision Approval for the subject property. 
The County, as part of its approval function and in accordance with The Planning Act, requested the 
Town hold a public meeting on its behalf.  Accordingly, a public meeting was scheduled for 
September 9, 2014 in order to solicit stakeholder input on the proposed Plan of Subdivision.   A 
record of this public meeting, along with all comments received, will be forwarded to the County of 
Essex as part of its consideration of the approval of the Plan of Subdivision.  
 
Proposed Draft Plan 
 
The subject property is currently occupied by an existing vacant institutional building and athletic 
track that served as the southerly campus of the former St. Anne’s High School.  The current 
application is proposing a residential subdivision consisting of semi-detached and townhome 
dwellings.  Specifically, the plan (see Attachment 3) proposes the creation of: 
 
 a new public cul-de-sac road that will extend southerly from the future re-opened Arbour 

Street to north of County Road 22; 
 

 seven blocks (to be further subdivided by way of the Part Lot Control Exemption process) to 
comprise a total of 14 semi-detached units (seven semi-detached dwellings), and; 
 

 two blocks (to be further subdivided by way of the Part Lot Control Exemption process) to 
comprise a total of 34 attached units (six 3-unit townhome dwellings and four 4-unit 
townhome dwellings).   

 
All development will be on full municipal services and Council approval of a residential subdivision 
agreement will be required prior to the development proceeding.  
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Planning and Building Services Report 44/14 
Valente Property Corp. 
South Side of Arbour Street (Former St. Anne High School, South Campus) 
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
OUR FILE:  D12 VALSTA  
September 2, 2014 
 
COMMENTS: 
 
Planning Analysis 
 
A detailed planning analysis related to the Official Plan and Zoning By-law amendment, addressing 
the policies contained within the Provincial Policy Statement, the County of Essex Official Plan and 
the Tecumseh Official Plan was provided by way of Planning and Building Services Report 09/14.  
This Report was received and reviewed by Council at its March 25, 2014 Regular Council Meeting 
and at the subsequent Official Plan/Zoning By-law Amendment Public Meeting on May 13, 2014.  
The findings therein continue to be of relevance in reference to the current Plan of Subdivision 
application. 
 
A summary of the aforementioned planning analysis is provided below: 
 

1. Provincial Policy Statement, 2014 (PPS) 
 
It is appropriate and desirable for the Town to support and promote higher density 
development that results in compact built form and makes more efficient use of existing 
services while offering a range of housing forms/types to meet expected needs, such as 
those of the growing senior cohort of the Town’s population.  The PPS supports the 
development of a broad range of housing types and tenures.  It also encourages residential 
intensification within identified urban areas and where such areas have appropriate levels of 
servicing. 
 
In accordance with the foregoing policies, the proposed residential subdivision is consistent 
with the PPS.  The proposal provides an alternative form of housing type and at a density 
that provides for a more compact built form.  The proposed development is also a means of 
achieving intensification in accordance with the definition contained in the PPS.  The subject 
lands are also within the Tecumseh Transit system service area (i.e. within 400 metres or a 
five-minute walk of a bus stop) and are within a short walking distance of the Tecumseh 
Road main street commercial district to the north. 
 

2. County of Essex Official Plan 
 

The subject lands are within an identified settlement area of the County OP.   The goals and 
policies of the County OP encourage a range of residential development within identified 
settlement areas such as the fully serviced urban areas of the Town of Tecumseh. 
 
Accordingly, the proposed residential subdivision conforms to the goals and policies of the 
County OP. 
 

3. Tecumseh Official Plan 
 

The Official Plan encourages a variety and varying densities of residential uses that can be 
appropriately integrated with the existing and proposed development pattern by meeting the 
applicable policies of the Plan.  
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Planning and Building Services Report 44/14 
Valente Property Corp. 
South Side of Arbour Street (Former St. Anne High School, South Campus) 
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
OUR FILE:  D12 VALSTA  
September 2, 2014 
 

The proposed residential subdivision conforms to the residential objectives and land use 
policies of the Plan given that it provides for: 
 
 a more balanced mix of housing types and tenures; 
 appropriate small-scale infill type residential intensification activities; and 
 a cost-effective and efficient use of existing municipal infrastructure and services. 

 
Municipal Services 
 
The proposed development will be serviced with full municipal services.  Improvements are currently 
under way on the storm sewer on Shawnee Road along with the reconstruction of Arbour Street 
(and all related underground infrastructure) across the subject property as part of the Phase I 
Shawnee/Arbour Reconstruction Project, thus providing an adequate storm outlet for this 
development.  The re-instituting of Arbour Street east and west across the northerly limit of the 
development with Phase I of the Shawnee/Arbour EA project will provide the necessary road 
network interconnections to provide adequate access for the development. Servicing issues will be 
addressed in greater detail as part of the subdivision approval process and the associated 
subdivision agreement as will cost-sharing of these improvements.    
 
Issues Identified at Previous Official Plan/Zoning By-law Amendment Public Meeting 
 
The concerns/issues raised regarding the proposed development during the processing of the 
Official Plan and Zoning By-law amendments were summarized in Planning and Building Services 
Report No. 19/14.  Specifically, these issues along with their current status are as follows: 
 

1. Demolition of Existing Structures on Site  
  
This issue has been satisfactorily addressed.  Permit(s) will be required from the Building 
Services Department for any demolition of buildings located on the subject property.  The 
applicant has advised that an audit was completed for the existing buildings.  It is confirmed 
that the demolition process will be required to follow the requirements identified in the audit.  
 

2. Potential Easement Along East Lot Line 
 
The applicant has confirmed that no easement exists along the properties abutting to the 
east.  The placement of the existing chain link fence along the eastern edge appears to be 
inside the school-site lot line by approximately three feet.  With the exception of 
approximately eight southerly residential lots that abut the subject property on the west side 
of Poisson Street, there is a three foot space between the chain link fence and the rear lot 
lines of the abutting Poisson Street dwellings.  The applicant has advised that he wishes to 
include this land that he owns in his subdivision.  The exception is with respect to the 
approximately eight Poisson Street lots at the southerly end that have landscaping/gardens, 
fencing and some small structures on this three foot area.  These encroachments have been 
confirmed by a survey.   

 
The applicant has suggested that the matter of the encroaching lots can be addressed by 
allowing for those Poisson owners to acquire a small strip of land from the development land 
to facilitate resolution of the existing encroachments.  The applicant has proposed that the 
Poisson owners only be responsible for the legal/surveying cost associated with the land 
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Valente Property Corp. 
South Side of Arbour Street (Former St. Anne High School, South Campus) 
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
OUR FILE:  D12 VALSTA  
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transfers.  There would be no cost for the land itself.  To be clear, the applicant is not 
interested in allowing land transfers to those lots that are not currently encroaching on the 
applicant’s land.  There may be further clarity and certainty brought to this issue with the 
filing of the property in Land Titles by the applicant, for which notice will be provided to 
abutting owners.  To this end, the applicant advises that a Notice of Land Titles Absolute 
was delivered by Registered Mail to all abutting property owners on September 3, 2014. 
 

3. Common Perimeter Fencing Requirements 
 

At the present time, this issue remains unresolved; however it can most appropriately be 
addressed in the required subdivision agreement. 

 
4. Truck Route for Construction Vehicle Access  
 

Construction access to the development will be regulated through the required subdivision 
agreement and will limit impacts to adjacent neighbourhoods and will have regard to 
protecting the integrity and condition of the Town’s infrastructure. 

 
Administration continues to support the proposed plan of subdivision.  Detailed site design issues 
will be addressed through the required subdivision agreement that will be finalized and 
recommended for execution by Council at a future meeting.   
 
Matters To Have Regard To Under The Planning Act 
 
Subsection 51 (24) of the Planning Act establishes those matters to have regard to in considering a 
draft plan of subdivision, identified as follows: 
 
“Criteria 
(24)   In considering a draft plan of subdivision, regard shall be had, among other matters, to the 

health, safety, convenience, accessibility for persons with disabilities and welfare of the 
present and future inhabitants of the municipality and to, 

 
(a)  the effect of development of the proposed subdivision on matters of provincial 

interest as referred to in section 2; 
(b)  whether the proposed subdivision is premature or in the public interest; 
(c)  whether the plan conforms to the official plan and adjacent plans of subdivision, if 

any; 
(d)  the suitability of the land for the purposes for which it is to be subdivided; 
(e)  the number, width, location and proposed grades and elevations of highways, and 

the adequacy of them, and the highways linking the highways in the proposed 
subdivision with the established highway system in the vicinity and the adequacy of 
them; 

(f)  the dimensions and shapes of the proposed lots; 
(g)  the restrictions or proposed restrictions, if any, on the land proposed to be subdivided 

or the buildings and structures proposed to be erected on it and the restrictions, if 
any, on adjoining land; 

(h)  conservation of natural resources and flood control; 
(i)  the adequacy of utilities and municipal services; 
(j)  the adequacy of school sites; 
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South Side of Arbour Street (Former St. Anne High School, South Campus) 
Draft Plan of Subdivision Approval (County File No. 37-T-14005) 
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(k)  the area of land, if any, within the proposed subdivision that, exclusive of highways, is 
to be conveyed or dedicated for public purposes; 

(l)  the extent to which the plan’s design optimizes the available supply, means of 
supplying, efficient use and conservation of energy; and 

(m)  the interrelationship between the design of the proposed plan of subdivision and site 
plan control matters relating to any development on the land, if the land is also 
located within a site plan control area designated under subsection 41 (2) of this Act 
or subsection 114 (2) of the City of Toronto Act, 2006.” 

 
Based on our review and understanding of the proposal to date, it is believed that adequate regard 
has been given to the foregoing items. 
 
Conditions of Draft Plan Approval 
 
Based on all of the foregoing, it is appropriate that the Plan of Subdivision application be supported 
conditional to the execution of a development agreement to address site design details (including 
addressing issues raised through the prior public process on the Official Plan and Zoning By-law 
Amendments) such as fencing, servicing, construction vehicle access and any additional concerns 
that may be identified through this current public meeting process. 

 
Based on Administration’s review of the proposed Plan of Subdivision, and pending any potential 
new concerns being identified at the September 9, 2014 Public Meeting, Administration 
recommends that Town Council support Draft Plan of Subdivision Approval of County File No. 37-
CD-14005, subject to the County of Essex providing the following conditions:  

 
1. That the Owner enter into a development agreement with the Town of Tecumseh 

wherein the Owner agrees to satisfy all the requirements, design, engineering, financial 
and otherwise, of the Town concerning but not limited to the payment of development 
charges, provision of parkland, landscaping and planting of trees, fencing, provision of 
roads, installation of services, sanitary sewerage collection system, water distribution 
system, utilities and stormwater management facilities for the development of the lands, 
including those works required off-site; 

 
2. That the Owner engage the services of a qualified engineer to complete a Stormwater 

Management Study to address stormwater quantity and quality to the satisfaction of the 
Town and the Essex Region Conservation Authority and that the subdivision agreement 
between the Owner and the Town, where required, contain a provision requiring the 
construction of the works by the Owner as identified in the Stormwater Management 
Study;  
 

3. That prior to final approval by the Approval Authority, the Approval Authority is to be 
advised by the Town that this proposed subdivision conforms to the Zoning By-law in 
effect. 
 

In addition, the following note of Draft Plan approval is recommended: 
 

1. That upon approval and registration of the Plan of Subdivision, two (2) copies and one 
(1) diskette of the Plan prepared by an Ontario Land Surveyor, on NAD-83 format, UTM 
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Zone 17, which has been numbered, dated, signed and registered be submitted to the 
Town. 
 

Conclusion 
 
In summary, the proposed Draft Plan of Subdivision application is in accordance with the current 
land use designation of the Official Plan and complies with all of the requirements of the R3-14 
zoning in effect for the subject property.  Administration supports the layout and design of the 
subdivision and believes more detailed site design matters can be addressed through the required 
subdivision agreement that will be finalized and recommended for execution by Council at a future 
meeting. 
 
Based on the foregoing, Administration supports and therefore recommends the that the County be 
notified of the Town’s support for the proposed Plan of Subdivision subject to the Town’s conditions 
of draft approval as noted in this report and subject to no new concerns being raised at the 
September 9, 2014 public meeting that have not been adequately addressed previously.   
 
 
CONSULTATIONS: 
 
This development application has been reviewed by: 
 
Public Works and Environmental Services 
Fire and Emergency Services 
 
 
FINANCIAL IMPLICATIONS: 
 
There are no financial implications. 
 
 
LINK TO STRATEGIC PRIORITIES: 
  
Identifying and facilitating development of appropriate public and/or private lands to support growth, 
assessment and changing needs has been identified as a key strategic priority. 
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This report has been reviewed by senior Administration as indicated below and recommended for 
submission by the CAO. 
  
 
 
Prepared by: 
 
 
________________________________ 
Brian Hillman, MA, MCIP, RPP  
Director, Planning and Building Services 
 

 
 
Prepared by: 
 
 
________________________________ 
Dan Piescic, P. Eng.,  
Director, Public Works and Environmental 
Services 
 
 

 
 
Recommended by: 
 
 
________________________________ 
Tony Haddad, MSA, CMO, CPFA 
Chief Administrative Officer 

 

 
 
ED 
Attachment(s):     1.  Property Location and Surrounding Area Map 
                            2.  Concept Plan Overlay on Airphoto Map 
                             3.  Draft Plan of Subdivision 
                           
    
File Name (R:\SUBDIVISION & CONDO DEVELOPMENT\Plan of Subdivision\D12 VALSTA\Planning Report 44-14 - 
Valente Development Corp., Former St. Anne's South Campus - Plan of Subdivision Information Report.docx 
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