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1.0 Introduction 
This Planning Justification Report has been prepared in support of a zoning 
by-law amendment and red-line revision application under the Planning Act, 
R.S.O. Chapter p.13, as amended, for lands in the Town of Cobourg along 
Densmore Road.  This application, if approved, would result in permitting 123 
dwellings, consisting of Townhouses and Stacked Townhouses on the Subject 
Property. The existing zoning permits an increased density from the zoning that 
existed prior to 2005. Consultation has been ongoing with the municipality and 
a Planning Justification Report was identified as one of the requirements of 
a complete application. This report provides an overview of the development 
proposal, identifies relevant Provincial and Town policies and regulations that 
currently apply to the subject property, details compliance with the Town of 
Cobourg Official Plan, details the proposed amendment to Zoning By-law 85-
2003, and provides background and rationale for the proposed amendment.

SUBJECT SITE
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Figure 1: Contextual diagram of subject site  

Source: DPS
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The Subject Property is located in the Northern 
area of the Town of Cobourg, within the County 
of Northumberland. It is more specifically located 
with frontage along the north side of Densmore 
Road across from Parkview Hills Drive, and 
abutting Highway 401 access ramp to the north.

The legal description of Subject Property is Plan 
of Subdivision of Part of Block A Registered Plan 
227 (Geographic Township of Hamilton) Town of 
Cobourg, County of Northumberland. The subject 
property is municipally known as PIN 51244021 
and is immediately east of 130 Densmore Road. 
(See Schedule A) for the general location of 
the Subject Property and (Schedule B) for the 
boundaries of the Subject Property. The proposed 
Site Plan can also be found as Schedule C of this 
report.

The Subject Property is currently vacant with no 
existing structures on the site at this time. There 
is a newly constructed road network, which has 
two access points connecting to Densmore Road. 
These road patterns were constructed upon the 
conditional draft plan of subdivision approval of 
Plan 39M-xx (See Schedule D) and zoning by-
law amendment (By-law 120-2005) which was 
obtained by the previous owners of the land (See 
Schedule E). 

Plan 39M-xx was approved through Subdivision 
File No. 14T-05002 with the following details 
pertaining to Blocks 1-7;

•	 Blocks 1-3 inclusive, being three (3) townhouse 
blocks;

•	 Block 4, being an apartment block;

•	 Block 5, being a commercial block;

•	 Block 6, being a stormwater management 
block; and,

•	 Block 7, being a private laneway block.

The zoning by-law amendment for the subject 
property was obtained through municipal file No. 
Z-4-05 and Z-04-05SUB. The subject property 
zoning was amended from Development ‘D’ to 
R4-18 and was approved by the Town of Cobourg 
on November 28th, 2005 (See Schedule E).  
The permitted Density for Apartment buildings 
is 80 dwelling units maximum within By-law 12-
2005 with no set density requirements listed for 
townhouses. A parking requirement of 2.0 spaces 
per a townhouse dwelling is also included in the 
approved by-law. The subject property also had a 
block designated for commercial use through the 
conditionally approved draft plan of subdivision, 
and had a site specific zoning specification 
for block 4 of Plan 39M-xx of Neighbourhood 
Commercial Exception 7 (NC-7). This zoning 
permitted 5 townhouses on the designated 
commercial block with a maximum height of 2 
storeys and a minimum area of 0.2ha. 

1.1 Description of the Subject Property 
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1.2 Description of the Proposal 
The Subject Property will need a Zoning By-law Amendment with a concurring Red-line revision to slightly 
amend the location of the northern line of Block 2 as well as creating a separate block (Block 8) for the 
amenity area abutting Block 2 (See Schedule F). Schedule L depicts the revised Draft M-Plan which is 
consistent with the redline revision within Schedule F to accommodate the proposal as submitted with 
this Planning Justification Report. The proposal is to permit 123 dwelling units consisting of townhouse 
dwellings and stacked townhouse dwellings.  The subject property was conditionally approved for a 
draft plan of subdivision in 2005 (Municipal File No. 14T-05002) and this application will be developing 
all proposed units within the existing Blocks of the previous approval except for the slight amendment 
to Blocks 2 & the creation of block 8 for the amenity area through a red-line revision.  

The Subject Property was also subject to a Zoning By-law amendment in 2005 (Municipal File No. Z-4-
05 and Z-4-05SUB) to amend the zoning of the subject lands from ‘D’ to R4-18. The proposal for 123 
Townhouses will need a newly approved zoning by-law amendment on the subject property, but will be 
fairly consistent with the R4-18 standards that were previously approved on the Subject Property.    

Figure 2: Proposed site plan 

Source: 4 Architecture Inc. 
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1.3 Surrounding Land Uses

To the immediate north, abutting the subject 
property is a Highway 401 access ramp.  Further to 
the north, on the other side of Highway 401 there 
are single detached residential dwellings.

a) North 

To the south of the subject property is a St Mary’s 
C.S.S as well as semi-detached dwellings. Further 
south of the subject property is a variety of uses 
fronting onto Elgin Street East, such as Commercial, 
Institutional, and Industrial. 

b) South  

To the west of the subject property is Extendicare 
Coburg, which is a senior’s residence. Further 
West of the senior’s residence is a hotel as well as 
commercial uses such as Coburg Kia, and Rona 
Coburg Building Supplies.

c) West  

To the east of the subject site is a sub division 
consisting of single detached and semi-detached 
dwellings. There is also a midrise building located 
to the east known as “Coburg Estates” with frontage 
along Densmore Road.

d) East  

51.0 INTRODUCTION
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Figure 3: Surrounding land uses near subject site   

Source: DPS



1 Highway 401 Offramp 2 11 Carlton Boulevard

3 St. Mary’s Secondary School
(1050 Birchwood Trail) 

4 8 Elgin Street East

5 12 Elgin Street East 6 Extendicare Cobourg
(130 Densmore Road)

Surrounding Land Uses

71.0 INTRODUCTION
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7 Comfort Inn
(121 Densmore Road)

8 Kia Motors
(1145 Division Street)

9 Rona Building Supplies
(1125 Division Street)

10 Cobourg Estates

11 Existing residential dwellings on Parkview Hill 
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2.1 Provincial Policy Statement

a.	 The Provincial Policy Statement (PPS) 2020 
was issued under Section 3 of the Planning 
Act and came into effect May 1, 2020. It 
replaces the Provincial Policy Statement 
issued April 30, 2014. It was approved by 
the Lieutenant Governor in Council, Order in 
Council No.229/2020. 

b.	 The Provincial Policy Statement sets out 
high-level policy goals for land-use planning 
in Ontario. Generally speaking, it promotes 
efficient development and uses of land, long-
term economic prosperity, careful use and 
management of natural resources and public 
health and safety.

c.	 Part V Section 1.1 deals with managing 
and directing land use to achieve efficient 
development and land use patterns. Given 
the residential character around the site, and 
the development designation within municipal 
documents, it is reasonable to say that the 
proposal is consistent and compatible with 
the abutting land uses. More specifically the 
proposal adds to the already existing healthy, 
livable and safe community and meets the 
following policies:

i.	 Promoting efficient development and 
land use patterns which sustain the 
financial well-being of the Province and 
municipalities over the long term;

ii.	 Accommodating an appropriate affordable 
and market-based range and mix of 
residential types, employment, institutional, 
recreation, park and open space, and other 
uses to meet long-term needs;

iii.	 Avoiding development and land use 
patterns which may cause environmental 
or public health and safety concerns;

iv.	 improving accessibility for persons with 
disabilities and older persons by land use 
barriers which their full participation in 
society;

v.	 Promoting the integration of land use 
planning, growth management, transit-
supportive development, intensification 
and infrastructure planning to achieve 
cost-effective development patterns, 
optimization of transit investments, and 
standards to minimize land consumption 
and servicing cost

vi.	 Ensuring that necessary infrastructure 
and public service facilities are or will be 
available to meet current and projected 
needs.

The Subject Property  is located within the 
settlement area also known as the Town of 
Cobourg, and the following policies under 
Section 1.1.3 are met by the proposed 
development:

vii.	Policy 1.1.3.1 states that settlement 
areas shall be the focus of growth and 
development. 

viii.	 Policy 1.1.3.2 speaks to land use patterns 
within settlement areas and shall be based 
on densities and a mix of land uses which:

a.	 Efficiently use land and resources;

b.	 Are appropriate for, and efficiently use, 
the infrastructure and public service 
facilities which are planned or available; 

c.	 Minimize negative impacts to air quality 
and climate change, and promote 
energy efficiency;

e.	 Support active transportation;

f.	 Are transit-supportive, where transit is 

2.0 Provincial Plans
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d.	 Section 1.4 addresses PPS’ policies 
regarding housing, and the following policies 
are relevant to the subject proposal:

ix.	 Policy 1.1.3.3 states that “planning 
authorities shall identify appropriate 
locations and promote opportunities 
for transit-supportive development, 
accommodating a significant supply 
and range of housing options through 
intensification and redevelopment 
where this can be accommodated 
taking into account existing building 
stock or areas, including brownfield 
sites, and the availability of suitable 
existing or planned infrastructure 
and public service facilities required 
to accommodate projected needs.”

x.	 Policy 1.1.3.4 states that “appropriate 
development standards should be 
promoted which facilitate intensification, 
redevelopment and compact form, 
while avoiding or mitigating risks to 
public health and safety.”

ix.	 Policy 1.1.3.5 states that “planning 
authorities shall establish and implement 
minimum targets for intensification and 
redevelopment within built-up areas, 
based on local conditions”.

i.	 Policy 1.4.1 states that “it is the PPS’ goal 
to provide an appropriate range and mix of 
housing options and densities required to 
meet projected requirements of current and 
future residents of the regional market area”.

ii.	 Policy 1.4.3 points out that appropriate range 
and mix of housing options and densities 
shall be provided by the followings:

b.	 Permitting and facilitating:

1.	 All housing options required to meet 
the social, health, economic and well-

c.	 Directing the development of new housing 
towards locations where appropriate 
levels of infrastructure and public service 
facilities are or will be available to support 
current and projected needs;

d.	 Promoting densities for new housing 
which efficiently use land, resources, 
infrastructure and public service facilities, 
and support the use of active transportation 
and transit in areas where it exists or is to 
be developed;

e.	 Establishing development standards for 
residential intensification, redevelopment 
and new residential development 
which minimize the cost housing and 
facilitate compact form, while maintaining 
appropriate levels of public health and 
safety.

112.0 PROVINCIAL PLANS

being requirements of current and 
future residents, including special 
needs requirements and needs arising 
from demographic changes and 
employment opportunities; and

2.	 All types of residential intensification, 
including additional residential units, 

planned, exists or may be developed.

e.	 Section 1.6 addresses the PPS’ policies on 
infrastructure and public services. Section 1.6.3 
prioritizes the use of existing infrastructure 
and public service facilities wherever possible. 
As this site has full municipal servicing 
(roads, water, wastewater, and stormwater 
management facilities), it meets the preferred 
standard set out in this section.

Overall, the proposal to amend the zoning by-law 
to permit the Subject Property to be developed 
for 123 dwelling units consisting of “Townhouse 
Dwellings” and “Stacked Townhouse Dwellings” is 
consistent with the policies mentioned within the 
Provincial Policy Statement 2020. The proposal 
contemplates the provision of additional living 
opportunities through a variety of housing types 
in the Town of Cobourg. 



2.2 A Place to Grow - Growth Plan for the 
Greater Golden Horseshoe (2020)

b.	 Identify the appropriate type and scale 
of development in strategic growth 
areas and transition of built form to 
adjacent areas;

c.	 Encourage intensification generally 
throughout the delineated built-up area;

d.	 Ensure lands are zoned and 
development is designed in a manner 
that supports the achievement of 
complete communities;

e.	 Be implemented through official 
plan policies and designations, 
updated zoning and other supporting 
documents.

e.	 Policy 2.2.6 of the Growth Plan addresses 
‘housing’, and includes the following policies:

1.	 a) Supporting housing choice through the 
achievement of the minimum intensification 
and density targets in this Plan, as well as 
the other policies of this Plan by identifying 
a diverse range and mix of housing options 
and densities.

a.	 The Growth Plan for the Greater Golden 
Horseshoe, 2019 has been prepared and 
approved under the places to Grow Act, 2005. 
The first version was issued in 2006, and it 
has recently been updated with the new 
version and came into effect on May 16th, 
2019. It is a frame work for implementing the 
Government of Ontario’s vision for building 
stronger, prosperous communities by better 
managing growth in this region to 2041.

b.	 The subject land is located within the 
Delineated Built-Up Area as determined by 
The Growth Plan 2019. 
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By the time the next municipal 
comprehensive review is approved and 
in effect, and for each year thereafter, the 
applicable minimum intensification target is 
a minimum of 50 percent of all residential 
development occuring annually will be 
within development occuring annually will 
be within the delineated built-up area. 

All municipalities will develop a strategy to 
achieve the minimum intensification target 
and intensification throughout delineated 
built-up areas, which will:

1.

2.

growth such as planning for more resilient 
communities and infrastructure to successfully 
achieve this vision.

d.	 Policy 2.2.2 of the Growth Plan addresses 
developments with ‘Delineated Built-Up 
Areas’, and includes the following policies:

The guiding principles of the growth plan 
include supporting the achievement of complete 
communities; prioritizing intensification and 
higher densities; providing flexibility to capitalize 
on new economic and employment opportunities 
as they emerged; supporting a range and mix 
of housing options; Improving the integration of 
land use planning with planning and investment 
in infrastructure and public service facilities; 
providing and investment in infrastructure and 
public service facilities; providing for different 
approaches to manage growth that recognize 
the diversity of communities in the GGH; protect 
and enhance natural heritage, hydrologic, and 
landform systems, features and functions; 
Support and enhance the long-term viability 
and productivity of agriculture; conserve and 
promote cultural heritage resources to support 
the social, economic and cultural well-being of 
all communities and integrate climate change 
considerations into planning and managing 

c.

The parcel that is currently underutilized and 
designated for development within the municipalities 
Official Plan and Zoning By-law will be better utilized 
for development for future residents of the Town of 
Cobourg. The proposed use will provide a range 
of housing options and the proposal promotes 
efficient development and land use patterns which 
sustain the financial well-being of the Province 
and municipalities over the long term.



a.	 Planning to accommodate forecasted 
growth to the horizon of this Plan;

b.	 Planning to achieve the minimum 
intensification and density targets in 
this Plan; 

c.	 Considering the range and mix of 
housing options and densities of the 
existing housing stock; and

d.	 Planning to diversify their overall 
housing stock across the municipality

The subject site is located within the ‘Delineated 
Built-Up Areas’ and the proposal is to develop 
a currently vacant lot which is designated for 
development in both the Town of Cobourg’s 
Official Plan and Zoning By-law. Intensification 
of underutilized lands within the Delineated 
Built-Up Areas is encouraged by the Growth 
Plan. The proposed development is an 
appropriate type and scale of development 
that can provide residential land use in an 
area that has been designated for residential 
intensification. Furthermore, this proposal is in 
keeping with the density requirements set out 
within the Growth Plan for the Greater Golden 
Horseshoe.

We have reviewed all policies of the Growth 
Plan for the Greater Golden Horseshoe and 
are of the opinion that this specific proposal 
conforms to the goals and objectives of the 
Plan.

132.0 PROVINCIAL PLANS

2.	 Municipalities will support the achievement 
of complete communities by:
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c.	 Guiding Principles (Section A2 of the 
County of Northumberland Official Plan) 

A2.3 To direct most forms of development to 
urban areas where full services are available 
and to support the efficient use of land and 
infrastructure to meet the needs of present 
and future residents and businesses and 
ensure that an adequate supply of land and 
housing choices are available for present and 
future residents.

A2.6 To ensure that housing is available to 
all ages, abilities, incomes, and household 
sizes, and is located in areas near public 
transportation, jobs, and essential goods and 
services

d.	 Land Use Concept (Section A3 of the 
County of Northumberland Official Plan)

The settlement areas in the County are 
divided into urban areas, which consist of the 
six urban areas that have built boundaries 
(Brighton, Colborne, Campbellford, Hastings, 
Cobourg and Port Hope) and thirty-nine other 
settlement areas that are considered to be 
rural settlement areas.

e.	 Growth Management (Section B of the 
County of Northumberland Official Plan)

B1 Urban areas and rural settlement areas 
shall be the focus of growth and their vitality 
and regeneration shall be promoted.

f.	 Minimum Intensification Target (Section B9 
of the County of Northumberland Official 
Plan)

The minimum intensification target for the 
Town of Cobourg is 39% 

g.	 Complete Communities (Section C1.1 of 
the County of Northumberland Official 

The County encourages each of the six urban 
areas to become complete communities 
where there is: 

a.	 The Subject Property for this proposed 
development lies within the area designated as 
‘Urban Area’ by the County of Northumberland 
Official Plan (See Schedule G).

b.	 The policies related to the designation 
leave detailed design and implementation 
considerations to the official plan of the local 
municipality. However, they do provide some 
high-level general direction relating to the 
“Urban Area” as noted below 

3.0 County of Northumberland Official Plan
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a.	 A strong live/work ratio, where the majority 
of residents are employed in the community 
in which they live; 

b.	 Choice in the market place, in terms of 
obtaining goods and services;

c.	 A range of educational and training 
opportunities; 

d.	 A range of housing types for all levels of 
income and ages; 

e.	 A range of health care services for the 
majority of the residents;

f.	 A range of community and social services 
to assist the majority of those in need in 
the community; 

g.	 A range of cultural and recreational 
opportunities and facilities; and, 

h.	 A population level and density that 
supports the provision of public transit, 
where feasible.
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i.	 General Land Use Objectives for Urban Ar-
eas (C1.2 of the County of Northumberland 
Official Plan)

f) all buildings shall be of high quality design, 
particularly adjacent to arterial roads and High-
way 401, to reflect the unique character gate-
way image of the urban area

The subject site is located within the ‘Urban Area’ 
designation within the County of Northumberland 
Official Plan.  The proposal helps meet the 
intensification policies within this plan by allowing 
for intensification of an underutilized lot that 
currently exist today, while helping provide for a 
complete community within the Town of Coburg. 
This proposal will contribute to the growth of an 
Urban Area within the county and will help achieve 
their intensification targets for the expected growth 
population.

The design of the proposed dwellings will be 
completed with high quality design to ensure 
a quality image of the Towns built form from 
Highway 401. The creation of 123 Dwelling Units 
on a property that is intended to be developed for 
intensification within the county’s Official Plan as 
well as within the Town of Cobourg official plan 
allows this development proposal to assist in 
achieving the policy, goals and objectives of this 
plan. 

We have reviewed all policies of the County of 
Northumberland Official Plan and are of the 
opinion that this specific proposal conforms to the 
goals and objectives of the Plan.

Residential Areas. It is the objective to:
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Figure 4: Cobourg designated as “Urban Area” on Land Use Map

Source: County of Northumberland

a.	 Maintain and enhance the character and 
identity of existing residential areas; 

b.	 Encourage the provision of a range of 
housing types to accommodate persons 
with diverse social and economic 
backgrounds, needs and desires 
while promoting the maintenance and 
improvement of existing housing; 

c.	 Promote the efficient use of existing and 
planned infrastructure and public service 
facilities by supporting opportunities for 
various forms of residential intensification, 
where appropriate;

d.	 Encourage increases in density in new 
development areas to maximize the use of 
infrastructure and minimize the amount of 
land required for new development;

e.	 Promote a variety of complementary 
and compatible land uses in residential 
areas including special needs housing, 
community facilities, schools, small-scale 
commercial uses and recreational open 
space areas; 

f.	 Encourage a high standard of urban design 
for development and redevelopment; 

g.	 Encourage local municipalities to establish 
comprehensive design guidelines and 
policies to foster the establishment of 
communities that are safe, functional and 
attractive; and, 

h.	 Implement street designs that provide 
for pedestrian, cycling and other non-
motorized modes of transportation to 
help create more healthy and complete 
communities. 
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h.	 General Land Use Objectives for Urban Ar-
eas (C1.2 of the County of Northumberland 
Official Plan)
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iii.	 Pavement, sidewalk, and right-of-way 
widths, as well as the provision of bicycle 
lanes and paths, reflect the function of 
the street;

iv.	 The siting of parking areas, and the 
siting and massing of buildings and 
structures on all streets, but particularly 
on arterial and collector streets, shall 
generally assist in the creation of high 
quality streetscapes and, in particular, 
regard shall be had to providing a sense 
of enclosure to the street by situating 
building mass adjacent to the street, and 
particularly at intersections, to frame the 
street space;

v.	 In residential areas, garages shall 
be designed so that they are not the 
dominant feature in the streetscape. In 
particular, garages shall not:

a.	 Protect beyond the facade of the 
residence; and,

b.	 Dominate the frontage of the lot,

vi.	 Parking areas for non-residential uses or 
apartments or other large scale residential 
uses shall be designed to minimize areas 
where they directly front on the street, 
and where they do front on the street to 
reduce their visual impact both on the 
adjoining streetscape and on users by:

a.	 Screening of the lot at the street 
through the use of such features as 
low fences, walls and a substantial 
landscaping buffer, excluding the 
area of any buildings and driveway 
crossings;

b.	 Locating the building and parking on 
the site in a manner which reduces 
their impact on the street, and 
where buildings are located close 

a.	 The subject site for this proposed development 
is designated as “See Schedule “H” Land Use 
Schedule Elgin-Densmore Secondary Plan” 
within the Town of Cobourg’s Official Plan 
Land Use Map. (See Schedule “H”)

b.	 The subject site for this proposed development 
lies within the area designated as “Commercial/
Residential” within the Elgin-Densmore 
Secondary Plan by Town of Cobourg Official 
Plan (See Schedule “I”)

c.	 The policies related to Community Design & 
Improvement are contained in Section 5 of the 
Official Plan

5.2.1.1 Street System

The layouts of streets, configuration of lots, 
and the siting of buildings shall ensure that:

i.	 There is no reverse lotting;

ii.	 There is unobstructed street frontage 
adjacent to public open space and 
Environmental Constraints Areas, where 
appropriate, and subject to appropriate 
design to ensure that there will be no 
negative environmental impacts;

This is Schedule “6” to Official

Plan Amendment No. 69

REVISED MAY 2010

SUBJECT SITE

Figure 5: Subject site designated as “Commercial/Residential”

Source: Elgin-Densmore Secondary Plan // Cobourg Official Plan 
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to the streetline, no parking shall be 
permitted between the buildings and 
the street;

c.	 A reduction in the scale of large 
parking areas through their subdivision 
into smaller areas by means of 
landscaping; and,

d.	 Joint access where feasible;

vii.	Landscaping and/or architectural features 
provides for features such as the defini-
tion of the street and public open space, 
framing of views and focal points, direc-
tion of pedestrian movement and demar-
cation of areas with different functions as 
appropriate through features such as low 
masonry walls/ metal fences, rockery, 
special building and roofline treatments, 
landmark features (e.g. clocks, towers, 
cupolas, bays, pergolas, weather vanes, 
art), outdoor activity areas (e.g. patios, 
plazas, squares), extensive plant materi-
al and other identifiable features; and;

viii.	Service and open storage areas and 
utilities and services should be sited away 
from prominent views from the street 
to minimize impacts, alternative design 
options for locating such facilities should 
be considered, and only where there is 
no alternative should they be sited in 
view sensitive locations, in which case 
decorative screening shall be required. 

The proposal plans to use the existing as-
built road network that exists on the property 
today, which was approved through a previous 
development application. All right-of-way 
widths proposed reflect the function of the 
street and are meeting the requirements set 
out by the Town of Cobourg. The proposed 
street fronting townhouses and Stacked 
Townhouse Dwellings will enhance the 
streetscape along Densmore Road by building 
the dwellings with high quality materials 
and will provide a sense of enclosure to the 
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remainder of the development. The proposed 
parking lot in the original and already approved 
proposal will be replaced with stacked 
townhouse dwellings which will further improve 
the streetscape along Densmore Road. 
Furthermore, the proposed private roads are 
designed to reflect an interconnected street 
system which will facilitate continuous and 
direct movement within the development area 
and the proposed parking for the proposal is 
designed in a manner to minimize any impacts 
along Densmore Road as the parking area is 
located to the North of the Subject Property, 
away from Densmore road which is located to 
the South of the Subject Property. All utilities 
and service areas proposed on the Subject 
Property are located away from Densmore 
Road as much as possible to ensure no 
negative impacts on the street.

e.	 5.2.2 Views

i.	 New development shall be designed 
to preserve, enhance and/or create 
significant views of the following features;

a.	 Lake Ontario;

b.	 View from the Harbour to the Victoria 
Hall Clock Tower in accordance with 
the requirements of the Harbour Area 
Secondary Plan;

c.	 Important institutional or other 
buildings;

d.	 Open spaces; and,

e.	 natural features

The Subject Property is not within close 
proximity to any of the listed features, 
and therefore the proposal on the Subject 
Property does not have any impact on the 
municipality’s objectives for improving views 
for new development in Section 5.2.2.



There is no heritage value, interest, or 
significance on the subject property and 
therefore the policies within this section of 
the Official Plan are not impacted through this 
proposal.

g.	 5.2.4 Landscape Design

There are no known existing environmental 
features existing on the Subject Property. 
However, the proposed development will 
maintain and/or enhance the character of 
existing developed neighbourhoods as the 
proposed residential use for the Subject 
Property is compatible with the existing 
neighbourhoods in close proximity. The 
proposal will also enhance the views and 
access off of Densmore Road. Furthermore, 
the proposal includes a stormwater 
management pond, which is further 
enhancing the landscaped design of the 
Subject Property. A detailed Landscaping 
Plan is to be submitted with the concurrent 
Site Plan Approval application and will ensure 
that the objectives of this policy are met.

h.	 5.2.5 Safe Community Design

a.	 To promote safety and security in public 
places and minimize the potential for 
crime, urban design should result in 
clear, unobstructed views of areas such 
as parking lots, parks, public institutions 
and open spaces, while streetscapes 
should be designed to encourage active 
public use and natural surveillance 
opportunities. In particular, the following 
measures shall be followed:

a.	 The Town shall ensure that appropriate 
landscaping is provided in new development 
and redevelopment to:

i.	 Maintain and enhance the character of 
existing developed neighbourhoods

ii.	 Allow for the creation of strong 
landscaped features in newly 
developing areas, including stormwater 
management facilities which shall be 
designated as important components 
of the Greenlands System, such 
that they will be incorporated in 
development in a manner which 
enhances views and access through 
street frontage; and 

iii.	 Protect and enhance environmental 
features and open space areas while 
having regard for the policies in Section 
4, Greenland Systems
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f.	 5.3.3 Areas of Heritage Value, Interest, or 
Significance.

i.	 Designated Heritage Conservation 
Districts and properties shall be subject to 
the provisions of the Ontario Heritage Act 
and the Heritage District Guidelines where 
applicable. However, there are other 
areas in the Town which can be regarded 
as having heritage value, interest or 
significance, including areas identified in 
consultation with the Municipal Heritage 
Committee (Heritage Cobourg), which the 
Town may establish as requiring special 
consideration with respect to the review of 
development applications.

i.	 The design and sitting of new 
building and structures shall provide 
opportunities for visual overlook and 
ease of public access to adjacent 
streets, parks, and open spaces

ii.	 Clear, unobstructed views to parks 
and open spaces shall be provided 
from adjoining streets;

iii.	 Appropriate lighting, visibility and 
opportunities for informal surveillance 
shall be provided for all walkways, 
parking lots, parking garages and 
open space areas;

iv.	 Landscape elements shall be 



selected and sited in order to maintain 
views for safety and surveillance;

v.	 The sharing of such facilities 
as parking and walkways shall 
be 	encouraged to increase use and 
public presence in such areas;

vi.	 Design which promotes a sense 
of community ownership for public 
spaces by maximizing use, control 
and surveillance opportunities by 	
occupants of adjacent buildings and 
frequency of use by the public shall 
be encouraged;

vii.	The provision of views into, out of and 
through publicly accessible interior 
spaces shall be encouraged; and,

viii.	 Design which precludes entrapment 
or the perception of entrapment 
through properly identified exits and 
signage shall be encouraged.

The Subject Property proposes unobstructed 
views, and eyes on the street around parking 
and amenity areas as well as all other 
areas within the proposed development. 
The Subject Property will provide adequate 
lighting throughout the development in order 
to maintain views for safety and surveillance.  
The entire development is interconnected 
through the incorporation of sidewalks which 
provides connectivity throughout the Subject 
Property. The shared components of parking 
and amenity space elements will create an 
increase in public presence and there will be 
no perception of entrapment as the Subject 
Property will provide the necessary signage 
through the entire development to guide the 
residents with clear direction. 

i.	 5.2.6 Accessibility and Visibility

a.	 It shall be a policy of the Town to work towards 
the goal of equal access for all persons to 
public buildings and facilities, and to encourage 

the public and private sector to adopt similar 
goals with respect to their facilities as required 
to implement the Ontarians with Disabilities 
Act. The Town shall work with the Cobourg 
Accessibility Committee and citizens to 
continually refine and update a comprehensive, 
long term strategy for implementation which 
identifies barriers and proposes options to 
overcome them, allocates resources for 
education and change and monitors progress 
towards those ends. In particular, the principles 
of universal design should be applied to all 
public spaces and within new developments to 
ensure access and visibility for all individuals, 
while recognizing the need for balance 
where designated heritage properties or 
properties in Heritage Conservation Districts 
are involved. Regard shall also be given to 
the Ontario Building Code and the Ontarians 
with Disabilities Act, as well as the Town’s 
Urban and Landscape Design Guidelines, 
the Heritage District Guidelines and, where 
appropriate, the Parks Canada Standards and 
Guidelines for the Conservation of Historic 
Places in Canada.

The Subject Property is being designed to 
provide 42 out of the 84 stacked townhouses 
as one-level units with no stairs within the 
interior of the units. This will increase the living 
opportunities to all residents within the Town 
of Cobourg; the design will allow individuals 
with disabilities to have improved access 
to dwellings that will suit the needs of an 
individual with disabilities. The development 
proposal meets the objectives of this policy 
and is in keeping with the vision put forward 
within the Town’s Urban and Landscape 
Design Guidelines, as well as the Ontario 
with Disabilities Act although the units are not 
considered to have a universal design. 

j.	 5.2.7 Active Transportation

In considering the design of public and 
private facilities, a key consideration 
shall be features which contribute to 
enhancements to the ability for movement 
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i.	 Direct and clearly defined pedestrian 
connections which form anextension of 
the public transportation system shall 
be required throughout sites with one 
main pedestrian connection between 
all 	buildings and all adjacent municipal 
streets and sidewalks, and secondary 
connections for improved pedestrian 
access as appropriate;

ii.	 Principal pedestrian routes shall be 
functionally separated from parking  
and driveway areas and should utilize 
a variety of surface materials, textures, 
colour, landscaping and changes in 
elevation

iii.	 On large sites street furniture such as 
benches, waste receptacles, bicycle 
racks and pedestrian level lighting 
should be provided along main 
pedestrian routes where appropriate; 
and,

iv.	 Opportunities for pedestrian 
connections with adjacent site should 
also be explored, and will be required 
wherever feasible

The Subject Property is proposed to be 
developed with pedestrian connectivity 
throughout the entire site through the inclusion 
of sidewalks, pedestrian crosswalks, and 
adequate lighting. The sidewalks on the Subject 
property will be connected to Densmore 
Road in order to provide unobstructed 
access to municipal streets and sidewalks. 

k.	 5.2.8 External Building Design

a.	 When considering, as part of site plan 
approval, the external design of buildings 
and the design of the adjacent streetscape, 
the Town shall take into account all the 
policies of this Plan, particularly the policies 
of this Community Design Strategy. In 
addition, in evaluating the external design 
of buildings the Town shall seek design 
which reflects the directions in the Town’s 
Urban Design and Landscape Guidelines 
and, in particular:

i.	 Includes sustainable building practices 
such as the use of green roofs and 
solar panels with the achievement of 
LEED or Energy Star or other similar 
certification or equivalent being 
encouraged

ii.	 Complements the massing patterns, 
rhythms, character and context of 
adjacent existing development, while 
recognizing that built form evolves over 
time and that new buildings should not 
necessarily replicate existing buildings;

iii.	 Clearly defines public and private  
spaces;

iv.	 Is designed to incorporate the principles 
of universal design to 	 ensure access 
and visibility for all individuals, while 
recognizing the need for balance where 
designated heritage properties and 
properties in Heritage Conservation 
District’s 	 are involved;

by pedestrians and bicyclists and other active 
transportation modes, as well as individuals 
with mobility challenges while recognizing the 
need for balance in Heritage Conservation 
Districts. These include additions to the Town’s 
trail system, the use of wide sidewalks, and the 
provision of bicycle parking and other facilities 
for bicycles. In particular, in considering 
pedestrian movement on specific sites, the 
following shall apply:

These pedestrian connections will be clearly 
identified throughout the Subject Property, and 
will function separately from the parking and 
driveway areas. There are no opportunities 
to provide pedestrian connectivity to adjacent 
sites through this proposal but the Subject 
Property will be connected to the adjacent 
developments through the municipal sidewalks 
along Densmore Road.



v.	 Is in scale with surrounding development 
and

vi.	 Is designed to ensure that all buildings...
are designed to animate and create 
a positive interface with the street 
through:

a.	 The use of architecture and 
facade treatment (e.g. landmark 
features, recesses, projections, 
canopies) of the buildings, 
including appropriate variation 
in materials and textures and 
colours of building ;

b.	 Front doors and generous real 
windows ,or in some cases three 
dimensional display windows, on 
any major walls facing streets

c.	 Strong pedestrian connections 
to the street, are carefully 
positioned to minimize impacts 
on the street; and,

d.	 The location of outdoor activity 
areas (e.g. patios), landscaping 
and other site design elements.
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The proposed development for the Subject 
Property is in keeping with the existing 
and planned context for massing patterns, 
rhythms, character and context of adjacent 
existing development. The development is 
within the official plan and zoning regulations 
for overall height at 2 and 3 storeys. The 
proposed street townhouses are designed to 
include a variation of materials and textures to 
enhance the interface with the street and have 
rear garages to protect the streetscape along 
Densmore Road. Sidewalks are proposed 
throughout the entire development, which will 
enhance the pedestrian connectivity to the 
street and minimize any impacts on the street 
by providing designated pedestrian walkways 
to provide future residents easy access 
throughout the neigbourhood. The proposal 

clearly identifies public and private spaces 
within the Subject Property by providing 
amenity space for all future residents as well as 
private space within each residential dwelling 
unit. Furthermore, the application proposes 42 
units which are designed to provide improved 
living opportunities for all individuals as 
they are one-floor and have no stairs within 
the interior of the units (See Schedule J for 
Building Elevations).

l.	 The policies related to the Elgin-Desmore 
Secondary Plan are contained in Section 12 
of the Official Plan.

m.	Under the Elgin-Densmore Centre Secondary 
Plan, the subject site is included in the 
Commercial/Residential area. The Plan in 
section 12.10.1 states that depending on 
the future nature of Densmore Road and the 
strength of the market for commercial uses in 
the north part of  Coburg, the lands designated 
Commercial/Residential may be used for 
either residential uses, commercial uses, or a 
combination of both 

n.	 12.10.2a Permitted Uses (Residential)

a.	 A full range of medium and high density 
residential uses shall be permitted. These 
shall include row and cluster housing, 
quadraplexes, street front townhouses, 
and apartments up to a maximum of 6 
storeys in height.

The Subject Property is proposed to be 
developed for residential uses only.  The built 
form being proposed is Street townhouses, 
and stacked townhouses with a density of 
50 units per hectare. There are street front 
townhouses proposed, and all dwellings are 
proposed to be fewer than 6 storeys in height, 
which helps meet the objective of this policy.

o.	 12.10.3 Area Policies

a.	 Co-ordination of development in the 



b.	 Applications for approval of development 
will be evaluated based on submission of:
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i.	 A concept plan for all lands owned 
by the applicant in the Commercial/
Residential designation indicating 
building envelopes, density, height, 
parking areas, vehicular access 
arrangements, landscaped areas, 
relationship to adjacent uses, where 
such information can be established, 
and pedestrian circulation including 
linkages to other key sites in the 
Secondary Plan area; and,

ii.	  A noise study where required to 
determine what noise attenuation 
measures are required to reduce 
noise to an acceptable level.

i.	 Due to the high visibility of the lands 
from Highway 401, buildings shall be 
designed in an attractive and high qual-
ity manner which will promote a posi-
tive image of the Town; in particular, 
buildings shall be designed to reduce 
the impact of the massing of the struc-

d.	 Commercial and residential uses, other 
than those in mixed use buildings, shall be 
zoned in separate zoning categories in the 
implementing zoning by-law.

A detailed Site Plan is being submitted with the 
Zoning By-law amendment application for the 
Town of Cobourg to review. This is being done 
to demonstrate that the site can be developed 
in a coordinated manner consistent with the 
draft by-law being proposed.  As seen on the 
site plan, the street line along Densmore Road 
is clearly identified through the location of the 
proposed street front townhouses as well as the 
stacked townhouses fronting onto Densmore 
Road within Building 11 and 12. The proposed 
floor space index for each residential dwelling 
unit is proposed to be within the minimum of 
0.5 and the maximum of 2.0 and there are no 
commercial components included on the lands 

c.	 Applications for approval of development 
will also be evaluated based on the 
following criteria and conformity with 
the policies in Section 12.10.4, 12.10.5, 
12.10.6 and, where reasonably applicable, 
12.7.2.e).

Commercial-Residential designation is 
essential to ensure high quality compatible 
uses. To ensure such co-ordination, it is not 
deemed appropriate to “prezone” these 
sites prior to the submission of specific 
development proposals. Therefore, all 
applications for development shall require 
an amendment to the Zoning By-law. 
Applications for amendments shall be 
evaluated in conformity with the policies 
of Sections 12.10.3, 12.10.4, 12.10.5 and 
12.10.6.

ture to portray an image consistent with 
the historical scale of development in 
Cobourg;

ii.	 Total building height does not exceed 6 
storeys with a minimum height of three 
storeys:

iii.	 A minimum of floor space index of 0.5 
and a maximum floor space index of 
2.0 shall be required, provided that the 
Town may consider a reduction in the 
minimum density for the initial phase 
of development where the approved 
development plan provides for the ul-
timate achievement of the minimum 
density;

iv.	 Siting of buildings clearly defines the 
street line along Densmore Road; and

v.	 Careful integration of commercial and 
residential uses to minimize conflicts, or 
clustering of such uses, with provision 
of adequate buffering, to minimize 
conflicts.



p.	 12.10.4 Residential Policies

a.	 The residential density of the lands in the 
Residential/Commercial designation shall 
not exceed 98 units per net residential 
hectare with a minimum density of 50 units 
per net hectare.

b.	 Medium or high density development shall 
be designed and sited in such a manner 
as to minimize their effect on adjacent land 
uses particularly low density residential 
uses

c.	 Adequate buffer planting and screening 
shall be provided between medium and 
high density residential uses and low den-
sity uses in order to provide for a reason-
able degree of compatibility and effective 
spatial separation.
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subject to the Zoning By-law amendment. The 
proposed Stacked Townhouse Dwellings will 
provide a better visual appearance on the 
Subject Property compared to the already 
approved Apartment Buildings off of Highway 
401. The design of the proposed buildings 
will ultimately be determined through the Site 
Plan Approval Process, but will be designed in 
a manner which will promote a positive image 
of the Town of Cobourg, and will be consistent 
with the historical scale of development. 

development is designed in a manner which 
meets the overall policy objectives within the 
Town of Cobourg’s Official Plan. The 123 
dwelling units will have a large contribution in 
helping the Town achieve their density targets 
for the year 2031, while providing a mix of 
built forms, which is encouraged within the 
Official Plan. 42 of the Stacked Townhouse 
Dwelling are designed as one storey units 
with no interior stairs to increase accessibility 
within the dwellings for people with disabilities 
which is also encouraged through the Town 
of Cobourg’s Official Plan. Further to the 
above, the proposal respects and reinforces 
the already existing site specific by-law scale, 
height, massing, lot pattern, building type, 
orientation, character, form and planned 
function of the Subject Property. The proposed 
development provides intensification in an 
area which is designated by both the County 
and Town for increased density, which further 
allows the proposal on the Subject Property 
to meet the objectives of the policy within the 
Official Plan We have reviewed all policies of 
the Town of Cobourg Official Plan and are of 
the opinion that this specific proposal conforms 
to the goals and objectives of the Plan.

The proposed development is within the density 
range for the Subject Property at 50 Units 
per net hectare as per the Elgin-Densmore 
Secondary Plan policies. The street fronting 
townhouses and stacked townhouse dwellings 
will enhance the streetscape along Densmore 
Road and improve the look from a visual 
perspective for the adjacent residential uses. 
The Subject Property will provide adequate 
separation from the existing Extendicare 
Cobourg facility to the East as well as Highway 
401 to the North and is separated from the 
existing low use residential uses across the 
street by Densmore Road. The proposed 



5.0

PROPOSED DEVELOPMENT



5.1 Zoning By-Law Amendment
The proposal would require a Zoning By-Law 
amendment to allow the development of 123 
dwelling units, with the built form consisting of 
townhouse dwellings and stacked townhouse 
dwellings.  The subject property has a current 
zoning “R4-18” which is to be deleted and 
replaced with the Zoning By-law Amendment 
found in Schedule K. The proposed Zoning By-
law Amendment is consistent with the existing 
site specific by-law for the Subject Property not 
withstanding some very minor changes to permit 
the proposed development. A zoning by-law 
amendment is required for all new development 
within the Elgin-Densmore Secondary Plan and 
the proposed development is in conformity with 
the Town of Cobourg’s Official Plan, and helps 
the Town meet the objectives of their Official 
Plan and Density targets through this application. 
The Draft By-law attached is being submitted for 
the purposes of permitted the concept plan as 
attached as Schedule K.

5.2 Red Line Revision
The purpose of the red-line revision is to amend 
Blocks 2 & 4 as well as creating Block 8 for the 
Amenity Area. Block 5 is to be amended to add 
the words “Residential”, which is permitted within 
the existing zoning permissions on the Subject 
Property. The redline revisions were completed 
on the draft approved plan from 2005 which was 
produced by Plantactics (See Schedule L). 

Schedule B - Coburg Zoning By-law Map 13
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Figure 7:Town of Cobourg Zoning By-law Map 13

Source: Town of Cobourg 
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6.0

SUMMARY & CONCLUSIONS



The proposed development is contemplated by 
the Policies of the Town of Cobourg Official Plan 
the County of North Humberland and represents 
a logical progression of the existing residential 
development within the Elgin-Densmore area. The 
proposal is also similar to the already approved 
zoning by-law amendment on the Subject 
Property, but is proposing stacked townhouses 
instead of Apartment Dwellings to meet different 
needs of all current and future residents of the 
Town of Cobourg.

While contributing to the overall variety of dwelling 
types available to the current and future residents 
of the Town, this development directly assists the 
Town in achieving a complete community with 
appropriate density that reflects current policy 
and plans for the Province. The development of 
the subject lands will contribute positively to the 
lives of the residents of the Town by implementing 
County Plan Policies and goals, and adding to the 
residential tax base within the Town and County. 

I hereby certify that this plan/report was prepared 
by or under the supervision of a Registered Profes-
sional Planner, within the meaning of the Ontario 
Professional Planner Institute Act, 1994.

Date: June 2nd, 2021
         

T.J. Cieciura, MSc MCIP RPP

Planner and Principal

Based on all of the information above, and after 
a review of all the supporting documentation, it 
is our professional opinion that the submitted 
applications should be approved to permit 
residential development as proposed.  This 
proposal is a logical extension to the existing 
development in the Elgin-Densmore area and 
will implement all applicable Provincial, County  
and Town policies while serving to enhance the 
lifestyle of all future residents.

6.0 Summary & Conclusions
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