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Unit Type Net Area  

(in ha) 

Proposed 

Number of 

Units 

Persons Per 

Unit  

(per Official 

Plan) 

Proposed 

Overall 

Residents 

Residents 

per Hectare  

Units per 

net Hectare 

Single 13.3 319 3.04 969.76 72.91 23.98 

Townhouse 5.51 215 2.40 516 93.64 39.01 

Total 18.81 534 - 1,485.76 78.98 28.38 



 

 

 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 





 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 



 



 





 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 









 

 

 

 

 

 

 

 

 

 

 





 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 







 

 

PRE-CONSULTATION MEETING MINUTES 

DATE: July 8, 2021 
FILE NUMBER: SV-PRE-2102 
PROPERTY ADDRESS: 8743 Highway 11 North, Township of Severn 
OWNER: LIV Communities 
AGENT/ APPLICANT: Eldon Theodore, MHBC 

 

ATTENDEES 
Ministry of 
Transportation 

Peter Dorton  

County of Simcoe Julie Nolan 
Township of Severn Andrea Woodrow, Planning Director 

Katie Mandeville, Senior Planner 
Tim Collingwood, Engineering Consultant 

Development Team Eldon Theodore, Lead Planning Consultant 
Amie Chung, Planning Consultant 
Katherine Rauscher, Planning Consultant 
Sam Badawi, Owner  
Scott Tarof, Environmental Consultant 
Ted Kruska, Engineering Consultant 
 

 

Development Proposal 

LIV Communities is proposing a Draft Plan of Subdivision that would consist of 811 
dwelling units. The draft plan is proposing 439 single detached, 222 townhouse units 
and a condominium multi-story building with 150 units, all of which would be on 
Municipal services.  

The proposed draft plan has been designed to include a distribution of housing types 
across plan, having the higher density/intensity along the corridors to Highway 11.  

With respect to the open space areas identified on the proposed draft plan, the 
applicant is seeking an opportunity to execute privately owned/publicly accessible park 
space to connect to other surrounding lands i.e., walkways, commercial uses (Webers), 
etc. along highway 11.  

The applicant wishes to promote pedestrian and active transportation movement. 



 

 

The easterly portion of the property for drainage as it moves towards Shadow Creek. 
This area has been identified on the Draft Plan to be enhanced and provide an open 
space for community use. Additionally, the applicant would like to offer water access for 
the community.  

The above noted subject lands were considered while completing Menoke Beach Draft 
Plan Phase 1 and proposed Draft Plan Phase 2. Using the subject lands, parkland 
dedication transfers and trails were made pre-emptively. The parkland dedication has 
already been completed in the form of a “pre” dedication to aid in the completion of 
Menoke Beach Draft Plans Phase 1 & 2. 

Note: The area outlined in red with hatching in the Northwest corner is not currently 
owned by the applicant and is not part of the development proposal.   

Concept Plan 

 

 

Staff/Agency Comments 

Ministry of Transportation, Peter Dorton, Senior Project Manager 

 A portion of the subject lands is within the MTO Permit Area 
 It would be desirable to make connections to local roads and adjacent 

neighbourhoods in case the highway becomes fully controlled (currently no plans 
to do so, but a possibility in the future) 



 

 

 If/when the highway becomes fully controlled, having more local road 
connections will be imperative.  

 There are currently no plans for an intersection/overpass to be completed at 
Menoke Beach Road and Highway 11.  The Ministry does not have a current 
Environmental Assessment for future expansion. The best guess as to where 
interchanges would go if/when the Highway is converted to a “freeway”, and 
those locations would most likely be where there are existing flyovers and 
interchanges. Someday this intersection could disappear, but it is not 
contemplated at this point in time. The local connections would be necessary.  

 No new accesses off of Highway 11 are being permitted and the existing 
entrances will be flipped to ensure access is off of a local road.  

  All public Road accesses are to be a minimum of 400m from Highway 11. The 
current proposed Draft Plan does not appear to meet this requirement.  

 The Traffic Study should review the following items:  
o The implementation of a 4-way intersection if the road entering the 

development is changed.  
o  The intersection at highway 11 and Menoke Beach Road as well as the 

queuing at the accesses of the proposed Draft Plan and whether or not a 
signalized intersection is required. 

o The distance of the first entrance into the subdivision from Highway 11. 
The first access shown from Menoke Beach Rd. is too close, but the 
second access, opposite Ardtrea may be feasible, subject to queuing 
analysis in the TIS. 

o Other ways to access the subject lands locally from other subdivisions. 
o Lighting plans to ensure they do not affect the Highway 
o Stormwater Management to ensure no negative impact on Highway 11. 
o Detailed grading/servicing plans to show no negative impacts on Highway 

11. 
 

 A connection to Weber’s would be desirable if possible.  
 MTO will have to review the proposed lot fabric in relation to whether or not any 

road widening of the Highway would be required for taking.  
 A 14 metre minimum setback from Highway 11 is required for any buildings / 

structures, essential land uses.  
 MTO can provide a list of conditions that would be required with respect to 

development along the Highway upon circulation of formal draft plan of 
subdivision application.  

 Through the findings of the Traffic Study, if there are any upgrades or 
improvements required to any ramps, intersections, overpasses etc., it would be 
the developer’s responsibility to pay for these improvements including design, 
construction etc. Legal agreement between owner and MTO would be required if 
approved TIS identifies need for highway improvements. 



 

 

Simcoe County, Julie Nolan, Planner III 

 From a policy conformity perspective, the proposed subdivision is in the 
Settlements designation of the County Official Plan and generally conforms to the 
Settlements policies.  

 A review of the site conditions i.e., natural heritage features, species at risk, etc. 
will need to be completed to ensure the suitability and form of the development 
and ensure no negative impacts and/or mitigation as found appropriate. 

 Part of the lands are within the Delineated Built Boundary identified by MMAH, as 
the majority is outside. Please review these policies with respect to densities.  

 Further investigation into the servicing capacity is required to confirm the phasing 
and dictate the density of the proposed Draft Plan. Please work with the 
Township to confirm.  

 Typically, two entrances are preferred for emergency services to access the 
subdivision. The Traffic Study should explore the options to incorporate this in 
conjunction with MTOs 400m intersection spacing criteria from Highway 11.  

 With respect to the design of the internal roadways, it may more efficient and 
desirable to have development on both sides of the street instead of a single 
sided road adjacent to open space (this speaks specifically to the road along the 
south boundary). Additionally, to prevent individual subdivisions becoming stand-
alone “island” type developments, it is encouraged to create a more complete 
community by connecting the proposed Draft Plan with adjacent 
neighbourhoods/Draft Plans.  

Township of Severn, Andrea Woodrow, Planning Director, Katie Mandeville, Senior 
Planner 

 It would be desirable to incorporate a commercial/convenience block within the 
proposed subdivision based on the location and size of the proposed 
development.  

 There are a couple developments to the north of the subject lands that have 
provided parkland dedication for future trail connections. Lands within the 
shadow creek area were dedicated to the Town for future park and trail 
purposes. The Township is undertaking a recreational master plan so there will 
be opportunity for connections for potential pedestrian connectivity. Please follow 
up with the Township for more information.  

 The Township of Severn has a maximum of 3 stories due to Fire services’ lateral 
fire trucks. Buildings higher than 3 storeys are not permitted due to fire safety 
restrictions.  

 The proposed Draft Plan exceeds the prescribed density of the Official Plan. An 
Official Plan Amendment is required.  

 The subject lands are within an intake protection zone (IPZ2). Severn Sound 
Environmental Association (SSEA) provides environmental review services to the 
Township of Severn and acts as their Risk Management Official. 



 

 

 With respect to remaining water and wastewater capacity in West Shore, a report 
from 2018 (Township is undertaking uncommitted capacity reports to evaluate 
development capacity) stated that approximately 17090 additional units for water 
and 890 units for wastewater. However, that does not reflect what is left as of 
July 2021 due to recent subdivision approvals. Please confirm with the Township 
the capacity and sequencing of the next servicing EA to determine phasing. The 
next EA commences once servicing is at 85% capacity.  

 SSEA works with the Township as a peer reviewer for all environmental works. 
Should the applicant wish to engage them earlier on in the process, a deposit 
would be required for their time. Engaging SSEA early on in the process will help 
better scope the environmental works to be completed.  

 Please review the Township’s pre-consultation form if you wish to engage the 
Township’s engineer or peer reviewers while scoping and initiating the process.  

 

Questions/Discussion 

 During the Public Information Meeting held for Menoke Beach Phase 2 Draft Plan 
of Subdivision, community members had concerns about the traffic and road 
quality along Ardtrea Drive/Campbell Road. The Traffic Study should address the 
additional traffic and access to the interchanges/bridge both north bound and 
southbound d, ability to take on study should include volumes from Ardtrea, and 
southbound access to southbound traffic access to highway 11.  

 The Township would like the exploration of local road connections from the 
proposed draft plan to other adjacent subdivisions. The applicant will explore the 
possibility to connect to local roads, however, there is a PSW and 
environmentally sensitive areas along the river and this may not be feasible to 
the south/east. The applicant would also need permissions from other 
landowners. The Township offered that there are still some vacant lots to the 
south along Amigo Drive Cres. (Simcoe Estates), that there may be some 
opportunity for a connection to link communities.  Having that connectivity would 
be desirable to better connect the community.  

 The applicant is happy to explore the feasibility of the option to link another road 
to other communities, however, due to the environmental features, it is difficult to 
create trails, roads, etc. while maintaining buffers. Further investigation through 
the EIS will determine what is on the ground and whether these types of 
connections are possible.  

 Applicant would like water access along Shadow Creek canal system asking if 
the Town sees any issues with this waterway connection. The Town had no 
immediate concerns provided the results of the EIS prove to support it. The Town 
did note that the canal is very dry Aug-Sept. and has been dredged in the past.   

 The Town suggested having more public consultation at the front end to mitigate 
any concerns or questions from local homeowners.  



 

 

 

Next Steps 

 Revisions to the Draft Plan based on the pre-consultation discussion.  
 EIS 
 Confirmation of the servicing capacity from the Township to determine the 

phasing and potential for units 
 Review of the geotechnical/hydrogeology by Azimuth to determine the feasibility 

of the site 

Additional Information and Material Required for Complete Application  

Legal & Related 

 Legal and/or Topographic Survey 
 Parcel Register/PIN Abstract 
 Corporate Profile or Articles of Incorporation 

Historical & Environmental Conditions 

 Archaeological Assessment 
 Environmental Impact Study 
 Tree Identification/Preservation Plan  

Policy Review & Supporting Studies 

 Planning Justification Report 
 Commercial Needs Study (To demonstrate if it is or is not feasible/needed for a 

complete community) 
Architectural, Urban Design and Master Planning 

 Landscaping Plan 
 Conceptual Building Renderings 
 Open Space/Trail/Active Transportation Plan 
 Urban Design Report/Guidelines 

Engineering/Technical Plans, Studies and Reports  

 Servicing Plan 
 Functional Servicing Report 
 Geotechnical/Soil Stability Report 
 Hydrogeological Study/ Hydrology Study or Water Budget 
 Lot Grading Plan  
 Operations and Maintenance Manual (should you have condominium elements) 
 Lighting Plan per MTO specifications  



 

 

 Stormwater Management 
 Traffic Impact Study including on ramp to Highway 11, off ramp to Menoke Beach 

Road and surrounding roads to the proposed development 
 Watershed/Sub-watershed / Source Water Protection Study 
 Acoustic Study 

Other 

 Pre-consultation comments response matrix 
 One (1) digital copy of all submission materials  

 

The above list should be used with respect to the initial submission in deeming the 
application complete. Upon further review of the submitted materials, it may be 
determined that further investigation/studies may be required. 
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APPROVED IN ACCORDANCE WITH SECTION 51(31) OF THE PLANNING ACT RSO, 1990, CHAPTER

P.13, AS AMENDED

THIS _______________ DAY OF _______________________, 20_____

DRAFT PLAN OF SUBDIVISION
File Name

Project

Legal Description

Stamp

Owner's Certificate

DATE:

I HEREBY AUTHORIZE MACNAUGHTON HERMSEN BRITTON CLARKSON PLANNING LIMITED

TO SUBMIT THIS PLAN FOR APPROVAL.

Area Schedule

Scale Bar

Revision No. ByDate Issued / Revision

Additional Information Required Under Section 51(17) of the Planning Act R.S.O. 1990, c.P.13 as Amended

A. As Shown                                               B. As Shown                                       C. As Shown

D. Residential, Parkland E. As Shown F. As Shown

G. As Shown H. Municipal Water Supply (Piped) I. Tioga Loamy Sand

Lovering Silty Clay Loam

Alliston Sandy Loam
J. As Shown K. All Services As Required

L. As Shown

Dwg No.

1 of 1

Date
November 9, 2021

File No.
15226X

Checked By
E.T.

1:2000 (Arch D)

Drawn By
T.H.

Plan Scale

Other

8743 Highway 11
Draft Plan of Subdivision

PART OF LOTS 3, 4, AND 5

CONCESSION 9 (NORTH DIVISION)

(GEOGRAPHIC TOWNSHIP OF NORTH ORILLIA)

NOW IN THE

TOWNSHIP OF SEVERN

COUNTY OF SIMCOE

MEASUREMENTS SHOWN ON THIS PLAN ARE IN METRES AND CAN BE

CONVERTED TO FEET BY DIVIDING BY 0.3048

LIV Communities

Surveyor's Certificate

DATE:

I HEREBY CERTIFY THAT THE BOUNDARIES OF THE LAND TO BE SUBDIVIDED ON THIS PLAN

AND THEIR RELATIONSHIP TO THE ADJACENT LANDS ARE ACCURATELY AND CORRECTLY

SHOWN.

J.D. BARNES LIMITED

PIER DE ROSA- O.L.S.

LANDS

SUBJECT 

NOT TO SCALE

KEY PLAN

Units AreaLots/BlocksDescription

Total 534 45.45 ha (112.31 ac)

11m (36') Single Detached 9-11, 44-91, 130-132, 135-140,

164-229, 232-233, 238-239,

242-265, 271-287

6.36 ha (15.70 ac)

12.2m (40') Single Detached 1-8, 12-43, 92-129, 133-134,

141-163, 230-231, 234-237,

240-241, 266-270, 288-318

6.94 ha (17.14 ac)

170

6.1m (20') Townhouses Block 1-31 5.51  ha (13.62 ac)

Street A-K 8.42  ha (20.80 ac)

DIRECTOR OF PLANNING, DEVELOPMENT AND TOURISM

COUNTY OF SIMCOE

Open Space Block 33, 36, 37, 38, 39, 40, 42 1.07  ha (2.63 ac)

Pump Station Block 47 0.10  ha (0.25 ac)

Environmental Protection Area Block 32, 34, 35, 41, 45 13.83  ha (34.18 ac)

Stormwater Management Pond Block 43, 44 3.07  ha (7.59 ac)

Waterfront Access Block 46 0.15  ha (0.38 ac)
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