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Introduction 

Purpose 

Groundswell Urban Planners Inc. was retained by Robert Mangoni to prepare a Planning Justification 
Report in support of a redevelopment proposal on lands municipally known as 106 Main Street in the 
Town of Newmarket.  The subject land (hereinafter referred to as the ‘Site’) is legally described as Lot 
7 of Registered Plan 222, Town of Newmarket, Regional Municipality of York, and is within the 
settlement boundary of the Town of Newmarket.   
In order to facilitate the redevelopment of the Site, a Zoning By-law Amendment application pursuant 
to the Planning Act is being submitted to the Town of Newmarket.  The purpose of the application is 
to amend the Town’s Zoning By-law No. 2010-40 to facilitate uses that are more compatible with the 
surrounding neighbourhood.  The proposal, application details and supporting studies form part of the 
overall submission. 

Report Structure 

This report will provide a context of the property and provide an analysis and justification focusing on 
the planning policy at the municipal, regional and provincial level specific to the Site.  A detailed 
review of the pertinent planning policy documents and legislation was undertaken including the 
Planning Act, R.S.O., 1990, c.P.13, Provincial Policy Statement (2014), the Growth Plan for the 
Greater Golden Horseshoe (2006) Office Consolidation (2013), the York Region Official Plan (April 
2016 Office Consolidation) and the Town of Newmarket Official Plan.  This report will cover the main 
supporting policy themes inherent in each of the above-mentioned documents with a greater focus on 
the municipal-level planning documents.  The report will also include proposed Zoning By-law 
Amendments for the Town to consider for the implementation of the proposed redevelopment. 

Description of the Subject Lands & Surrounding Land Uses 

The Site, rectangular in shape, is comprised of 650.70 m2 and is located at the southwest quadrant 
of Davis Drive and Main Street South (see Figure 1).  The Site currently has a two-storey single 
detached dwelling.  The rear of the property has a small parking lot.  A driveway along the southern 
property boundary leads to the rear.  
The site is found within an established and mature area of the Town, commonly referred to as the 
Historic Downtown Centre.  A mixture of land uses are found throughout Main Street; including 
residential and other commercial/retail type uses.  Main Street is a two-way street with one lane in 
each direction; some on-street parking is found on the east side of the street.   
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Figure 1 - Aerial Location 
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Proposal 
The redevelopment proposal is an internal renovation to the existing building.  No new building 
construction is proposed for the site.  Improvements and paving of the rear portion and driveway will 
improve the existing parking lot area.   

Interior improvements will be made to the existing building, with some improvements to the exterior, 
but the overall building will be maintained.  There are no additions being proposed to the existing 
building or extensions of the proposed building at this time. 
The uses being proposed include residential on the second floor and a variety of commercial/retail 
uses for the ground level as permitted through the requested zoning by-law amendment.   
 
 
 



Application for Zoning By-Law Amendment 
106 Main Street, Town of Newmarket 
December 2016 

 4 

Planning Framework  
An analysis of the applicable planning policies from the Province, Region and Municipality is provided 
herein as they pertain to and govern the development of the Site. 
In reviewing the Provincial Policy Statement (2014), the Growth Plan for the Greater Golden 
Horseshoe 2006 (Office Consolidation 2013), the York Region Official Plan (2010), and the Town of 
Newmarket Official Plan (September 2014 Office Consolidation) the following relevant and supporting 
themes have surfaced in the assessment of these documents and support the severance and 
addition of one singled detached dwelling for the Site: 

• Supporting the urban structure 
• Supporting intensification targets efficiently and effectively 

Provincial Policy Statement (2014)  
The 2014 Provincial Policy Statement (PPS) is the complementary policy document to the Planning 
Act.  It is issued under the authority of Section 3 of the Planning Act and, “…provides policy direction 
on matters of provincial interest related to land use planning and development.”  The PPS requires 
that decisions affecting planning matters “shall be consistent with” the policy statements established 
by the Plan.   
The proposed development respects the “Building Strong Healthy Communities” and “Wise Use and 
Management of Resources” policy sections of the PPS.  The following provisions of the PPS support 
these Provincial visions through efficient development/use of infrastructure: 
Policy 1.1.3.2: provides for a mix of land uses and densities for intensification and redevelopment. 
Policy 1.1.3.3: gives municipalities the authority to promote opportunities for intensification and 
redevelopment 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. 
The redevelopment of 106 Main Street South represents an opportunity for redevelopment that 
respects the surrounding community and maintains but also improves the existing building that is 
compatible with the surrounding building stock.  This is in keeping with the efficient use of 
infrastructure that is already in place and promoting an efficient use of land that does not compromise 
the community.  

Growth Plan (2006, Office Consolidation 2013) 

It should be noted that the Province of Ontario has recently released draft initiatives that propose 
changes to the Growth Plan.  While the author of the report has considered these policies and 
potential amendments in a broad perspective within the overall policy regime, they have not been 
analyzed for the purposes of this report as the Plan has not been finalized yet. 
The Growth Plan for the Greater Golden Horseshoe (Growth Plan), 2006 was introduced under the 
Places to Grow Act (2005) as a regional growth management strategy for the Greater Golden 
Horseshoe to the year 2041.  Currently, the Ontario Growth Secretariat is undertaking the first review 
of the population and employment forecasts contained in the Growth Plan.  The Growth Plan states 
that these forecasts will be reviewed at least every five years.  Municipal and regional official plans 
will require updating as part of the five-year review exercise to reflect the new numbers.  
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Figure 2 – Growth Plan 

Figure 3 - York Region Official Plan 

The Town of Newmarket is an identified settlement area 
within the Built-Up Area boundary of the Growth Plan and 
the subject site is located just outside of the Newmarket 
Centre (see Figure 2).  
The following policies of the Growth Plan support the 
proposed redevelopment of the subject site: 
Policy 2.2.2:  the Growth Plan as it relates to Settlement 
supports community development priorities/plans which 
encourage “cities and towns to develop as complete 
communities with a diverse mix of land uses, a range and 
mix of employment and housing types, high public open 
space and easy access to local stores and services”. 
Policy 2.2.3: the Growth Plan identifies that “…by the year 
2015 and for each year thereafter, a minimum of 40 per 
cent of all residential development occurring annually 
within each upper-and-single-tier municipality will be 
within the built-up area.”  Intensification is encouraged 
generally throughout the built-up area. 
The proposed redevelopment 106 Main Street supports a complete community as the proposed 
redevelopment is in line with the existing uses and is respectful of the character of the community. 
The policies of the Growth Plan are supported through the proposed redevelopment and is 
appropriate and compatible with the surrounding neighbourhood and maintains an effective land use 
pattern. 

York Region Official Plan (2010) 

The York Region Official Plan (YROP) 2010 (2016 
Office Consolidation) was written to replace and 
update the York Region Official Plan 1994.  The 
YROP 2010 was approved by the Minister of 
Municipal Affairs and Housing on September 7, 2010 
and appealed to the Ontario Municipal Board (OMB).  
Since then, the OMB has largely approved the YROP 
2010 and specific policies of the YROP 1994 have 
been repealed.  The most recent adopted and 
modified policies are dated as of June 2013.  A 
review of the 2010 version of the YROP was 
undertaken to identify Regional planning policies 
affecting the Site.   
The York Region Official Plan provides a 25-year 
framework for managing growth, land use and 
infrastructure.  

The proposed redevelopment is consistent with the policies of YROP and therefore does not require 
an amendment to the Plan.  The Site is located within the Region’s “Urban Area” designation (Figure 
3) as identified on Map 1 Regional Structure of the York Region Official Plan. 
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The Region will experience significant growth over the next 25 years.  Specifically, the Region 
identifies a population of 97,100 by 2031 for Newmarket.  This number supports the Grow Plan target 
of requiring a minimum of 40% of all residential development to occur in built-up areas commencing 
in 2015 and each year thereafter.  

Growth Management 

The Region plans to accommodate growth in Regional Centres and Corridors, Urban Areas, Towns 
and Villages, and new community areas.   
The following policies of the YROP support the proposed redevelopment of 106 Main Street South 
that would constitute smart land use development that is appropriate for the community: 
Policy 5.3.1 requires “That by the year 2015 and for each year thereafter, a minimum of 40% of all 
residential development will occur within the built-up area as defined by the Growth Plan” 
Policy 5.3.2 requires “That the York Region Intensification Strategy be implemented” 
Policy 5.3.2 a) identifies a local intensification target of 5,250 residential units for Newmarket; 
Policy 5.3.3. b) requires that local Intensification Strategies identify a role for each of the following: 

i. Regional Centres and Corridors; 
ii. Go Transit train stations and bus terminals, and subway stations; 
iii. Local Centres and Corridors; 
iv. Other Major Streets; 
v. Local Infill; and 
vi. Secondary Suites; 

Policy 5.3.6 requires “That intensification areas be planned and designed to achieve an appropriate 
transition of built from to adjacent areas”. 
The Region encourages infill and redevelopment that is compatible with existing built-form and 
surrounding community that would support the use of existing infrastructure.  The proposed 
development of 106 Main Street meets the policy objectives of the Region’s Official Plan for Local 
Infill. 
The development opportunity this site has as an infill complements the surrounding residential 
dwellings and does not impact the character of the community. 

Town of Newmarket Official Plan  

In accordance to the Town of Newmarket Official Plan (September 2014 Consolidation), the Site is 
designated ‘Urban Centre’ and more specifically falls within the ‘Historic Downtown Centre’.  The 
Historic Downtown Centre is “intended to be the heart of historic Newmarket and the cultural focus of 
the Town…Appropriate developments in the Historic Downtown Centre will help facilitate the 
achievement of all of the Plan’s strategic directions.” 
The Official Plan speaks to the revitalization of the Historic Downtown through “the mix and design of 
retail and service, office, institutional, entertainment, recreational and residential uses located along 
Main Street will continue to foster a sense of vibrancy and community in the Historic Downtown at an 
urban scale in harmony with the rich heritage of the surrounding residential neighbourhoods”.  The 
proposed redevelopment contributes to the vibrancy and community of the Historic Downtown 
Centre. 
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In accordance with Section 4.3.4 
Historic Downtown Centre, the 
permitted uses within this designation 
include retail and service, commercial 
uses, institutional uses, business and 
professional offices, and entertainment, 
educational and accommodation facilities.  
Residential uses up to 80 units per net 
hectare are also permitted. 
Other policies with respect to the Historic 
Downtown Centre that support the 
proposed redevelopment include the 
following: 
2. On-site parking requirements for 

specific non-residential 
development/redevelopment 
proposals in the Historic 
Downtown may be satisfied 
through off-street communal, 
municipally or privately owned 
parking areas located elsewhere in the Centre. 

6. Retail, service commercial and office uses along Main Street shall be encouraged to be 
grade-related in order to preserve and enhance the rich heritage of the area…Residential 
uses shall be encouraged on the upper floors of all buildings in the Historic Downtown.   

8. Improvements to the Historic Downtown in the form of infill development, upgrading and 
rehabilitation shall be encouraged, including the rear of buildings which are visible from 
adjacent streets, at a scale that retains the historic character of the area. 

10. Conversions of existing residential dwellings for business and professional offices may be 
permitted subject to an amendment to the Zoning By-law.  In considering an amendment to 
the Zoning By-law, Council shall be satisfied that: 

a. No change occurs to the existing superstructure of the host building; 
b. The building and site design is compatible with the character of the surrounding residential 

area; and, 
c. Adequate on-site parking is provided. 

The redevelopment plans for the subject property are supported by policies of the Historic Downtown 
as found in the Town’s Official Plan.  There is on-site parking for the proposed uses in the rear of the 
property with retail and service commercial to be located at ground level and residential on the upper 
floor.  The proposed development is for a conversion of an existing building for business and 
professional offices as promoted by the Official Plan.  
In accordance to Section 4.0 Urban Centres, the purpose of the Urban Centres designation are 
“areas where future growth and intensification will be directed recognize the existing residential 
development and ensure that new development is generally compatible with the existing character 
and density of the area”. 
As a result of maintaining the existing building, the proposed redevelopment is compatible and in 
keeping with the defining character of the area.   

Figure 4 – Town of Newmarket Official Plan 
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Figure 5 – Town of Newmarket Zoning By-law 

Town of Newmarket Zoning By-law No. 2010-40 

The Site is zoned Residential Detached Dwelling 9.7m (R1-F) Zone in accordance to Map No. 12 
(Figure 5) of the Town’s Zoning By-law.  The permitted uses for the R1-F Zone (Section 6.2) are as 
follows: 

• Dwelling Unit, Accessory (*1)(*2); 
• Dwelling, Detached 
• Bed and Breakfast Establishment (*3); 
• Home Occupation (*4) 
• Private Home Daycare (*5); 
• Group Home (*6)(*7); 
• Accessory Residential Structures 
• Accessory Uses per Section 4.1.1 

The purpose of the rezoning application is to amend 
the current zone from Residential Detached Dwelling 
9.7m (R1-F) Zone to Historic Downtown Urban Centre 
Zone (UC-D1) Zone.  The UC-D1 Zone is more 
appropriate for the Site considering the properties 
adjacent and all along Main Street are also found 
within the UC-D1 Zone.  The Site is one of the few 
remaining properties that have a residential zone in 
the Historic Downtown area. 
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Proposed Planning Act Applications 

Proposed Zoning By-Law Amendment 

The Zoning By-law Amendment proposes to amend the zone to Historic Downtown Urban Centre 
Zone (UC-D1) from the current Residential Detached Dwelling 9.7m (R1-F) Zone.    

The rezoning application will request a site-specific development standard to accommodate the 
proposed redevelopment.  A draft zoning by-law text and figure can be found as part of this 
application that detail the site specific standards to implement the proposed development. 
The permitted uses of the Historic Downtown Urban Centre (UC-D1) Zone are as follows: 

• Art gallery 
• Community Centre 
• Commercial School 
• Convenience School 
• Day Nursery 
• Domestic Animal Care Facility 
• Dry Cleaning Depot 
• Emergency Service Facility 
• Financial Institution 
• Funeral Home  
• Hotel 
• Institutional Day Centre 
• Laundromat 
• Library 
• Long Term Care Facility 
• Motor Vehicle Service Station (*1) 
• Museum 
• Office 

• Parking Garage 
• Parking Lot 
• Passenger Transportation Terminal 
• Personal Service Shop 
• Place of Entertainment 
• Place of Worship 
• Private Club 
• Restaurant  
• Retail Store 
• School, Elementary 
• School, Secondary 
• Service or Repair Shop 
• Studio 
• Apartment Buildings 
• Dwelling Unit 
• Group Home 
• Live Work Unit 
• Stacked Townhouse  

 
The zone standards for the UC-D1 Zone allow for a maximum height of 9.0m (3 storeys) and a 
minimum floor space index of 0.5 and maximum floor space index of 1.0.  There are no zoning 
standards for setbacks under the UC-D1 Zone. 
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Planning Analysis 
As noted in the Planning Framework section of this report, in reviewing the planning and policy 
framework relevant to the Site, a number of common themes have surfaced.  The Provincial, 
Regional and Municipal levels of planning policies and documents each address policies respecting 
efficient land use planning through growth management strategies that focus on intensification and 
infill in urban areas, and development that is compatible and respects the character of existing 
neighbourhoods.  These policy areas can be grouped into the following main themes, which are 
shared across each of the policy documents: 

• Supporting the urban structure 
• Supporting efficient and effective land use planning 

Urban Structure 

Redevelopment of the Site will support the urban structure of the Historic Downtown Centre. 
The subject site will contribute to the community structure of the Historic Downtown Centre by 
introducing uses that are aligned with the planned vision of this centre. 
The site is within a built up area with services readily available.  The Site is located within the ‘Urban 
Area’ land use designation in the YROP where infill is contemplated where appropriate.  The policies 
of the PPS and Growth Plan focus on directing growth and intensification in urban areas.  The PPS 
encourages municipalities to identify areas where redevelopment can occur (Policy 1.1.3.3).  The 
Growth Plan’s vision is to direct intensification within the exiting built up areas (Policy 2.1).   

Efficient Land Use Planning 

The proposed redevelopment is supported by the Provincial, Regional and Local policy and 
regulatory framework. 
The Region of York incorporated the provincial growth management strategy into their Official Plan.  
The Region’s Official Plan plans for significant growth to occur over the next 25 years.  
The proposed redevelopment of the Site contributes to growth as outlined the Region of York’s 
Official Plan.  The proposed redevelopment is keeping within the character of the surrounding 
neighbourhood.  The location of the site is within an area that supports mixed land uses and is readily 
serviced.  The rezoning is to support additional land uses that are appropriate for the area and 
compatible with the surrounding neighbourhood. 
The Region Official Plan and the other Provincial policies support redevelopment of sites in urban 
areas, efficient use of infrastructure and public service facilities and transit-supportive planning in the 
creation of efficient and complete communities. 
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Supporting Studies 
As a result of a pre-consultation meeting on August 25, 2015, the Town has requested supporting 
studies for this Zoning By-law Amendment.  The following is a summary of the reports that support 
this application. 

Phase One Environmental Site Assessment 

WSP was retained to conduct a Phase One Environmental Site Assessment for the subject property.   
The objective of the Phase One ESA was to determine any real or potential environmental liabilities 
associated with the Subject Property through the completion of a historical records review, site 
reconnaissance and interviews.  The results of the Phase One are documented in the report and 
reflect site conditions observed at the time of the site reconnaissance. 
Based on the assessment, no further investigation of the environmental quality of the soil and 
groundwater is warranted at this time.  Through the records review, interview and site 
reconnaissance, potentially contaminating activities (PCAs) were identified within the Phase One 
Study Area and on the Subject Property.  Based upon the Phase One Conceptual Site Model, each 
of the PCAs have been assessed and no areas of potential environmental concern (APECs) were 
identified on the subject property. 

Functional Servicing Report 

Basetech Consulting Inc. was retained to prepare a Functional Servicing Report for the subject 
property.  
The Functional Servicing Report concluded the following: 

• The existing water and storm servicing available can accommodate the proposed 
development.   

• The existing sanitary service will need to be replaced with a 150mm diameter service. 

Stormwater Management Report 

Basetech Consulting Inc. was retained to prepare a Stormwater Management Report for the subject 
property.  
The Stormwater Management Report concluded the following: 

• Discharges from the site will be controlled to the Pre-Development flows. 
• Excess run-off will be retained on site and discharged at the Pre-Development flows. 
• A filter bed will be installed to provide quality control. 
• Sedimentation and erosion controls will be provided during construction. 

 
 
 



Application for Zoning By-Law Amendment 
106 Main Street, Town of Newmarket 
December 2016 

 12 

Conclusions 
The Site, known as 106 Main Street is comprised of 650.70 square metres.  The Site is in an urban 
area, with existing infrastructure, which contributes to the economic development and takes pressure 
off of greenfield sites. 

The proposed additional uses are compatible with the surrounding properties and land uses and as a 
result of maintaining the existing building the built form is an efficient use of the land.   
The existing building maintains the land use pattern that contributes to the character of this area of 
the Town.  The amending application is site specific for the Site while supporting and enhancing the 
character of the neighbourhood.   
This redevelopment represents good planning through the adherence to local, regional and provincial 
policy frameworks that promote intensification, in this case local infill and redevelopment in urban 
areas. 
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Appendix 
1. Proposed Site Plan 
2. Zoning By-law Amendment Text and Figure 
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 CORPORATION OF THE TOWN OF NEWMARKET 
 

BY-LAW NUMBER 2016-XX 
 
A BY-LAW TO AMEND BY-LAW NUMBER 2010-40 BEING A ZONING BY-LAW.  
 
WHEREAS it is deemed advisable to amend By-Law Number 2010-40; 
 
BE IT THEREFORE ENACTED by the Municipal Council of the Corporation of the Town of Newmarket 
as follows: 
 
AND THAT By-law Number 2010-40, be and the same is hereby further amended by: 
 
1. Delete from Schedule “A’, Map No. 12, the R1-F and substituting therefore the Historic 

Downtown Urban Centre (UC-D1) Zone as shown more particularly on Schedule ‘A’ 
attached hereto, and forming part of this By-law. 

 
1. Adding the following regulations relating to the UC-D1-xx Zone Section 8.1.1 List of 

Exceptions: 
 

Exception Zoning Map By-Law Reference File Reference 

XX UC-D1 12 2016-XX … 

i) Location: 160 Main Street 

ii) Legal Description: Lot 7, Registered Plan 222, Town of Newmarket 

iii) Permitted Uses: All uses listed on the approved UC-D1 Zone 

 
2. AND THAT all other provisions of By-Law 2010-40, as amended, shall apply to the lands 

subject to this By-Law; 
 
ENACTED THIS                         DAY OF                          , 2016 
 
 
 
 
        __________________________ 
        Tony Van Bynen, Mayor 
 
 
 
 
        ___________________________ 
        Andrew Brouwer, Town Clerk 
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