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COMMUNITY PLANNING
Growing stronger together Council Date: October 14, 2026

REPORT TO COUNTY COUNCIL

Application for Official Plan Amendment
OP 25-14-7 — Sycamore Holdings Inc.

To: Warden and Members of County Council
From: Director of Community Planning
RECOMMENDATIONS

1. That Oxford County Council approve Official Plan Application OP 25-14-7, submitted
by Sycamore Holdings Inc. for the lands described as Lots 37, 38 and 39, Plan 41M-144,
in the Town of Tillsonburg, to redesignate the subject lands to Medium Density
Residential to facilitate the development of a 16-unit stacked townhouse development.

2. And further, that County Council approve the attached Amendment Number 357 to the
County of Oxford Official Plan as well as enacting By-law 6882-2026.

REPORT HIGHLIGHTS

= The Application is requesting to amend the Official Plan designation from ‘Low Density
Residential’ to ‘Medium Density Residential’ to permit the development of the subject lands
for a 16-unit stacked townhouse building.

= Planning staff support the Application as the proposal is 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.

IMPLEMENTATION POINTS

This Application will be implemented in accordance with the relevant objectives, strategic
initiatives, and policies in the Official Plan.

Committed toé
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Financial Impact

The approval of this Application will have no financial impact beyond what has been approved in
the current year’s budget.

Communications

In accordance with the requirements of the Planning Act, notice of complete application regarding
this proposal was provided to surrounding property owners on February 12, 2026, and notice of

public meeting was issued on April 27, 2026, a subsequent public notice for the County Council
meeting was issued on September 24, 2026.

2023-2026 STRATEGIC PLAN

Oxford County Council approved the 2023-2026 Strategic Plan on September 13, 2023. The Plan
outlines 39 goals across three strategic pillars that advance Council’s vision of “Working together
for a healthy, vibrant, and sustainable future.” These pillars are: (1) Promoting community vitality,
(2) Enhancing environmental sustainability, and (3) Fostering progressive government.

The recommendations in this report support the following strategic goals.

Strategic Plan Pillars and Goals

PILLAR 1 PILLAR 2 PILLAR 3
Promoting community Enhancing environmental Fostering progressive
vitality sustainability government

Goal 1.1 = 100% Housed
Goal 1.2 — Sustainable
infrastructure and development

See: Oxford County 2023-2026 Strategic Plan

DISCUSSION

Background

Owners: Sycamore Holdings Inc. (c/o Jacob Hiebert)
7 Sycamore Drive, Tillsonburg, ON N4G 5S3
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Applicant/Agent:  Strik Baldinelli Moniz Ltd. (c/o Nick Dyjach)
4-132 Queen Street S, Kitchener, ON N2G 1V9

Location:
The subject lands are described as Lots 37, 38 and 39, Plan 41M-144, in the Town of Tillsonburg.
The subject lands are located on the north side of Concession Street West, east side of Walnut

Drive and the south side of Chestnut Drive, and are municipally known as 1 Walnut Drive, and
1 and 3 Chestnut Drive.

County of Oxford Official Plan:

Existing:

Schedule ‘T-1’ Town of Tillsonburg ‘Residential
Land Use Plan

Schedule ‘T-2’ Town of Tillsonburg ‘Low Density Residential
Residential Density Plan

Proposed:

Schedule ‘T-1’ Town of Tillsonburg ‘Residential
Land Use Plan

Schedule ‘T-2’ Town of Tillsonburg ‘Medium Density Residential’
Residential Density Plan

Proposal:

The purpose of the Official Plan Amendment is to redesignate the lands from ‘Low Density
Residential’ to ‘Medium Density Residential’ to permit the construction of a 1.5 storey building
containing 16 stacked townhouse units.

An associated zone change application was submitted to the Town of Tillsonburg to rezone the
subject lands from ‘Low Density Residential Type 1A Holding Zone (R1A(H))’ to ‘Special Medium
Density Residential (RM-sp)’. The proposed zoning will facilitate the development on the property
through a number of special provisions to allow for reduction in front yard, exterior side yard and
rear yard depths, increase the permitted number of units per building, recognize parking area
locations etc.

The proposed development consists of three residential lots within the Oak Park Estates
subdivision development, which together comprise an area of approximately 0.23 ha (0.57 ac).
Surrounding land uses primarily consist of existing low density residential development (i.e. single
detached dwellings, with some semi-detached dwellings) to the north, east and west and a draft
approved high density and medium density residential block located across the street to the south,
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within the Victoria Wood subdivision. A church is located further to the east and the boundary
between the Town of Tillsonburg and Township of South-West Oxford is located further to the
west.

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.

Comments

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 2.2.1 — Housing, in 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 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.
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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.

Official Plan

The subject lands are currently designated ‘Low Density Residential’ as per Schedule ‘T-1’ in the
Official Plan. The Applicant is proposing to redesignate the subject lands to ‘Medium Density
Residential’ to facilitate the proposed development.

Section 2.1.1 of the Official Plan sets out various Planning Principles, which indicate that growth
and development will be focused within settlements and their vitality and regeneration will be
promoted. Further, it states that the majority of growth 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 per capita and
per unit costs of public service facilities and infrastructure. The Official Plan also notes that
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 of planned
infrastructure and public service facilities; support active transportation and existing of planned
transit; are freight-supportive; minimize negative impacts to air quality and climate change; and
promote energy efficiency.

The Official Plan indicates that intensification will be promoted in appropriate locations within
settlements, particularly those serviced by centralized wastewater and water supply facilities, in
accordance with the applicable policies of this Plan. The Plan includes a minimum target of 15
percent of all new residential dwelling units that are to be developed through residential
intensification within built-up areas of the Town.

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.

Page 5 of 11



Report CP 2026-164
COMMUNITY PLANNING
Council Date: October 14, 2026

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
and converted dwellings, quadraplexes, townhouses, and low density cluster development. In
these areas, 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.

Medium Density Residential areas are those lands that are primarily developed or planned for low
to medium profile municipal unit development that exceed densities established for Low Density
Residential areas. Residential uses within these areas include townhouses, medium density
cluster development, converted dwellings, and low rise apartment buildings. In these areas, it is
intended that there will be a mixing and integration of different forms of housing to achieve an
overall medium 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 would have a net residential density of 62 units per hectare (25 units
per acre).

Any further Medium Density Residential designations [beyond those currently in the Official Plan]
will be consistent with the following location criteria:

e sites which abut arterial or collector roads or which are situated such that traffic
movements from the site do not flow through any adjoining Low Density Residential
Districts;

o sites which are close to shopping, recreation, cultural and community facilities;

e sites which are adjacent to commercial Areas, Community Facilities, or High or Medium
Density Residential areas.

In addition 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 site specific criteria:

o 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;

o the location of vehicular access points and the likely effects of traffic generated by the
proposal on Town streets has been assessed and is acceptable;

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

¢ adequate off-street parking and outdoor amenity areas can be provided; and
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o 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.

Town of Tillsonburg Zoning By-Law

The subject property is currently zoned ‘Low Density Residential Type 1A Holding Zone (R1A(H))’,
according to the Town of Tillsonburg Zoning By-law. The intent of the holding provision is to
ensure that all appropriate development agreements are in place, required easements have been
provided, and payment for servicing has been provided in advance of building permit issuance.
Staff are satisfied that the property owner has entered into the required agreements and payments
are being made to the Town, as such the holding provision can be lifted from the subject lands.

The Applicant is proposing to rezone the subject property to ‘Special Medium Density Zone (RM-
sp)’ to facilitate the construction of a 1.5 storey stacked townhouse building, consisting of 16 units.
Staff are recommending that revised Holding provisions also be applied to the subject lands to
ensure that development can only move forward once servicing capacity has been confirmed by
County Public Works.

Agency Comments

Tillsonburg Hydro noted that a request for a new electrical service will be required.

Canda Post indicated that mail delivery will be via centralized mail delivery located within a
common area installed by the owner.

Town of Tillsonburg Engineering advised that the subject property is located within the Oak Park
Estates subdivision and the three properties are currently separate lots. Proof of consolidation
will be required at time of site plan approval.

Oxford County Public Works advised that 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.

Town of Tillsonburg Chief Building Official noted the additional relief required for the parking area
being located in the front yard and the setback from the property line to the parking area.
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Public Consultation

As of the date of writing this report, four letters of concern have been received noting concerns
about compatibility with the low density neighbourhood, property upkeep and maintenance,
impact or damage to trees and shrubs that line their property and the garbage disposal location.

Town of Tillsonburg Council

Town of Tillsonburg Council recommended support of the proposed Official Plan Amendment and
approved ‘in principle’ the proposed Zone Change Application at their August 10, 2026, meeting.

Planning Analysis

An application has been received to amend the Official Plan to facilitate the construction of a 1.5
storey stacked townhouse building containing 16 units. The Applicant proposes to redesignate
the subject lands from ‘Low Density Residential’ to ‘Medium Density Residential’.

Supporting Studies

A Planning Justification Report, Traffic Impact Brief, and Functional Servicing Report have been
submitted to support the subject applications.

Traffic Impact Brief

The Traffic Impact Brief prepared by Jonah Lester, P.Eng (Transportation Engineer) at Strik,
Baldinelli, Moniz Ltd., referenced and utilized the Traffic Data for both the Victoria Woods and the
Oak Park Estates subdivisions and considered the proposed stacked townhouse development
with respect to the existing conditions.

The Brief noted that the proposed stacked townhouse development will add 8 and 9 total trips
within the AM and PM peak hours respectively. No left turn lanes were warranted during the
previous studies in the area and with the additional trips will not require any external road network
improvements and the intersection has significant reserve capacity until 2032. The study
concluded that existing infrastructure and road capacity is available to serve the development.

Functional Servicing Report

A Functional Servicing Report was prepared by Strik, Baldinelli, Moniz Ltd. dated September 5,
2025. The report advised that the existing infrastructure in the area is sufficient and provided
recommendations for the design requirements of the services (water, sanitary and storm
servicing/management) required for the project.

Provincial Planning Statement (PPS) 2024
Planning staff are of the opinion that the subject proposal is consistent with the applicable 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
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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

Planning staff are of the opinion that the Official Plan criteria respecting the designation of
additional Medium Density Residential areas have been satisfactorily addressed, as further
detailed 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 62 units per hectare (25 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 buildings more than four stories in height at street
elevation, the proposed building is to be 1.5 stories in height.

The subject site is of sufficient size to appropriately accommodate the proposed medium density
development. The subject lands are a total of 0.23 ha (0.57 ac) in size and are generally flat. The
lands are located in close proximity to existing residential development, consisting of primarily
single detached dwellings, and a planned medium and high density block on the south side of
Concession Street West. The subject property abuts Concession Street West, an arterial road
which would provide access to commercial shopping, recreation, and community facilities, and
parks.

The proposed vehicular access points are setback a sufficient distance from the intersection of
Concession Street West and Walnut Drive to allow proper turning and pedestrian and vehicular
safety on the public road system. As noted, the Traffic Impact Brief submitted in support of the
Application did not identify any off-site road improvements as being required to support the
proposed development. Additionally, sight triangles have been incorporated into the proposed
design of the property to ensure adequate visibility at intersections and access points.

The subject development is proposing a one-way ingress and egress driveway to access the off-
street parking. Twenty-two (22) parking spaces are proposed, representing a rate of 1.25 spaces
per dwelling unit, which includes one barrier-free parking space. The proposed parking is
appropriate for the proposed development, with landscaped buffering proposed to be provided
along the property limits and pedestrian access provided from the parking area to the proposed
building.

The 45% landscaped open space that is proposed, well exceeds the minimum 30% requirement
in the Town’s Zoning By-law. Further, the amenity area located at the northeast corner of the
property is considered adequate for the residents, and will accommodate the required children’s
play area and be positioned in a way to ensure safety.
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The design of the subject proposal has taken into consideration the mitigation of potential impacts
on the surrounding low density neighbourhood. The design of the site has positioned the building
as far away from existing housing as possible, is buffered from surrounding low density uses by
the parking area and proposed landscaped open space, and additional landscaping and tree
plantings. Additionally, based on the architectural concepts, the proposed building at 1.5 storeys
is designed to be sensitive to and compatible with the surrounding single detached dwellings. As
such, staff are satisfied that subject lands provide for an adequate building envelope and
associated parking, landscaping and outdoor amenity areas, appropriate transitioning to
surrounding existing low-density development, and adequate access to a range of amenities in
the surrounding area.

The Victoria Wood subdivision (SB 22-01-7) was approved April 2023, which includes a Medium
Density Block and a High Density Block located on the south side of Concession Street West,
across the street from the subject lands. The proposed stacked townhouse building will be
complementary to the proposed residential development on the blocks across the street and will
provide for further transitioning between these uses and surrounding low density residential uses.

With respect to the subject proposal, Oxford County Public Works has confirmed that the 16 units
proposed as part of this development have been accounted for within the calculation of available
capacity and that is currently adequate servicing capacity available for this development.
However, it should be noted that formal allocation of capacity to this development would not occur
until the time of site plan approval, in accordance with the Water and Wastewater Allocation
Policy. Should the application be approved and the Applicant fails to complete detailed site design
and site plan approval in a timely manner, the servicing capacity that is current available for this
development could be reassigned to other proposed developments that are moving forward. To
ensure clarity on the requirement to confirm availability of servicing capacity, Staff are proposing
that Holding Provisions be implemented through the associated Zoning By-Law Amendment
Application to ensure that development can only move forward until such time as water capacity
is available to be allocated within the Tillsonburg system, as confirmed by Oxford County Public
Works.

CONCLUSIONS

Planning staff are of the opinion that the proposal is consistent with the policies of the Provincial
Planning Statement and supports the strategic initiatives and objectives of the Official Plan and
can be supported from a planning perspective.

SIGNATURES

Report author
Original signed by:

Amy Hartley
Development Planner
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Departmental approval

Original signed by:

Eric Gilbert, MCIP, RPP
Manager of Development Planning

Original signed by:

Paul Michiels
Director of Community Planning

Approved for submission

Original signed by:

Benjamin R. Addley
Chief Administrative Officer

ATTACHMENTS
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Attachment 1 — Plate 1, Location Map with Existing Zoning
Attachment 2 — Plate 2, Aerial Map (2025) with Existing Zoning
Attachment 3 — Plates 3a-3c, Applicant’s Sketch

Attachment 4 — Public Letters of Concern

Attachment 5 — Official Plan Amendment, OPA 357
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Plate 1: Location Map with Existing Zoning
File Nos.: OP25-14-7 & ZN7-25-11 (Sycamore Holdings Inc.)
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Plate 2: Aerial Map (2025) with Existing Zoning
( OxfordCounty File Nos.: OP25-14-7 & ZN7-25-11 (Sycamore Holdings Inc.)
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Plate 3a: Applicant's Sketch

File Nos.: OP 25-14-7 & ZN 7-25-11 (Sycamore Holdings Inc.)

Lots 37, 38 & 39, Plan 41M-144; 1 Walnut Drive, Town of Tillsonburg
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Report No. CP 2026-164 - Attachment 4

Amy Hartley

From: Amy Hartley

Sent: Monday, May 4, 2026 9:07 AM
To: Planning

Subject: FW: 164 concession st west
OP25-14-7

From: Brandon Hudson

Sent: Sunday, May 3, 2026 9:06 AM

To: Amy Hartley <ahartley@oxfordcounty.ca>
Subject: 164 concession st west

Hi Amy, you asked me to express my concerns in an email and forward them to you and to anyone involved.

There are obviously more concerns than just this quick summary, especially with me being here for two decades now,
but if | had to focus on the main problems at hand, it would be the following...

The noise / excess exhaust fumes and the safety of my small children is my first main concern. During and after
construction. We are hoping this will be simply addressed with some type of sound wall or fence or something all with
hopes that you do not kill my trees which have also been there for over 15 years. This should be done before the
construction/project begins to maximize safety / noise / damage / garbage etc.

My second concern is the obvious that a 16 unit on this piece of land seems very overkill to me. For very obvious reasons
that | won’t list in this simplified email.

I’'m also not okay about having largr garbage and dump truck access near my land when it could be possibly placed
elsewhere / away from me. There is a consistent, west wind here. We will not allow any odor/fume in anyway coming
here. It would literally be right next to my bedroom window. | will be having tests done beforehand to prove any newly
induced odor/pollution, natural light diminishing , and all other impacts here to my families wellbeing and property.

| want to be as nice of neighbor here as possible and will be, but | want to be very clear that | will stand up for every
single right | have and will not tolerate excuse/games for the concerns | have expressed. Anything that is even slightly out
of the realm of obvious and clearly proper we will not be entertaining. | want to be communicated with and let’s do this
properly together to ensure a great future neighbor relationship, which is also extremely important to us.

Thank you,
Brandon Hudson



Amy Hartley

From: Amy Hartley

Sent: Tuesday, May 5, 2026 3:49 PM
To: Planning

Subject: FW: RE :Sycamore holdings Inc.

rrom: I I

Sent: Tuesday, May 5, 2026 3:44 PM
To: planning@tillsonburg.ca
Subject: RE :Sycamore holdings Inc.

Re: OP 25147 and ZN7 2511

| am writing to state my objections to this proposed zone change application..
About 4 years ago and application was submitted to allow the construction of six (6) semi detached
dwelling on 3 lots (Sycamore st. lots # 90, 91 ad 92).

At the council meeting a case was made against the proposal, some items debated were that the
subdivision was sold by home buyers as single unit dwelling and purchasers of new homes believe that
was what they were purchasing, items like traffic, parking,

size of front yard and rear yards were also discuted.

After discussions a vote was taken by council rejecting the application 6to 1
Please pass this to council

Thank you

Andre Fournier
22 William St.

Tillsonburg. |GG



Amx Hartlex

From: Amy Hartley

Sent: Monday, May 25, 2026 12:46 PM
To: Planning

Subject: FW: New housing in Tillsonburg

From: Eric Mitchell

Sent: Monday, May 25, 2026 12:22 PM

To: Amy Hartley <ahartley@oxfordcounty.ca>
Subject: New housing in Tillsonburg

You don't often get email fro_. Learn why this is important

I am writing in regards of the new housing proposal very near to our house. OP25-14-7 and ZN7-25-11

When my wife and | were looking to buy our new house, we looked for many things and one important
thing for us was location and type of housing around us. We bought on William St in Tillsonburg due to all
of the older established homes and all the new single homes that were being developed. This would
ensure we have good neighbours and families that are financial stable. Town housing and multi housing
complexes are known for bringing in people that are not necessarily in that place in their lives. Most get
run down and ultimately turn into a low-income type housing which in turn brings in people that are not
desired and can really affect a nice community. | hope the town will recognize this and only permit single
detached homes in the area so we can keep the community safe and clean.

Eric Mitchell

Get Outlook foriOS




From: Chris Julien

Sent: October 4, 2026 12:15 AM

To: Planning; Clerks Office; Planning

Subject: op25-14-7_7-25-11_concern-let-Julien-20261005

Some people who received this message don't often get email from chrisjulien1@hotmail.com. Learn why this is important

Re: File OP 25-14-7 (Sycamore Holdings Inc)

Objection to Proposed Amendment Permitting a 16 unit Stacked Townhouse Development on Existing
Single-Family Residential Lots 37, 38 and 39. Plan 41M-144

To Mayor and Members of Council, County Council,

| am writing to formally object to the proposed amendment that would permit the construction of a stacked
townhouse complex on lands currently designated for single-family residential development within our
subdivision. This proposal is almost directly behind our home.

When my family chose to purchase our home in this neighborhood, we did so based on the approved planning
framework and the established character of the subdivision. Residents invested in this community with the
reasonable expectation that the surrounding area would continue to reflect the single-family residential
environment that was presented and promoted at the time of purchase.

The proposed amendment represents a significant departure from those expectations and raises several
concerns.

1. Incompatibility with Existing Neighborhood Character

The subdivision was designed and developed as a low-density, single-family residential community.
Introducing a high-density stacked townhouse development would fundamentally alter the character of the
neighborhood and create an incompatible built form that was never contemplated when homeowners
purchased their properties.

The proposed development would be out of scale with the surrounding homes and would undermine the
cohesive nature and appearance of the area.

2. Increased Noise and Activity

A stacked townhouse complex would significantly increase the number of residents, vehicles, visitors, and
associated activity in an area originally designed for lower-density housing.

This additional density can reasonably be expected to increase:

e Traffic volumes
e Vehicle noise
e Parking pressures



e General pedestrian and outdoor activity
e Demands on local infrastructure

These impacts would directly affect the quiet enjoyment of nearby homes and diminish the quality of life
currently enjoyed by residents.

3. Traffic and Safety Concerns

The existing road network and streetscape were planned around single-family residential development.
Additional residential density will inevitably generate increased traffic movements.

Council should carefully consider:

e Traffic congestion during peak periods

e Vehicle speeds and safety

e Pedestrian safety

e The impact on children walking or playing within the neighborhood
e Parking overflow onto surrounding streets

A comprehensive traffic impact assessment should be completed and publicly reviewed before any
amendment is considered.

4. Potential Impact on Property Values

Many homeowners are concerned that introducing a significantly higher-density development into an
established single-family neighborhood may negatively affect surrounding property values and marketability.

For most residents, their home represents their largest financial investment. Council should carefully consider
the economic impact that this change may have on existing homeowners, particularly when the proposed
amendment substantially alters the nature of the community that attracted residents to the area.

5. Fairness and Reasonable Expectations

Perhaps most importantly, residents purchased their homes based on a clear understanding of how the
subdivision was planned and represented.

Changing the rules after families have made long-term investments in the community is fundamentally unfair.
Homeowners relied on the approved planning framework when making one of the largest financial decisions
of their lives.

While growth and development are important, such growth should occur in locations specifically designated
and planned for increased density rather than through amendments that fundamentally change the character
of established single-family neighborhoods.

Request

| respectfully request that Council:

1. Reject the proposed amendment.



Maintain the existing single-family residential designation.

Protect the character and integrity of the neighborhood as originally planned.

Respect the expectations and investments of existing residents.

Ensure that future higher-density developments are directed to areas specifically intended and
designed to accommodate them.

uhwnN

Thank you for your consideration of this submission and for your commitment to protecting the interests of
existing residents and maintaining the integrity of our community.

Note: | would like to attend the meeting, | would like this email to be brought forward and presented in the
meeting

Respectfully submitted,

[Chris Julien]

[Tillsonburg, Ont]



Report No. CP 2026-164 - Attachment 5

COUNTY OF OXFORD

BY-LAW 6882-2026

BEING a By-Law to adopt Amendment Number 357 to the County of Oxford Official Plan.

WHEREAS, Amendment Number 357 to the County of Oxford Official Plan has been
recommended by resolution of the Council of the Town of Tillsonburg and the County of
Oxford has held a public meeting and has recommended the Amendment for adoption.

NOW THEREFORE, the County of Oxford pursuant to the provision of the Planning Act,
R.S.0. 1990, as amended, enacts as follows:

1. That Amendment Number 357 to the County of Oxford Official Plan, being the
attached explanatory text, is hereby adopted.

2. This By-Law shall come into force and take effect on the day of the final passing
thereof.

READ a first and second time this 14t day of October, 2026.

READ a third time and finally passed this 14" day of October, 2026.

MARCUS RYAN, WARDEN

LINDSEY MANSBRIDGE, CLERK



AMENDMENT NUMBER 357

TO THE COUNTY OF OXFORD OFFICIAL PLAN

the following Plan attached hereto as explanatory text, constitutes
Amendment Number 357 to the County of Oxford Official Plan.

1



1.0

2.0

3.0

PURPOSE OF THE AMENDMENT

The purpose of the Amendment is to re-designate certain lands in the Town of
Tillsonburg from ‘Low Density Residential’ to ‘Medium Density Residential’ to
facilitate the development of a 16 unit stacked townhouse building.

LOCATION OF LANDS AFFECTED

This Amendment applies to lands located at Lots 37, 38 and 39, Plan 41M-144, in
the Town of Tillsonburg. The lands are located on the northeast corner of
Concession Street West and Walnut Drive and are municipally known as 1 Walnut
Drive and 1 and 3 Chestnut Drive, Town of Tillsonburg.

BASIS FOR THE AMENDMENT

The amendment has been initiated to re-designate certain lands in the Town of
Tillsonburg from ‘Low Density Residential’ to ‘Medium Density Residential’ to
facilitate the development of a 16 unit stacked townhouse development.

It is the opinion of Council that the amendment is consistent with the policies of the
PPS as the development is an efficient use of land and municipal services within
a fully serviced settlement area. The development also contributes to housing
types and densities required to meet the projected requirements of current and
future residents of the Town and the broader regional market area.

Council is further satisfied that the Official Plan criteria respecting the designation
of the lands for Medium Density Residential purposes have been satisfactorily
addressed.

The design of the subject proposal has taken into consideration the surrounding
low density neighbourhood to mitigate impacts. The design of 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 and proposed landscaped open space,
and additional landscaping and tree plantings. Additionally, based on the
architectural concepts, the proposed building at 1.5 storeys is designed in a way
that is sympathetic to the surrounding single detached dwellings. As such, staff are
satisfied that the proposed developable land provides an adequate building
envelope on the subject lands, transitioning to surrounding existing low-density
development, and provide adequate access to amenities in the surrounding area.

Surrounding draft approved subdivisions include Medium Density Blocks and a
High Density Block located on the south side of Concession Street West, across
the street from the subject lands. The proposed stacked townhouse building will
be complementary to the proposed blocks across the street and further provides
transitioning between these uses and surrounding low density residential.



4.0

5.0

6.0

In light of the foregoing, it is the opinion of Council that the proposed Official Plan
Amendment is consistent with the policies of the PPS and supports the objectives
and strategic initiatives of the Official Plan.

DETAILS OF THE AMENDMENT

4.1 That Schedule "T-2” — Town of Tillsonburg Residential Density Plan, is
hereby amended by changing the land use designation of those lands
identified as ‘ITEM 1’ on the ‘Schedule A’ attached hereto from ‘Low Density
Residential’ to ‘Medium Density Residential’.

IMPLEMENTATION

This Official Plan Amendment shall be implemented in accordance with the
implementation policy of the Official Plan.

INTERPRETATION

This Official Plan Amendment shall be interpreted in accordance with the
interpretation policy of the Official Plan.



SCHEDULE "A"

AMENDMENT No.

TO THE

357

COUNTY OF OXFORD
OFFICIAL PLAN "

SCHEDULE "T-2"

TOWN OF TILLSONBURG :
RESIDENTIAL DENSITY PLAN )

=

CONCESSION ST W.

@)xfordCounty

Growing stronger together

Produced By The Department of Corporate Services
Business Systems ©2026

TOWNSHIP OF|SOUTH-WEST OXFORD

- AREA OF THIS AMENDMENT

ITEM 1 - CHANGE FROM LOW DENSITY RESIDENTIAL
TO MEDIUM DENSITY RESIDENTIAL

Metres
[ = T ]

0 50 100 200 300 400

QUARTER TOWN LINE

RESIDENTIAL DENSITY PLAN
LEGEND

LOW DENSITY RESIDENTIAL

MEDIUM DENSITY RESIDENTIAL
HIGH DENSITY RESIDENTIAL
OPEN SPACE

ENVIRONMENTAL PROTECTION

HRNNE

NEIGHBOURHOOD PARK



	CP 2026-164_op25-14-7_SycamoreHoldingsInc-CC-rpt-Attachments.pdf
	Attachment 1 - Plate 1
	Attachment 2 - Plate 2
	Attachment - Plate 3
	Attachment 4 -Concern Letters




