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TOWN OF TECUMSEH

Town of Tecumseh
Public Council Meeting
Tuesday, August 11, 2015
6:00 PM
Tecumseh Town Hall

WWW.TECUMSEH.CA

MEETING:
I.

CALL TO ORDER

II.

ROLL CALL

III.

DISCLOSURE OF PECUNIARY INTEREST

IV.

INTRODUCTION AND PURPOSE OF MEETING
The purpose of this meeting is to consider a proposed Zoning By-law
amendment pursuant to the provisions of the Planning Act, R.S.O. The
purpose of the proposed Zoning By-law amendment is to change the
zoning on a 0.14 hectare (0.35 acre) parcel of land situated on the
north side of Oliver Drive, approximately 20 metres west of its
intersection with Lesperance Road, from “Residential Zone 2 (R2)” to a
site specific “Residential Zone 3 (R3)”. The proposed zoning permits
the construction of one, four-unit townhouse dwelling on the subject
property.

V.

DELEGATIONS
A. Mr. Atta Hilal
B. Mr. Mark Griffiths
C. Mr. Mike Pillon
D. Mr. Mike Pope

VI.

COMMUNICATIONS
A. Town of Tecumseh Notice of Public Meeting, July 15, 2015 Re: Proposed Zoning Bylaw Amendment, 12258 Oliver Drive
B. Manager Planning Services/Senior Planner, July 7, 2015,
Report No. 19/15 - Re: Proposed Zoning Bylaw Amendment
(Valente Construction Ltd.), Proposed Four-Unit Townhouse
Dwelling - 12258 Oliver Drive
C. Essex Region Conservation Authority (ERCA), July 20, 2015 Re: Site Plan Control, 12258 Oliver Drive
D. Essex Region Conservation Authority (ERCA), July 31, 2015 Re: Proposed Zoning Bylaw Amendment, 12258 Oliver
E. Keith Vallee and Kathy Vallee, July 27, 2015 - Re: Proposed
Zoning Bylaw Amendment, 12258 Oliver Drive
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F. Fred Baker, Carol Baker and Keri Baker, July 31, 2015 - Re:
Proposed Zoning Bylaw Amendment, 12258 Oliver Drive
G. Dana Simeunovic, August 4, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
H. Dave Hodges, August 4, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
I. Radisa Simeunovic and Olga Simeunovic, August 5, 2015 - Re:
Proposed Zoning Bylaw Amendment, 12258 Oliver Drive
J. Scott Briscoe, August 6, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
K. Richard and Mary Taylor - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
L. Ivanka Simeunovic, Dragisa Simeunovic, Mara Simeunovic and
Nada Simeunovic - Re: Proposed Zoning Bylaw Amendment
M. Deborah Paltridge, August 6, 2015 - Re: Proposed Zoning
Bylaw Amendment, 12258 Oliver Drive
N. Donna Tyndall, August 6, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
O. Atta Helal, Nawal Helal, Moe Helal, Mustafa Helal and Omar
Helal, August 6, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
P. Clare Woods and Kit Woods, August 8, 2015 - Re: Proposed
Zoning Bylaw Amendment, 12258 Oliver Drive
Q. Mike Pillon and Cindy Walker, August 10, 2015 - Re: Proposed
Zoning Bylaw Amendment, 12258 Oliver Drive
R. Ken Paltridge, August 10, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
S. Mike Lovell, August 11, 2015 - Re: Proposed Zoning Bylaw
Amendment, 12258 Oliver Drive
VII.

ADJOURNMENT
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THE CORPORATION OF THE
TOWN OF TECUMSEH
PLANNING AND BUILDING SERVICES
DEPARTMENT
Report No. 19/15
TO:

Mayor and Members of Council

FROM:

Chad Jeffery, MA, MCIP, RPP
Manager, Planning Services / Senior Planner

DATE:

July 7, 2015

DATE TO COUNCIL:

July 14, 2015

SUBJECT:

Proposed Zoning By-Law Amendment (Valente Construction Ltd.)
Proposed Four-Unit Townhouse Dwelling - 12258 Oliver Drive
OUR FILE: D19 12258OLI

RECOMMENDATIONS:
It is recommended that:
1. The scheduling of a public meeting, to be held on Tuesday, August 11, 2015 at 6:00 p.m., in
accordance with The Planning Act for a Zoning By-law Amendment application seeking to
amend the former Town of Tecumseh Zoning By-law 1746 by rezoning a 0.14 hectare (0.35
acre) parcel of land situated on the north side of Oliver Drive, approximately 20 metres west of
its intersection with Lesperance Road (12258 Oliver Drive) from “Residential Zone (R2)” to a site
specific “Residential Zone (R3)” to permit the redevelopment of the subject property for a
residential development consisting of one, four-unit townhouse dwelling, be authorized.

BACKGROUND:
Valente Construction Ltd. (“the Applicant”) has filed an application with the Town to amend the
Tecumseh Zoning By-law 1746 for a 0.14 hectare (0.35 acre) parcel of land situated on the north
side of Oliver Drive, approximately 20 metres west of its intersection with Lesperance Road (12258
Oliver Drive). This lot has a frontage of 35.3 metres (116 feet) on OIiver Drive. The proposed
amendment will facilitate the redevelopment of the subject property for a residential development
consisting of one, four-unit townhouse dwelling. The subject property is currently occupied by a
single-unit dwelling that is proposed to be demolished as part of the proposed redevelopment. The
applicant has advised that the existing dwelling is in a poor state or repair requiring significant
investment and believes that a more suitable approach would be its demolition and construction of a
slightly more intensive type of housing.
The subject property is situated within a stable, low density residential neighbourhood in the
northern portion of the Town, in close proximity to Lesperance Road (see Attachments 1 and 1A).
Single-unit residential uses are situated to the north, south, east and west of the subject property.
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Proposal Details
The applicant has provided a draft site plan and artistic rendering of the proposed development (see
Attachments 2 and 3). The total of four dwelling units will result in a density of approximately 28.5
units per hectare (11.4 units per acre). The applicant intends to subdivide the property into four lots
resulting in each dwelling unit being located on its own separate lot (freehold ownership).
Accordingly, it is the applicant’s intent that each unit will be sold and owned separately.
The proposed dwelling units are approximately 1,300 square feet, two storeys in height and
accessed by a separate driveway leading to a single car garage. The garages for the proposed
dwellings are recessed such that the front entranceway, not the garage, is the most prominent
feature of the dwelling along the streetscape.
The current Residential Zone (R2) permits only single unit detached residential uses. Accordingly, a
rezoning application has been filed with the Town seeking to rezone the lands into a site specific
residential zone that permits the proposed four-unit residential townhouse-style dwelling and
establishes site specific lot and yard provisions.

COMMENTS:
Provincial Policy Statement
The Planning Act establishes that Council, when making decisions that affect a planning matter,
“shall be consistent with” the 2014 Provincial Policy Statement (“PPS”) issued under The Planning
Act.
There are a number of policies within the PPS that support the proposed application for the
proposed residential development. The following are the relevant excerpts from the PPS:
“1.1

Managing and Directing Land Use to Achieve Efficient and Resilient Development
and Land Use Patterns
1.1.1

Healthy, liveable and safe communities are sustained by:
a) promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
b) accommodating an appropriate range and mix of residential (including
second units, affordable housing and housing for older persons)…; and
e) promoting cost-effective development patterns and standards to minimize
land consumption and servicing cost.

1.1.2

Sufficient land shall be made available to accommodate an appropriate range
and mix of land uses to meet projected needs for a time horizon of up to 20
years…
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Within settlement areas, sufficient land shall be made available through
intensification and redevelopment …
1.1.3

Settlement Areas

1.1.3.1 Settlement areas shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.
1.1.3.2 Land use patterns within settlement areas shall be based on:
a) Densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need
for their unjustified and/or uneconomical expansion; and
3. minimize negative impacts to air quality and climate change, and
promote energy efficiency;
4. support active transportation; and
5. are transit-supportive, where transit is planned, exists or may be
developed
b) A range of uses and opportunities for intensification and redevelopment in
accordance with the criteria in policy 1.1.3.3, where this can be
accommodated.
1.1.3.3 Planning authorities shall identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, including
brownfield sites, and the availability of suitable existing or planned
infrastructure and public service facilities required to accommodate projected
needs.
1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating
risks to public health and safety.
1.4

Housing
1.4.3

Planning authorities shall provide for an appropriate range and mix of housing
types and densities to meet projected requirements of current and future
residents of the regional market area by:
b) Permitting and facilitating:
1. all forms of housing required to meet the social, health and well-being
requirements of current and future residents, including special needs
requirements; and
2. all forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3;
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c) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed;
and;
d) establishing development standards for residential intensification,
redevelopment and new residential development which minimize the cost
of housing and facilitate compact form, while maintaining appropriate
levels of public health and safety.
1.6.7

Transportation Systems
1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize
the length and number of vehicle trips and support current and future use of transit
and active transportation.

6.0

Definitions
Residential intensification: means intensification of a property, site or area which
results in a net increase in residential units or accommodation and includes:
a) redevelopment, including the redevelopment of brownfield sites;
b) the development of vacant or underutilized lots within previously developed areas;
c) infill development;”

In summary, the PPS encourages and supports development on lands identified for urban growth in
settlement areas. It also establishes that the Town should be supporting and promoting residential
infill 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. The PPS also
supports the development of a broad range of housing types and tenures and encourages
residential intensification within identified urban areas and where such areas have appropriate
levels of servicing.
The subject proposal is in a location and of a form of residential development that achieves all of the
foregoing policy objectives. It provides an alternative form of housing type and at a density that
provides for a slightly more compact built form. The proposed development is also considered to be
intensification in accordance with the definition contained in the PPS. Based on the foregoing, it is
the opinion of the writer that the proposed residential development is consistent with the PPS.
County of Essex Official Plan
The subject lands are within an identified settlement area of the County Official Plan. The goals
and policies of the County of Essex Official Plan encourage a range of residential development
within identified settlement areas such as the fully serviced urban areas of the Town of Tecumseh.
The following goals and policies of the County Official Plan are most relevant in the assessment of
the subject proposal:
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“3.2.3 Policies
The following policies are established for those lands shown as Settlement Areas on
Schedule “A”:
f)

local Official Plans are encouraged to provide opportunities for redevelopment,
intensification and revitalization in areas that have sufficient existing or planned
infrastructure;

h)

local Official Plans are encouraged to provide for a full range of housing types and
densities to meet projected demographic and market requirements of current and
future residents of the housing market by:
iv)

encouraging all forms of residential intensification in parts of built up areas
that have sufficient existing or planned infrastructure to create a potential
supply of new housing units available from residential intensification.”

In accordance with the aforementioned goals and policies, the proposed development conforms to
the County of Essex Official Plan.
Tecumseh Official Plan
The subject property is currently designated “Residential” in the Tecumseh Official Plan (see
Attachment 4). 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.
The following sections from the Official Plan are relevant when reviewing the subject development
applications:
“Basis of the Plan
1.4b) …A more balanced mix of housing types and tenures will be required in the Town of
Tecumseh over the next two decades in order to meet the existing and anticipated
future needs of an aging population with smaller average household sizes, and
varying housing needs.
Residential Objectives
2.11d) To broaden the range of housing options available to existing and future residents of
the Town, by encouraging the continued production of a diverse and affordable mix of
housing that is capable of meeting the needs of all households – including low and
moderate income households and households with special needs. The provision of a
mixture of housing forms, sizes, tenures and affordable housing types, including both
public and private sector sponsored housing are to be encouraged.
Land Use Policy, Residential
3.3.1

The lands designated Residential shall be used primarily for residential purposes.
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Various types of residential dwellings shall be permitted within this designation,
provided they meet all of the applicable policies of this Plan. The regulations and
zone provisions of the town's comprehensive zoning by-law implementing this Plan
shall be in accordance with the following:
(ii) Medium Density Residential Uses
The maximum permitted density within any Medium Density Residential Zone shall
be 30 units per net hectare. (Note: the proposed townhouse results in a density of
28.5 units per net hectare) Permitted residential uses shall consist of duplex
dwellings, triplex dwellings, townhouse dwellings, and other multi-unit residential
dwellings which do not exceed 3 storeys in height.
Council will utilize the following criteria in the creation and application of medium and
high density residential zone categories in the Town of Tecumseh:
a)

medium and high density residential uses should have frontage and/or access
driveways onto an arterial or collector road;

b)

proposals will not be approved which would result in substantial traffic flow
increases on local streets serving single-unit residential development;

c)

apartment proposals of more than 3 stories should be separated from
adjacent dwellings by a distance sufficient to maintain the privacy, amenity
and value of surrounding residential properties.
In considering applications to amend the town's comprehensive zoning by-law
to establish a medium or high density residential use, Council will also have
regard to the following:


the need for the proposed development as identified through an analysis
of housing supply and demand;



the density and form of adjacent development;



the adequacy of the municipal water supply, sanitary sewers (and
associated treatment plant capacity), storm drainage, and roads to serve
the proposed development;



the adequacy of schools, parks, and community facilities to serve the
proposed development;



the adequacy of off-street parking facilities to serve the proposed
development; and



the provision of adequate buffering standards deemed necessary to
protect the residential amenities of adjacent land uses.
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3.3.7 The Town will encourage the production of a wide range of housing types and
tenures that will meet the future needs of all households, and are affordable to
households of all income levels, in accordance with the objectives of the provincial
policy statement entitled “Land Use Planning for Housing”. Council will work with both
private and public sector developers, builders and agencies so that sufficient marketoriented and assisted housing is produced to meet the existing and anticipated future
needs of family, senior and non-family households.
3.3.8

In the Town of Tecumseh, Council will encourage both public and private sector
landowners, developers and builders to undertake small-scale infilling type residential
intensification activities that make the most efficient and cost-effective use of existing
municipal infrastructure and services. Infilling means the residential development of
a similar scale, density and use on vacant lots or undeveloped lands in the built-up
area of the municipality, to create additional dwelling units.
When reviewing individual requests for residential intensification initiatives, Council
will have regard to the following:


the height, size, and density of the new dwelling unit(s), and the compatibility of
such unit(s) with the surrounding neighbourhood;



the physical suitability of the site;



the proximity of the site to public transit and commercial retail areas;



access to and from the site;



availability and proximity of community services such as community and day care
centres, schools, parks, and leisure activities, and health care services;



adequacy of municipal infrastructure to service the new unit(s).”

The proposed townhouse is generally in keeping with the aforementioned objectives and policies of
the Tecumseh Official Plan in terms of broadening the range of housing types and meeting the
criteria for infilling type residential intensification activity. The proposed townhouse will not result in
measurable traffic flow increases on local streets in the area. The subject property is also in close
proximity to a Tecumseh Transit bus stop that is located approximately 290 metres to the north, on
Lesperance Road.
The existing development in the immediate neighbourhood has a density of 13 units per hectare.
The proposed development yields a density of 28.5 units/ha on the subject property, clearly greater
than that which exists. However, when one considers the density of the immediate neighbourhood,
taking into account the existing homes along with the proposed four-unit townhouse, the density for
this area only increases from 13 units/ha to 15.4 units/ha. Accordingly, with the proposed
development, the surrounding area continues to fall within what is deemed to be Low Density
Residential (i.e. 18 units/ha). This calculation is provided only to assist in the consideration of
whether the proposal is appropriate relative to the question of density.
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Finally, given that this proposal is a ground-oriented residential development, with a building mass
and scale that is generally consistent and in harmony with the existing built form, Administration
believes there is merit in considering this intensification proposal.
Accordingly, it is the opinion of Administration that based upon our preliminary review the proposed
townhouse generally conforms to the Tecumseh Official Plan.
Tecumseh Zoning By-law 1746
The subject property is currently zoned “Residential Zone (R2)” on Schedule “A”, Map 3 of
Tecumseh Zoning By-law 1746 (see Attachment 5). The proposed zoning by-law amendment
would place the lands into a site specific Residential Zone (R3) that would facilitate the proposed
residential development.
It should also be noted that the subject property’s current lot frontage and area would support the
creation of one additional lot (assuming the existing house were demolished) which would allow for
the construction of two dwelling units in full compliance with the current R2 Zone.
Engineering / Municipal Services
The proposed development will be serviced with full municipal services. Public Works and
Environmental Services has advised that it has no concerns with the redevelopment of the property
for the proposed residential use.
Conclusion
Having regard to the range, scale, location and nature of surrounding uses, the proximity of the
proposed development to Lesperance Road, along with current policy initiatives encouraging
standards that support more compact and efficient development, it is believed that there is merit in
considering the requested rezoning to permit residential intensification vis-à-vis a four-unit
townhouse residential dwelling on the subject property. Accordingly, it is recommended that a
public meeting be scheduled in accordance with the provisions of the Planning Act as a means to
seek public input.
In summary, it is the opinion of the writer, along with Town Administration, that the lands are
generally suitable and appropriate for the proposed residential development and that sufficient
analysis and information has been provided to warrant further consideration and the scheduling of a
public meeting. A public meeting to consider the proposed Zoning By-law amendment in
accordance with the requirements of the Planning Act will provide an opportunity to hear concerns
and comments, if any, of neighbouring owners and other interested stakeholders/agencies. It is
important that the concerns and comments of these stakeholders be taken into consideration as part
of the full evaluation of the applications.

CONSULTATIONS:
The application was reviewed at recent Planning Staff Review meeting(s) by:
Planning and Building Services
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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:

Prepared by:

___________________________________
Enrico De Cecco, BA (Hons.), MCIP, RPP
Junior Planner

___________________________________
Chad Jeffery, MA, MCIP, RPP
Manager, Planning Services/Senior Planner

Reviewed by:

________________________________
Brian Hillman, MA, MCIP, RPP
Director, Planning and Building Services

Recommended by:

________________________________
Tony Haddad, MSA, CMO, CPFA
Chief Administrative Officer
Attachment(s):

1. Property Location and Surrounding Area Map
1A. Subject Property Map
2. Airphoto with Draft Site Plan
3. Draft Artistic Rendering
4. Official Plan Map
5. Zoning Map

File Name (R:\ZBA & OPA APPLICATIONS\D19 12258OLI\Planning Report 19-15 - D19 12258OLI, Report to Council re.
Scheduling Public Meeting for ZBA.docx
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July 20, 2015
Mr. Enrico De Cecco
Town of Tecumseh, Junior Planner
917 Lesperance Road
Tecumseh, ON, N8N 1W9
Dear Mr. Enrico Dececco :
RE:

Application for Site Plan Control SPC 12258 OLIVER DR
ARN 374408000018800; PIN: 015890672
Applicant: VALENTE CONSTRUCTION LIMITED

The following is provided for your information and consideration as a result of our
review of the above referenced Application for Site Plan Control SPC. We understand
that the purpose of this application is to construct a new 4 unit residential structure.
SECTION 28 CONSERVATION AUTHORITIES ACT
For the owner's information, we note that a portion of the above noted lands are
subject to our Development, Interference with Wetlands and Alteration to Shorelines
and Watercourses Regulations under the Conservation Authorities Act, (Ontario
Regulation No. 158/06). The subject parcel falls within the regulated area of Lake St.
Clair. The property owner will be required to obtain a Permit and/or Clearance from
the Essex Region Conservation Authority prior to any construction or site alteration or
other activities affected by the regulations.
WATER RESOURCES MANAGEMENT
Our office has reviewed the proposal and has no concerns relating to stormwater
management.
NATURAL HERITAGE POLICIES OF THE PPS, 2014
We note that the subject property is not within or adjacent to any natural heritage
feature that may meet the criteria for significance under the Provincial Policy Statement
(PPS). Based on our review, we have no objections to the applications with
respect to natural heritage policies.

1 of 2
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Mr. Enrico Dececco
July 20, 2015
If you should have any questions or require any additional information, please do not hesitate to contact
the ERCA Watershed Planner, Michael Nelson by phone at (519) 776-5209 ext. 347, by fax at (519) 7768688 or by e-mail at mnelson@erca.org.
Thank you.
Sincerely,

Mike Nelson
Watershed Planner
/cor
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July 31, 2015
Ms. Laura Moy, Clerk
Town of Tecumseh
917 Lesperance Road
Tecumseh, ON N8N 1W9
Dear Ms. Moy :
RE:

Zoning By-Law Amendment ZBA 12258 OLIVER DR
ARN 374408000018800; PIN: 015890672
Applicant: VALENTE CONSTRUCTION LIMITED

The following is provided for your information and consideration as a result of our
review of the above referenced Zoning By-Law Amendment ZBA. We understand that
the purpose of this application is to change the zoning from Residential 2 to Residential
3 zoning to allow the construction of a four unit townhouse.
SECTION 28 CONSERVATION AUTHORITIES ACT
For the owner's information, we note that the above noted lands are subject to our
Development, Interference with Wetlands and Alteration to Shorelines and
Watercourses Regulations under the Conservation Authorities Act, (Ontario Regulation
No. 158/06). The subject parcel falls within the regulated area of the Lake St. Clair.
The property owner will be required to obtain a Permit and/or Clearance from the
Essex Region Conservation Authority prior to any construction or site alteration or
other activities affected by the regulations.
WATER RESOURCES MANAGEMENT
Our office has reviewed the proposal and has no concerns relating to stormwater
management.
NATURAL HERITAGE POLICIES OF THE PPS, 2014
We note that the subject property is not within or adjacent to any natural heritage
feature that may meet the criteria for significance under the Provincial Policy Statement
(PPS). Based on our review, we have no objections to the applications with
respect to natural heritage policies.

1 of 2
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Ms. Moy
July 31, 2015
If you should have any questions or require any additional information, please do not hesitate to contact
the ERCA Watershed Planner, Michael Nelson by phone at (519) 776-5209 ext. 347, by fax at (519) 7768688 or by e-mail at mnelson@erca.org.
Thank you.
Sincerely,

Mike Nelson
Watershed Planner
/cor

Page 2 of 2
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July 31 2014
To: Laura Moy
We wish to express our strong opposition to the proposed rezoning amendment for 12258 Oliver
Drive for reasons listed below.
Existing Building Plan
- proposed unit too big for lot size, building zone R3 article 8.1.13 indicates where a Residential
Zone R1 or R2 abuts an R3 a buffer strip of 3 metres shall be provided along the lots lines
- the developers plan is not consistent with the existing nearby housing developments (all single
dwelling homes)
- current building plan is not in line with the Tecumseh's "Basis of the Plan" proposal...part of
which is to meet the future needs of an aging population. ie - two story or split level, cost
inhibitive
- if approved and developed as per current plan there is a concern that future investors or
individuals could change the structure/appearance. These modifications could differ significantly
from the initial plans as presented to council and surrounding residents. :ie rental units
- the town's proposed plan is to create affordable housing, the selling price indicated was to be
between $240k and $270k, generally not considered affordable housing
- in developer's proposal, single car driveways are shown, spacing between driveways appears to
be insufficient to allow road parking in front of units, resulting in Oliver Drive parking being
negatively affected
- 4 unit structure too close to a high volume intersection (Lesperance Rd)
- the town's own building plan states that council should have regard for " the compatibility of
such unit(s) with the surrounding neighbourhood"
Rezoning Concern
- the Provincial intensification goal set for the Town of Tecumseh is that only 15% of newly
developed property be planned for intensification
- intensification only requires that newly developed land be at a higher density than what
currently existed. Rezoning the Oliver lot from R2 to R3 is not required to support this
provincial initiative. The Municipal Housing and Planning adviser agrees that developing the
Oliver property from a single dwelling to two single dwellings (50% increase) falls within the
provincial intensification guidelines
- an initial very emotional meeting was held on July 24th of which about 35 concerned local
citizens expressed their displeasure with the rezoning amendment
- concern was also expressed that approval of this plan would set a dangerous precedence
thereby limiting councils ability to influence future rezoning and developmental applications of
this nature
- it is generally believed that buildings of this type should be considered for new developments
where existing and future residences can choose the type of neighbourhood to live in without
having to be concerned with nonconforming future developments
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Council
It is our hope that council takes full advantage of the Provincial guideline recommending
that consideration be given with regard to adjacent developments and the concerns of
neighbouring residents.
The Town of Tecumseh is a special place to live, that is why people choose to live here. We are
not a city...we are not Windsor. Rezoning proposals like the planned Oliver development make
us more a little more like Windsor. If we forget what makes us special we could find more
people moving out of Tecumseh than we hope to attract.
Having considered all the above factors we hope and expect that council will look deeper than
the developer’s “grand plan” and the clinical assessment by town planners. In doing so we
believe you will come to the conclusion that rezoning the Oliver lot from R2 to R3 is not
required and is not in the best interests of the local residents and the Town of Tecumseh.
Regards,
Fred Baker
Carol Baker
Keri Baker
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Hi Laura,
I wanted to voice my objection of the proposed zoning by‐law amendment on Oliver Dr.
I oppose the zoning by‐law amendment to change the zoning from residential zone 2 to residential zone
3.
If by chance you are not the right person to contact on this matter can you please let me know.
Thanks,
Dana Simeunovic
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August 5, 2015
Subject: proposed zoning by-law amendment on Oliver Dr.
Hello Laura,
My wife and I are both strongly opposed to the proposed by-law change from a
residential zone 2 to a site specific residential zone 3 on Oliver Dr.
Thank you,
Radisa and Olga Simeunovic
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Thursday, August 6, 2015

Laura Moy,
I am writing as a concerned citizen and tax payer of Tecumseh in regards to the proposed zoning by-law amendment (12258
Oliver Dr.) This is a delicate letter to write as I would never want to deprive anyone of affordable housing nor do I want this
letter to come across in a manner other than what it is intended.
My wife and I purchased our home on Roxbury Cres. roughly 8 years ago and have loved every day since. Our street is what
we believe community is all about. The neighbours are fantastic, the kids play in the street with other kids, we have summer
get-togethers and everyone gets along. This is because every community as well as every street in that community has their
own unique identity and as such, people purchase homes in that community based on that. We purchased our home on this
street, in this community based on the other homes and the people in this community. We have a sizeable amount of money
in this house and feel that this investment should be protected.
I heard from a few people that this zoning by-law amendment was being proposed and I couldn’t believe it. My wife and I
walked to the proposed lot and sure enough, notice was posted. When I received a letter in my mailbox today, I felt compelled
to write my objection.
Zoning by-laws are there for a reason. I am not sure why the developer or the town council could see fit that a four unit
complex would be an appropriate fit for this location! As I mentioned, every community and a street has a unique identity
and I, as well as everyone I have spoken to agrees that on this street, a four unit town house does not fit into this location!
I do not have the historical real-estate data to back up a claim that saying a four unit townhouse would depress property
values but I can say that when purchasing my house, having a four unit townhouse so close would cause me concern in
relation to the community and resale value. I 100% would not purchase a home next to or close to a dwelling such as this.
As mentioned earlier, I didn’t want this letter to come across as anything other than my opposition to this amendment based
on “community fit” so please do not take this or interpret this the wrong way. There are communities where town houses fit
and this location is not one of them. On this street, there are no other townhomes. To be frank, people purchase homes on
these streets to move away from this type of housing and now you are proposing to build one in the heart of a majestic old
street.
My other concern is if this passes, what is to stop the council and any other developer who promises building fees and
property taxes from doing this on another street, possibly my street. Is this the identity that the town of Tecumseh wants?
Are we going to tear down the reputation of the community and depress property values with the building of low income
housing on streets where they don’t belong? There is a reason why we have this bylaw in place – to prevent this from every
happening! Do any council members live on Oliver next to the property? Does the developer intend to live next door or in
one of the units? How would any of the aforementioned people like it if this was proposed for their street?
Why is this even a consideration? I hope that this amendment does not pass and the members of council stand up and do
what is right. There is a place for these homes, just not on Oliver Street. Please reject this amendment.

Scott Briscoe
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To: Laura Moy
Subject: Rezoning of 12258 Oliver Dr. from R2 to R3

We strongly object to the rezoning of the above mentioned property from Residential (R2) to
Residential (R3) to build a 4 unit townhouse. Valente Construction wants to build a townhouse
near the end of our residential street on Oliver Drive. This street is a short, quiet single home
residential area. Rezoning this quiet residential street is not acceptable to the residents of the
street and should not be acceptable to town council.
Apparently there are areas in our town that are already zoned for townhouses that are more
suitable to this type of building. To stick a townhouse in the middle of a single home residential
street will be an eyesore and will devalue our homes. Adding four driveways and more vehicles
parking on the street, along with the potential hazards of more children at play will cause
congestion and danger to all residents.
Also to allow such a large unit on a lot that was meant for a single dwelling with only 6 ft. on
each side of the building is going to look ridiculously out of place. What would be the effect on
the sewer system and drainage? Rezoning this area would be setting a precedent that would
allow change to any and all streets in town.
We have always been proud to be a member of the Tecumseh community because of the
services we enjoy and the beauty of the town. Please think of the future of our residential area
and keep Oliver Drive as a Residential Zone R2.
Richard and Mary Taylor
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Hello Laura
My family and I would like to voice our objection of the proposed zoning by‐law amendment on Oliver
Drive. We oppose the zoning by‐law amendment to changed the zoning from residential zone 2 to
residential zone 3.
Ivanka Simeunovic
Dragisa Simeunovic
Mara Simeunovic
Nada Simeunovic
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August 6, 2015
I am responding to the neighbour notice re the request of the new zoning bylaw change. Myself
and my husband are in total disagreement with the proposed change. We purchased a home in
a area of single dwelling homes in 1989. We fell this would depreciate the value of our home by
increase of traffic and would open the open the doors for more multi dwelling residences. I Feel
we have not be granted ample time to prepare for issue. Please address these concerns and
provide enough information to tell the people why this is a benefit to the township.
Deborah Paltridge

35

August 6, 2015
I am submitting my objection to changing the proposed zoning bylaw from R2 to R3 at 12258
Oliver Drive. There are areas in town that are more suited to a townhouse dwelling rather than
a single home area like Oliver Drive. We live on a quiet, peaceful street. Oliver Drive will not be
the same if four more families with four more driveways are on the street. This is near the end
of the street and could cause a lot of dangerous congestion. Even though the sewers and drains
are older, they will not be adequate with more people using them. To have more drains and
sewers installed, I can only see our taxes being increased.
I strongly object to the zoning being changed from Residential (R2) to Residential (R3).
Donna Tyndall
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08/06/2015

Ref: Rezoning Amendment

Laura Moy,
We would like to express our disagreement to the proposed rezoning
Amendment for 12258 Oliver Drive. We will be impacted the most amongst our
neighbors, as we live next door to the proposed project. We have listed the
following reasons as to why this would negatively impact our neighborhood.
1‐Choosing to live in Tecumseh Town:
We chose to live in Tecumseh because it is a unique town! Proposed buildings of
such type should be considered for new developments where future residences
can choose the type of neighborhood where they want to live. Council should
make a plan so when intensification is needed they consult with resident.
2‐Zoning variance or Amendment:
Developer plan is not in compliance with buffer zone 8.1.13, sub section 5.23
(having a minimum width of three meters). This is going to affect our privacy and
enjoyment of our backyard.
3‐ Not Compatible:
Building plan is not compatible with surrounding neighborhood units. Council
should have regard for the “Compatibility of such units with the surrounding
neighborhood”
4‐ Over‐crowded/Safety:
Future residence of the 4 unit’s structure could have children playing outdoors
which will pose road‐safety concerns given the fact that this new development
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would be very close to Lesperance Road. Furthermore, this new development
would generate more traffic that will directly affect our neighbor and us.
Thank you in advance and we appreciate your consideration regarding this
matter, we hope that council will look deeper than developer’s grand plan, and
will come to a conclusion that rezoning Oliver lot from R2 to R3 is not in the best
interest of the local residents or the Town of Tecumseh.
Please consider this letter as part of the Town meeting agenda that will be held
on August 11, 2015.

Sincerely,

The Helals
(Atta, Nawal, Moe, Mustafa and Omar Helal)
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Dear Ms. Moy,
We are writing to express our concern regarding the proposed zoning by‐law amendment proposed for
12258 Oliver Drive.
We have been away and have just recently found out about the proposal. We have read and share the
concerns expressed by others in the Communications section of the Agenda for the meeting on August
11, 2015.
While we do not live on Oliver Drive, we have lived in our home in the area (Cedarwood Drive) now for
27 years. (Our property backs onto the northerly piece of the subject property and as an aside; the
sketch of the proposed development in the Planning and Building Services department report gives no
indication of what is proposed for that piece of the property, which presently contains a “garage” and
lean‐to. It is therefore premature to comment on the impact that the proposed development would
have specifically on our property.)
However from a zoning point of view we are concerned that if this proposed by‐law amendment is
approved, the precedent will have been set to change the neighbourhood from its obvious original
character of single family homes, to more intensified housing units whenever and wherever they can be
squeezed in.
Zoning by‐laws were presumably developed for a reason, and as the Planning and Building Services
department report indicates “...the subject property’s current lot frontage and area would support the
creation of one additional lot (assuming the existing house were demolished) which would allow for the
construction of two dwelling units in full compliance with the current R2 Zone.” Why then would the
recommendation from the Planning and Building Services department not be that two dwelling units
only be allowed? The reference to the Provincial Policy Statement regarding residential intensification
would seem to be satisfied by two dwelling units, without resulting in a structure that is only 6ft away
from neighbours, and without requiring Ad‐Hoc changes to zoning. One would think two dwelling units
would also provide the developer a reasonable return on investment.
We may not be able to attend the meeting on August 11, but hope that Mayor McNamara and
Tecumseh Council will consider the concerns expressed by the neighbourhood, when making their
decision regarding the by‐law amendment.
Sincerely

Clare and Kit Woods
August 8, 2015
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To Mayor McNamara and trusted Town Council members
I am asking you to please reconsider the proposed bylaw change.
As so many of us have stated, we believe this change to our street, and
many others like it in our town, would alter the efforts you have put
forth and are trying to accomplish; to build, to maintain and to protect
our town's integrity from becoming like so many others.
So as not to consume time and repeat all the concerns of fellow
neighbours, as our concerns and ideals have been consistent with each
other, I will be brief.
It is obvious the concern this has caused for our neighbourhood. On
short notice 42 nearby residents attended my front lawn on Friday July
24th at 5pm to express their concerns to Councillor Dowie, whom I
thank for attending and listening to all of us. In true Canadian fashion
we held a peaceful protest and showed obvious concern for our
neighbourhood and our town.
Roughly 20 years ago this property was a Lesperance Road address.
The lot was severed and 2 new addresses were created on Oliver Drive
consistent with the nature of R2 zoning on Oliver Drive.
There was a public meeting regarding this property and Mayor
McNamara and Town Council kept this property R2 zoning as the
residents voiced their concerns at that time to keep it the way it is
today.
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Over the last few years this property has not been maintained well,
certainly not as we neighbours maintain our own. It has been run down
and now needs a major overhaul, or perhaps demolition, we do agree
with that, but this property should have been monitored and
maintained to the standard to which we have adhered.
Our home, once owned by Mayor McNamara himself, is directly across
the street from this property.
We have had to look out our front window every day at the condition
and continued deterioration of that property. Now we would have to
be staring at, in our opinion, a monstrosity; a structure which would
completely alter the appearance of our street and potentially other
single‐family dwelling zones in residential neighourhoods of Tecumseh.
My wife and I have put a very substantial investment into our home
over the last several years. We believe it will be a viable investment for
our children’s future and they have already expressed interest to
maintain residence in our fair town. This is not the view that I want for
us nor would we want for them.
I also question our Towns infrastructures these zoning changes could
have an effect on, such as sewers, water supply, road alterations like
traffic and parking if further carried out through our R2 streets.
As far as intensifications, in accordance with provincial policy, and the
Tecumseh Official Plan the only standard this meets is convenient
location to public transportation. However, convenient transportation
is available throughout the Town of Tecumseh. This won't be affordable
housing, and with two levels, it certainly will not be accommodating to
older persons nor persons with special needs for a time horizon of 20
years as stated throughout PPS 1.1. Neither does it adequately address
the buffering standards deemed necessary to protect the residential
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amenities of adjacent land uses, again as stated in the Tecumseh
Official Plan.
I believe properties like the proposed, would be better served on the
convenient locations available in Tecumseh's downtown core. They
could be fitted within walking distance to a local market and more
convenient shops consistent with Council's efforts to improve upon
that section of Town, and to keep dollars in our community, rather than
sending residents out of our town to shop.
We like the idea but just not on our streets that have been maintained
so well as single dwelling homes.
In reference to Tecumseh Zoning By‐law paragraph 2 which supports
the construction of 2 dwelling units in full compliance with the current
R2 zoning, I am confident that the residents of Oliver Drive would be in
favour of such growth and improvement in order to maintain our
street.
My other concern is: is this urban growth? Or is it the definition of
urban sprawl, defined as uncoordinated growth and unsustainable
expansion of a community without concern for its consequences nor, in
my opinion, concern for town residents and the continuity of our
neighbourhoods?

Thank you for your consideration.
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August 10, 2015
Subject: Re zoning bylaw change on Oliver Street
I'm opposed to any change that will allow multi dwelling housing units in an established
single dwelling area. This proposed bylaw change could open this type of development
in all the residential areas in the future. Keep the existing zoning in place.
Thank you,

Ken Paltridge
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August-11-15
Subject: Zoning Bylaw Amendment Oliver Drive
Hi Laura,
I'm sending this brief note to support the current Bylaw for Oliver drive, to keep it as
Residential zone 2, not to change to zone 3.
Sincerely,

Mike Lovell
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