
Report No: CP 2026-133 
COMMUNITY PLANNING 

Council Date: April 27, 2026 
 

 
 
 

To: Mayor and Members of Tillsonburg Council 
 
From: Amy Hartley, Development Planner, Community Planning 
 
 
Applications for Official Plan Amendment and Zone Change 
OP 25-20-7 and ZN 7-25-16 – 2455892 Ontario Inc. 
 
 
REPORT HIGHLIGHTS 
 
 The subject lands are proposed to be developed to accommodate the 24-unit stacked 

townhouse development. The applicant is requesting to amend the Official Plan designation 
to ‘Medium Density Residential’ to permit the proposed development.  

 The zone change application proposes to rezone the subject lands from ‘Low Density 
Residential Type 1 (R1)’ to ‘Special Medium Density Residential (RM-sp)’ to permit 24 stacked 
townhouse units with a number of site-specific provisions to facilitate the development.  

 Planning staff support the applications as they are generally consistent with the PPS direction 
and Official Plan policies respecting residential intensification, infill within established 
neighbourhoods, increased supply, and diversity of dwelling types and locational criteria 
respecting the designation of new medium density residential areas.  

 
DISCUSSION 
 
BACKGROUND 
 
OWNERS: 2455892 Ontario Ltd. (c/o Abe Hiebert) 
 P.O. Box 174, Tillsonburg, ON N4G 4H5 
 
AGENT: Zelinka Priamo Ltd. (c/o Caden McAllister) 
 318 Wellington Road, London, ON N6C 4P4 
 
LOCATION: 
 
The subject land is described as Part of Lot 5, RCP 1646, Part of Lot 52, Registered Plan 41M-
88, Part Lot 6, Concession 12 (Dereham), municipally known as 155 Wilson Avenue. The lands 
front on the north side of Wilson Avenue and south side of Concession St W in the Town of 
Tillsonburg.  
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COUNTY OF OXFORD OFFICIAL PLAN: 
 
Existing: 
 
Schedule “T-1”       Town of Tillsonburg Land Use Plan  ‘Residential’ 
 
Schedule “T-2”       Town of Tillsonburg Residential   ‘Low Density Residential’         
     Density Plan  
 
Proposed: 
 
Schedule “T-1” Town of Tillsonburg    ‘Residential’ 
   Land Use Plan 
 
Schedule “T-2’  Town of Tillsonburg  ‘Medium Residential Density’ 
   Residential Density Plan  
 
TOWN OF TILLSONBURG ZONING BY-LAW 3295: 

Existing Zoning: ‘Low Density Residential Type 1 Zone (R1)’ 
 
Proposed Zoning: ‘Special Medium Density Residential Zone (RM-sp)’ 
 
 
HISTORY OF THE SUBJECT LANDS  
 
For Council’s information, a number of planning applications have been previously submitted for 
the subject property.  The following is a brief overview of the application history: 
 
December 1985 
 
Applications for Official Plan  Amendment  (10-65), Consent  (B-163/85)  and  Zone Change (ZON 
7-111) were submitted for the subject property and adjacent property to the west located at 
65 Concession St W (at that time still joined as one  property)  to  allow  for  the  construction  of  
a  three  storey,  23  unit  apartment building on a 0.6 ha (1.49 ac) lot, with access onto Wilson 
Street. The applications for Official Plan Amendment, to designate the property 'Medium Density 
Residential', and Zone Change, from '(R1)' to '(R3)', were considered by Town Council on 
February 11th, 1986 and Oxford County Planning Committee on February 20, 1986. 
The application for zone change was denied by Town Council and, although recommended for 
approval by the County Planning Department and County Planning Committee, the Official Plan 
Amendment was denied by County Council at their meeting of February 26, 1986. The associated 
consent application was subsequently withdrawn by the owner. 
 
August 1986 
 
An application for consent (B-62/86) was considered by the Oxford County Land Division 
Committee for the subject property & adjacent property at 65 Concession St West at their meeting 
of August 21, 1986. The application proposed to sever a 0.76 ha (1.88 ac) property, containing 
no buildings or structures and retain a vacant 0.25 ha (0.62 ac) property, containing an existing 
dwelling (immediate lot to the west of the subject lands). The application was granted by the 
committee and the parcel was subsequently created. 
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August 1991 
 
Two applications for consent (B-3/90 & B-20/90) were considered by the Oxford County Land 
Division Committee for the subject property at their meeting of August 15, 1991. The owners 
proposed to create two 710.7 m2 (7,650.2 ft2) vacant residential lots fronting on Wilson Avenue 
and retain an approximately 0.6 ha (1.5 ac) lot containing no buildings or structures. The Oxford 
County Land Division approved application B-3/90 (westerly lot) and denied B-20/90 (easterly lot) 
stating that it was premature and might jeopardize future development of the lot to be retained. 
The applicant did not fulfil the required conditions of approval within the one year time frame and 
the approval lapsed. 
 
April 1993 
 
An application for consent (B-13/93) was considered by the County Land Division Committee at 
their meeting of April 7, 1993. Similar to the previously lapsed application B-3/90, this application 
proposed to sever a 696.8 m2 (7,500.5 ft2) vacant residential lot fronting on Wilson Street and 
retain a 0.67 ha (1.67 ac) lot containing no buildings or structures (subject lands of the current 
application). The application was granted and the lot was subsequently created and a single 
detached dwelling constructed in 1999 (163 Wilson Street).  
 
November 2002 
 
A zone change application was submitted seeking to rezone the subject lands & adjacent parcel 
to the east at 65 Concession St W from ‘R1’ to ‘R3-sp’ to permit the development of a residential 
condominium consisting of 16 one storey cluster dwellings. Town Council considered the 
application on November 25, 2002 and deferred the application to allow the owner to submit a 
formal site plan application to address traffic, slope stability, servicing and site design issues.  
A formal site plan application was never submitted. 
 
October 2013 
 
In August 2013 four severance applications (B13-22-25-7) were submitted to create two vacant 
residential lots on the north side of Wilson Avenue, and to permit a lot addition to provide 
additional area for access to a vacant residential parcel (current subject property). The consent 
applications were approved by the Oxford County Land Division Committee on October 3, 2013.  
The owner satisfied the conditions of consent and the lots and lot additions were finalized.   
 
August 2014 
 
In August 2014 a zone change application (ZN 7-14-10) was submitted by the owner of the 
property to rezone the current subject property from ‘R1’ to ‘R3-sp’ to permit the development of 
12 condominium townhouses, fronting on a private street. The application was circulated for 
comments, however a detailed site plan was not provided to determine zoning compliance and 
the file was closed in 2015 after the required information was not provided. The application did 
not proceed to a public meeting and was closed. 
 
April 2019 
 
In April 2019 a zone change application (ZN 7-19-06) was submitted by the owner of the property 
to rezone the subject lands from ‘R1’ to ‘R3-sp’ to permit the construction of 2 two-storey multiple 
unit dwellings, consisting of 28 apartment units.  
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The application was considered by Council in May of 2019 and the application was denied and 
no appeal was received.  
 
PROPOSAL: 
 
The current applications for Official Plan Amendment and Zone Change propose to redesignate 
the lands from Low Density Residential to Medium Density Residential, and to rezone the lands 
from ‘Low Density Residential Type 1 (R1)’ to ‘Special Medium Density Residential (R3-sp) with 
site-specific provisions. The site-specific provisions that have been requested are as follows:  

• Recognize the existing lot frontage of 10 m on Wilson Avenue; 
• Provide for a minimum westerly interior side yard width of 3.3 m in lieu of the required 

4.5 m. 
 
The initial application included a request for parking relief. However, the current zoning standards 
of 1.25 spaces per dwelling unit for a multiple unit dwelling were recently amended and not 
reflected in the application that was received.  
 
The proposed development will consist of 24 residential units contained within a 3.5 storey 
stacked townhouse development. The proposal will have access from the site onto Wilson Avenue 
via a 6.7 m (21.9 ft) wide driveway.  
 
Surrounding land uses are predominantly low density residential consisting of single-detached 
dwellings, Westmount Park is located to the southwest, Tillsonburg Memorial Hospital is located 
to the east, Glendale Secondary School and Participark located to the north of the subject lands.  
 
Plate 1, Location Map with Existing Zoning, indicates the location of the subject property and the 
existing zoning in the immediate vicinity. 
 
Plate 2, Aerial Map (2025) with Existing Zoning, provides an aerial view of the subject lands and 
surrounding uses as existing in the Spring of 2025. 
 
Plate 3, Applicant’s Sketch, identifies the conceptual site plan of the development as provided by 
the applicant. 
 
 
APPLICATION REVIEW 
 
 
2024 PROVINCIAL PLANNING STATEMENT 
 
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 
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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 support the use of active transportation; and  

d) requiring transit-supportive development and prioritizing intensification, including potential 
air rights development, in proximity to transit, including corridors and stations.  

 
Section 2.2.1- Housing 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 regional market 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 (e.g. shopping malls and plazas) for 
residential use, development and introduction of new housing options within previously 
developed areas, and redevelopment, which results in a net increase in residential units 
in accordance with policy 2.3.1.3;  

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

 
Section 2.3.1 of the PPS indicates that settlement areas shall be the focus of growth and 
development and land use patterns within settlement areas shall be based on densities and a mix 
of land uses which; 

a) Efficiently use land and resources; 
b) Optimize existing and planned infrastructure and public service facilities; 
c) Support active transportation; 
d) Are transit-supportive as appropriate, and  
e) Are freight supportive. 

Section 2.3.1.3 also directs that planning authorities shall support general intensification and 
redevelopment to support the achievement of complete communities, including by planning for a 
range and mix of housing options and prioritize planning and investment in infrastructure and 
public service facilities.  
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OFFICIAL PLAN 
 
Section 2.1.1 of the Official Plan provides that growth and development will be focused in 
settlement areas and their vitality and regeneration will be promoted. Development will be directed 
to settlements with centralized wastewater and water supply facilities to minimize risks of 
contamination to air, land, surface water and groundwater, to preserve agricultural land and to 
reduce the cost of public service facilities and infrastructure. Settlements will be required to 
develop with land use patterns and a mix of uses and densities that efficiently use land and 
resources, are appropriate for, and efficiently use, existing or planned infrastructure and public 
service facilities, support active transportation and minimize negative impacts to air quality and 
climate change and promote energy efficiency.   
 
Intensification will be promoted in appropriate locations within settlements, particularly those 
served by centralized wastewater and water supply facilities and all forms of housing required to 
meet the social, health and well-being needs of current and future residents will be permitted and 
facilitated in appropriate locations throughout the County.   
 
Section 8.2.2.2 – Tenure and Mix, provides that it is an objective of the Official Plan to provide a 
range of tenure forms throughout the Town, consistent with the demand, and to maintain an 
appropriate supply of affordable rental and ownership housing in the Town, while recognizing that 
housing needs to be suitably maintained and adequate for habitation. 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 
provisions of opportunities for the development of a variety of housing forms and by permitting 
sensitive infilling and accessory apartments in built-up areas.   
 
The subject lands are designated ‘Low Density Residential’, according to the Town of Tillsonburg 
Land Use Plan. The subject application proposes to redesignate the lands to facilitate medium 
density residential development.  
 
Areas designated for Low Density Residential use are generally intended to provide a variety of 
low-rise, low-density housing forms including executive and smaller single detached dwellings, 
semi-detached  and duplex dwellings, additional residential units and converted dwellings, street 
fronting townhouses and low rise apartments.  In these Districts, it is intended that there will be a 
mixing and integration of different forms of housing to achieve a low overall density of use. 
 
The maximum net residential density for an individual development in the Low Density Residential 
District is 30 units per hectare (12 units per acre) and no building shall exceed three storeys in 
height at street elevation. 
 
Areas designated for Medium Density Residential uses are primarily developed or planned for 
low profile municipal unit development that exceed densities established for Low Density 
Residential Districts. These districts are intended to include townhouses, converted dwellings and 
apartment buildings. In these Districts, it is intended that there will be a mixing and integration of 
different forms of housing to achieve a medium overall density of use. 
 
The maximum net residential density in the Medium Density Residential Districts is 62 units per 
hectare (25 units per acre) and no building shall exceed four storeys in height at street elevation.  
The proposed development, at 24 units, would have a net residential density of 41 units per 
hectare (17 units per acre).  
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Any further Medium Density Residential designations [beyond those currently in the Official Plan] 
will be consistent with the following location criteria: 

• sites which abut arterial or collector roads or sites situated in a manner which prevents 
traffic movements from the site from flowing through any adjoining Low Density 
Residential Districts;  

• sites which are close to community supportive facilities such as schools; shopping plazas, 
institutional, recreational and open space areas; 

• sites which are adjacent to the Central Area, designated Shopping Centres and Service 
Commercial Areas, Community Facilities, High Density Residential Districts or developed 
Medium Density Residential Districts. 

 
In addition to the requirement for compliance to the locational policies; when considering 
proposals to designate lands for medium density residential development, Town Council and 
County Council will be guided by the following: 

• the size, configuration and topography of the site provides sufficient flexibility in site design 
to mitigate adverse effects on the amenities and character of any adjacent Low Density 
Residential area through adequate buffering and screening; 

• the location of vehicular access points and the likely effects of traffic generated by the 
proposal on the public road system and surrounding properties relative to pedestrian and 
vehicular safety is acceptable; 

• adequate hard service capacity including water distribution, sanitary and storm sewers, 
power and gas distribution facilities is available or will be available to accommodate the 
proposed development; 

• adequate off-street parking and outdoor amenity areas can be provided; 
• the availability of, and proximity to, existing or proposed services and amenities such as 

day care, schools, leisure facilities, shopping and parks to serve the new development; 
• the effect of the proposed development on environmental resources or the effect of 

environmental constraints on the proposed development will be addressed and mitigated 
as outlined in Section 3.2. 

 
ZONING BY-LAW 
 
The subject property is currently zoned ‘Low Density Residential Type 1 Zone (R1)’, according to 
the Town of Tillsonburg Zoning By-law. The R1 zone permits a single detached dwelling, ARU 
and accessory uses thereto.  
 
The applicant is proposing to rezone the subject property to ‘Special Medium Density Zone (RM-
sp)’ to facilitate the construction of a 3.5 storey stacked townhouse building, consisting of 24 units.   
 
The proposal requires the relief detailed below: 
 

- Recognize the existing lot frontage of 10 m (32.8 ft) on Wilson Avenue; and 
- Reduce the required interior side yard width from 4.5 m (14.7 ft) to 3.3 m (10.8 ft). 

 
Staff have identified that additional relief is required from Table 9.2 – RM Zone provisions to permit 
more than 8 dwelling units per building. It is noted that stacked townhouse buildings were not 
considered when the zoning provisions for multiple unit dwellings were drafted. A stacked 
townhouse development meets the definition of a multiple dwelling unit, however, more than eight 
dwelling units can be accommodated while meeting all other zoning provisions within the RM 
Zone.  
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The purpose of the minimum lot frontage provisions is to ensure that the subject lands have 
sufficient frontage on an open and maintained public street to provide adequate driveway widths 
and emergency access.  In this instance, notwithstanding the 75 m of frontage that the subject 
lands appears to have on Concession Street West, there is a 0.3 m reserve (Part 3 of 41R-3452) 
that precludes direct access to Concession Street West.  The purpose of the 0.3 m reserve is to 
restrict access due to poor sightlines.    
 
The application submitted and the circulation of the application included a requested relief for the 
parking ratio. However, as of June 2025, Council approved an amendment to the Zoning By-law 
which reduced the parking ratio for multiple unit dwellings to 1.25. The requested relief submitted 
as part of the application is no longer required.  
 
 
AGENCY COMMENTS 
 
Town of Tillsonburg Engineering Department indicated no objections to the application but added 
that detailed stormwater design and calculations will need to be submitted at the time of Site Plan 
review.  
 
Tillsonburg Hydro noted that a request for new electrical service will need to be requested through 
their office.  
 
Long Point Region Conservation Authority (LPRCA) indicated that the slope stability assessment 
is satisfactory, and the building envelope and parking lot are sufficiently setback from surrounding 
natural hazards. A permit is required from LPRCA prior to any development within a regulated 
area.  
 
County of Oxford Public Works noted the following with respect to servicing:  
 
The Applicant should be aware that water servicing capacity within the Town of Tillsonburg is 
limited. At the time of this Official Plan amendment application there is sufficient water servicing 
capacity available for the proposed development and, with the approval of this development, the 
capacity within the Tillsonburg drinking water system would be fully allocated. Further, the 
applicant should be aware that the approval of this Official Plan Amendment does not constitute 
or imply the reservation or allocation of water servicing capacity. The commitment of water 
capacity for the proposed development will not be evaluated and confirmed until the time of Site 
Plan Application, in accordance with the County’s Water and Wastewater Capacity Allocation 
Policy.  
 
Southwestern Public Health provided comments relating to the Built Environment and Healthy 
Public Policy and are attached to the report hereto.  
 
Canada Post indicated that the proposed development will be serviced by centralized mail 
delivery provided through Canada Post Community Mailboxes. The owner will be responsible for 
installing a mail panel and provide access to Canda Post.  
 
PUBLIC CONSULTATION 
 
Notice of complete application regarding this proposal was provided to the public and surrounding 
neighbours on January 20, 2026, and notice of public meeting was issued on April 13, 2026, in 
accordance with the requirements of the Planning Act. As of the date of writing this report, a 
number of comments have been received from the public and have been appended to this report.  



 Report No: CP 2026-133 
COMMUNITY PLANNING 

Council Date: April 27, 2026 
 

Page 9 of 12 

A summary of the comments is below:  
- Whether the driveway will provide for adequate access for fire and emergency vehicles;  
- Access to fire hydrants in the nearby area;  
- Compatibility with the surrounding low density neighbourhood;  
- Reducing the interior side yard is not appropriate and reduces privacy;  
- Parking overflow onto Wilson Avenue;  
- Restricting parking on Wilson Avenue within the area near the proposed development;  
- Concerns relating to yard maintenance, garbage storage and collection, safety of children; 
- Privacy of the existing dwellings and yards;  
- Number of parking spaces being proposed;  
- Traffic concerns on Wilson Avenue;  
- Effects on nearby parks and green space;  
- Impacts on ownership of surrounding lands;  
- Development is too large for the area;  
- Strain on municipal infrastructure; 
- Noise and pollution concerns;  
- Destruction of natural habitats and risk to wildlife; and 
- Impact to property values.  

 
Additionally, the owner’s agent held a public open house on November 5, 2025 prior to the 
submission of the applications to receive feedback.  
 
 
Planning Analysis 
 
Applications have been received to amend the Official Plan and the Town’s Zoning By-law to 
facilitate the construction of a 3.5 storey stacked townhouse dwelling units containing 24 units. 
The applicant proposes to redesignate the subject lands from ‘Low Density Residential’ to 
‘Medium Density Residential’ to permit increased residential density on the site.  
 
Supporting Studies  
 
Traffic Impact Study 
 
A Traffic Impact Study (TIS), prepared by RC Spencer Associates Inc., was submitted in support 
of the applications. The TIS concluded that the proposed development will have a nominal impact 
on Wilson Avenue with approximately one additional vehicle every five to six minutes during the 
AM and PM peak hours. The generated trips from the site would result in approximately 10 trips 
during AM peak hour, and 12 trips during PM peak hour.  
 
The TIS assessed the sightlines of the entrance to the development as well and noted that the 
sightlines for egress are clear for good decision-making. The sightlines were assessed in 
accordance with the Transportation Association of Canada (TAC) Geometric Design Guide for 
Canadian Roads (2017) and site visits to determine the engineer’s opinion that there is sufficient 
sight distance for safe egress from the proposed site access.  
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Functional Servicing Report  
 
A Functional Servicing Report and Stormwater Management Report was completed by GRIT 
Engineering. It was found that the proposed residential development can be serviced by the 
existing and proposed on site infrastructure. The Stormwater Management infrastructure will be 
constructed in accordance with the Town’s Development Guidelines and Design Criteria, and 
appropriate erosion and sediment controls will be in place until construction is completed and the 
vegetation has stabilized with mature growth.  
 
Slope Stability Assessment  
 
A Slope Stability Assessment was required by LPRCA to be submitted due to the rear of the 
property containing a natural erosion hazard. The Slope Stability Assessment was prepared by 
EXP Services Inc.. The Assessment identified where the top of the slope and extent of the erosion 
hazard is located as well as determined the geotechnical viability of the construction. The 
Assessment determined where the building could be located so as to avoid the slope and erosion 
hazard as well as engineering requirements for the footings needed to support the proposed 
building.  
 
Provincial Planning Statement (PPS) 2024 
 
Planning staff are of the opinion that the subject proposal is consistent with the policies of the 
PPS as the development is considered to be an efficient use of land and municipal services within 
a fully serviced settlement area. The proposal will increase the housing supply to help address 
the full range of housing needs and will assist the Town with providing and building homes that 
respond to changing market needs and local demand, to support a diverse and growing 
population and workforce in the Town and broader region. The development is also consistent 
with Sections 2.1.4,  and 2.2.1 of the PPS as it will permit and facilitate housing options required 
to meet the social, health, economic and well-being requirements for current and future residents, 
facilitate residential intensification, represents the development and introduction of new housing 
options within previously developed areas and redevelopment, which results in a net increase in 
residential units.  
 
Official Plan  
 
With respect to the proposed Official Plan amendment to provide increased residential density on 
the site, it is the opinion of Planning staff that the Official Plan criteria respecting the designation 
of additional Medium Density Residential areas have been satisfactorily addressed and are 
assessed below. 
 
The Official Plan recognizes the importance of increasing the supply of housing through 
residential intensification. As noted, the proposed development will have a net residential density 
of 41 units per hectare (17 units per acre) which is appropriate for the Medium Density Residential 
designation which permits 62 units per hectare (25 units per acre). Additionally, the Medium 
Density Residential designation does not allow building more than four stories in height at street 
elevation, the proposed building at 3.5 stories meets this criterion.  
 
The size of the subject site is adequate and of a sufficient size to accommodate the proposed 
medium density development. The subject lands are a total of 0.6 ha (1.47 ac) in size, are 
generally flat on the southern portion of the site and contain a significant slope at the northern 
portion of the site. The subject lands are in close proximity to existing residential development, 
Participark and Westmount Park, a TGO Transit stop is located at the Salvation Army Church on 
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Concession Street (approximate 7 minute walk) as well as being in proximity to the Central Area 
(20 minute walk) which would provide access to commercial shopping, recreation, and community 
facilities.  
 
The design of the subject proposal has taken into consideration the surrounding low density 
neighbourhood to mitigate impacts. The design the site has positioned the building as far away 
from existing housing as possible, is buffered from the low density uses by the parking lot, fencing 
is proposed around the perimeter of the site with appropriate landscaping and tree plantings. As 
such, staff are satisfied that the proposed developable lands provide an adequate building 
envelope while respecting the slope hazards on the subject lands, transitioning to surrounding 
existing low-density development, and provide adequate access to amenities in the surrounding 
area.  
 
While the subject lands do not provide direct access to an arterial road, Concession Street, an 
arterial road on the Transportation Network Plan (Schedule T-4), is within 270 m of the subject 
lands. As noted, the Traffic Impact Study assessed the proposed development traffic conditions 
and a nominal impact is anticipated on Wilson Street, no off-site roadway improvements were 
recommended, the required off-street parking can be accommodated, and the location of the site 
access from Wilson Avenue being a collector road on the Transportation Network Plan, is 
appropriate, and expected to accommodate the nominal generation of traffic on the 
neighbourhood roadway.  
 
Town of Tillsonburg Zoning By-law  
 
With respect to the proposed zoning amendment, the request to recognize the existing frontage 
of 10 m (32.8 ft) on Wilson Avenue will formalize the existing frontage for the site and recognize 
it through zoning provisions so that a building permit can be issued. The lands also would appear 
to have approximately 75 m (246 ft) of frontage on Concession Street West, however there is a 
0.3 m reserve that is owned by the Town of Tillsonburg that restricts access to Concession Street 
West due to the topography of the site and the grade and poor sightlines of Concession Street.  
The frontage of 10 m (32.8 ft) is anticipated to be wide enough to accommodate the required 
7.3 m (24 ft) aisle width for driveway access and be of a sufficient width to accommodate fire and 
emergency vehicles.  
 
In the ‘Medium Density Residential Zone (RM)’ the required interior side yard width is 4.5 m 
(14.8 ft). The applicant is proposing an interior side yard width of 3.3 m (10.8 ft) on the westerly 
property line. The intent of the interior side yard width provisions is to ensure there is adequate 
space for access for maintenance purposes around the building as well as sufficient space for 
drainage between properties, as well as privacy between properties where a taller building is 
proposed. At 3.3 m (10.8 ft) staff are satisfied that there is sufficient space between the proposed 
building and the neighbour property line to provide for maintenance access and accommodate 
on-site drainage.  Additionally, based on the architectural renderings provided by the applicant 
windows are only proposed on the lower and first floors of the proposed building which will mitigate 
privacy concerns as a result of the reduced interior side yard.  
 
It is noted that the RM Zone permits 8 dwelling units per building for a multiple unit dwelling. When 
the Zoning By-law was initially drafted, stacked townhouse development were not considered as 
a type of building form. Based on the definition of multiple unit dwelling, a stacked townhouse 
development meets this definition, however, majority of the proposals have more than 8 dwelling 
units per building. As such, staff are recommending relief of this provision to facilitate the proposed 
development containing 24 dwelling units.  
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Conclusion 
 
This office is of the opinion that the proposed amendment to the Official Plan to accommodate 
the proposed development of the subject lands generally conforms with the relevant policies of 
the Official Plan, and the proposed zoning by-law amendment is appropriate and can be given 
favourable consideration.  
 
 
RECOMMENDATIONS 
 
That the Council of the Town of Tillsonburg advise County Council that the Town supports 
the application to amend the Official Plan (File No. OP 25-20-7), submitted by the 2455892 
Ontario Inc., for lands legally described as Part of Lot 5, RCP 1646, Part of Lot 52, Plan 
41M-88, and Part of Lot 6, Concession 12 (Dereham), in the Town of Tillsonburg to 
redesignate the lands to Medium Density Residential to facilitate the development of a 3.5 
storey, 24 unit stacked townhouse building on the subject lands; 
 
That the Council of the Town of Tillsonburg approve in principle the zone change 
application (File No. ZN 7-25-16) submitted by the 2455892 Ontario Inc., for lands legally 
described as Part of Lot 5, RCP 1646, Part of Lot 52, Plan 41M-88, and Part of Lot 6, 
Concession 12 (Dereham), in the Town of Tillsonburg, to rezone the lands to ‘Special 
Medium Density Residential Zone (RM-sp)’ to facilitate a 3.5 storey 24 unit stacked 
townhouse building with site-specific provisions.                  

 
 
SIGNATURES 
 
 
Authored by:   Original signed by  Amy Hartley    
         Development Planner 
 
  
Approved for submission:    Original signed by  Eric Gilbert, MCIP, RPP 
       Manager of Development Planning 
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St. Thomas Site 
Administrative Office  
1230 Talbot Street  
St. Thomas, ON  
N5P 1G9 

Woodstock Site 
410 Buller Street 
Woodstock, ON 
N4S 4N2 

 
January 23, 2026 
 
 
 
Community Planning Office 
Box 1614, 21 Reeve St. 
Woodstock ON  N4S 7Y3 
 
Attention: Eric Gilbert 
 
RE: Application for Official Plan Amendment & Zone Change -OP 25-20-7 & ZN 7-25-16 

(2455892 Ontario Inc), 155 Wilson Avenue, Tillsonburg 
 
This letter acknowledges receipt of the Application for Official Plan Amendment & Zone Change 
of January 16, 2026, with reference to the above premises/property. Public Health reviews 
these applications using the best available evidence regarding land use planning, zoning, and 
health protection.  
 
A review of the application provides the following: 
 
(  )   1.  The application contains information that Public Health is not able to comment on. 
 
(X)   2.  Public Health has no objection to the content of the application as it currently stands. 
 
(  )   3.  Public Health provides the attached letter for comments on the application. 
 
(X)   4. Built Environment and Healthy Public Policy provide the attached letter for comments on 

the application. 
 
Please note that items marked with an “X” are applicable to this application as it currently 
stands. Should there be amendments to the application, please forward them to Public Health 
for further assessment. 
 
Sincerely, 

 
 
 
 

Stacy Hawkins    Robert Northcott 
Public Health Inspector   Health Promoter 
Environmental Health    Built Environment and Healthy Public Policy 
 
Disclaimer: 
These comments are provided by Southwestern Public Health (SWPH) at the request of the 
municipality with the decision-making power over this land use planning/zoning 
application.  SWPH is not a decision maker on this application and its comments are made 
solely with regard to SWPH’s role as a public body with an interest in the potential public health 
impacts of this application and for no other purpose. 

http://www.swpublichealth.ca/


January 22nd, 2026 
 
Community Planning Office 
Box, 1614, 21 Reeve Street 
Woodstock, N4S 7Y3 
 
Re. Application for Official Plan Amendment and Zone Change – OP 25-20-7 & ZN 7-25-16 
(2455892 Ontario Inc) 
 
Thank you for the opportunity to provide review and comments on these documents regarding the 
proposed development at 155 Wilson Avenue. Southwestern Public Health would like to express our 
support for this development.  
 
Shelter is a topic of great concern for many Ontarians; there is a noted housing supply crisis and costs 
for shelter have been rapidly rising in recent years.1 The additional 24 residential units provided by this 
development would be a welcome addition to the local housing supply. Additionally, it was noted that the 
proposed development would be providing a denser form of housing for the local community. Increased 
housing density can make more efficient use of municipal utilities and services.1 Dense housing may also 
provide a wider range of price points for people who are seeking housing, which may help with 
affordability.  
 
It was also positively noted that the proposed development is located in close proximity to a number of 
parks and green spaces. Access and use of green spaces by community members can be beneficial to 
their health, including reducing risk for diabetes, cardiovascular diseases, as well as respiratory diseases 
among adults.2 Green spaces can also facilitate stress reduction, social cohesion, and physical activity 
for community members.3  
 
An additional advantage of the chosen location for the proposed development is its proximity to 
community amenities, including commercial retail, schools, churches, and a local community centre. The 
close proximity of these amenities presents an opportunity to promote active transportation as a transit 
option that residents can use to meet many of their daily needs. The use of active transportation has a 
number of health benefits for communities, including reduced risk of chronic diseases and improved 
mental health among community members.4 We encourage the inclusion of active transportation 
supportive infrastructure (including sidewalks, multi-use paths, and bike lanes) when feasible in 
upcoming developments.  
 
Thank you again for the opportunity to provide our input on these documents.  
 
Sincerely,  
 
Robert Northcott 
References 
1. Ontario Housing Affordability Task Force. Report of the Ontario Housing Affordability Task Force. 

[Online].; 2022 [cited 2026 January 20. Available from: https://files.ontario.ca/mmah-housing-
affordability-task-force-report-en-2022-02-07-v2.pdf. 

2. Ige-Elegbede J, Pilkington P, Orme J, Williams B, Prestwood E, Black D, et al. Designing healthier 
neighbourhoods: a systematic review of the impact of the neighbourhood design on health and 
wellbeing. ; 2022. 

3. Hartig, T.; Mitchell, R.; de Vries, S.; Frumkin, H. Nature and health. Annual Review of Public Health. 
2014; 35, 207-28. 

4. Tam T. The Chief Public Health Officer's Report on the State of Public Health in Canada 2017; 
Designing Healthy Living. Ottawa: Public Health Agency of Canada; 2017. 
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Amy Hartley

From: Amy Hartley
Sent: Thursday, February 12, 2026 8:22 AM
To: Planning
Subject: FW: 155 WILSON AVENUE 

 
-----Original Message----- 
From: Pat Carlson   
Sent: Monday, February 9, 2026 1:59 PM 
To: Amy Hartley <ahartley@oxfordcounty.ca> 
Subject: 155 WILSON AVENUE  
 
[You don't oŌen get email from . Learn why this is important at 
hƩps://aka.ms/LearnAboutSenderIdenƟficaƟon ] 
 
Good aŌernoon. Amy. 
I am a member of the Hickory Hills Residents AssociaƟon serving on a commiƩee with regards to the proposal for 55 
Wilson Avenue.    OP 25-20-7, ZN 7-25-16. 
As a commiƩee we are preparing a presentaƟon to be brought to the Tillsonburg Town Council if it becomes necessary. 
Our Adult Lifestyle Community has been presented with a similar situaƟon in recent years and our concerns remain the 
same. 
Our quesƟon at this Ɵme is whether you have any idea as to when this issue might be sent to the Town Council and thus 
determine when it would be on their agenda. That would then provide us with the Ɵmeframe in which we would be 
working. 
I took the advice from your voicemail message indicaƟng an email would be the best opƟon. 
Should you need to reach me by telephone, my number is   or my cell  
Thank you on behalf of my community. 
Regards 
 
Mrs. Pat Carlson 
 
 
 
 
 
Sent from my iPad. 



          31 January 2026 

Dear  Counsellor Kelly Spencer, Town of Tillsonburg: email: xxxxxx 

& Amy Hartley, Oxford County: email: planning@oxfordcounty.ca 

RE:  Proposed Multi-Unit Residential Unit for 155 Wilson Avenue 

We acknowledge receipt of the “Notice of Receipt of Complete Applications for Official Plan Amendement & Zone 
Charge” dated January 20, 2026 will alter the Low Density Residential neighbourhood.  It is our understanding that 
Municipalities manage community growth through official plans and bylaws.   The random and numerous amendments 
will alter the Low Density Residential neighbourhood the plans and bylaws are meant to protect & sustain.  

Why do you have to recognize the existing lot frontage of 10 meters on Wilson? Is the access onto Wilson 10 meters 
and does this frontage comply with all current regulations and will it be able to address the fact that the proposed 
Multiple unit development will require specific street access to ensure; 

(a) Safe access to and from Wilson Avenue; 
(b) Access to the development by emergency & utility vehicles; 

It is our understanding that Ontario fire lanes/routes must provide an unobstructed width. The routes must support 
heavy fire vehicle loads and have a maximum 12 meter centre line radius for turns to ensure access to buildings.  
Parking must be prohibited on designated fire lanes whose widths must meet current regulations and fire hydrants 
shall be located within 45 meters of building complex. 

(c) Safe traffic control; 
(d) Safe pedestrian access.  Is there enough frontage to provide 2 lanes of traffic and a sidewalk? 

What is the reasoning & logic behind the reduction of interior side yard setbacks at the same time you are proposing 
to increase residential density. 

1. Zoning bylaws & Official Plans are used to ensure compatibility with future development & to protect property 
values. Adding the proposed multi-unit building to an area zoned R1 in a section of the Town which is made up of 
blocks of low density residential (single family) homes will defeat the purpose of having an Official Plan and 
Zoning Bylaw;  not to mention the proposal places a multi-story building (on a lot that is too small according to 
current regulations) beside an adult community made up of mostly retired individuals – which community has 
been supported by the Town since its inception. This will result in lifestyle conflicts.  

2. Setback bylaws are used to ensure safety & privacy by providing space between homes. A multi-story complex 
will invade the privacy of the properties abutting the site in question. 

What is the reasoning & logic behind the reduction of parking spaces from 1.5 spaces per unit to 1.3 spaces per unit.  
The proposed reduction of parking spots will be inadequate and cause overflow parking on Wilson Avenue.  Studies 
confirm that Rural Ontario households exhibit high vehicle ownership rates with approximately 72%  of households 
owning 2 or more vehicles.  This fact is driven by the necessity for transportation to work & shops beyond the Town.   A 
Bradley Post Watson report presented to Tillsonburg confirmed a short fall of commercial lands to accommodate the 
EXISTING property base – thus further highlighting the need for 2 vehicles per household so residentials can drive to and 
from work.   In addition to a number of units owning more than 1.3 vehicles, has consideration being given to parking 
space for occupants who entertain visitors? 

Parking overflow on Wilson Avenue will be implemented by residents of proposed units if adequate parking spots are 
not provided on site.  The Ontario Ministry of Transportation explicitly advises (and places onus on municipalities) to  

(a) Prohibit parking where there is no clear view for 125 meters in BOTH directions, as oncoming drivers may 
not see parked vehicles, resulting in more collisions (Wilson is a winding street); 



(b) Prohibit parking within 9 meters of intersections, including proposed property access lane; (access on Wilson 
is near Hurley & Armstrong intersections) 

(c) regulating parked vehicles so space limited by parked cars does not restrict flow to a single lane, making it 
difficult for 2-way traffic & emergency vehicles to pass; (Wilson is only designed for 2 lane traffic) 

(d) ensuring safety where parked vehicles make it dangerous for pedestrians to access cars or cross street; 
(e) prohibiting & regulating any vehicles parked on sidewalks; 
(f) monitor and penalize repeat offenders of all parking violations;  
(g) ensuring removal of snow is not impeded by parked vehicles. 

When considering and accepting an application to amend the current Official Plan & Zone Bylaw to allow for a medium 
density residential complex on a lot not large enough to meet current regulations, consideration should also be given to:  

(a) Ontario Building Code and bylaws pertaining to yard maintenance & storage units and how these regulations 
will be monitored and enforced in connection with the proposed multi-unit site.   

(b) How will garbage storage and collection be addressed to ensure health and safety of community, especially 
given the fact that the accessible area of the lot is limited due to the sloped lands to the north. 

(c) If the complex is sold to families (parents & children), how will the safety of children playing outside be 
addressed, given the fact that the lands to the north fronting on Concession Street are sloped and the remaining 
area on top of the hill, after the completion of the complex and the installation of parking spaces, will further be 
limited, by the need for garbage bins and outside/yard storage sheds for each of the units.  

With respect, we would suggest that the proposed multi-level complex be built in an area currently designed medium 
density residential. 

Your kind response to our concerns will be greatly appreciated.  

Sincerely,  

Carol & Tim JUDD 

. 
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"The information in this electronic mail message is the sender's confidential business and may be legally privileged. It is intended solely for the 
addressee(s). Access to this internet electronic mail message by anyone else is unauthorized. If you are not the intended recipient, any disclosure, 
copying, distribution or any action taken or omitted to be taken in reliance on it is prohibited and may be unlawful." 

 
"The sender believes that this E-mail and any attachments were free of any virus, worm, Trojan horse, and/or malicious code when sent. This message 
and its attachments could have been infected during transmission. By reading the message and opening any attachments, the recipient accepts full 
responsibility for taking protective and remedial action about viruses and other defects. The sender's employer is not liable for any loss or damage 
arising in any way from this message or its attachments." 
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Finally, I am deeply concerned about the impact this development would have on property values in the 
surrounding area. This proposed development will result in a decline in property values for neighbors, 
making it difficult for current residents to sell their homes and move elsewhere. Without a doubt my 
property value will decline with a roadway going past my bedroom windows and zero privacy in my 
backyard. Sadly I have heard residents in the area state if this proposal is successful they would move from 
the area and the fact that this is even a thought of residents makes it clear how unhappy we are with the 
thought of this development happening in our community.  
In conclusion, I strongly urge you to reject this proposed plan amendment and zone change. While I 
recognize the need for housing, I believe that this project is simply not the right fit for our neighborhood. I 
will be attending the public meeting on April 27th and furthermore I would like to be notified of any 
decisions on this proposed amendment. Thank you for your attention to this matter. I appreciate you taking 
the time to hear my concerns.  
Sincerely,  
Alycia and Jesse Young 

 
 

159 Wilson ave, Tillsonburg, ON, N4G4Z5 
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Lands within the 400m and 800m radii primarily consist of low-density residential land uses, with 

medium density residential land uses intermixed as well. 

Notable features within the 400m and 800m radii include: 

1. Existing low-density residential uses that consist of single-detached dwellings. 

2. Medium-density residential uses in the form of semi-detached dwelling and street 

townhouses. 

3. Commercial uses in the form of retail shopping plazas located along Broadway Street. 

4. Institutional uses including Glendale High School, St. Mary’s Roman Catholic Church, 

Tillsonburg District Memorial Hospital, and Tillsonburg Community Centre. 

5. Parks/Open Spaces including Optimist Park, Memorial Park, Westmount Park, and 

Sanders Street Park 
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3.2 SITE-SPECIFIC SPATIAL ANALYSIS 

Figure 5 illustrates a Site-Specific Spatial Analysis, providing information on the immediate context 

of the site and its interface with abutting lands. A small portion of the subject lands’ front yard has 

an active frontage along Wilson Avenue, where the access to the subject lands can be located. 

The remainder of the front property line interfaces with the rear yard of properties which front 

onto Wilson Avenue; these lots contain exclusively single-detached dwellings. The west interior 

side yard interfaces with the side yard of an abutting property which contains a single-detached 

dwelling, The east interior side yard abuts a wooded area that is part of the Kinsmen Participark 

Trans Canada Trail. The rear yard of the property fronts onto Concession Street West, but due to 

the slope, development is not permitted in this area. With the subject lands abutting single-

detached dwellings to the south and west, care will be required at these locations to ensure a 

compatible interface between existing and proposed uses. There may be opportunities to 

conserve vegetation and trees along the lot lines, and/or provide plantings in this location. 

Figure 5 – Site-Specific Spatial Analysis 
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3.3 HOUSING FORMS AND ARCHITECTURAL STYLES 

The most prevalent housing forms in the surrounding area are 1-2 storey single-detached 

dwellings that exhibit mid-century design and styles. Street townhouses are also common in this 

area, in an architectural style that is generally in-keeping with the single-detached dwellings in the 

area.   

Mid-Century architectural styling is the most present architectural style that is found in the area 

surrounding the subject lands. These building feature architectural elements commonly identified 

with mid-century styling such as: gable, hip and pyramid hip roofing; garages built into the front 

or side elevation of the building; small, covered front porches; and, large bay windows on the main 

floor of the front elevation. Exterior building materials consist of brick, stone, vinyl siding, and roof 

shingles with a colour palette consisting of white, gray, black, red, yellow, and brown. 

Figure 6 – Example of Single-Detached Dwelling located along Wilson Avenue 

 

Townhouses in the surrounding neighbourhood are designed to look similar to the single-detached 

dwellings in the area by using the same rectangular form, and using the same contemporary 

architectural elements such as pyramid-hip roofing; garages built into the front elevation; and, 

covered front porches. These townhouses also utilize the same colours and materials as the 

single-detached dwellings in the area.  
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Figure 7 – Example of Townhouse Dwelling located at Balazs Court 
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4.0 PROPOSED DEVELOPMENT 

The subject lands are proposed to be developed for a 3.5-storey stacked townhouse building 

containing 24 residential units with associated surface parking (Figure 8). 

Figure 8 – Conceptual Development Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.1 CONCEPTUAL DESIGN HISTORY 

At the outset of the conceptual design stage for the development of the subject lands, a low-rise 

apartment building was proposed, built into the slope on the north side of the subject lands. Long 

Point Region Conservation Authority (LPRCA) staff requested a Slope Stability Assessment to 

review the slope characteristics of the subject lands. The Slope Stability Assessment was 

prepared by EXP Services, and concluded that an apartment building located on the north side 

of the subject lands, along the Concession Street West frontage, was supportable and could be 

implemented with minimal engineering modifications. However, despite demonstration of a stable 

slope, LPRCA did not agree with the notion of developing in this area, and require development 

be located well off the slope, being set back at least 6m from the identified top of slope. As a result, 

the proposed development is located on the table lands closer to Wilson Avenue. 
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4.2 SITE DESIGN 

Given the development constraints noted above, the proposed building is setback from abutting 

properties and rights-of-way as follows: 

• 44.2m from the front property line (Wilson Avenue) 

• 34.5m from the east property line 

• 3.3m from the west property line 

• 33.1m from the north property line (Concession Street West) 

• 20.3m from the residential properties abutting the subject lands to the south 

Vehicular access to the subject lands is proposed from Wilson Avenue at the south end of the 

subject lands as there are no other feasible access options. The driveway leads to surface parking 

located in front of and to the east of the proposed townhouse building. A total of 32 parking spaces 

are provided for the development, providing a parking rate of 1.3 spaces per unit. The Town of 

Tillsonburg requires a minimum parking rate of 1.5 spaces per unit for multi-unit developments 

such as the proposed stacked townhouse building. In order to support the proposed parking rate, 

a justification memo was prepared by RC Spencer Associates Inc. RC Spencer utilized the latest 

ITE Parking Generation Manual (6th Edition) which found that low-rise multi-family housing with 2+ 

bedrooms provides a peak parking demand of 1.27 spaces for every two-bedroom unit. This 

average rate suggests that a minimum of 31 parking spaces will be sufficient for the proposed 

development.  

Pedestrian access to the subject lands is provided by a concrete sidewalk located along the west 

side of the proposed driveway. While a detailed landscape plan is not yet available, it is anticipated 

that landscaping will be utilized around the building and parking areas to provide screening to 

abutting residential properties. Notably, the area between the drive aisle and southerly lot line, 

abutting the single detached dwellings fronting onto Wilson Avenue, is anticipated to 

accommodate tree species with significant vertical growth, such as Columnar English Oak and/or 

Green Giant Arborvitae in order to provide year-round visual screening. As the remainder of the 

subject lands is the sloped area where development is not feasible, this area will be utilized for 

outdoor amenity space and landscaping.  
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4.3 BUILT FORM, MASSING, AND ARTICULATION 

The proposed 3.5-storey stacked townhouse building will have a modern and contemporary 

appearance, providing well-defined, high-quality facades along all elevations (Figures 9-12), 

including those elevations facing the interior of the site. Figures 13-17 provide conceptual 

renderings/visualizations of the proposed development and how it will look within the context of 

the existing neighbourhood. 

Figure 9 – South (Front) Elevation of the Proposed Building 

 

 

Figure 10 – North (Rear) Elevation of the Proposed Building 
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Figure 11 – East Elevation of the Proposed Building 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 12 – Conceptual View of the proposed stacked townhouse building 
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Figure 13 – View in-site of the proposed development from the southwest corner of the proposed building 

 

Figure 14 – View in-site of the proposed development from the southeast corner of the proposed building 
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Figure 15 – Aerial view of the proposed development looking east into the subject lands 

 

 

 

Figure 16 – Aerial view of proposed development from the access point onto Wilson Avenue 
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