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PLANNING REPORT RE 

PROPOSED BRIDAY HOUSING DEVELOPMENT 
12433 DILLON DRIVE, TECUMSEH, ONTARIO 

 
1.0 INTRODUCTION 
 
1.1 PURPOSE 
 

The purpose of this report is to provide a planning analysis of the zoning and official plan 
amendment applications for a proposed 63 residential unit development by Briday 
Victoria Development Corporation, consisting of two and three storey townhouse unit 
buildings at 12433 Dillon Drive in Tecumseh, for Tamra and Tony Teno, who are local 
residents. It is intended that this report be submitted to Tecumseh Council for 
consideration as part of the public consultation meeting on this project scheduled for 
September 10, 2019. 

 
1.2 DOCUMENTS REVIEWED 
 

In the course of preparing this report I have reviewed these applications within the 
context of the following documents: 
 

 The Provincial Policy Statement (PPS) 

 The County of Essex Official Plan (COP) 

 The Town of Tecumseh Official Plan (TOP) 

 The Planning and Design Justification Report, prepared by Zelinka Priamo Ltd. on 
behalf of Briday, June 2019 

 Planning report prepared by Chad Jeffery of Planning and Building Services, 
Town of Tecumseh, August 13, 2019 

 Various other relevant documents regarding residential intensification, and the 
Traffic Impact and Engineering studies submitted with the application in support 
of the project. 

 
I should note, at the time of writing, that while I am able to make a conclusion regarding 
the planning merits of the applications, there are several important documents not 
available for review, namely: 
 

 Peer Review by Dillon Consulting on behalf of the Town of the traffic impact and 
engineering studies by the applicant 

 Essex Regional Conservation Authority (ERCA) comments 

 Final report by the Tecumseh Planning and Building Services Department 

 The actual amending documents. 
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1.3 CONCLUSION 
 
 As discussed in more detail below, it is my opinion that these applications are: 
 

 Not consistent with the Provincial Policy Statement 

 Not in conformity with the County Official Plan 

 Not in conformity with the Tecumseh Official Plan 
 

Accordingly, the applications should be refused or deferred until such time as the Town 
has prepared residential intensification development standards. 

 
2.0 ANALYSIS 
 
2.1 OVERVIEW 
 

The reports prepared by Zelinka Priamo and the Tecumseh Planning department both 
speak to the general emphasis in the PPS, COP and TOP on the positive role of 
residential intensification in achieving goals with regard to the provision of housing 
within settlement areas, and I agree with the planning merits of that notion. Where I 
diverge from these reports is that there are parts of the PPS, COP and TOP which speak 
to the need for appropriate regulation of intensification, and it is these policies to which 
I will be referring. 

 
2.2 PROVINCIAL POLICY STATEMENT (PPS)  
 
 Section 4.7 of the PPS states: 
 

The official plan is the most important vehicle for implementation of this Provincial 
Policy Statement. Comprehensive, integrated and long-term planning is best achieved 
through official plans…. 
 
In order to protect provincial interests, planning authorities shall keep their official plans 
up-to-date with this Provincial Policy Statement… 
 
Comment: the Tecumseh Official Plan was initially adopted in 1973 and finally approved 
in 1978. I understand it went through a further review process in 1995. The latest 
consolidation occurred in 2015. 
 
Clearly the TOP is seriously out-of-date and not consistent with Section 4.7 of the PPS. It 
should also be noted that Section 26 (1.1) of the Planning Act requires official plans to 
be updated no more than 10 years after its initial approval and every five years 
thereafter. Tecumseh is in violation of the Planning Act as well as the PPS. 
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I understand that a new official plan has been prepared and is undergoing internal 
review at present. It is expected to be released for public review by the end of this 
calendar year. Development standards regarding intensification should be a part of that 
new OP process, which suggests that the Briday application should be deferred until 
these new policies have gone through a proper vetting with the appropriate 
stakeholders and public consultation. 
 
Clause (e) under Section 1.4.3, Housing, of the PPS states: 
 
Planning authorities shall provide for an appropriate range and mix of housing…by: 
 
 (e) establishing development standards for residential intensification… 
 
Comment: in fact the TOP does provide development standards for residential 
intensification as discussed further below, but which are not appropriately addressed, in 
either the Zelinka Priamo or Planning Department reports. If the existing OP standards 
are considered out-of-date then establishing new ones needs to go through the OP 
process described above, and simply not assumed, as appears to be happening with the 
Briday proposal. 

 
2.3 COUNTY OFFICIAL PLAN (COP) 
 

As noted in the OVERVIEW above, the COP encourages residential intensification within 
primary settlement areas such as Tecumseh in Section 3.2.7, Intensification and 
Redevelopment. The last paragraph states: 
 
Where possible, new development in older established areas of historic, architectural or 
landscape value shall be encouraged to develop in a manner consistent with the overall 
character of these areas. 
 
Comment: neither the Zelinka Priamo or Tecumseh Planning Department reports took 
notice of this policy, or performed any meaningful analysis to determine the “character” 
of the existing neighbourhood. 

 
2.4 TECUMSEH OFFICIAL PLAN (TOP) 
 

The TOP generally supports residential intensification of underutilized or vacant lots 
within built up areas. Section 3.3.8 provides the basis for which intensification will be 
reviewed: 
 
3.3.8 In the Town of Tecumseh, Council will encourage both public and private sector 

landowners, developers and builders to undertake small-scale infilling type 
residential activities that make the most efficient and cost-effective use of 
existing municipal infrastructure and services. Infilling means the residential 
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development of a similar scale, density and use on vacant lots or undeveloped 
lands within built up areas [my emphasis] of the municipality, to create 
additional dwelling units. 

 
The Zelinka Priamo report provides only a cursory review of the scale and density of the 
surrounding built-up area. In order to provide a more detailed understanding of the 
density and scale of the existing neighbourhood surrounding the subject property, a 
walking survey was undertaken in late December, 2018 in the area shown in Appendix 
“A”. The results were as follows: 
 

 There were 222 dwelling units counted. 6 were multiple units found in two 
separate buildings. The remaining 216 were single detached; 61 were two-
storeys; and the remainder being of a lower profile type. 

 The overall net density is 11.42 units / hectare or 4.62 units per acre.1 
 

By comparison we know the scale and density of the proposed development as follows: 
 

 Density of 27.5 units / hectare or 11.1 units per acre 

 All units are of the townhouse type and two storeys or greater. 
 

The Briday development density is 240% greater than the surrounding neighbourhood. 
In terms of scale, 100% of the Briday development is two storeys or greater and 28% of 
the surrounding neighbourhood is two storeys. 
 
In my opinion the proposed development is not similar in scale or density to the 
surrounding built up area, as required in Section 3.3.8, and therefore is not in 
conformity with the Tecumseh Official Plan. 
 
It should be noted that there is another recent project in Tecumseh somewhat similar to 
the Briday proposal in that it involved the residential intensification of a surplus school 
site – Carmelita Court. A walking survey was undertaken in mid-January, 2019 for the 
area shown in Appendix “B”, with the following results: 
 

 There are 88 residential units in the area surrounding the Carmelita Court 
development of which 49 are single detached dwellings and 39 are townhouse 
units. Eight of these units, or 9%, are two storeys. 

 The overall density in the built up area is 12.7 units / hectare, or 5.2 units per 
acre. i.e., a little higher than the area around the proposed Briday development. 

 
The Carmelita project consists of 46 single storey townhouse / semi-detached units on 
2.8 hectares giving a density of 16.39 units / hectare or 6.64 units per acre. With regard 
to Section 3.3.8 of the TOP, the Carmelita project can be said to be similar in scale to the 

                                                           
1
 The area for each lot used in the density calculation is based on the Town of Tecumseh GIS. 
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surrounding built-up area. Carmelita is 28% higher in density which Council and 
Administration of the day considered to be similar in density to the surrounding built-up 
area, and therefore in conformity with the TOP. 
 
If one were to apply this precedent of residential intensification to a surplus school site 
within an existing residential built up area to the proposed Briday development, a 28% 
increase in density would result in an overall development of 1.28 x 4.62 units / acre 
(surrounding neighbourhood density) on a 5.66 acre site, or 34 units, a significant 
majority of which would be single storey, rather than the 63 unit development of two 
and three storey buildings actually proposed. 

 
2.5 OTHER DOCUMENTS 
 
2.5.1 HOUSING AND RESIDENTIAL INTENSIFICATION DISCUSSION PAPER, MARCH 2015 
 

This Discussion Paper was prepared as part of the new Tecumseh Official Plan process 
by Chad Jeffery, Manager of Planning Services for Tecumseh. In my view it was 
comprehensive and well written. I have included it in my review of the Briday 
applications as Mr. Jeffery made several notable comments regarding intensification in 
existing residential areas. The quotes below are found in Section 4.2, Residential 
Intensification, of the Discussion Paper. 
 
Appropriate policies and guidelines will be needed to ensure that residential 
intensification occurs in suitable locations and the standard of residential amenity area 
is maintained or enhanced (p.33) [my emphasis] 
 
Intensification efforts must consider how development fits within and enriches the 
existing context (p.33) [Mr. Jeffery’s emphasis] 
 
New development should respect the local context and contribute to it in a positive way 
(p.33) [Mr. Jeffery’s emphasis] 
 
Guidelines and criteria will need to be developed in the new Official Plan to direct 
intensification efforts to the most appropriate areas (p.35) [my emphasis] 
 
Mr. Jeffery has suggested three overlapping tests to be applied to residential 
intensification proposals, namely: 
 

1. The standard of residential amenity of the area is maintained or enhanced. 
2. The proposed development must fit within and enrich the existing context. 
3. The proposed development should respect the local context and contribute to it. 

 
It is my opinion that were these tests, as recommended by Mr. Jeffery, applied to the 
Briday proposal, it would fail. 
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Finally I note that Mr. Jeffery recognizes that “guidelines and criteria” regarding 
intensification will need to be included in the new Official Plan. In my opinion such 
policies would make the TOP consistent with the Provincial Policy Statement and be 
brought into conformity with the County Official Plan, neither of which, in my opinion, 
as discussed earlier, it is today. 
 

2.5.2 INTENSIFICATION IN STABLE RESIDENTIAL AREAS – TOWN OF NEWMARKET 
 

This document was prepared by the Newmarket Planning Department as a report to 
Council  in October of 2017. I have included it as it provides a brief discussion on Best 
Practices with regard to intensification as found in eight other Ontario municipalities. I 
found it instructive, and applicable to Tecumseh, for three reasons: 
 

1. It notes on P.2 that intensification in “stable residential neighbourhoods” may be 
permitted (as opposed to other areas where it is positively encouraged) provided 
it is done “respectfully”. 

2. Existing residential areas are referred to being stable, older mature and 
established. New intensification development must be compatible with the 
neighbourhood in terms scale, height, massing, architecture, setbacks, 
orientation, streetscape and building separation. 

3. A number of tools are proposed to protect existing neighbourhood character 
including official plan policies, special zoning restrictions in existing 
neighbourhoods, urban design guidelines and special site plan control policies. 

 
The emphasis underlying these best practices is that protection of an existing 
neighbourhood character takes priority in considering an intensification project. In my 
opinion, attempts to respect the local neighbourhood by the Briday development have 
been minimal and unsatisfactory. 
 

3.0 CONCLUSION / SUMMARY 

The Briday Victoria Development proposal for a 63 unit townhouse development on a 
surplus school site is an example of residential intensification, a form of development 
generally encouraged by the Provincial Policy Statement (PPS), County of Essex Official 
Plan (COP) and Tecumseh Official Plan (TOP). However closer examination shows the 
project as proposed is neither consistent or in conformity with these documents. 
 
The PPS requires that local official plans be kept reasonably current with PPS policies. It 
has been at least 24 years since the TOP has undergone an official plan review, which is 
in violation of the PPS, the Planning Act and the COP. As well, the PPS requires that 
specific development standards be prepared regarding housing intensification. Until the 
Town goes through this process, the Briday proposal is at best premature. 
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The COP approved in 2014, similar to the PPS requires that the TOP be made current 
with the COP within a reasonable time period, which has not happened. Also similar to 
the PPS, the COP requires that development standards be prepared for residential 
intensification recognizing such development is consistent with the overall character of 
older established neighbourhoods. The TOP and Briday proposal fail on both counts. 
Therefore the project is not in conformity with the COP. 
 
The TOP, although seriously dated, does contain intensification standards requiring new 
development to be similar to a surrounding built up area in scale and density. As 
demonstrated, the proposal greatly exceeds the existing neighbourhood in both 
instances. It could be argued that a precedent exists for infilling of a surplus school site 
on another property (Carmelita Court) surrounded by an established residential 
neighbourhood. Application of the density and scale parameters of this project would 
result in a substantial reduction in the number of units and in the proposed scale of the 
Briday project. 
 
In my opinion, the Briday project fails to meet the density and scale requirements for 
infilling and therefore is not in conformity with the TOP. 
 
It is my recommendation that the Briday application be either refused or deferred until 
such time as the Town has updated its Official Plan and in particular develops modern 
residential intensification standards based on a comprehensive public consultation 
process. 
 

Prepared by:      

 

___________________________ 
Tom Storey, M.Sc., MCIP, RPP 
Storey Samways Planning Ltd.          
 

Attachments: 

Appendix “A” – Victoria School Neighbourhood 
Appendix “B” – Carmelita Neighbourhood 
Appendix “C” – Newmarket Report 
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APPENDIX “A” – VICTORIA SCHOOL NEIGHBOURHOOD 
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APPENDIX “B” – CARMELITA NEIGHBOURHOOD 
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APPENDIX “C” – NEWMARKET REPORT 
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