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To: Mayor and Members of Ingersoll Town Council

From: Heather St. Clair, Senior Development Planner, Community Planning

Applications for Amendment to Draft Plan of Subdivision and
Zone Change — 2352628 Ontario Inc.

32T-87004 and ZN6-26-02
Supplementary Report

REPORT HIGHLIGHTS

¢ The application for amendment to the draft plan of subdivision has been requested to increase
the number of proposed lots on a draft approved plan of subdivision from 20 lots for single
detached dwellings to 35 new lots (being 32 lots for semi-detached dwellings and 3 lots for
single detached dwellings), accessed by a new local road that will terminate in a cul-de-sac.

o The associated application for zone change has been requested to rezone the subject lands
from ‘Residential Type 1 Zone (R1) to ‘Residential Type 2 Zone (R2)’ to facilitate the future
development of single detached and semi-detached dwellings.

¢ Planning staff are recommending approval of the applications as they are generally consistent
with the policy direction of the Provincial Planning Statement and the Official Plan with respect
to residential development in a serviced settlement area.

DISCUSSION
Background
OWNER: 2352628 Ontario Inc.

Harjeet Mander

4525 Lakeshore Road, Burlington ON, L7L 1B3
APPLICANT: Sanjeev Kumar

3053 Harold Sheard Drive, Mississauga ON, L4T 1V5
LOCATION:

The subject lands are described as Part of Lot 17, Concession 1, West Oxford, Part Lot 227,
Block 63, Plan 279 and Parts 2-10, Plan 41R-8646, in the Town of Ingersoll. The subject lands
are located on the west side of Walker Road, lying between David Street and Fuller Drive and are
not yet municipally addressed.
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COUNTY OF OXFORD OFFICIAL PLAN:

Existing Schedule “C-3” County of Oxford Large Urban Centre
Designation: Settlement Strategy Plan

Existing Schedule “I-1”  Town of Ingersoll Residential
Designation: Land Use Plan

Existing Schedule “I-2”  Town of Ingersoll Low Density Residential
Designation: Residential Density Plan

TOWN OF INGERSOLL ZONING BY-LAW 04-4160:

Existing Zoning: ‘Residential Type 1 Zone (R1)
Proposed Zoning: ‘Residential Type 2 Zone (R2)
PROPOSAL

The application for amendment to a draft plan of subdivision has been requested to facilitate the
creation of 32 lots for semi-detached dwellings and 3 lots for single detached dwellings, for a total
of 35 new residential lots on the subject lands. The subject lands are part of a larger subdivision
development that was initially approved in 1991 and has been developed in phases since that
time, with multiple amendments to the various phases being granted. The subject lands, which
were initially approved for the development of 20 parcels for single detached dwellings, represent
one of the final developments of the overall subdivision, save Part of Block 27, Plan 41M-307,
being the apartment block at the southeast corner of David Street and Walker Road. Development
of this phase of the subdivision was conditional on completion of the northerly portion of Walker
Road. The Town is now satisfied that this has been successfully completed, and development of
this phase can now commence.

The subject lands are now under new ownership and a request has been made to amend the
existing draft plan of subdivision, as noted above, and an associated application for zone change
has also been received to rezone the subject lands from ‘Residential Type 1 Zone (R1) to
‘Residential Type 2 Zone (R2) to facilitate the future development of both single and semi-
detached dwellings.

The initial approval of this subdivision was granted before March 27, 1995. In an effort to ensure
that finite servicing capacity is used in an efficient manner, the Province enacted legislative
changes through Bill 185 (Cutting Red Tape to Build More Homes Act) that apply to inactive draft
approved plans of subdivision throughout the province. These changes result in any draft plan of
subdivision approved on or before March 27, 1995 automatically lapsing as of June 6, 2027. If
approved, the applicant will need to fulfill their conditions and register the subdivision on or before
this date, or a new application for subdivision will be required to facilitate the proposal.

The subject lands are currently vacant and are approximately 2.12 ha (5.2 ac) in size, with
approximately 57.4 m (188.3 ft) of frontage on Walker Road. Surrounding land uses are
predominately single detached dwellings to the west, east and south, with street fronting
townhouses to the northeast and Lorne Moon Park to the north.
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In support of the proposed amendment, the applicant has provided a number of technical
documents to consider the additional dwelling units, including a functional servicing report, a site
grading plan, a site servicing plan, a stormwater management plan and a traffic impact brief.

Plate 1, Location Map with Existing Zoning, shows the location of the subject lands and the zoning
in the immediate vicinity.

Plate 2, Aerial Map (2025), provides an aerial view of the subject property and surrounding land
uses as of the spring of 2025.

Plate 3, Proposed Draft Plan of Subdivision, illustrates the proposed amendments to the road
network and lot configuration of the subdivision.

Plate 4, Previously Approved Draft Plan of Subdivision, illustrates the existing draft plan
configuration.

2024 PROVINCIAL PLANNING STATEMENT (PPS)

The 2024 Provincial Planning Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. Under Section 3 of the Planning Act, where
a municipality is exercising its authority affecting a planning matter, such decisions, “shall be
consistent with” all policy statements issued under the Act. The following outlines the key PPS
policies that have been considered but is not intended to be an exhaustive list.

Section 2.2 of the PPS provides that planning authorities shall provide for an appropriate range
and mix of housing options and densities to meet projected needs of current and future residents
of the immediate area by:

a) establishing and implementing minimum targets for the provision of housing that is
affordable to low and moderate income households, and coordinating land use planning
and planning for housing with Service Managers to address the full range of housing
options including affordable housing needs;

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and wellbeing
requirements of current and future residents, including additional needs housing
and needs arising from demographic changes and employment opportunities; and

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

c) promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and supports the use of active transportation.

Section 2.3 of the PPS states that settlement areas shall be the focus of growth and development
and land use patterns within settlement areas should be based on densities and a mix of land
uses which efficiently use land and resources, optimize existing and planned infrastructure and
public service facilities, support active transportation, are transit-supportive and are freight
supportive. Planning authorities shall support general intensification to support the achievement
of complete communities, including planning for a range and mix of housing options and
prioritizing planning and investment in the necessary infrastructure and public services facilities.
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OFFICIAL PLAN:

The subject lands are designated ‘Residential’ on Schedule “I-1” of the Official Plan and are further
designated ‘Low Density Residential’ on Schedule “I-2” of the Official Plan.

As per Section 9.2.3, Residential Areas are those lands primarily designated for housing purposes
which may also include other land uses which are integral to and supportive of a residential
environment. Within the Residential Area housing will include the full range of dwelling types and
three categories of residential land uses are identified, differentiated according to function,
permitted uses, location criteria, density and scale of development.

The subject property is located within the ‘Low Density Residential’ designation according to the
Official Plan. Low Density Residential areas are those lands that are primarily developed or
planned for a variety of low-rise, low density housing forms including single detached, semi-
detached, duplex, converted dwellings, quadraplexes, townhouses, and low density cluster
development.

The maximum net residential density for an individual development in the Low Density Residential
areas is 30 units/ha (12 units/ac) and no building shall exceed three stories in height at grade.
Also, within areas of new Low Density Residential development, the minimum overall net
residential density shall be 15 units/ha (6 units/ac).

Section 9.2.1 of the Official Plan — Housing Development and Residential Areas, Strategic
Approach, identifies a number of strategies to provide present and future residents of Ingersoll
with a choice of adequate and affordable housing which meets their needs. The strategies
developed to achieve this goal include:

o Accommodating the present and future demand for housing in Ingersoll through the efficient
use of vacant residentially-designated lands, underutilized parcels in built-up areas and
existing housing stock in all neighbourhoods, with the objective of also reducing energy
consumption, decreasing the financial burden of underutilized municipal services, and
relieving pressure for development of natural areas and open spaces;

° Facilitating a choice of housing type, tenure, cost and location that meets the changing
needs of all types of households by providing for a variety and mix of housing throughout
the Town;

° Increasing the supply of affordable housing by integrating adequate housing for low and
moderate income households and those with special needs throughout the Town and
establish and monitor minimum affordable housing targets to ensure that the percentage of
affordable housing is maintained or enhanced;

. Promoting and facilitating the provision of affordable housing through the co-operative
efforts of all levels of government, the private sector and volunteer interest groups through
such means as technical assistance, land conveyances, joint ventures, regulatory
measures, and incentives.

Section 9.2.2.1 — Affordability, states that it is an objective of the Official Plan to ensure that
adequate, affordable housing for low and moderate income households and those with special
needs is available in the Town.

Additionally, opportunities for the development of housing types to meet the needs of low and
moderate income households will be provided by facilitating the creation of new dwelling units
through development and particularly through residential intensification, as well as designating
sufficient lands on a Town-wide basis, for multiple unit accommodation to meet projected housing
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needs. Further, it shall be ensured that opportunities exist to increase the variety and affordability
of dwelling types in the built-up portion of the Town by permitting appropriate forms of residential
intensification.

The policies in Section 9.2.2.2 — Tenure Mix, direct that it is an objective to promote a range of
tenure forms of housing throughout the Town that is consistent with demand. These policies also
provide that Town Council shall encourage the creation of housing opportunities that may result
in a mix of tenure forms, such as ownership, rental and cooperative, throughout the Town. Such
encouragement will include the provision of opportunities for the development of a variety of
housing forms in newly developing areas and by permitting sensitive infilling and accessory
apartments in built-up areas.

Section 9.2.2.5 — Residential Intensification, promotes residential intensification in appropriate
locations to make more efficient use of existing land, infrastructure and public services.

Section 9.2.4.1, Infill Housing, defines infill housing as the placement of new residential
development into established built-up areas on vacant or underutilized sites. In order to efficiently
utilize the designated residential land and municipal servicing infrastructure, infill housing will be
supported in Low Density Residential areas. Section 9.2.4.1.3 of the Official Plan includes
policies specifically for the consideration of infill subdivisions. In addition to other relevant policies
of the Official Plan, the subdivision of land, where infill development is proposed on vacant or
underutilized sites within established residential areas by plan of subdivision, Town and County
Councils will ensure that:

° The nature of the proposed residential development will be evaluated having regard to the
type of housing found in the surrounding residential neighbourhood;

o Any new residential lots with direct exposure to an established residential street will be
consistent with the size of lots within a two block area on the same street and new residential
development will maintain setbacks and spacing between dwellings consistent with the
established built pattern;

o Measures will be incorporated into the subdivision design to buffer and screen existing
residential uses from the new development; and

o The proposed multiple-unit developments will comply with the multiple-unit requirements for
Low Density Residential areas.

In addition to the above-noted requirements for infill subdivisions, Section 9.2.4.1.4 of the Official
Plan regarding all infill proposals in Low Density Residential areas identifies additional criteria for
all infill proposals in the Town and includes consideration of matters related to municipal services
and public facilities, stormwater management, parking and amenity areas, vehicular access
points, among others.

The policies of Section 10.3.3 — Plans of Subdivision and Condominium, provide that County and
Town Council will evaluate applications for a plan of subdivision on the basis of the requirements
of the Planning Act, as well as criteria including, but not limited to, the following:

. Conformity with the Official Plan;
The availability of community services such as roads, water, storm and sanitary sewers,
waste disposal, recyclable collection, public utilities, fire and police protection, parks,
schools and other community facilities;

o The accommodation of Environmental Resources and the mitigation of environmental and
human-made constraints;

o The reduction of any negative effects on surrounding land uses, transportation networks or
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significant natural features;

. The design of the plan can be integrated into adjacent developments, and;

° The design of the plan is to be compatible with the natural features and topography of the
site, and proposals for extensive cut and fill will be discouraged.

As a condition of draft plan approval, Town and County Council will require an applicant to satisfy
conditions prior to final approval and registration of the draft plan. The applicant will be required
to meet the conditions of the draft approval within the specified time period, failing which, draft
plan approval may lapse. Additionally, to provide for the fulfilment of these conditions, and for
the installation of services according to municipal standards, County and Town Council shall
require the applicant to enter into a subdivision agreement with the Town and, where necessary,
the County, prior to final approval of the plan.

TOWN OF INGERSOLL ZONING By-LAw:

The subject lands are currently zoned ‘Residential Type 1 Zone (R1) in the Town’s Zoning By-
law. The ‘R1’ zone permits a limited range of low density housing types, including a single
detached dwelling, a group home, an additional residential unit (ARU) and a home occupation.

The applicant has submitted an application to rezone the subject lands to ‘Residential Type 2
Zone (R2) to facilitate the development of both semi-detached dwellings and single detached
dwellings. It is proposed that Lots 9, 10 and 35 will be developed for single detached dwellings,
while the remainder of the lots will be developed for semi-detached dwellings.

Single detached dwellings in the ‘R2’ zone require a minimum lot area of 345 m? (3,713.7 ft?) or
450 m? (4,843.9 ft?) for a corner lot, a minimum lot frontage of 11.5 m (37.7 ft) or 15 m (49.2 ft) for
a corner lot and a minimum lot depth of 30 m (98.4 ft). Semi-detached dwellings in the ‘R2’ zone
require a minimum lot area of 270 m? (2,906.3 ft2) per unit or 360 m? (3,875.1 ft?) for a corner lot,
a minimum lot frontage of 9 m (29.5 ft) per unit or 12 m (39.4 ft) for a corner lot and a minimum
lot depth of 30 m (98.4 ft). Based on the amended draft plan of subdivision submitted by the
applicant, the proposed lots appear to comply with the development provisions of the ‘R2’ zone
for single detached dwellings (Lots 9, 10 and 35) and semi-detached dwellings.

AGENCY COMMENTS:

The applications were circulated to those public agencies considered to have an interest in the
proposal.

Enbridge Gas has commented that the owner shall make satisfactory arrangements to provide
the necessary easements and/or agreements required for the provision of local gas services for
this project. Once registered, the owner shall provide these easements to Enbridge Gas at no
cost, in a form that is agreeable and satisfactory to Enbridge Gas.

Southwestern Public Health has commented that Ontario is currently in the midst of an ongoing
housing affordability and supply crisis, with many Ontarians unable to keep pace with the costs
of housing. The proposed amendments would increase the density of this planned development
and provide additional housing units for the local community. Denser forms of housing make more
efficient use of municipal infrastructure and services, and a variety of housing forms can offer a
greater price range for people who are seeking housing, which may contribute to affordability.

The Upper Thames River Conservation Authority (UTCA) has commented that the subject lands
are not affected by any regulations pursuant to Section 28 of the Conservation Authorities Act
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and therefore this agency has no objection to the proposal. The functional servicing report
provided identifies that the post-development runoff will discharge to the Walker Road storm
sewer at a controlled rate and that the downstream connectivity outfall location and available
capacity will be completed during the detailed design phase. If any modifications are required to
a receiving stormwater pond or outlet within a regulated area, a Section 28 permit will be required
and the UTRCA will review any work, if required, as part of the Section 28 process.

The County of Oxford Public Works Department has provided a number of technical comments
and updated conditions for approval, which are appended to this report as Attachment 1.

The Town of Ingersoll Engineering Department has indicated that they have no concerns with the
zone change application and have provided a number of technical comments and updated
conditions for the proposed subdivision amendment, which are appended to this report as
Attachment 2.

The Town of Ingersoll Fire Services have indicated they have no comments or concerns with the
proposal.

PuBLIC CONSULTATION:

Notice of complete application regarding the proposed Zone Change was provided to surrounding
property owners in accordance with the requirements of the Planning Act on June 29, 2026 and
notice of public meeting was provided on August 25, 2026. As of the writing of this report, one
letter in support of the proposal was received and one letter was received outlining concerns with
respect to the impact the requested density increase may have on the stormwater management
system in the area and the impact that may be had from cumulative increases in density recently
approved in the area.

Ingersoll Town Council held a public meeting to consider comments from the public on September
14, 2026. At that time additional comments were received regarding the impact on the stormwater
management system, as well as concerns respecting traffic safety, privacy and property values.

PLANNING ANALYSIS:

Planning staff have reviewed the application to amend the existing draft approved plan of
subdivision to increase the number of dwelling units from 20 to 35 and to amend the existing
zoning to permit the development of 32 semi-detached dwellings and 3 single detached dwellings
and are generally satisfied that the proposal complies with the policy direction of the PPS and the
Official Plan with respect to residential intensification.

Planning staff are of the opinion that the proposal is consistent with the policy direction of the PPS
as it will aid in providing an additional mix of housing options and densities for the Town to meet
the projected needs of current and future residents. Further, staff are of the opinion that the
proposal will promote increased residential densities that will efficiently utilize existing urban land,
infrastructure and public service facilities within the Town.

With respect to the Official Plan policies, the subject lands are designated ‘Low Density
Residential’, which permits a range of low density housing types, including single and semi-
detached dwellings, and permits a maximum net residential density of 30 units/ha (12 units/ac).
Planning staff are satisfied that the proposed increase to the previously approved density from 20
lots for single detached dwellings to 35 lots for single and semi-detached dwellings will continue
to meet the policy direction of the Official Plan. Specifically, the development will continue to
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consist of appropriate low density housing forms contemplated by the Official Plan and will result
in a net residential density of 20.6 units/ha (8.3/ac), which is compliant with the density targets in
the Official Plan for the ‘Low Density Residential’ designation and staff are of the opinion that the
proposed increased in density will result in a more efficient use of land and existing and planned
municipal infrastructure and public service facilities. Further, staff are also of the opinion that the
proposal satisfies the policy criteria of Section 10.3.3 with respect to subdivision development as
sufficient services will be available to serve the development, the proposal will be appropriately
integrated into surrounding development (in-keeping with the initial subdivision approval) and no
negative impacts are anticipated on surrounding land uses, transportation networks or natural
features in the area.

In order to facilitate the proposal, the applicant has requested that the subject lands be rezoned
from ‘Residential Type 1 Zone (R1)’ to ‘Residential Type 2 Zone (R2) to permit the development
of both single detached dwellings and semi-detached dwellings and based on the amended draft
plan of subdivision, the proposed parcel fabric appears to comply with the development standards
of the ‘R2’ zone with respect to lot area, depth and frontage.

One comment was received outlining concerns with respect to the impact the proposed density
increase may have on the existing stormwater management facility, particularly with regard to
additional development approved in the immediate area and the cumulative impact these density
increases may have. The Town Engineering Department has reviewed the public comments,
together with the stormwater management report provided by the applicant and additional reports
provided as part of recent development approvals for the extension of Moffat Avenue and have
indicated they have no concerns with the requested amendments. Engineering staff note that any
additional stormwater runoff from the proposed development will be restricted on-site to ensure
stormwater runoff does not exceed the capacity of the downstream storm sewers or the allotted
capacity in the existing stormwater management facility for this development. Further, staff note
that the development of the subject lands will establish an appropriate drainage plan that will
address any existing issues with drainage on the site, which is currently vacant and used for
topsoil stockpiling, which will alleviate an additional concern raised by the public with respect to
water ponding and icing in proximity to the subject lands.

Additional concerns were received with respect to traffic impacts that the proposal may have on
neighbouring residential uses. To this end, the applicant has provided a traffic report to evaluate
any potential traffic impacts on the adjacent road system. The report forecasts approximately 27
weekday morning peak hour vehicles trips and approximately 35 evening peak hour trips, which
can be well accommodated within the available capacity of Walker Road based on the report
analysis, and the proposed increase in traffic can be considered a modest increase relative to the
functional characteristics of the surrounding local road network. The proposed cul-de-sac street
would be an unsignalized stop sign controlled intersection at Walker Road, which is considered
appropriate for the forecasted traffic volumes and consistent with the standard practice for
residential local street connections at this scale. Based on this, staff are satisfied that the
proposed increase to the number of residential parcels from 20 to 35 will have a negligible impact
on the local road network in the area and any concerns related to speed on the existing road
network should be directed to the local police department.

One additional concern was received with respect to a lack of privacy that may result from the
proposed development. To this end it is noted that the front, rear, interior and exterior yard
setbacks, together with the maximum height provisions, will not change for residential
development from the ‘R1’ to the ‘R2’ zone, meaning that there will be no additional impact on
privacy anticipated beyond the current ‘R1’ zone allowances.
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Overall, Planning staff are satisfied that the requested amendments are an appropriate form of
residential intensification that is in-keeping with the policy direction of the PPS and the Official
Plan for lands designated ‘Low Density Residential’ and can be supported from a planning
perspective.

RECOMMENDATION

1. That the Council of the Town of Ingersoll advise Oxford County Council that the
Town supports the requested amendment to the draft plan of subdivision for Phase
8 of subdivision application 32T-87004, as submitted by 2352628 Ontario Inc.,
(Harjeet Mander), for lands legally described as Part of Lot 17, Concession 1, West
Oxford, Part Lot 227, Block 63, Plan 279 and Parts 2-10, Plan 41R-8646, in the Town
of Ingersoll to increase the number of residential lots from 20 to 35, as submitted
by Sanjeev Kumar;

2. And further, that the Council of the Town of Ingersoll approve in principle the Zone
Change Application (File No. ZN6-26-02), as submitted by 2352628 Ontario Inc.,
(Harjeet Mander), to rezone the subject lands, being legally described as Part of Lot
17, Concession 1, West Oxford, Part Lot 227, Block 63, Plan 279 and Parts 2-10, Plan
41R-8646, in the Town of Ingersoll, from ‘Residential Type 1 Zone (R1) to
‘Residential Type 2 Zone (R2)’ to facilitate the development of single detached and
semi-detached dwellings on the subject lands.

SIGNATURES

Authored by: ‘original signed by’ Heather St. Clair, MCIP, RPP
Senior Development Planner

Approved for submission:  ‘original signed by’ Eric Gilbert, MCIP, RPP

Manager of Development Planning
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