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1. INTRODUCTION 

LandPro Planning Solutions Inc. (LandPro) has been retained by the owner of this property, 2709998 

Ontario Inc. (the client) to provide land planning services in support of a proposed Plan of Subdivision 

and associated Zoning By-law Amendment.  

The property is in the Hamlet of Winger, in the Township of Wainfleet; legally described as CON 4 PT 

LOT 32 RP 59R4745 PT 1. 

1.1 PURPOSE 

The purpose of this report is to provide planning justification to rezone the property to facilitate its 

development as a residential Plan of Subdivision. 

This report will demonstrate that this application is reasonable and can be considered “good planning.”   

1.2 PRE-CONSULTATION 

The pre-consultation meeting with the Township was held on May 9, 2019 and the Record of Pre-

Consultation was further amended on June 11, 2019.   

Planning justification was requested by the local planning authorities along with technical studies to 

support the feasibility of the development. Reports requested to support the proposal are below and 

attached in an Appendix. 

1. Planning Justification Report 

2. Draft Plan of Subdivision 

3. Archaeological Assessment 

4. Environmental Impact Study 

5. Environmental Site Assessment (Phase 1 & 2) 

6. Stormwater Management Study 

7. Hydrogeological Study/Servicing Plan 

The planning report and the technical studies will address and/or mitigate Township and Regional policy 

regarding the proposed development and will demonstrate that it is good planning. 

The property is presented in Figure 1, below.  
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Figure 1. Property Location 

 

1.3 LEGAL DESCRIPTION & LAND USE CONTEXT 

The subject property is legally described as CON 4 PT LOT 32 RP 59R4745 PT 1. It has no municipal 
address as the property is currently vacant. It is located in the Hamlet of Winger with frontage onto 
Pettit Road, at the east end of the property.  

The immediate surrounding land uses are found below. 

North = Village Residential 

South = Agricultural 

East = Village Residential 

West = Agricultural 

These uses are presented Figure 2, below. (Subject property outlined and shaded in light green). 
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Figure 2: Surrounding Land Uses 
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1.4 PROPERTY DIMENSIONS & PHYSICAL ATTRIBUTES 

Table 1 - Property Dimensions 

The subject property has frontage onto Pettit Road on his 

eastern frontage.  

The property dimensions are found in Table 1, to the right.  

The property is generally flat and currently vacant, 
previously used for agriculture. 

2 PROPOSED DEVELOPMENT 

2.1 THE DEVELOPMENT PROJECT 

This application is to redevelop the subject land with a plan of subdivision with 17 residential lots 

accessible from Pettit Road. The proposed development is presented in Figure 3, below. A full-sized 

copy of the proposed Plan of Subdivision is provided in Appendix B. 

Figure 3 – Proposed Plan of Subdivision 

 

Item Dimension 

Lot Frontage 20.11 m 

Lot Depth Up to 100 m +/- 

Lot Area 8.93 ha +/- 
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3 LAND USE PLANNING FRAMEWORK 

In preparing this application, several policy and regulatory documents were reviewed to develop our 

professional opinion. They include the following:  

• The Provincial Policy Statement (2020); 

• A Place to Growth: Growth Plan for the Greater Golden Horseshoe (Cons. 2020); 

• Niagara Region Official Plan (Consolidated 2014); 

• Niagara Peninsula Conservation Authority; 

• Township of Wainfleet Official Plan; 

• Township of Wainfleet Zoning By-law 581-78. 

The proposed development was assessed against these regulations and associated policies. A detailed 

review is below. 

3.1 PROVINCIAL POLICY STATEMENT, 2020 (PPS) 

The PPS provides policy direction on matters of provincial interest for all land use development 

throughout Ontario. It provides direction for appropriate development while protecting resources of 

provincial interest, public health and safety, and the quality of the natural and built environment.  

The PPS is based on three overlying principles: 1) Building Strong Healthy Communities; 2) Wise Use 

and Management of Resources; and 3) Protecting Public Health and Safety.  

The subject lands are within the Hamlet of Winger, a “Settlement Area” as defined by the PPS and 

designated by A Place to Grow. Characteristics of Settlement Areas include build-up areas where 

development is concentrated and has a mix of land uses; and lands that have been designated in an 

official plan for development.    

The following are key PPS policies that support this proposed development and are found under Section 

1.1 (Managing and Directing Land Use); Section 1.1.3 (Settlement Areas) and Section 1.4 (Housing). 

Supporting policies under Section 1.1 are as follows: 1.1.1 (sustained healthy, livable, and safe 

communities through (a) efficient development and land use patterns; (b) accommodating a market-

based range and mix of residential types; (c) development that avoids impacts the environment, public 

health and safety; (e) promotes integration of land use planning, growth management, intensification, 

minimizing land consumption and servicing costs.   

Section 1.1.3 supports the development under the following subsections. 1.1.3.1 (growth and 

development is focused to settlement areas; 1.1.3.2 (land use patterns based on densities and a mix of 

land uses); 1.1.3.4 (facilitates intensification, redevelopment and compact form); 1.1.3.5 (helps to 

achieve Town’s growth targets); 1.1.3.6 (new development occurs adjacent to existing built-up area and 

allows efficient use of land).  
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Section 1.4 also supports the development under the following subsections: 1.4.1 (provides appropriate 

range of and mix of housing options); 1.4.3 (assists the planning authority in providing an appropriate 

range and mix of house options). 

This application proposes single detached dwellings, on smaller lots within an existing settlement area 

(Hamlet). It is proposed on lands that will fill out the remaining vacant area within the hamlet in this 

area, so represents more efficient use of existing built-up areas. It will certainly help address the Town’s 

growth targets with the addition of 17 new lots. Wainfleet is a mixture of farms, shoreline residential 

and rural residential. This application will increase the supply of rural residential. 

This proposed development is consistent with the PPS.  

3.2 A PLACE TO GROW: GROWTH PLAN FOR THE GREATER GOLDEN 

HORSESHOE, CONSOLIDATED 2020 (GROWTH PLAN) 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan) provides a provincial 

policy framework for managing growth in the Greater Golden Horseshoe, of which applies to Niagara 

Region and its lower-tier municipalities, including the Township of Wainfleet.  

The Growth Plan is the Ontario government's initiative to plan for growth and development in a way 

that supports economic prosperity, protects the environment, and helps communities achieve a high 

quality of life.  

The subject property is in the Hamlet of Winger; in the Township of Wainfleet. Hamlets are defined as 

“Settlement Areas” in the Growth Plan.  

The following principles and policies of the Growth Plan that support this application.  

Policy 2.2.2.1.a majority of growth directed to settlement areas; 2.2.1.4 (supports complete 

communities); 2.2.6.1 (supports housing choice through intensification and density targets); 2.2.6.2 

(supports achieving complete communities). 

The housing stock of varies throughout the community, but it is largely dominated by rural residential 

single detached dwellings. The proposed development would contribute to the Township of Wainfleet 

meeting their growth and intensification targets in a manner that increases the range of housing options 

and overall densities. We note that the land subject to this application is a remnant parcel that one of 

the last within the hamlet, thus it represents filling out of the hamlet boundaries. 

This application represents a transition from underutilized agricultural land to a complete community of 

residential, low-density units resulting in a greater variety of housing stock. This is appropriate 

considering the hamlet designation of which the site is located in. 

This application is consistent with the Growth Plan policies. 
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3.3 NIAGARA PENINSULA CONSERVATION AUTHORITY 

The Township of Wainfleet is within the jurisdiction of the Niagara Peninsula Conservation Authority 

(NPCA). The subject lands are impacted by a regulated watercourse, a municipal drain that traverses the 

property. An Environmental Impact Study (EIS) was prepared by Terrastory Environmental Consulting 

Inc. to assist with addressing any natural heritage issues, including recommending mitigation measures 

for the McCallum Drain 

Provided the recommendations included in Appendix B are addressed in the Conditions of Approval, this 

application satisfies the NPCA policy and regulations. 

3.4 NIAGARA REGION OFFICIAL PLAN (CONSOLIDATED 2014) 

The Niagara Region Official Plan (NROP) outlines objectives to manage growth in the Region. Objectives 

that support this proposed development include: 

Objective 4.A.1.1 Direct the majority of growth and development to Niagara’s existing Urban Areas.  

Objective 4.A.1.2 Direct a significant portion of Niagara’s future growth to the Built-up Area through 

intensification.  

Objective 4.A.1.6 Build compact, mixed use, transit supportive, active transportation friendly 

communities in the Built-up Area and in Designated Greenfield Areas.  

This application meets these objectives, as the property is within a hamlet. Wainfleet, it should be noted 

has hamlets, which may not be considered built-up areas. However, the hamlets are where the 

Township’s Official Plan directs growth. This application promotes active transportation, represents best 

efforts at building compact development, and provides additional stock variety for the Township. 

The NROP also specifies objectives for Hamlets. Key policies include: 

Policy 4.H.1.1 Hamlets shall provide for the range of housing, social, cultural and economic land uses 

within their boundaries.  

Policy 4.H.1.2 Hamlets should have sufficient development capacity to accommodate supporting farm-

related uses and commercial uses to support the nearby agricultural and rural communities.  

Policy 4.H.3.3 Development in Hamlets will be permitted by plan of subdivision or by consent. 

Development will be encouraged in depth rather than in strips along roads.  

This application meets these policies as the land is located in a Hamlet, has direct frontage on an existing 

municipal road, contributes more housing to Wainfleet’s existing stock, provides increased opportunity 

for non-farm growth, by providing additional housing options. In particular, this application seeks to fill 

out the hamlet boundaries, by providing in depth rather than strip development in this community. 
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This application conforms with the Niagara Region Official Plan. 

3.5 TOWNSHIP OF WAINFLEET OFFICIAL PLAN (CONSOLIDATED 2016)  

The Township of Wainfleet Official Plan (OP) contains objectives, policies and mapping that describe the 

Township’s vision for the next 20+ years, including their approach to managing growth, growing the 

economy, protecting the natural environment, resources and agricultural land, and providing 

sustainable infrastructure. 

The subject property falls within the Hamlet of Winger and the Township’s Official Plan (OP) designates 

the subject lands as “Village Residential” shown on Schedule B4 of the Township’s Official Plan Land Use 

Map, presented below in Figure X. The OP directs most of the population growth to the Hamlets. 

Figure 1 - Township of Wainfleet Official Plan 

 

Sections 2.4 (the Hamlets); 2.7 (Population and Housing); 3.3 (Residential Areas); and 4.4 (Municipal 

Drains) are all applicable to this proposed development. They are analysed below. 
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Section 2.4 The Hamlets, speaks specifically to the proposed development. The intent of the Hamlets is 

to provide for various types of low-density development, including housing without the provisions of 

municipal water and sewer services. This proposed development will achieve all five of the objectives 

outlined in this section. And meets the policies set forth in this section. Including Section 2.4.1 (Hamlets 

shall primarily be comprised of single detached dwellings on private services) and 2.4.2 (The majority of 

the population growth shall be directed to the existing Hamlets). 

The development further meets the goals of Section 2.7 (Population and Houses) by being consistent 

with living environment of the Township residents, accommodates housing demand and maintains 

community character.  

It encourages sustainable, walkable and accessible hamlets and residential areas; and will strive for high 

quality, sustainable and community compatible designs, as found in Section 3.3 (Residential Areas). 

Lastly, as previously noted the subject property has a municipal drain that runs through it from east to 

west. Section 4.4 Municipal Drains recognizes the importance of these features to the agricultural land 

base. An Environmental Impact Study was completed by Terrastory Environmental Consultants and 

found that the McCallum Drain is a regulated feature, which is assumed to have direct (seasonal) fish 

habitat and offers potential roosting habitat for two Endangered bats. As a result, this feature requires 

protection, which will be addressed under zoning, later this report. 

The full EIS is submitted with this application. For further details on the recommendations, please check 

Appendix 7 of the EIS.  

The application meets the criteria laid out in the Township’s OP to permit the proposed development. 

The proposed development is in a hamlet where most of the growth is to be directed. It is in keeping 

with the community character with the provision of large lots with single dwelling units. And it can 

mitigate impacts to the municipal drain that is located on the subject property.  

This application conforms with Township’s Official Plan. 

3.6 WAINFLEET HAMLET ZONING BY-LAW 581-78 

As previously discussed, the Township has two zoning by-laws that regulates areas within the 

municipality, one by-law for hamlets another for everything else. For the purposes of this application 

only by-law 581-78, regulating hamlets will be analyzed for compliance since the location of the site is 

entirely within the Winger hamlet, see Figure 12 below.  

The current zoning of the property is Development “D” and Hazard “H”, as seen in Figure 12 below. The 

proposed zoning by-law amendment would change the zoning to Residential – R1.  
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Figure 2: Excerpt of Zoning By-Law 581-78, Hamlet of Winger 

 

The intent of this application is for the development of the site with a Plan of Subdivision with single 

detached dwellings, which is a permitted use under the R1 zone. See Table 1 for Residential R1 zoning 

provisions. 

Table 2 – Residential “R1” Zone analysis for Plan of Subdivision 

Zone Provision Required (R1) Proposed 
(R1 

Comments 

Minimum Lot Frontage 46 m  

27.8 m-
92.8 m 

Zoning By-law Amendment required. 
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Zone Provision Required (R1) Proposed 
(R1 

Comments 

Minimum Lot Area 4,000 m2 4,000 m2 
+ 

Complies 

Minimum Lot 
Coverage 

7% 7%  Complies 

Minimum Front Yard 15 m 15m Complies 

Minimum Side Yard 6 m 

 

6m Complies 

Minimum Rear Yard 15 m 15 m Complies 

Minimum Floor Area 
for a Dwelling 

90 sq. m 90 sq. m- Will comply 

Maximum Height for a 
Dwelling 

9 m 9 m Complies 

Parking 2 parking spaces 
per dwelling unit 

2 spaces Complies 

A Zoning By-law Amendment is required to: 

1. Change zoning to Residential – R1 

2. Reduce minimum lot frontages to 27.8m 

All other aspects of this application comply with the Residential – R1 zoning for the Township. 

The design of the subdivision is in keeping with the community character of the Hamlet, and the 

Township generally, which is typically single detached dwellings on large lots. The concept has also been 

designed to minimize any impacts to the municipal drain with the intention of it being unaltered.  

Best efforts were made to meet or exceed the zoning provisions for the subdivision, however due to the 

shape of the subject lands 5 of the 17 units will require zoning relief for the minimum lot frontages. 

These lots are identified as 6,7,8 and 12,13 and are in the cul-de-sac and bend of the subdivision. We 

note that the average lot frontage is 60.85m, which is considerably higher than the 46m required. Based 

on the shape of the land, it is possible to comply with the Township’s minimum lot area, but not 

concurrently with minimum lot frontage. To maintain the character of the area, we determined that lot 

area was the primary focus. We are open to working with the Township if a different solution is 

required. 

Furthermore, the EIS recommends that a setback be provided from the top of bank of the municipal 

drain. Currently, this area is zoned “Hazard”, which may be suitable. Should the Township prefer 

another zone, we would recommend “Open space” or “Environmental Protection” be used. As this 
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setback will be part of privately owned lots, it is likely to be manicured. The intent of the zoning is to 

prohibit site alteration and the issuance of Building Permits in this area.  

Upon approval of the zoning by-law amendment, the development will comply with the Township’s 

Hamlet Zoning By-law and will round out residential development in the Hamlet of Winger. 

4 TECHNICAL WORK 

Several technical studies were requested by the planning authorities to support the feasibility of the 

development application. They are listed below. 

• Archaeology Assessment 

• Environmental Impact Study 

• Environmental Site Assessment 

• Stormwater Management/Lot Grading 

• Hydrogeological Study/ Private Servicing Plan 

They are assessed below.  

4.1 ARCHAEOLOGY ASSESSMENT 

A Stage 1 & 2 Archaeological Assessment in support of the application was submitted to client on June 

15, 2020.  The results of the study are presented below: 

“As documented in Section 1.0 the study area contains evidence of archaeological potential. 
The location of the study area at the edge of a historic transportation route suggests there is 
potential for locating historic Euro-Canadian material. Furthermore, the location of a 
watercourse running through the study area suggests there is additional potential for Pre- 
Contact Indigenous archaeological material to be identified and recovered. In summary, a 
Stage 2 archaeological assessment was determined to be required in order to identify and 
document any archaeological material that may be present. A portion of the study area is a 
ploughed agricultural field, and as a result, a combined test pit and pedestrian survey was determined to 
be required.” 
 

Based on the results of the Stage 1 background investigation and the subsequent Stage 2 survey, found 

that the area surveyed are consider free of archaeological material. And further that no additional 

archaeological assessments are recommended.  

The full study is included in Appendix B. 

4.2 ENVIRONMENTAL IMPACT STUDY 

The NPCA and Region requested an Environmental Impact Study (EIS) be completed to address any 

impacts to the municipal drain on-site. Terrastory Environmental Consulting Inc. prepared an EIS to 

address this need. Some of the key recommendations include (paraphrased): 
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• Habitat of Endangered and Threatened Species: 

o Tree removal will only take place between October 1 and April 30 to avoid the active 

season for bats and breeding birds. If trees are removed outside of this period, a 

qualified professional will need to be consulted. 

• McCallum Drain and Fish Habitat: 

o The area within 10m of the McCallum Drain Top of Bank is to be treated as a natural, 

self-sustaining vegetation. This “Buffer Enhancement Area” is to be subject to a 

Vegetation Enhancement Plan as a condition of subdivision approval. 

• Other Natural Environment Considerations: 

o Incorporation of Bird-Friendly Guidelines (per City of Toronto) and Lighting (City of 

Toronto) should be considered at detailed design. 

o Any landscaping prepared as part of the subdivision approval should incorporate species 

native to southern Niagara Region. 

Note that the above represents a summary of the recommendations. Full details are found in Appendix 

7: Summary of Technical Recommendations. 

Based on the above, the EIS is supportive of this development. A key consideration is that the 

McCallum Drain will require a 10m buffer from the top of bank.  

• We recommend this area be zoned as Environmental Protection, to protect the existing feature.  

• We further recommend that lot lines should be permitted to cross into or through this area. 

Building and lot grading activities, however should not be permitted within the 10m buffer. 

Note that the above represents a summary of the recommendations. Full details are found in Appendix 

7: Summary of Technical Recommendations, which is presented in Appendix C. 

Based on the above, the EIS is supportive of this development. A key consideration is that the McCallum 

Drain will require a 10m buffer from the top of bank.  

• We recommend this area be zoned as Environmental Protection, or zone preferred by the 

Township, to protect the existing feature.  

• We further recommend that lot lines should be permitted to cross into or through this area. 

Building and lot grading activities, however should not be permitted within the 10m buffer. 

Note that the above represents a summary of the recommendations. Full details are found in Appendix 

7: Summary of Technical Recommendations. 

Based on the above, the EIS is supportive of this development. A key consideration is that the McCallum 

Drain will require a 10m buffer from the top of bank.  

• We recommend this area be zoned as Environmental Protection, to protect the existing feature.  
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• We further recommend that lot lines should be permitted to cross into or through this area. 

Building and lot grading activities, however should not be permitted within the 10m buffer. 

4.3 BASED ON IMPLEMENTATION OF THE RECOMMENDATIONS IN EIS 

APPENDIX 7, WHICH SUPPORTS THIS PROPOSED 

APPLICATION.ENVIRONMENTAL SITE ASSESSMENT PHASE 1 & 2 

A Phase One Environmental Site Assessment was completed by Hallex Environmental Ltd. and submitted 

to the client on May 28, 2020. The findings revealed 2 potentially contaminating activities in 2 areas of 

potential environmental concern.  

The subsequent Phase Two Environmental Site Assessment was completed by Hallex Environmental Ltd. 

dated August 27, 2020. The conclusion of this report indicates that: 

“The Phase Two Environmental Site Assessment at Vacant lot on Highway #3 and Pettit Road, Wainfleet, 
ON revealed soil samples met applicable Ministry of the Environment, Conservation & Parks (MECP) Site 
Condition Standards 2011 Table 8 for Residential Land Use in a potable groundwater condition, for 
coarse textured soil. Hallex therefore concludes no additional environmental work is required as of 
August 4th, 2020 and the conditions satisfy the components of O.Reg. 153/04 as amended and justify 
proceeding with the Record of Site Condition filing for a change in land use.”  
 
no additional environmental work is required, and satisfies components of O.Reg 153/04 as amended 
and justifies  proceeding with the Record of Site Condition filing for a change in land use. The full studies 
are included in Appendix D. 

4.4 SERVICING / LOT GRADING  

Hallex Engineering Ltd, authored a “Water Servicing Design Brief” dated July 15, 2021, as required by the 

Township and Region to ensure that sufficient domestic water supply is available for potable and fire 

protection systems. The full report is presented in Appendix E. 

Their recommendations include: 

“The domestic water supply system is proposed to consist of a potable water cistern and is 
recommended to be located near the proposed driveways to ensure access for water filling. The 
sizing of the domestic potable water cisterns, complete with the required water pump, pressure 
tank and filtration systems shall be proposed as part of the detailed design for each of the  subject lots in 
accordance with NSF/ANSI 61, “Drinking Water System Components - Health Effects”. The cisterns shall 
be located to ensure minimum clearances to the proposed septic systems at each lot in accordance with 
Part 8 of the Ontario Building Code. 
 
The fire protection pond is designed using the calculations provided in the Office of the Fire Marshal 
Guideline - OFM-TG-03-1999. A standard 16.5m long x 14.0m wide x 6m high building size complete with 
a 1:1 roof pitch and gable ends is assumed for each lot for the purposes of this assessment. Based on this 
building volume and the calculations in the Office of the Fire Marshal Guidelines, the minimum water 
supply flow rate for the fire protection of each lot is determined to be 2,700 L/min as shown in Exhibit #1, 
attached. 
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The minimum fire protection water supply shall not be less than what is needed to provide the minimum 
flow rate for a duration of 30 minutes as per the Office of the Fire Marshal Guidelines. 
Therefore, the minimum fire flow storage requirement for the subject development is 81m3. The 
proposed fire protection pond and dry hydrant shall be designed in accordance with NFPA 1142 
“Standard on Water Supplies for Suburban and Rural Fire Fighting”. The fire protection pond has been 
positioned at the property line between Lots 3 & 4 and will require an easement to ensure the Town has 
access to the fire pond. The dry hydrant has been located directly within the 
proposed road allowance adjacent to the proposed public road for ease of access. 
 
The fire protection pond is proposed to be 40.0m x 13.0m, shall cover a total area of 520m2 and 
shall be enclosed within a chain link fence. At a depth of 2.0m the proposed fire protection pond 
has a total volume of 225.3m3 excluding the depth of water below the intake pipe and the 
600mm ice depth allowance. This volume greatly exceeds the minimum storage requirement of 
81m3 for the subject development. The detailed fire protection pond sizing calculations are shown in 
Exhibit #1, attached.” 

 
We recommend that Hallex’s design requirements be included as Conditions of Approval of the Draft 
Plan. 

4.5 STORMWATER MANAGEMENT/DRAINAGE SYSTEM 

Hallex Engineering Ltd. prepared the “Storm Water Management Design Brief and New Development 

Drainage System” dated July 15, 2021. A copy of this report is presented in Appendix F. 

Their report contains several recommendations, focused on post-construction quality. Overall, their 

report is supportive of this application. We recommend their conclusions are included as Conditions of 

Approval. 

4.6 PRIVATE SEWAGE DISPOSAL DESIGN 

Attema Consulting Services Inc. prepared a “Winger Subdivision Sewage System Servicing” memo, dated 
August 3, 2021. This memo made recommendations the demonstrate this application can be developed 
on sustainable private servicing. 
 
“The following recommendations are provided for your consideration: 

• Lots on private sewage systems and cisterns may be sustainability created as small as 0.4 
hectares (1 acre) as long as Ontario Building Code and NPCA set-backs are met, including a 
recommended 15 m set-back from the external subdivision property boundary. 

• The design of the Site layout can be completed during the Building Permit stage. 

• A development agreement should be completed with the Township indicated water supply by 
cisterns.  

• Based on the lot layout and final grades proposed in the Functional Servicing & Preliminary 
Stormwater Management Report (February 2021) it will be possible to construct conventional 
sewage system filter bed with a contact area of 750 m2 on each of the proposed building lots.  
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• As shown on the Hallex Engineering Site Servicing & Stormwater Management Site Plan the 
distribution pipe raised mound for all of the proposed sewage systems are a minimum of 15 m 
from the external subdivision property boundary. 

• To further demonstrate the design specifications and a proposed detailed site plan with the 
proposed final grade elevations for one of the proposed building lots (Lot 15) are included in 
Appendix 3. The proposed sewage system final grade elevations are aligned with the proposed 
grades required for storm water management.  

• The final site layout and elevations for the remaining building lots can be finalized during the 
Building Permit approval stage. 

• As shown on the Hallex Engineering Site Servicing & Stormwater Management Site Plan all of the 
proposed cisterns are a minimum of 15 m from the proposed sewage system for the adjacent 
building lots.” 

 

We recommend that these conditions be addressed as Conditions of Approval. A copy of the memo, by 

Attema Consulting is provided in Appendix G. 

4.7 HYDROGEOLOGICAL ASSESSMENT 

Terra-Dynamics Consulting Inc. prepared a Hydrogeological Assessment of this property, dated October 

3, 2019 to satisfy planning policy that requires any development to  

“6.1 Conclusions 
The following conclusions are provided: 

• The proposed residential subdivision is isolated from the underlying water supply aquifer. 

• There were no hydrogeological-based impediments to site development as long as the following 
recommendations are implemented. 

 
6.2 Recommendations 
The following recommendations are provided for your consideration: 

• Lots on private sewage systems and cisterns may be sustainability created as small as 0.4 
hectares (1 acre) as long as Ontario Building Code and NPCA set-backs are met, including a 
recommended 15 m set-back from the external subdivision property boundary. 

• The design of the Site layout can be completed during the Building Permit stage. 

• A development agreement should be completed with the Township indicated water supply by 
cisterns.” 

The recommendations noted above are already incorporated into this application, through design. We 

anticipate that the Conditions of Approval will include the need for a Subdivision Agreement that will 

address water supply, among other topics. A copy of the Hydrogeological Assessment is provided in 

Appendix H. 

5 PLANNING ANALYSIS 

The subject lands are in the Hamlet of Winger, a settlement area as defined by the Provincial Policy 

Statement and the Niagara Region Official Plan. As per the PPS and NROP, these areas are to be the 

focus of growth and development. Furthermore, this development makes for better use and manage of 
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land and will provide more housing in the Township. All these attributes make this proposal appropriate 

for the subject lands and area. 

The Growth Plan for the Greater Golden Horseshoe, like the PPS, directs growth to settlement areas. 

Additionally, it supports complete communities, increased housing choices and contributes to 

residential growth in the Township. All of these are supported by this proposed development. This 

application is both consistent with provincial policy. 

Based on the Environmental Impact Study (EIS) completed for this development, this application will 

conform to the NPCA watershed policy, subject to the successful implementation of the EIS 

recommendations, which are presented in Appendix C. The proposed development  also conforms with 

the Niagara Regional and Township of Wainfleet  planning policies. Like the provincial policies, these 

policies also direct the growth and development into settlement areas, especially when the lands 

proposed for development increase the efficiency of land use, as this application represents. The NROP 

supports hamlets as being places of a variety of housing types; supporting nearby rural and agricultural 

communities; and that they be permitted through a plan of subdivision, as this application is. More 

specifically, the subject lands to be developed is designated by the Township OP as Village Residential, 

which permits low-density residential development.  

The subject property is zoned by the Township’s Zoning By-law as “Development (D)” and “Hazard Land 

(HL)”, which suggests that some form of development is anticipated on these lands. The HL zone is 

proposed to be changed to “Environmental Protection”, based on the EIS recommendations. If this is 

consistent with the Township and Regional requirements, we are supportive. Ultimately, the municipal 

drain should not be impacted by either building or structures, grading activities or the placement of fill. 

The subdivision has been designed to avoid building proximate to the municipal drain, while allowing lot 

lines to be located within and adjacent to the drain. This approach will ensure no future building occurs 

within the drain. 

The lot fabric has been carefully designed to meet the Township’s minimum lot area requirement, while 

creating enough space in the Building Envelope for both house and septic system. This exercise has 

taken some effort, resulting in several revisions to the Draft Plan of Subdivision. The final version of the 

Draft Plan is submitted with this application package. 

In keeping with the specifications outlined in the Township Zoning By-law the proposed design of the 

subdivision is in keeping with the community character, which is typically single unit dwellings on large 

lots. An area of deviation from Zoning By-law is the frontages on 5 of the lots, which are smaller than 

required in the Zoning By-law, which a zoning relief is being sought. This is due to the irregular shape of 

the subject lands, which required the smaller frontages to the cul-de-sac and the bend of the road. 

Additionally, the design intends to minimize any impacts to the municipal drain by keeping it unaltered 

and rezoning it to open space with setbacks to enhance its protection.  
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This Draft Plan of Subdivision has been designed to make efficient use of land, require minimal 

infrastructure (roads), and sufficient land for sustainable servicing, while respecting and preserving the 

municipal drain, all the while maintaining the character of the hamlet of Winger and surrounding 

Township. 

The proposed development is appropriate for the subject lands.  

6 CLOSING 

This application is consistent with provincial policies (PPS & Growth Plan) and is in conformity with the 

local planning policies. Subject to approval of a zoning by-law amendment it will also conform to the 

Tonwship’s Zoning By-law  

It is our opinion that this application represents good planning and should be approved. 

LandPRO Planning Solutions 

 

____________________________    ______________________________ 

Michael Sullivan, RPP, MCIP, EP     Adam Moote, MPlan 

President | Principal Planner     Planner 
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7 APPENDICES 
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7.1 APPENDIX A – DRAFT PLAN OF SUBDIVISION 
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7.2 APPENDIX B – ARCHAEOLOGICAL ASSESSMENT 
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7.3 APPENDIX C - ENVIRONMENTAL IMPACT STUDY (RECOMMENDATIONS)  
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7.4 APPENDIX D - ENVIRONMENTAL SITE ASSESSMENT (PHASES 1 & 2)  
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7.5 APPENDIX E – SERVICING & GRADING PLAN 
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7.6 APPENDIX F – SEPTIC DESIGN 
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7.7 APPENDIX G – HYDROGEOLOGICAL ASSESSMENT 

 


