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Report to the Committee of Adjustment 

Consent Application 
Item D 

 

Date:  March 5, 2026   

Address:  599 Sunset Beach Road      

Owner(s):  Raja Uppuluri 

Applicant:  JKO Planning Services Inc., Jim Kotsopolous     

File Number(s):  CN-25-0025    

Related Application(s):  D06-22017 and D06-22018   

Hearing Date:  Thursday, March 12, 2026  

Prepared By:  Melissa Giardina Papa, Planner 

 

 

Application 
 
The applicant is requesting approval of an application for provisional consent to: 
 
a) sever and convey a parcel of land with a lot frontage of 16.28 metres (53.41 feet) and a 

lot area of 1,215.6 square metres (13,084.6 square feet) (Part 2 on draft RPlan); and, 
 
b) retain a parcel of land with a lot frontage of 16.28 metres (53.41 feet) and a lot area of 

1,232.3 square metres (13,264.4 square feet) (Part 1 on draft RPlan). 
 
The purpose of this application is to sever the subject lands to facilitate the creation of one 
(1) new residential building lot fronting onto Sunset Beach Road.  
 

Background 
 
Subject Property and Area Context 
 
The subject lands, municipally known as 599 Sunset Beach Road, are generally located 
on the south side of Sunset Beach Road, west of Bayview Park Lane, and east of Park 
Crescent. The property has a lot area of 3,046.34 square metres (32,790.53 square feet) 
and a lot frontage of 32.56 metres (106.82 feet). The subject lands are presently vacant. 
The lands abut low-density residential uses to the east and west, Catfish Pond to the 
south, and Sunset Beach Road to the north, beyond which are additional low-density 
residential uses comprised of single detached dwellings.  
 
Official Plan 
 
The subject lands are designated Neighbourhood and Natural Core in accordance with 
the City’s Official Plan (the “Plan”). The predominant use of land within the 
Neighbourhood designation is for low-rise residential uses, including low-density single 
detached, semi-detached, and duplex dwellings. Development within the Neighbourhood 
designation is to respect and reinforce the established character and distinguishing 
features of the surrounding area through context-sensitive built form. The Natural Core 
designation applies to the southern portion of the property and is not proposed to be 
developed. The Natural Core designation permits environmental conservation uses such 
as fish, wildlife, and forest management, flood and/or erosion control projects, and low-
intensity recreational uses.  
 
Zoning 
 
The subject lands are zoned “Residential Single Family Six (R6) Zone” and 
“Environmental Protection Two (EPA2) Zone” pursuant to Zoning By-law 313-96, as 
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amended. The R6 Zone permits single family residential uses subject to specific lot and 
building standards. The EPA2 Zone restricts development and permits environmental 
conservation uses such as fish, wildlife, and forest management, flood and/or erosion 
control projects, and low-intensity recreational uses.  
 
The subject lands are zoned “Neighbourhood Two (N2) Zone” and “Greenway Natural 
Linkage (GNL) Zone” pursuant to Zoning By-law 93-25, as amended. The N2 Zone 
permits single detached dwellings subject to specific lot and building standards and the 
GNL Zone permits conservation of natural heritage, which are similar to the use 
permissions described above. It is noted that Zoning By-law 93-25, is subject to appeals 
before the Ontario Land Tribunal and is therefore not yet in force and effect. Following the 
resolution of the appeals, By-law 93-25 will be applicable to the lands. 
 
Related Applications on the Subject Lands  
 
The subject lands were previously subject to a Zoning By-law Amendment  
application (City File: D02-22010) through which the lands were rezoned to facilitate the 
creation of one (1) additional residential building lot for the purposes of constructing two 
(2) single detached dwelling units on the subject lands. The Zoning By-law Amendment 
application and implementing Zoning By-laws 140-25 and 141-25 to facilitate the proposed 
development were approved and passed by Council on December 10th, 2025 (refer to 
SRPBS.25.096). 

Further to the above, the lands are additionally subject to two (2) related Site Plan 
applications (City Files D06- 22017 and D06-22018) which are currently under review. In 
accordance with the City’s Site Plan Control By-Law 38-25, as amended, the subject lands 
fall within 120 metres (393.70 feet) of a shoreline, and therefore Site Plan approval is 
required. 

Planning Comments 

Pursuant to Section 53(12) of the Planning Act, when considering an application for 
provisional consent, regard shall be had to prescribed criteria in Section 51(24) of the 
Planning Act. This includes, amongst other things: 

• matters of provincial interest; 

• conformity with the Official Plan and adjacent plans of subdivision; 

• suitability of the land for the purposes in which it is to be subdivided; 

• the dimensions and shapes of the proposed lots; and, 

• adequacy of municipal services, highways, and access.  
 
Based on a comprehensive review of the Planning Act criteria staff have no concerns with 
the proposed consent application. The following supporting rationale is provided for some 
of the key criteria: 
 
Matters of Provincial Interest 
 
The Provincial Planning Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development. Matters of provincial interest 
include the orderly development of safe and healthy communities, the adequate provision 
of a full range of housing, the appropriate location of growth and development, the 
promotion of built form that is well-designed, and the protection of ecological systems, 
including natural areas, features, and functions. In this regard, the subject consent will 
permit the creation of one (1) additional residential building lot on the portion of the lands 
zoned R6 and N2 as well as the conveyance of a 30 metre (98.43 feet) wetland buffer 
zoned EPA2 and GNL to the City, representing modest residential infill and appropriate 
protections for the natural environment.  
 
Staff are satisfied that the proposed consent application is consistent with the PPS and 
supports matters of provincial interest. 
 
Conformity with the Official Plan and adjacent plans of subdivision 
 
The applicant is proposing to sever the portion of the subject lands designated 
Neighbourhood in the City’s Plan for the purposes of creating one (1) additional 
residential building lot to facilitate the construction of two (2) new single detached 

https://pub-richmondhill.escribemeetings.com/filestream.ashx?DocumentId=72220
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dwellings. In this regard, single detached dwellings are permitted as a form of low-density 
development within the Neighbourhood designation, where development is required to be 
context-sensitive and compatible with the character of the adjacent and surrounding area. 
Staff are of the opinion that the proposed lots to be created through the subject consent 
application with proposed lot areas of 1,215.6 square metres (13,084.6 square feet) and 
1,232.3 square metres (13,264.4 square feet) and lot frontages of 16.28 metres (53.41 
feet) and 16.28 metres (53.41 feet) are compatible and consistent with the existing lot 
fabric established along Sunset Beach Road and within the surrounding neighbourhood. 
Further, it is noted that the subject Consent Application includes a condition requiring the 
owner to convey the portion of the lands designated Natural Core in the City’s Plan into 
public ownership, to ensure the long-term protection of the adjacent wetland to the south. 
 
Based on the preceding, staff are satisfied that the subject consent application conforms to 
the Official Plan and adjacent plans of subdivision. 
 
Suitability of the land for the purposes in which it is to be subdivided 
 
The subject application will facilitate the continued use of the subject lands for residential 
purposes in permitting the construction of two (2) single detached dwellings on two (2) 
separate lots fronting onto an existing public road within an existing low-density residential 
area. In addition, the Consent will require the conveyance of a wetland buffer into public 
ownership to ensure long-term protection for the adjacent staked wetland. Further, Staff 
have confirmed that municipal services are available to accommodate the future 
development of two single detached dwellings on each of the lots fronting Sunset Beach 
Road and will be facilitated through the approval of the associated Site Plan applications. 
 
Based on the preceding, staff are satisfied that the subject Consent Application is suitable 
to be subdivided for the purposes of creating two (2) new single detached dwelling 
residential building lots and the conveyance of a wetland buffer. 
 
The dimensions and shapes of the proposed lots 
 
The applicant is proposing two (2) lots with lot areas of 1,215.6 square metres (13,084.6 
square feet) and 1,232.3 square metres (13,264.4 square feet) and lot frontages of 16.28 
metres (53.41 feet) and 16.28 metres (53.41 feet) which are generally rectangular in 
shape. In this regard, the dimensions and shapes of the lots proposed to be created 
through the subject Consent Application are consistent with the existing lot areas and lot 
frontages of properties within the surrounding neighbourhood and do not result in any 
areas of non-compliance with respect to the R6 and N2 Zones and are consistent with the 
general lotting pattern in the surrounding area. 
 
Based on the preceding, staff is satisfied that the dimensions and shapes of the proposed 
severed and retained parcels to be created through the subject Consent Application are 
appropriate within the context of the surrounding residential area. 
 
Adequacy of municipal services, highways, and access 
 
Staff advise that municipal water and sewer services are available within the abutting 
public street (Sunset Beach Road) to fully service the development of the lands. It is noted 
that servicing allocation will be assigned to the subject development in conjunction with the 
approvals of the related Site Plan applications in accordance with the City’s Municipal 
Servicing Allocation Policy By-law 9-25. The proposed severed and retained parcels 
created through CN-25-0025 will have access onto Sunset Beach Road, which is an 
existing public street. Staff are satisfied that appropriate services and access are available 
to support the efficient and optimal use of the lands for residential purposes. 
 
Staff have reviewed the proposed Consent Application relative to the prescribed criteria in 
the Planning Act and recommend approval of the application. 
 
The subject Consent Application was circulated to City Departments and applicable 
external agencies for review and comment. Outlined below are the comments provided on 
the application, which may include advisory comments to the applicant. Comments of no 
objection/comment have not been included below and/or appended to this report.  
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Department or Agency Comments 

Zoning  The proposed consent application will not create areas of 
non-compliance with respect to the Zoning By-law.  

Development 
Engineering/Transportation 

Applicants are encouraged to make submissions to satisfy 
the following conditions expeditiously following the receipt 
of a Notice of No Appeal. This is to ensure ample 
processing time in consideration of other applications in 
the processing queue and related Staff workloads. 
Applicants are advised that some of these conditions 
involve lengthy processing times. Please do not wait until 
near the end of the two-year period to make submission 
and face possible lapsing of these conditions. 

Parks & Natural Heritage Comments to the applicant, for future reference:  

The property is subject to Tree Preservation By-law No. 
19-25. Permits are required to remove or injure trees 
greater than or equal to 15 cm DBH (diameter measured 
1.4 metres from the ground). Tree replacement will be a 
condition of any tree removal permit. Ensure the City’s 
tree protection standards are adhered to prior to any 
construction commencing on the subject property.  

Corporate & Financial 
Services 

Financial / regional and municipal notice: 
1. Cash-in-lieu of Parkland is payable, for the SEVERED 

land, prior to building permit issuance pursuant to the 
City’s Parkland Dedication By-law 123-22, or its 
successor or any amendments. 

 
2. Please note that the City, Regional and Educational 

Development Charges are payable prior to building and/ 
or occupancy permit issuance(s), for the SEVERED and 
RETAINED lands. Water meter and tree charges are 
also applicable at that time. 
Please note that the Development Charges for the City 
of Richmond Hill and the Region of York will be 
determined in accordance with the Zoning By-law 
Amendment file’s Complete Date of April 14, 2022. 
Therefore, the City’s and Region’s Development 
Charges will be frozen to the rates in effect on the 
Complete Date and will accumulate interest until paid at 
the time of building permit issuance. The “frozen” 
rates will expire eighteen (18) months after the 
Zoning By-law Amendment’s enactment date, at 
which time, if Development Charges for the City and 
Region are not paid, the prevailing rates in effect at the 
time of building and/ occupancy permit issuance(s) will 
be applicable, as per the provisions of the Development 
Charges Act, 1997, S.O. 1997 as amended, and any 
applicable by-laws and policies.  

 
Please note that should a future Site Plan application(s) 
be needed to develop the subject lands, then the 
Development Charges for the City and Region, only, 
under Zoning By-law Amendment file D02-22010 may 
no longer be applicable. The “new frozen” rates and 
interest of the future Site Plan application(s) Complete 
Date(s) may be applicable, as per the provisions of the 
Development Charges Act, 1997, S.O. 1997 as 
amended, and any applicable by-laws and policies.  

 
3. Should the current or future owner(s) wish to demolish 

the existing dwelling on the RETAINED parcel, they 
should be made aware that the City will require land to 
be conveyed for park or other public recreation 
purposes or at the option, the City will require a 
payment of cash-in-lieu of such land prior to the 
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issuance of a building permit pursuant to Section 42 of 
the Planning Act for the retained lands unless the 
Finance Department receives documentation that 
parkland was given or cash-in-lieu of parkland was paid 
on these lands, or that an existing structure is to be 
demolished.(must build within four years from the date 
of issuance of the demolition permit.) 

 
4. Should the current or future owner(s) wish to demolish 

the existing dwelling on the RETAINED parcel, they 
should be made aware that Development Charges will 
also be applicable on the retained lands prior to building 
and/ or occupancy permit issuance unless the finance 
and administration department receives documentation 
that levies were paid on these lands, or that an existing 
structure is to be demolished. (must build within four 
years from the date of issuance of the demolition 
permit.) 

 
Our records show that the Redevelopment Credits 
attached to Demolition Permit BP#2020-48007-0000, 
issued on February 3, 2020, for the demolition of a 
Single-Family Dwelling at 599 Sunset Beach Road, 
have EXPIRED. Therefore, Development Charges are 
applicable on the RETAINED parcel. 

 

Alectra Utilities No objections. See Appendix ‘D’ 

York Region: Transportation & 
Community Planning 
Department  

No objections.  

• It is IAM's understanding that the new lot will be 
serviced by local municipal water and wastewater 
infrastructure. 

• We understand that water/wastewater servicing 
allocation will be granted at the site alteration 

           permit stage. We request that the City of Richmond 
           Hill provide a copy of the memo when it becomes 
           available. 

Toronto & Region 
Conservation Authority 
(TRCA) 

TRCA staff recommends conditional approval based on 
the condition included in Appendix ‘E’ 

Conclusion 

Planning staff have reviewed the consent application relative to the prescribed criteria in 
Section 51(24) the Planning Act R.S.O, 1990, c.P.13, as amended, and recommend 
approval of the application. Staff recommend that approval of the application be subject to 
the conditions outlined in Appendix ‘B.’ 

Attachments 

Appendix ‘A’ – Location Map  
Appendix ‘B’ –Conditions of Approval 
Appendix ‘C’ – Draft RPlan 
Appendix ‘D’ – Alectra Comments 
Appendix ‘E’ – TRCA Comments 
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Appendix ‘A’ – Location Map 
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Appendix ‘B’ – Conditions of Approval for Provisional Consent 
 

The following conditions of approval are recommended should the Committee of 
Adjustment approve application CN-25-0025 to grant provisional consent: 
 
Condition 

# 
Department 

/ Agency 
Contact: 

Condition: 

1. Committee 
of 
Adjustment: 
905-771-
2443 

That the applicant provides to the Secretary-Treasurer the legal 
description of the severed and retained lands in the form of a letter 
prepared by the applicant’s solicitor. 

2. Committee 
of 
Adjustment: 
905-771-
2443 

That the applicant provides an electronic copy of a deposited plan 
of reference of the entire land which conforms substantially with 
the application as submitted. 

3. Committee 
of 
Adjustment: 
905-771-
2443 

That the applicant provides payment of the Certificate Fee as 
authorized in the Tariff of Fees By-law, and as noted on the 
Committee of Adjustment webpage.  
 

4.  Zoning 
Department: 
Karen Cree 
Karen.cree@ 
Richmondhill.ca 

That the Owner apply to and receive from the Council of the City of 
Richmond Hill demolition approval pursuant to Demolition Control 
By-law No. 15-90 as required, and that the Owner demolish all 
buildings and/or structures and remove all debris to the 
satisfaction of the 
Chief Building Official. 

5. Finance: 
Christina 
Giannakakis 
christina. 
giannakakis 
@richmondhill.ca 

PROPERTY TAXES: 
 

1. The Owner shall pay to the City all current and outstanding 
taxes to the date of consent. 

 
CASH-IN-LIEU OF PARKLAND: 
 

2. No parkland or Cash-in-Lieu is required as a condition of 
consent. However, the Applicant (Owner) should be made 
aware that the City will require land to be conveyed for park 
or other recreation purposes or, at the option of the City, a 
payment of Cash-in-Lieu of such land prior to the issuance 
of a building permit pursuant to section 42 of the Planning 
Act. The Owner shall enter into an agreement 
acknowledging the foregoing, which agreement shall be 
registered on title to the SEVERED parcel for the purpose 
of notice. Further, the owner shall pay the City the cost set 
out in the City’s Tariff of Fees By-law with respect to the 
preparation, processing, and registration of the agreement. 
If the Owner does not wish to enter into the above 
agreement, the Owner may voluntarily pay any Cash-in-
Lieu owing under section 42 of the Planning Act prior to the 
granting of the consent. The Applicant (Owner) may 
determine the amount of Cash-in-Lieu required by 
contacting the Finance Department. 

 
LOCAL IMPROVEMENTS CHARGE:  
 

3. The Owner shall pay to the City all current and outstanding 
Local Improvement Charges to the date of consent. 

 
6. Engineering: 

Patricia 
Huke 

GRADING CONDITION  

That the applicant:  
1. Submit to the City's Infrastructure Planning and 

Development Engineering a grading plan prepared by a  
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Condition 
# 

Department 
/ Agency 
Contact: 

Condition: 

patricia.huke@ 
Richmondhill.ca 

professional engineer or Ontario land surveyor detailing the 
drainage pattern while showing the existing and proposed 
elevations for both the severed and retained lands along 
with the adjoining lands; 

2. Obtain the City's approval of the grading plan referred to in 
(1);   

3. Enter into an agreement with the City (unless not required 
by the City) for either (i) grading  and drainage; or (ii) 
grading and servicing, which addresses the provision of 
swales, easements and/or catch basins and which will be 
registered on title to the lands in priority to all other claims, 
encumbrances or other item or matter that the City Solicitor 
deems to be an   encumbrance or claim; and 

4. Ensure that any easements required to be provided 
pursuant to the agreement referred to in (3) are registered 
in priority to all other claims, encumbrances or any other 
item or matter the City Solicitor deems to be an 
encumbrance or claim. 

7. Engineering: 
Patricia 
Huke 
patricia.huke@ 
Richmondhill.ca 

FURTHER GRADING RELATED INFORMATION  
Three prints of the above requested grading plan must be 
submitted for review and any related inquiries, should be directed 
to Mike Ayers, Development Engineering Technologist, 
Infrastructure Planning and Development Engineering, 905-747-
6426.  
The City's current fees for such services will be used to determine 
the amount of payment for such services. The current City’s fees 
are as follows and may change at any time without notice.  

 
 
 

8.  Engineering: 
Patricia 
Huke 
patricia.huke@ 
Richmondhill.ca 

SERVICE CONNECTION CONDITION  
That the Applicant arrange and pay to the City for the installation of 
service connections to render the severed and retained parcels 
fully serviced. The current Tariff of Fees schedule will be used to 
determine the amount of payment for the service connections. At 
time of printing, the City’s fees for standard configuration of services 
are as follows and may change at any time without notice: 
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Condition 
# 

Department 
/ Agency 
Contact: 

Condition: 

 
Arrangements and payment for service connections can be made 
through Mr. Andrew Stockman, Water Technician Operations 
Division, Community Services Department, (905) 771-9996x5525.  
Before servicing can take place, see below, and confirm with 
Andrew Stockman that the City is able to proceed;  
• All fencing/hoarding sits behind the property line to ensure that our 
contractor has full access to the property to complete the install.  
• There should be no construction materials or excessive garbage 
within our right of way at the time of installation.  
• We will be decommissioning your existing services on the day of 
installation, and you will be responsible to connect and install the 
new services from property line to the home.  
• Please confirm there are no tenants living in the home.  
• Once new services have been installed it will be your responsibility 
to protect them. If any damages do occur, the City will complete the 
repair, and you will be charged an additional repair fee.  

9.  Engineering: 
Patricia 
Huke 
patricia.huke@ 
Richmondhill.ca 

REGISTERED PLANS  
That the applicant provide to the Infrastructure Planning and 
Development Engineering, to the attention of Mr. Michael Ayers, 
three white prints of the deposited plan of reference which outlines 
the necessary requirements of all Infrastructure Planning and 
Development Engineering conditions.  

10.  Engineering: 
Patricia 
Huke 
patricia.huke@ 
Richmondhill.ca 

SERVICING AGREEMENT CONDITION  
That the applicant enters into an agreement with the municipality 
to provide the municipal servicing required for the subject lands 
through a servicing agreement. Through this agreement the owner 
of the lands will be responsible for the installation of the required 
municipal services to the City's standards and acceptance as per 
the terms of the agreement and be responsible for securing with 
the City the cost of installing the subject services, (through either a 
cash deposit, or a letter of credit). Upon execution of this 
agreement, an authorizing By-Law is required from City Council 
and subsequent registration of the Agreement on title for the 
subject lands, prior to satisfaction of this condition.  

11. TRCA: Nida 
Mirza 
nida.mirza@ 
trca.ca 

The applicants submit the consent review fee of $1,670.00 
payable to TRCA 

12. PNHP: 
Taylor 
Posey 
taylor.posey@ 
richmondhill.ca 

1.The owner conveys the lands zoned as Greenway Natural 
Linkage (GNL) (lands identified as Parts 2 and 3 on the Draft R-
Plan) to the City of Richmond Hill free and clear of debris and 
encumbrances and at no cost.  
2. The applicant will be required to provide a deposited R-Plan 
showing these lands as separate blocks.  
3. Prior to conveyance of Parts 2 and 3, the applicant will be 
required to remove any dead or hazardous trees from the lands. 
4. Prior to conveyance of Parts 2 and 3, the applicant will be 
required to provide a Phase 1 Environmental Site Assessment 
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Condition 
# 

Department 
/ Agency 
Contact: 

Condition: 

(ESA) for the Natural Heritage Lands and fulfill the 
recommendations of the ESA and complete subsequent 
assessments and remediation if required. 
 

 
 
 
 
 
 



Part 1
Lands to be Retained

Part 2
Lands to be Severed

Part 3
Lands to be Conveyed
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Date: February 3rd 2026 

Attention: Courtney Cullum 

RE: Request for Comments 

File No.: CN-25-0025 

Related Files:  

Applicant: Raja Uppuluri 

Location 99 Sunset Beach Road 
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      COMMENTS: 

 
 

Alectra Utilities (formerly PowerStream) has received and reviewed the proposed Consent Application. This 

review, however, does not imply any approval of the project or plan.   

All proposed billboards, signs, and other structures associated with the project or plan must maintain minimum 
clearances to the existing overhead or underground electrical distribution system as specified by the applicable 
standards, codes and acts referenced. 
 
In the event that construction commences, and the clearance between any component of the work/structure and the 
adjacent existing overhead and underground electrical distribution system violates the Occupational Health and 
Safety Act, the customer will be responsible for 100% of the costs associated with Alectra making the work area safe. 
All construction work will be required to stop until the safe limits of approach can be established.  
 
In the event construction is completed, and the clearance between the constructed structure and the adjacent existing 
overhead and underground electrical distribution system violates the any of applicable standards, acts or codes 
referenced, the customer will be responsible for 100% of Alectra’s cost for any relocation work.  
 
References:  

 

• Ontario Electrical Safety Code,  latest edition (Clearance of Conductors from Buildings) 

• Ontario Health and Safety Act,  latest edition (Construction Protection) 

• Ontario Building Code, latest edition (Clearance to Buildings)  

• PowerStream (Construction Standard 03-1, 03-4), attached 

• Canadian Standards Association, latest edition (Basic Clearances) 
 

If more information is required, please contact either of the following: 
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If more information is required, please contact either of the following: 
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T: 416.661.6600   |   F: 416.661.6898   |   info@trca.on.ca   |   5 Shoreham Drive, Toronto, ON M3N 1S4   |  www.trca.ca 
 

 
 
 
February 20, 2026 PAR-DPP-2026--01203 

XREF: PAR-DPP-2024-00455                       
66476.02, 66429.17, 66429.16, 
64131.02,55143.03, 62520.05, 

50294.17 
 
  
By Email Only (email: courtney.cullum@richmondhill.ca) 
 
Courtney Cullum 
Secretary-Treasurer 
Town of Richmond Hill 
225 East Beaver Creek Road 
Richmond Hill, ON 
L4B 3P4 
 
Dear Courtney Cullum, 
 
Re: Consent Application-CN-25-0025 

599 Sunset Beach Road 
City of Richmond Hill, York Region 

 Owner: Raja Uppuluri 
 Agent: Jim Kotsopoulos, JKO Planning Services Inc. 

This letter acknowledges receipt of the above noted consent application received on January 
30, 2026. A list of materials reviewed by TRCA is included in Appendix “A”.  

TRCA staff have reviewed the application in accordance with the Conservation Authorities 
Act (CA Act) and its associated regulations, which require TRCA to provide programs and 
services related to the risk of natural hazards within its jurisdiction. Whether acting on behalf 
of the Ministry of Natural Resources (MNR) or as a public body under the Planning Act, 
Conservation Authorities (CAs) must help ensure that decisions under the Planning Act are 
consistent with the natural hazards policies of the Provincial Planning Statement (PPS 2024) 
and conform to any natural hazard policies in a Provincial Plan. 
 
In addition, TRCA staff have also reviewed this application in accordance with TRCA’s 
permitting responsibilities under Section 28.1 of the CA Act. Where development activities 
are proposed within a TRCA Regulated Area (i.e., river or valley, wetlands, hazardous lands, 
etc.), a permit is required from TRCA. TRCA must ensure that where a proposal is within an 
area regulated by TRCA, that the proposal conforms with the appropriate policies of Section 
8 of TRCA’s Living City Policies (LCP), which evaluate a proposal’s ability to meet the tests of 
the CA Act and regulations. 

mailto:info@trca.on.ca


 

Toronto and Region Conservation Authority     |     
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Purpose of the Application 
It is our understanding that the applicant is requesting provisional consent approval for the 
following to facilitate the construction of two new single detached dwellings on an existing 
vacant lot: 
 
CN-25-0025: 

• Sever and convey a parcel of land with a lot of area of 1,215 sq.m. (Part 2 on draft 
RPlan) and a parcel with a lot area of 1,232.3 sq.m. (Part 1 on draft RPlan) will be 
retained. 

 
O. Reg. 41/24 and CA Act 
The subject property is located within TRCA’s Regulated Area as it is adjacent to a 
Provincially Significant Wetland (PSW) associated with the Humber River Watershed. As 
such, a TRCA permit in accordance with Section 28.1 of the Conservation Authorities Act will 
be required for development activity within TRCA’s regulated area. 
 
Application Specific Comments 
TRCA staff previously reviewed the proposal through several Planning Act applications most 
recently the third submission of the associated Zoning By-law Amendment application (City 
File No. D02-22010) which was supported by staff. Based on our review of the plans 
submitted in support of the above noted consent application the proposed lot will not result in 
the creation of an additional lot within a regulated hazard. TRCA staff are also pleased to see 
the southern portion of the lot adjacent to the PSW will be conveyed into public ownership 
and put into Environmental Protection Zone 2 (EPA2). As such, TRCA staff have no concerns 
with the consent application as currently proposed.  
 
Permitting 
As noted above, development activity is being proposed within TRCA’s Regulated Area, a 
TRCA permit in accordance with Section 28.1 of the CA Act will be required. Notwithstanding, 
TRCA has an interest in all future development on the above-mentioned property as it may 
be subject to a TRCA permit in accordance with Section 28.1 of the CA Act.  
 
Application Review Fee 
By copy of this letter, the applicant is advised that the TRCA has implemented a fee schedule 
for our planning application review services. The consent application is subject to the minor 
consent review fee of $1,670. The applicant can contact the undersigned via email to 
organize payment of this fee. For more information regarding this fee, the applicant can refer 
to TRCA’s latest planning services fee schedule: Fee Schedule for TRCA Development 
Planning Services. 
 
Recommendations 
Based on the comments noted above, TRCA staff recommends conditional approval of 
Consent Application CN-25-0025 based on the following conditions: 
 

1. The applicants submit the consent review fee of $1,670 payable to TRCA. 
 

 

https://trcaca.s3.ca-central-1.amazonaws.com/app/uploads/2026/02/17112703/Development-Planning-Fee-Schedule-February-1-2026-V3.pdf
https://trcaca.s3.ca-central-1.amazonaws.com/app/uploads/2026/02/17112703/Development-Planning-Fee-Schedule-February-1-2026-V3.pdf
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We trust these comments are of assistance. Should you have any questions, please contact 
me at 437-880-2133 or at nida.mirza@trca.ca  
           
Sincerely, 
 
 
 
Nida Mirza, M.Sc.Pl 
Planner I 
Development Planning and Permits | Development and Engineering Services 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:nida.mirza@trca.ca
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Appendix A: Materials Reviewed 
 

• Circulation Memo 
• Cover Letter, prepared by JKO Planning Services, dated December 12, 2025.  
• Severance Survey, prepared by Mandarin Surveyors Limited., dated May 27, 2025.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 




