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1.0 INTRODUCTION 

On behalf of the property owners at 1 Dunsford Lane, Innovative Planning Solutions is 

pleased to submit these revisions to the Planning Justification Report (PJR) dated 

December 19, 2025. This Revised Report has been prepared in support of the concurrent 

Zoning By-law Amendment (ZBA) and Consent to Sever applications, which proposed the 

creation of two (2) new residential lots through the severance of the existing property. 

 

This Report updates the previously submitted PJR to reflect revised information arising 

from the updated survey, including changes to the proposed lot areas, as well as to 

address preliminary comments received from Township Planning staff. The purpose of 

this submission is to provide additional clarification and further planning justification in 

response to the updated information and staff feedback.  

 

For ease of reference, all amended and supplementary information has been detailed in 

blue within the document.  

 

Innovative Planning Solutions (IPS) has been retained by Interra Lands Inc. C/O Richard 

Weldon (owner) to prepare a Planning Justification Report relative to the proposed Zoning 

By-law Amendment (ZBA) and Consent to Sever applications on lands municipally known 

as 1 Dunsford Lane (Figure 1), legally known as Lot 19, Concession 7, Township of Tiny, 

County of Simcoe (Subject Lands).  

 

The purpose of this Planning Justification Report (Report) is to review the Proposed 

Development in terms of consistency, compliance, and conformity with relevant Provincial 

and Municipal planning policy, plans, guidelines and regulations. The purpose of the 

Proposed Development is to rezone the lands from ‘Shoreline Commercial’ to ‘Shoreline 

Residential Exception No. XX (SR-XX)’ and a one lot severance, to ultimately permit two 

(2) single-detached dwellings through the Consent application.  

 

This Report will review the applicable policies found within the documents noted below to 

demonstrate consistence with good planning principles: 

 

 Planning Act, R.S.O. 1990, As Amended; 

 Provincial Planning Statement, 2024 (PPS); 

 County of Simcoe Official Plan, 2023; 

 Township of Tiny Official Plan, 2021; 

 Township of Tiny Zoning By-law 22-075; 
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2.0 SITE DESCRIPTION AND SURROUNDING LAND USES 

The Subject Lands are located within the Township of Tiny, on the shores of Georgian 

Bay. They have an approximate lot area of 0.67 hectares (6,713 m2) with approximately 

174.52 meters of frontage along the Nottawasaga Bay (Georgian Bay) and 143.44 meters 

along Dunsford Lane.  

 

To the south of the Subject Lands is an unopened road allowance that does not have an 

assigned street name. The road allowance is used primarily for pedestrian access to the 

beachfront and as such does not function as a developed roadway. 

 

As shown on Figure 1, the Subject Lands are irregular triangular shape. Subject Lands 

currently hold three (3) vacant buildings, historically used as a small beach front 

motel/resort, these neglected buildings are to be demolished through the proposed 

development process. Site photos are included in this submission under Appendix 9. 

 

The surrounding land uses are described below (see Figure 2): 

 

North:  Directly north of the Subject Lands is where Dunsford Lane intersects with 

the beach area due to the triangular angle an unopened Road Allowance 

not maintained by the township, providing residents of Tiny Township 

access to Georgian Bay, specifically Wymbolwood Beach. The lands further 

north are zoned ‘Shoreline Residential (SR)’ consisting of single-detached 

dwellings. 

 

East: East of the Subject Lands is Dunsford Lane and Tiny Beaches Road South, 

on the other side of which are additional lands zoned ‘Shoreline Commercial 

(SC)’ in the form of a small resort offering family cottages. Further east are 

woodlands designated ‘Greenlands’ and ‘Environmental Protection.’ 

Approximately 100 meters east is a Provincially Significant Wetlands.  

 

South: South of the Subject Lands is an additional unopened not maintained road 

allowance to provide access to the beach for Tiny residents. The lands 

further south are zoned ‘Shoreline Commercial (SC)’ in the form of a small 

beach front motel/lodge. Further south are lands zoned ‘Shoreline 

Residential (SR)’ consisting of single-detached dwellings. 

 

West: West of the Subject Lands is the beach area & shoreline of Nottawasaga 

Bay, Georgian Bay. 
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3.0 EXISTING LAND USE PERMISSIONS  
This section of the Report provides an overview of existing land use designations that 

apply to the Subject Lands. It includes the consideration of the: 

 

 County of Simcoe Official Plan, 2023; 

 Township of Tiny Official Plan, 2021; 

 Township of Tiny Zoning By-law 22-075; 

 

The Township of Tiny is currently undergoing an amendments to their Official Plan and 

Zoning By-law with respect to the Interim Control Shoreline By-law for shoreline areas in 

proximity to Georgian Bay. A Special Council Meeting was held on May 26, 2025, pursuant 

to Section 240 of the Municipal Act, 2001, to: 

 

further establish a policy and regulatory framework in the Township planning 

documents to assist in the management of site alteration, shoreline retaining walls 

and fences in proximity to Georgian Bay and the 178 metre G.S.C. elevation. The 

Township has also passed By-law 25- 040 (the ‘Shoreline By-law’) under the 

Municipal Act to establish a permitting process for site alteration, shoreline 

retaining walls and fences in proximity to Georgian Bay. 

 

These three By-laws were enacted, however, they are currently undergoing an appeal 

before the Ontario Land Tribunal.  This Report has taken these amendments into 

consideration, while the analysis and conclusions are based on the policies and 

regulations currently in effect.  
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3.1 COUNTY OF SIMCOE OFFICIAL PLAN, 2023 

Schedule 5.1 – Land Use Designations of the County of Simcoe Official Plan, 2023, 

designates the Subject Lands as within the ‘Rural’ designation (Figure 3) and have been 

identified as being within a Highly Vulnerable Aquifer area (Figure 4) per SCOP Schedule 

5.2.5.  
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3.2 TOWNSHIP OF TINY OFFICIAL PLAN, 2021 

Schedule A of the Township of Tiny Official Plan, 2021, designates the Subject Lands as 

‘Shoreline’ (Figure 3). The Shoreline land use designation permits the proposed 

residential use, and therefore no Official Plan Amendment is required.  
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3.3 TOWNSHIP OF TINY ZONING BY-LAW 22-075 

The Township of Tiny Zoning By-law 22-075 identifies the Subject Lands as ‘Shoreline 

Commercial (SC)’ (Figure 4).  

 



Planning Justification Report 

 

Planning Justification Report  Township of Tiny 
IPS File No. 21-1161  Page 12 

4.0 DESCRIPTION OF DEVELOPMENT 

The proposed development represents an opportunity to develop an underutilized parcel 

within the Township of Tiny totaling lot area 0.67 hectares (6,713 m2).  

 

A Zoning By-law Amendment (ZBA) is required to rezone the lands from ‘Shoreline 

Commercial (SC)’ to ‘Shoreline Residential (SR)’ with special provisions as outlined in the 

Development Standards Table 1. The Subject Lands currently contain three (3) vacant 

structures formerly associated with a resort/motel use. These structures are proposed to 

be removed through the redevelopment process of two (2) single detached residential 

dwellings.  

 

The proposal consists of a severance to accommodate two single detached residential 

dwellings, each with separate pedestrian access to the shoreline of Georgian Bay and 

vehicular access from Dunsford Lane (Appendix 1). The design of the dwellings 

compliments each other and provides for additional space for habitation and enjoying the 

amenities the shoreline of Georgian Bay has to offer. Although the north cottage (severed 

lot) is shown within the Dynamic Beach Limit on the Site Plan (Appendix 2) it is 

cantilevered over the beach, resulting in no physical occupation or disturbance, as shown 

in the north cottage floor plan and elevation (Appendix 4). The south cottage (retained 

lot) is located entirely outside of the dynamic beach limit as shown on the south cottage 

site plan (Appendix 3) also including floor plans and elevations (Appendix 5).  

 

As shown on the updated survey, dated 2/24/26 (provided under separate cover), the total 

lot area above the 178-meter contour is 3,734.91 m2. Of this, Part 1 (severed lot) 

comprises 1,48854 m2 and Part 2 (retained lot) comprises 2,246.37 m2.  

 

The Subject Lands are currently configured in a triangular shape, with frontage along 

Dunsford Lane and an additional frontage along a public road allowance to the south, 

both of which provide  beachfront public access. As a result of this unique lot shape and 

layout, the proposed severance creates two distinct lot configurations. The proposed 

south lot (retained lot) is considered a corner lot, as it abuts both Dunsford Lane and the 

public road allowance. Accordingly, the lot has a front yard along (Dunsford Lane) with 

proposed access, exterior yard (south), interior yard (north) from lot lines and west lot line 

abutting the beach classified as the rear yard. The proposed north lot (severed lot) is 

configured as a standard interior lot, with frontage solely on Dunsford Lane. The interior 

side yard between the two proposed lots located to the south, the other interior at the 

northmost point of the lot, and the rear lot abutting the beach area, reflecting the triangular 

shape of the parent parcel.  
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The proposed lot lines, frontages, and yard designations have been established in 

recognition of the triangular nature of the site and are intended to ensure that front and 

side yard setbacks are applied logically and consistently with the Zoning By-law 22-072. 

This configuration allows both lots to function appropriately, and to generally comply with 

applicable setback requirements, with site specific zoning provisions to be addressed 

through the proposed Zoning By-law Amendment, as detailed in the Development 

Standards Table 1.  

 

Each proposed dwelling will be provided with site access off Dunsford Lane. As required 

by the Township of Tiny Public Works Department, the road allowance will be improved 

to municipal standards to accommodate access, road operations, snow storage, plow 

movements, beach access, and existing permitted parking as seen through the submitted 

engineering report from Crozier (Appendix 7 & 8). In addition, the development has been 

designed with reference to the features identified within the dynamic beach limit 

(Appendix 6), establishing a protective setback for all structures and ensuring that no 

building footprint encroaches on the defined dynamic beach hazard area. 

 

The Subject Lands are relatively flat with a slight downwards slope towards the waters of 

Georgian Bay, to the west. Trees and vegetation are present on the site, generally located 

throughout, running north south through the middle of the site. The existing vegetation is 

proposed to be largely preserved to provide a natural buffer and form of environmental 

preservation, as shown in Appendix 7, on the General Servicing and Grading Plan, 

prepared by Crozier.  

 

Parking for the proposed north dwelling will be provided in the driveway, and for the south 

lot in the driveway and attached garage. Adequate parking for each lot will be provided in 

accordance with the Zoning Bylaw regulations.   

 

5.0 PROPOSED APPLICATION  

The intent of the subject application is to obtain approval for a Zoning By-law Amendment 

(ZBA) under Section 34 of the Planning Act, with the intent to apply for a future Consent 

to sever application, under Section 53(1) of the Planning Act, to permit the development 

of two single detached dwellings on separate lots (refer to Appendix 2 & 3 for north and 

south Site Plans).  

 

The subject application for ZBA proposes to rezone the Subject Lands from ‘Shoreline 

Commercial (SC)’ to ‘Shoreline Residential Exception No. XX (SR-XX)’ in order to permit 

the proposed residential development. The consent application facilitates one severed lot 



Planning Justification Report 

 Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161  Page 14

   

(north), and one retained lot (south) each comprised of a single detached dwelling. The 

requested exceptions for the proposed development are listed below and found in 

Appendix 10 and Table 1 below: 

 

Table 1: Development Standards  

 

Township of Tiny Zoning By-law 22-075: Table 5.2 Residential Zones  

 

Provisions Standard Proposed Severed Lot 

(North) 

Proposed Retained Lot 

(South) 

 

Minimum Lot Area 

 

4,000 m2 3,175 m2 3,538 m2 

Minimum Lot 

Frontage 

 

30 m 101.90 m 32.29 m 

Minimum Required 

Front Yard 

 

8 m 8 m 8.54 m 

Minimum Required 

Exterior Side Yard 

 

8 m NA 3.21 m (South) 

Minimum Required 

Interior Side Yard 

3 m and 1.8 m 

(Refer to Section 

2) 

 

3.69 m (South) 

Plus 6 m (North) 

3.05 m (North) 

Minimum Required 

Rear Yard 

7.5m 31.0 m (from water’s 

edge elevation of 

176.3) 

  

34.54 m (from water’s 

edge elevation of 176.3) 

Maximum Lot 

Coverage 

25% 10.72% 

 

Total GFA = 159.65 m2 

Area Above 178m = 

1,488.54 m2 

 

19.91% 

 

Total GFA = 447.29 m2 

Area Above 178m = 

2,246.3 m2 

Maximum Height  

 

 

11 m 9.36 m 10.97 m 
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Township of Tiny Zoning By-law 22-075: Section 2.30 Special Setbacks 

2.30.1.1 Setbacks from 178 meter Elevation 

 

The main building 

including a 

covered porch or 

bunkie shall be 

setback a 

minimum of 45 

metres from the 

178 metre G.S.C. 

elevation adjacent 

to Georgian Bay. 

 

45 m 9.30 m (dwelling) 

6.18 m (deck) 

12.97 m (dwelling) 

12.14 m (deck) 

 

5.1 SPECIAL PROVISIONS – Rational  

As a result of the proposed Zoning By-law Amendment to permit residential use on the 

Subject Lands, along with the proposed severance, site specific zoning exceptions are 

required. Five (5) special provisions to the proposed Shoreline Residential (SR) zone 

classification are required in order to facilitate the proposed development. The following 

section will identify each of the expectations requested and provide planning justification 

for each. 

 

The permitted uses in the SR zone include, but are not limited, to single-detached 

dwellings. The Proposed Development seeks to facilitate 2 single-detached dwellings, 

which represent a form of residential development supported by the Provincial, County, 

and Municipal planning policy. The proposed built form aligns with the established 

character of the surrounding neighbourhood, which is comprised of residential dwellings 

and seasonal cottages. Accordingly, the Proposed Development is appropriate within the 

SR zone and maintains conformity with the applicable planning framework.  

 

5.1.1 Minimum Lot Area  

Section 5.0, Zone Standards, Table 5.2 of Zoning By-law 22-075 requires a minimum lot 

area of 4,000 m2 for development within the Shoreline Residential Zone. The Proposed 

Development seeks site specific relief to permit a severed lot (north) with an area of 

approximately 3,175 m2 and a retained lot (south) with an area of approximately 3,538 

m2.  

 



Planning Justification Report 

 Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161  Page 16

   

The proposed north severed lot represents a reduction of approximately 825 m2 from the 

required minimum lot area, about a 20% reduction, while the south retained lot represents 

a reduction of approximately 462 m2, about an 11.5% reduction. These reductions are 

modest in scale and are consistent with the existing pattern of development in the 

surrounding shoreline neighbourhood, where a significant number of lots are undersized 

and do not meet the lot area minimum requirement of 4,000 m2. This is shown in the 

below Table 2.  

 

Table 2: Approximate Surrounding Residential Lot Sizes 

Address  Lot Size  

636 Tiny Beaches Road South 818.78 m2 
634 Tiny Beaches Road South 795.24 m2 
Proposed Severed Lot (North) 3,175 m2 
Proposed Retained Lot (South) 3,538 m2 
616 Tiny Beaches Road South 1,440.92 m2 
614 Tiny Beaches Road South 1,608.06 m2 
612 Tiny Beaches Road South 1,437.29 m2 

 

The minimum lot area standard is based on the cumulative area required per dwelling 

type, however Zoning By-law 22-072 does not fully recognize the historical development 

pattern of the surrounding shoreline area, which was created prior to the introduction of 

current zoning standards. As a result, many existing SR lots in the area function 

appropriately although below the required lot area and are classified as legal non-

complying lots. 

 

The unique triangular configuration of the Subject Lands directly informs the proposed 

severance and lot layout. The proposed lot configuration has been carefully designed to 

efficiently utilize the available land area while maintaining functional lot shapes that can 

appropriately accommodate parking, vegetation retention, and development outside of 

identified site constraints, including shoreline-related limitations. Adequate space is 

provided on each lot to support on-site parking and to protect existing and proposed 

vegetation, contributing to the maintenance of the established streetscape and shoreline 

character. 

 

Despite the reduced lot areas, both proposed lots are capable of accommodating single 

detached dwellings together is improved servicing. The configuration allows for the 

installation of updated septic systems that are set back from the shoreline of Georgian 

Bay, which contributes to the enhanced environmental protection of the shoreline area.  

 

Overall, the requested site-specific lot area exemptions are minor in nature, maintain 

consistency with the surrounding neighbourhood character, and support orderly and 
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contextual site development that is capable of providing appropriate individual services 

and site access. The proposed lot areas uphold the general intent of the Zoning By-law 

while improving servicing, regard for shoreline setbacks, and appropriate redevelopment 

of an underutilized property. 

 

5.1.2 Minimum Required Exterior Side Yard   

Zoning By-law 22-072 required a minimum exterior side yard setback of 8 meters, 

whereas the Proposed Development requests a reduces exterior side yard setback of 

3.21 meters along the southern portion of the south retained lot. Although this represents 

a reduction from the standard, the requested setback is appropriate and takes into 

consideration the unique characteristics of the Subject Lands.  

 

The reduced exterior side yard abuts and unopened municipal road allowance, which 

does not contain and is not intended to accommodate buildings or structures. This road 

allowance functions as a pedestrian access to the beachfront. The proposed reduced 

setback does not abut a residential lot and does not present land use compatibility 

concerns typically associated with exterior side yard reductions.  

 

The lands located south of the unopened road allowance at 628 Tiny Beaches Road 

South contain a motel/resort structure that is situated approximately 3.5 meters from its 

property line, based on Simcoe County Interactive Mapping. In this context, the proposed 

setback of 3.21 meters is consistent with the established built form pattern in the area 

and will not result in adverse impacts related to privacy, overlook, shadowing, or massing.  

 

Importantly, the Proposed Development continues to maintain the required interior side 

yard setback of 8 meters between the two proposed dwellings on the north severed lot 

and the south retained lot. This ensures appropriate building separation, access, and 

comparability, and reinforces the intent of the Zoning By-law with respect to spacing and 

neighbourhood character.  

 

The requested exterior side yard setback reduction is a minor and appropriate site specific 

exemption that is due to the irregular triangular shape of the Subject Lands, maintains 

functional and visual separation, and supports orderly and efficient redevelopment of the 

site. Accordingly, the proposed setback reduction maintains the general intent of the 

Zoning By-law and represents good planning.  

 

5.1.3 Setback from 178m G.S.C. Elevation 
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The Zoning By-law Section 2.30.1.1 requires a minimum setback of 45 meters from the 

178-meter G.S.C. elevation adjacent to Georgian Bay. The Proposed Development 

requests site specific relief to permit a reduced setback of approximately 6.18 meters for 

an attached deck and 9.36 metres for the dwelling on the north severed lot and 12.14 

meters for an attached deck and 12.97 metres for the dwelling on the south retained lot. 

While these setbacks are reduced from the standard, they are appropriate and 

supportable due to site conditions.  

It is important to note that should the proposal meet the 45-meter setback from the 178-

meter G.S.C. elevation would effectively eliminate the majority of the developable area of 

the Subject Lands. As demonstrated on the updated survey, the area of the property 

above the 178-meter contour is limited, and applying the full 45-meter setback would 

leave little room for a reasonable building envelope on the severed or retained parcels. 

The Subject Lands were created prior to the enactment of the current Zoning By-law 

standards, and therefore were not fabricated to accommodate the current setback 

requirements. The requested site specific relief is necessary to permit reasonable 

residential use of the lands while still respecting the established dynamic beach limit and 

maintaining shoreline protection objectives. 

 

As identified in the Dynamic Beach Assessment prepared by ShorePlan (Appendix 6), 

the existing retaining walls located along the shoreline were determined to provide a 

defined physical barrier between the developable area of the Subject Lands and the 

beach. These retaining walls were used to establish the dynamic beach limit, ensuring 

that the proposed development does not encroach on or negatively impact the identified 

dynamic beach hazard area. 

 

The Proposed Development has been carefully designed to respect the established 

dynamic beach limit and avoids impacts to the beach environment. Portions of the 

second-storey floor areas and deck are cantilevered, allowing the building to mass to be 

set back at the grade while minimizing disturbance within the setback area. This design 

approach ensures that no additional encroachment occurs toward the beach and that the 

natural function and character of the shoreline are maintained. 

 

The Subject Lands currently contain existing structures which are situated closer to the 

shoreline than what is proposed through the redevelopment. The removal of this deck 

within the dynamic beach and existing structures with the replacement of new residential 

dwellings is an improvement over existing conditions by increasing shoreline setbacks, 

reducing site disturbance, and enhancing environmental protection measures.  

 

Overall, the requested watercourse setback reduction does not impact the dynamic beach 

and is supported by technical studies, existing physical constraints, and thoughtful 
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building design. The proposed setbacks maintain the intent of the Zoning By-law by 

protecting shoreline stability and public safety while facilitating redevelopment of the 

Subject Lands.  

 

The proposed Zoning By-law Amendment to rezone the Subject Lands to Shoreline 

Residential, together with site-specific zoning provisions is intended to facilitate the 

proposed severance and redevelopment of the lands for residential use. The requested 

site-specific provisions appropriately address the unique characteristics and constraints 

of the site, are supported by technical studies, and represent improvements over existing 

conditions. The proposal supports orderly development, protects the shoreline 

environment, and conforms to the broader planning policy framework. As such, the 

proposed rezoning with site-specific provisions is appropriate and represents good 

planning.  

 

6.0 TECHNICAL REPORTS AND STUDIES  

The following section will provide a summary of the reports and studies conducted in 

support of the subject applications.  

 

6.1 NATURAL HAZARDS ASSESSMENT 

A Natural Hazards Assessment was completed by ShorePlan Engineering Limited, dated 

December 2021, to assess the Georgian Bay hazards associated with the Subject Lands 

and identify the natural hazard limits as defined by the PPS. 

 

The Assessment evaluated the existing conditions related to erosion hazard, flood 

hazard, dynamic beach hazard, and wave uprush limit of the site. A summary of the 

findings is provided below and a copy of the completed Assessment can be found in 

Appendix 6.  

 

 The existing stone wall and timber retaining walls are a barrier between the 

beach where dunes can form and the existing buildings. Sand on the landward 

side of those walls will not play any role in the natural protection and 

maintenance of the first dune feature or beach profile. The walls form a physical 

limit to the dynamic beach allowance.  

 Cantilevering second storey floors or decks beyond the dynamic beach hazard 

limit will have no impact on the dynamic beach hazard. Foundation walls 

constructed close to the hazard limit must have buried scoured protection as an 
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additional safeguard should the design conditions be exceeded. It is important 

that maintenance access to that scour protection not be obstructed.  

 

6.2 FUNCTIONAL SERVICING REPORT 

A Functional Servicing Report (FSR) was prepared by Crozier Consulting Engineers, 

dated December, 2025, and includes details on servicing, stormwater management, and 

road design. A summary of the findings is provided below and a copy of the completed 

Reports can be found in Appendix 7 & 8: 

 

 Private onsite sewage systems will be provided for each lot. A Waterloo Biofilter 
treatment system with a filter bed is proposed for each cottage. The treatment 
units and filter bed have been located on each lot such that they meet or exceed 
the minimum distances from structures, property lines, and proposed wells. 

 The north and south lots will each be serviced by an individual drilled well with a 
watertight casing to at least 6.0 m below grade. 

 Individual access to each lot has been provided along with a minimum of 2 
parking spaces per lot. 

 Stormwater management controls will be provided via the proposed LID 
measures, including soakaway pits and roadside swales. Based on the native 
soil conditions, the proposed concept grading plan, and the small increase in 
peak flows expected from this development, it is anticipated that no detrimental 
downstream impacts will occur. 

 Dunsford Lane is proposed to be superelevated with a 2% cross-fall toward 
Georgian Bay. Dunsford Lane is to remain a gravel road, with curbside waste 
collection where feasible. The hammerhead turnaround and 7.0m road width 
provide adequate space for snow storage and snowplow maneuvering. 
 

7.0 PROVINCIAL AND MUNICIPAL LAND USE POLICY 

This Section will outline the applicable planning and development policies as they relate 

to the subject applications. Each section will outline the applicable planning policies and 

contain planning rational on conformity and development policies.  

 

7.1 PLANNING ACT, R.S.O. 1990 

The Planning Act, R.S.O. 1990, As Amended (The Act), is a provincial legislation 

governing land development in Ontario. The approval of any land development 

application in Ontario must have regard for matters of provincial interest and be consistent 

or comply with provincial plan statements. It is further recognised that any land 

development is subject to conformity with municipal land use planning documents. The 
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purpose of this section is to confirm how these matters have been addressed with regard 

to the Proposed Development. 

 

Section 2 of the Planning Act requires that all land use planning activities under the Act 

shall have regard for matters of Provincial interest. In our assessment, relevant interests 

include: 

  

Matter to be Addressed (Section 
2) 

How Matter is Addressed 

(a) The protection of ecological 
systems, including natural 
areas, features and functions; 

The proposal recognises natural hazards related to 
the Georgian Bay Shoreline and a Natural Hazards 
Assessment has confirmed that and ensures 
development is appropriately setback not 
encroaching on any hazard limits. 
 

(h) the orderly development of 
safe and healthy communities; 

The proposal provides for residential re-
development on existing underutilized lands, 
promoting residential intensification outside of 
agricultural uses and natural areas. 
 

(o) the protection of public 
health and safety; 

A Functional Servicing Report has confirmed that 
each lot of the proposed development can be 
serviced via onsite sewage systems, individual 
drilled wells, and stormwater management controls 
will be provided, and anticipated that no 
detrimental downstream impacts will occur or 
additional hazards.  
 

(p) the appropriate location of 
growth and development; 

The proposed development will be serviced with 
private water and septic services and appropriate 
storm water management control providing for the 
protection of public health and safety.  
 

(r)  the promotion of built form 
that, 

(i) is well-designed, 

The proposal provides for safe and orderly 
residential development adjacent to existing 
residential uses that efficiently uses land and 
provides additional housing options to the 
Township of Tiny where development is permitted 
and appropriate.  
 

 

Section 53 of the Planning Act provides direction on applications for Consent, specifically 

regarding the procedural aspects of how severances are granted. Policy 53(12) 

prescribes the following: 
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(12) A council or the Minister in determining whether a provisional consent is to be 

given shall have regard to the matters under subsection 51 (24) and has the same 

powers as the approval authority has under subsection 51 (25) with respect to the 

approval of a plan of subdivision and subsections 51 (26) and (27) and section 

51.1 apply with necessary modifications to the granting of a provisional 

consent.  1994, c. 23, s. 32. 

 

As detailed above, the referenced sections in that of 51(24) are appropriate when 

discussing the approval of a provisional consent. The relevant policies are discussed 

below and the future consent application to be proposed has regard for Section 51(24) of 

the Planning Act in that: 

 

Matter to be Addressed (Section 51(24)) How Matter is Addressed 

(a) the effect of development of the 
proposed subdivision on matters of 
provincial interest as referred to in 
section 2; 

The proposal maintains regard for Section 2 
of the Planning Act in that the lands are 
located within a Shoreline Area where growth 
and development are permitted; the creation 
of one new lot would not have any negative 
impacts on the ecological systems or natural 
features and functions, the proposed lot is 
intended to support future residential 
development to help contribute to a full range 
of housing options and economic well-being.  
  

(b) whether the proposed subdivision is 
premature or in the public interest; 

The proposed consent application is 
considered to be in the public interest as it 
seeks to accommodate the development of 
additional residential units and brings 
Dunsford Lane up to municipal standards to 
support the achievement of a complete 
community. 
 

(c) whether the plan conforms to the 
official plan and adjacent plans of 
subdivision, if any; 
 

The proposal conforms to the County and 
Town Official Plans per Sections 6.3 and 6.5 
of this Report.   

(d) the suitability of the land for the 
purposes for which it is to be 
subdivided; 
 

The Subject Lands are suitable for the 
proposed residential use as the lands are 
currently designated for Shoreline Resort 
which handles large groups of people for 
weekend and longer-term stays, whereas the 
residential use is less is less intensive for the 
lands even with dividing the lands to 
accommodate 2 dwellings.  
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(f) the dimensions and shapes of the 
proposed lots; 

The dimensions and shapes of the proposed 
lots are within the standards as set out in the 
governing Zoning By-law.  
 

(g) the restrictions or proposed 
restrictions, if any, on the land proposed 
to be subdivided or the buildings and 
structures proposed to be erected on it 
and the restrictions, if any, on adjoining 
land; 
 

The Proposed Development has been 
designed to ensure compliance with these 
requirements without impacting the 
development of neighbouring lands through 
appropriate setbacks from the exterior side 
yards.  

(h) conservation of natural resources 
and flood control; 

The Hazard Lands on the property will be 
preserved with appropriate setbacks. The 
proposed south cottage is fully outside of the 
hazard area and the smaller northern cottage 
cantilevering over the beach in a manner that 
does not alter or impact the shoreline.  
 

 

The proposed ZBA application, and Consent application to be applied for upon approval, 

align with the direction of the Planning Act as the proposed development provides for 

residential re-development on existing underutilized lands, promoting residential 

development outside of agricultural uses and natural areas. The proposal recognises 

natural hazards related to the Georgian Bay Shoreline and ensures development is 

appropriately setback. The proposal provides for safe and orderly residential development 

adjacent to existing residential uses that efficiently uses land and provides additional 

housing options to the Township of Tiny where development is permitted and appropriate. 

 

It is our professional opinion that the applications have demonstrated regard for provincial 

interest in accordance with Section 2, Section 51(24), and Section 53 of the Planning Act.  

 

7.2 PROVINCIAL PLANNING STATEMENT, 2024 

The Provincial Planning Statement (PPS) is a policy statement under the Planning Act 

which applies to all decisions in respect to planning matters. The PPS provides direction 

on matters relating to provincial interests in land use planning and development, setting 

the foundation for regulating land use province-wide in order to achieve the provincial 

goal of meeting the needs of a fast-growing province while enhancing the quality of life 

for Ontarians. The following policies have been analyzed in relation to the subject 

application. 

 



Planning Justification Report 

 Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161  Page 24

   

While the PPS does not provide any direction relating to Consent applications, there must 

be regard for the intended use of each severed parcel to ensure that it maintains 

consistency with the Provincial Direction as provided within the PPS. Given this, the 

following sections have been reviewed in relation of the proposed ZBA and intended to 

be applied for Consent application. 

 

7.2.1 Rural Areas & Lands in Municipalities 

Section 2.5 and 2.6 of the PPS provides development policies for rural areas and lands 

within municipalities. Rural areas are recognized as having varying local circumstances 

dependant on the region, are important to the economic success of the Province, and are 

interdependent of urban areas. Applicable policies under Sections 2.5 and 2.6, and their 

rational, are provided below. 

 

2.5.1 Healthy, integrated and viable rural areas should be supported by: 

a) building upon rural character, and leveraging rural amenities and assets; 

c) accommodating an appropriate range and mix of housing in rural 

settlement areas; 

g) conserving biodiversity and considering the ecological benefits provided 

by nature; 

 

2.6.1 On rural lands located in municipalities, permitted uses are: 

c) residential development, including lot creation, where site conditions are 

suitable for the provision of appropriate sewage and water services; 

 

2.6.2 Development that can be sustained by rural service levels should be 

promoted. 

 

The proposal supports Section 2.5 as it provides for additional housing on an 

underutilized lot, it maintains the surrounding rural character, and provides for new 

housing options within the rural area. The proposed development further conforms with 

the policies of Section 2.6, listed above, as it provides for development that is 

compatible with the rural landscape and can be sustained by rural services. Additionally, 

it provides an opportunity for residential development and lot creation that promotes 

efficient land use patterns and avoids development that may cause environmental or 

public health and safety concerns.  
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7.2.2 Infrastructure: Sewage, Water, and Stormwater 

Section 3 of the PPS provides policies on infrastructure, with Section 3.6 specific to 

sewage, water and stormwater services. Applicable policies under Section 3.6 are 

provided below.  

 

3.6.1 Planning for sewage and water services shall: 

b) ensure that these services are provided in a manner that: 

1. can be sustained by the water resources upon which such services 

rely;  

2. is feasible and financially viable over their life cycle;  

3. protects human health and safety, and the natural environment, 

including the quality and quantity of water; and  

4. aligns with comprehensive municipal planning for these services, 

where applicable. 

 

3.6.4 1. can be sustained by the water resources upon which such services rely; 

2. is feasible and financially viable over their life cycle; 3. protects human health 

and safety, and the natural environment, including the quality and quantity of water; 

and 4. aligns with comprehensive municipal planning for these services, where 

applicable. 

 

3.6.8 Planning for stormwater management shall: 

a) be integrated with planning for sewage and water services and ensure 

that systems are optimized, retrofitted as appropriate, feasible and 

financially viable over their full life cycle; 

d) mitigate risks to human health, safety, property and the environment; 

f) promote best practices, including stormwater attenuation and re-use, 

water conservation and efficiency, and low impact development; 

 

In alignment with the policies stated above, the proposed development will be serviced 

by individual on-site sewer and water services as municipal services are not available as 

mentioned in the FSR prepared by Crozier (Appendix 7). The proposed individual on-

site services are appropriate for the rural area and are suitable for the long-term. 

Stormwater management has been designed and integrated with the planning of sewage 

and water services ensuring the on-site services are feasible and that risk to human 

health, property, and the environment is mitigated. The stormwater management systems 

further incorporates low impact development strategies into the design. An FSR was 

completed by Crozier Consulting Engineers demonstrating that the proposed individual 
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on-site well and septic systems, as well as the proposed stormwater management 

systems are appropriate for the Subject Lands.  

 

7.2.3 Natural Hazards  

Section 5.2 of the PPS provides policy on natural hazards including erosion hazards, flood 

hazards, and the dynamic beach hazards. Sections 5.2.2 and 5.2.3 state: 

 

5.2.2 Development shall generally be directed to areas outside of: 

a) hazardous lands adjacent to the shorelines of the Great Lakes - St. 

Lawrence River System and large inland lakes which are impacted by 

flooding hazards, erosion hazards and/or dynamic beach hazards; 

 

5.2.3 Development and site alteration shall not be permitted within: 

a) the dynamic beach hazard; 

c) areas that would be rendered inaccessible to people and vehicles during 

times of flooding hazards, erosion hazards and/or dynamic beach hazards, 

unless it has been demonstrated that the site has safe access appropriate 

for the nature of the development and the natural hazard; and 

d) a floodway regardless of whether the area of inundation contains high 

points of land not subject to flooding. 

 

The Natural Hazards Assessment recognized the Subject Lands as being within a flood 

hazard and dynamic beach hazard area. The Assessment noted that an existing retaining 

wall provides a barrier and acts as a limit to the flood hazard and dynamic beach hazard 

and that general setbacks for such hazards do not apply. 

 

The Natural Hazard Assessment supports the proposed development and demonstrates 

the proposal is outside of hazardous lands associated with Georgian Bay. In alignment 

with Section 5.2, the Assessment determined that the proposed dwellings are outside of 

the dynamic beach hazard, flooding hazards, and floodway. Please refer to the Natural 

Hazards Assessment for further details.  

 

Overall, the proposed development supports the policies outlined by the PPS through the 

redevelopment of the Subject Lands. It is our opinion that the proposed development is 

consistent with the policy framework outlined by the Province of Ontario in the PPS, 2024.  
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7.3 COUNTY OF SIMCOE OFFICIAL PLAN, 2023 

The County of Simcoe Official Plan, 2023 (SCOP) provides upper tier policy direction. 

The subject property is designated ‘Rural’ as per the SCOP, Schedule 5.1, and have been 

identified as being within Highly Vulnerable Aquifer, Schedule 5.2.5. The following policies 

were analyzed in relation to the proposed development.  

 

7.3.1 Growth Management   

Section 3.2 of the SCOP provides a framework for growth management, providing the 

Township of Tiny with a projected population of 12,500 by the year 2031. The SCOP puts 

emphasis on growth taking place within Settlement Areas but recognises that certain 

development will occur outside of settlement areas (3.2.5), such as the proposed. The 

proposed ZBA will contribute towards the Township meeting the 2031 population 

projections.  

 

7.3.2 General Development – Lot Creation  

In addition to the application for a Zoning By-law Amendment is a Consent, in order to 

sever the Subject Land and permit the proposed development. Applicable policies have 

been provided below: 

 

3.3.2 Subdivision of land by plan of subdivision or consent, or plans of 

condominium, are permitted only for the land uses permitted in the designation or 

that maintain the intent of the Plan's objectives and policies. 

 

3.3.4 Lots may be created only where they have access to and frontage on a public 

highway and where an access permit to that highway can be obtained in 

accordance with the policies of this Plan and the County of Simcoe, the Province 

of Ontario, or local municipalities. 

 

The proposed applications maintain the permitted use of the County’s ‘Rural’ designation 

and therefore permits the subdivision of land by Consent, as the intent of the SCOP 

objectives and policies are maintained. Additionally, the proposed lots will maintain 

access and frontage on a local road in accordance with the policies of the County, 

Province, and local municipality.  
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7.3.3 Rural  

Section 3.7 provides policies for lands in the ‘Rural’ designation with the objective of 

recognizing, protecting, and preserving the rural character, with a focus on rural and 

agricultural land uses. Applicable policies are detailed below: 

 

3.7.4 The following are permitted in the Rural designation: 

d) limited residential development, subject to Section 3.7.11; 

 

3.7.8 Limited residential development may be created by consent provided the 

following are satisfied: 

a) Lots should be restricted in size in order to conserve other lands in larger 

blocks for agricultural uses or environmental purposes. Consent lots should 

be developed to an approximate maximum size of one hectare, except 

where larger sizes may be suitable because of environmental constraints or 

design considerations; and 

b) The number of lots on the grid road system shall be restricted in order to 

maintain the rural character and road function and to avoid strip 

development. 

 

3.7.11 New multiple lots and units for residential development will be directed to 

settlement areas, and may be allowed in rural areas in site-specific locations with 

approved zoning or designation that permits this type of development in local 

municipal official plans, as of June 16, 2006. Local municipal official plans may 

continue to recognize this type of development permitted under this policy and 

provide appropriate policies for development. 

 

3.7.12 The extensive shorelines within the County have historically attracted 

significant seasonal residential and related tourism development. More recently, 

shoreline areas have attracted a greater amount of permanent residential 

development and /or the conversion of seasonal residences into year-round 

housing. Historically shoreline areas have been developed on private individual 

services on small lots. Ecologically, shorelines perform and contain a variety of 

natural functions and features and are important components of the natural 

heritage system. The ecological sensitivity and importance of shorelines together 

with the implications of extensive permanent residential development on the 

ecological functions of shorelines and the growth management strategies of 

municipalities needs to be further assessed. The County will study the shoreline 

areas and determine the most appropriate management approach for new 



Planning Justification Report 

 Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161  Page 29

   

development within these areas in consultation with the local municipalities and 

other affected stakeholders and bring forward an amendment to this Plan as 

necessary. In the interim, local municipalities may continue to consider applications 

and plan for shoreline development or restrictions thereto in accordance with other 

policies of this Plan. 

 

The proposed development provides for residential development, as permitted by the 

Rural designation and provided that new lots for residential development are allowed in 

rural areas in site-specific locations with approved zoning or designations that permit the 

proposed type of development. The subject applications propose rezoning the Subject 

Lands to ‘Shoreline Residential (SR).’ The proposed zone is consistent with the existing 

zones in the area and is permitted within the Township’s ‘Shoreline’ designation. 

Furthermore, one (1) severed lot and one (1) retained lot are proposed through a Consent 

and will maintain the rural character of the area and pose no negative impacts on the 

adjacent properties. The proposed application meets the general intent of this policy.  

 

As per Section 3.7.8. the proposed development is located among residential and 

commercial uses and will therefore have no affect on agricultural uses or environmental 

lands. Additionally, the lands will not contribute towards strip development as they are 

situated within an existing residential neighbourhood and will each be limited in size to 

less that 1 hectare. In alignment with Section 3.7.12, a Natural Hazards Assessment has 

been completed by ShorePlan Engineering to ensure no negative impacts as a result of 

the proposed development.  

 

7.3.4 Resource Conservation  

Section 4.5 provides policy on Resource Conservation specific to water conservation and 

shoreline hazards. The Subject Lands are located within an area of high aquifer 

vulnerability and on the shores of Georgian Bay and are therefore subject to the policies 

of this section. 

 

Section 4.5.1 to 4.5.8 provides policy on water resources and relates to the area of high 

aquifer vulnerability. Applicable policies are as follows:  

 

4.5.1 Land use planning and development within the County shall protect, improve 

or restore the quality and quantity of water and related resources and aquatic 

ecosystems on an integrated watershed management basis. 

 

4.5.2 Water resource systems consisting of ground water features, hydrologic 

functions, natural heritage features and areas, and surface water features 
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including shoreline areas which are necessary for the ecological and hydrological 

integrity of the watersheds within the County shall be identified in local municipal 

official plans, and include policies for their protection, improvement or restoration 

including maintaining linkages and related functions. 

 

4.5.4 Development in the County shall occur in a manner that will protect human 

life and property from water related hazards such as flooding and erosion. Flood 

plain management shall occur on a watershed management basis giving due 

consideration to the upstream, downstream, and cumulative effects of 

development. 

 

4.5.6 Aquifers, headwater areas, and recharge and discharge areas shall be 

identified and protected in the policies and maps of local municipal official plans 

and/or through the development and subdivision approval process. Development 

should generally be directed away from areas with a high water table and/or highly 

permeable soils. In settlement areas or other development centres where this is 

not possible, potential environmental impacts shall be mitigated using all 

reasonable methods. 

 

The proposed development protects the water quality and quantity related to resources 

and water features. The proposed residential development is not considered a risk to the 

high aquifer vulnerability area and is located outside of hazardous areas associated with 

the Georgian Bay Shoreline. No risk to human life or property will occur as a result of 

flooding and erosion hazard, as supported by the Natural Hazards Assessment. 

 

Section 4.5.6 to 4.5.18 provides policies related to flood plains and other hazard lands, 

stating development as being generally directed outside of flood hazards, erosion 

hazards, and dynamic beach hazards.  

 

4.5.9 Development shall generally be directed to areas outside of: 

a) hazardous lands adjacent to the shorelines of the Great Lakes – St. 

Lawrence River System and large inland lakes which are impacted by 

flooding hazards, erosion hazards and/or dynamic beach hazards; 

 

4.5.10 Development and site alteration shall not be permitted within: 

a) the dynamic beach hazards; 

b) areas that would be rendered inaccessible to people and vehicles during 

times of flooding hazards, erosion hazards and/or dynamic beach hazards, 

unless it has been demonstrated that the site has safe access appropriate 

for the nature of the development and the natural hazard; and 
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c) a floodway regardless of whether the area of inundation contains high 

points of land not subject to flooding. 

 

The proposed development conforms with these policies as it locates the dwelling outside 

of hazardous lands, including the dynamic beach hazard, flood hazard, erosion hazard, 

and floodway. The proposed development is further supported by the Natural Hazards 

Assessment as detailed above.  

 

Section 4.5.25 to 4.5.32 provides policy on shorelines and watercourses, stating the 

following:  

 

4.5.25 New development and redevelopment should be sufficiently set back from 

rivers, streams, and lakes within the County in order to develop vegetative 

corridors along shorelines and watercourses. The development setback distance 

shall be determined on-site in consultation with a qualified professional at the 

applicant’s expense. The following factors shall be considered when establishing 

the setback distance, established through an EIS and slope stability report if 

necessary, with the intent of protecting significant natural heritage features and 

ecological functions, providing riparian habitat, and minimizing risk to public safety 

and property: 

i) soil type; 

ii) vegetation type and cover; 

iii) slope of the land including existing drainage patterns; 

iv) natural heritage features and ecological functions including fish habitat; 

v) the nature of the development; 

vi) defined portions of dynamic beaches; and 

vii) flooding and erosion hazards. 

 

4.5.27 Where waterfront or shoreline development is proposed, the preservation 

of existing public accesses to publicly owned shorelines shall be maintained and 

the creation of new opportunities for public ownership of and access to shorelines 

in new developments may be obtained where appropriate. Open space corridors 

linking shorelines with upland areas should be provided where appropriate. 

 

4.5.28 Development in shoreline areas must address, among other matters: the 

protection of water quality and quantity; the prevention of erosion resulting from 

surface water runoff and structural development or fill; the conservation of, and 

where appropriate the enhancement of linkages between the water bodies and 
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upland areas; opportunities to naturalize the shoreline; and opportunities to 

conserve, and where appropriate to improve, public access to the shorelines. 

 

4.5.29 In shoreline areas, a Stormwater Management Report shall be prepared in 

accordance with Section 3.3.19 of this Plan, for developments identified in 3.3.19, 

to the satisfaction of the appropriate approval authorities. 

 

4.5.32 New development proposed along the shoreline of Lake Huron/Georgian 

Bay, Lake Simcoe and other large inland lakes may require the preparation of a 

Coastal Engineering Study. The Coastal Engineering Study, prepared by a coastal 

engineer, must identify the coastal processes associated with the Lake or Bay. 

Where development is permitted, the Study must demonstrate the proposed 

mitigation measures to address the shoreline hazard. The Coastal Engineering 

Study must be prepared to the satisfaction of the municipality and local 

conservation authority or appropriate agency. 

 

In alignment with the above, the proposed redevelopment is appropriately setback from 

Georgian Bay as determined by ShorePlan Engineering and detailed in the Natural 

Hazards Assessment. The existing natural features of the Subject Lands are protected 

and maintained, allowing for the regeneration of the sand dunes and associated 

vegetation. 

 

Public access to Georgian Bay is not available from the Subject Lands but is provided 

through an existing footpath located south of the Subject Lands within the unopened road 

allowance. The proposed development maintains access though the adjacent footpath.  

 

A stormwater management report has been prepared in support of the subject application. 

Individual on-site water and sewage services are proposed and can be accommodated 

on the proposed lot size with no impact to water quality or quantity, as demonstrated 

through the FSR.  

 

7.3.5 Infrastructure – Sewage & Water Services   

Section 4.7 of the SCOP provides policies in relation to sewage and water services. The 

Plan states that: 

 

4.7.6 Where municipal sewage services and municipal water services or private 

communal sewage services and private communal water services are not provided 

and where a study concludes that the provision of full municipal sewage services 

and municipal water services or private communal sewage services and private 
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communal water services cannot be implemented, individual on-site sewage 

services and individual on-site water services may be used provided that site 

conditions are suitable for the long-term provision of such services with no negative 

impacts. In settlement areas, these services may only be used for infilling or minor 

rounding out of existing development.  

 

The proposed method of servicing the development is through private on-site well and 

septic systems, as municipal services are not available. An FSR, submitted with this 

application, details the proposed on-site well and septic services, demonstrating their 

appropriateness for the Subject Lands. 

 

It is our opinion that the ZBA application, and intended future Consent application for the 

Proposed Development conforms with applicable policies of the County of Simcoe Official 

Plan (2023).   

 

7.4 TOWNSHIP OF TINY OFFICIAL PLAN, 2021 

Amendment Number 5 to the Official Plan for ‘Shoreline Management’ was adopted on 

May 26, 2025, by the Township of Tiny (By-law No. 25-035). A decision was then made 

by the County of Simcoe on November 25, 2025, to approve Amendment No. 5, with the 

last day to appeal being December 22, 2025. Associated files include Zoning By-law 

Amendment (By-law 25-039), Shoreline By-law 25-040, and OLT File No. OLT-25-

000493. As the Amendment is not in effect until the appeal date has been completed, the 

proposed applications will be evaluated through the existing Tiny Township Official Plan 

and have regard to the proposed amendments. 

 

The Township of Tiny Official Plan, 2021, provides goals, objectives, and land use 

policies, seeking to guide economic, natural heritage and community-building decisions 

that affect the physical use of land within the Township. The Subject Lands are designated 

Shoreline on Schedule A of the Township Official Plan, and are identified on Schedule E 

as being Highly Vulnerable Aquifer and in Proximity to a Significant Groundwater 

Recharge Area.  

 

7.4.1 Growth Management   

Section A3 of the TTOP provides policy on Growth Management with the objective of 

maintaining the Shoreline designation as an area to accommodate future permanent and 

seasonal growth. This section seeks to provide orderly development through the efficient 

use of land, infrastructure, and services. The proposed ZBA application provides for 

residential growth within the existing Shoreline designation and does not require an 
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expansion to the Shoreline designation, as prohibited by Section A.3.3.3. Additionally, 

through the future consent application, the proposed development will provide for the 

efficient use of land and resources.  

 

7.4.2 Shoreline   

Section B4 of the TTOP provides policies specific to the Shoreline designation, stating 

the following objectives: 

 

B.4.2 Objectives 

a) To ensure that the scale of new development is consistent with the scale and 

character of this predominantly residential area; 

b) To ensure that the impacts of new development on the natural heritage features 

and areas, vegetation and groundwater resources in the area are minimized; 

d) To ensure that all existing sewage systems are upgraded wherever possible; 

e) To encourage improvements to the infrastructure in the Shoreline designation; 

f) To minimize the negative impact of public use in the Shoreline designation on 

the environment and adjacent residential areas; 

g) To minimize the negative impact of any new development near the shores of 

Georgian Bay and Farlain Lake on the quality of those lakes. 

 

The proposed ZBA aligns with the objectives of the Shoreline designation by rezoning the 

Subject Lands to the ‘Shoreline Residential (SR)’ zone, a use that is permitted within the 

Shoreline designation. The Proposed Development maintains a consistent scale and 

character of surrounding development and protects the existing natural features and 

groundwater resources.  

 

In addition, the proposed rezoning facilitates the removal of the existing commercial 

structures, reducing impacts to the natural environment. The replacement residential 

dwellings are proposed to be setback at a greater distance from the shoreline that the 

existing structures and are located entirely outside of the identified dynamic beach hazard 

area. As a result, the Proposed Development represents an improvement over existing 

conditions and supports the long-term protection of the shoreline environment.  

 

Section B.4.3.1 states: “The uses permitted on lands designated Shoreline include single 

detached dwellings.” Policies specific to residential development within the Shoreline 

designation provided in Section B.4.4. The applicable policies for residential development 

are as follows:  
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B.4.4.1 The establishment of new Shoreline Areas or expansion of the Shoreline 

designation shall be prohibited. 

 

B.4.4.2 Development on Private Roads is not permitted, except in accordance with 

the Transportation Policies of Section D.3 (Transportation) of this Plan. 

 

B.4.4.4 Retention of natural vegetation, where appropriate and feasible, shall be 

considered when reviewing any development application. 

 

The proposed development aligns with the policies of Section B.4.4 as it is located within 

the existing Shoreline designation and does not require an expansion to the designation. 

The proposal provides development from Dunsford Lane, which is identified as a 

Township Road on Schedule C of the Official Plan, and the setback from the shoreline 

allows for the retention/protection of the natural vegetation. 

 

The consent application along with approval of the ZBA, is subject to the policies of 

Section B.4.7 New Residential Lots by Consent, which permits the creation of new lots 

for residential use within the Shoreline designation. The proposed ZBA requests an 

exception for reduced lot area, which is generally supported by the Township’s Official 

Plan, which states:  

 

B.4.7.1 The creation of new lots for residential use by consent to sever is permitted, 

provided a Plan of Subdivision is not required in accordance with Section D.6.2. It 

is a policy of this Plan that new lots created by Consent or by Plan of Subdivision 

generally have a minimum lot area of 4,000 square metres. 

 

A Plan of Subdivision is not required for the Proposed Development, as the application 

seeks to create only one (1) additional lot through consent. The proposed lot sizes are 

3,186.44m2 ad 3,532.6m2, representing a minor deficiency from the required minimum lot 

area of 4,000m2 as stipulated by the Zoning Bylaw. Each of the proposed lots can 

accommodate an appropriately sized dwelling, on-site sewer and water services 

(ensuring adequate separation distances from the proposed septic bed and well), and 

accommodates for the appropriate shoreline setback. The reduced lot areas are further 

supported within the surrounding areas as adjacent lands in the Shoreline designation 

have an average size lot size of 1,000m2, based on County of Simcoe Mapping.  

 

Additional policies are provided related to beach access in the Shoreline Area. The 

Township Official Plan states: 
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B.4.12.1 In addition to the Beach Parks (as described in Section B.4.11), there are 

a number of other Township-owned beaches that are used for recreational 

purposes adjacent to Georgian Bay. These include smaller community beaches 

and road allowances accessing Georgian Bay. These areas are intended to be 

used on a low intensity basis by all Township residents. 

 

As stated above, beach access is maintained through the existing footpath to the south 

of the Subject Lands on an un-opened road allowance.  

 

7.4.3 Environmental Management – Floodplains & Flood Hazards  

Section C of the TTOP provides policies for environmental and groundwater seeking to 

ensure that “the natural processes and human safety are considered when assessing 

development applications.” Section C states the following objectives:  

 

C.2 Objectives  

a) To recognize and protect all watercourses and other bodies of water in the 

Township from development that may have an impact on their function as an 

important component of the natural heritage system; 

b) To ensure that development does not occur on land that is unstable or 

susceptible to flooding; 

 

The proposed development has been designed to ensure all structural footprints and 

foundation elements are located entirely outside of the defined dynamic beach, as shown 

on the Site Plan drawings. While there are a few portions of the second storey floors and 

decks cantilevered over the dynamic beach limit on the proposed north severed lot, this 

does not result in environmental or hazard impacts, as they do not require foundation 

support within the hazard area. Accessory structures, including stairs and decks, have 

also been designed to avoid interference with the shoreline and do not pose safety 

concern, as confirmed through the supporting technical studies. Overall, the proposal 

protects the Georgian Bay shoreline, provides for appropriate setbacks from natural 

features, demonstrates that development is not taking place on unstable lands 

susceptible to flooding, consistent with the Dynamic Beach Assessment (Appendix 6) 

and the objectives will be further demonstrated through the following sections. 

 

Section C.4.2 provides policies on floodplains and flood hazards adjacent to Georgian 

Bay, stating the following:  

 

C.4.2.1 The Regulatory Flood Elevation (Flood Hazard Limit) for Georgian Bay is 

defined as 178.0 metres Canadian Geodetic Datum (CGD). 
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C.4.2.4 The location of the 178.0 metre Elevation must be established by a 

qualified professional for all new development. 

C.4.2.5 For new development requiring a Planning Act application, an assessment 

by a professional coastal engineer regarding the location of the proposed new 

development and its possible impact from shoreline natural hazards may be 

needed, depending on the scale and location of the development and its nature. 

Factors to be considered in this assessment include, but are not limited to: 

a) The existing and proposed grades on the property;  

b) The location of existing man-made structures on the property;  

c) The topography and vegetation on the property; 

d) The nature of any modifications made, or proposed to be made to the 

topography on the property; and,  

e) The nature and location of man-made structure(s) or other impediments to wave 

action that exist or are proposed. 

 

The 176.0 meter flood elevation was confirmed by ShorePlan Engineering and located 

on the site as well as the 178.0 meter contour. ShorePlan Engineering assessed the 

proposed development within the Natural Hazards Assessment and considered the 

factors noted above. The Assessment provides additional justification for a reduced 

building setback from the Regulatory Elevation (178.0m elevation) and ensures no 

negative impacts as a result of the proposed development. The Assessment also notes 

that the cantilevered second storey floor of the dwelling is therefore not anticipated to 

create any risks as the foundation walls are outside of the hazard limits.  

 

7.4.4 Environmental Management – Source Water Protection  

The Subject Lands are identified as being within a Highly Vulnerable Aquifer and are 

therefore subject to the policies of Section C.6. Section C.6.9 defines Highly Vulnerable 

Aquifers, stating the following: 

 

C.6.9 Highly Vulnerable Aquifers C.6.9.1 A Highly Vulnerable Aquifer (HVA) is an 

aquifer used as a water supply for a well where the aquifer is particularly 

susceptible to contamination due to the proximity of the aquifer to the surface or to 

the type of materials found in proximity to the aquifer. 

 

C.6.9.2 HVAs are identified on Schedule E of this Plan. Where major development 

applications, such as the storage of bulk fuels or chemicals, are proposed in a 

HVA, the Township shall encourage the use of mitigative measures in order to 

protect, improve or restore HVAs. 
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Single-detached dwellings are not considered major development as stated in Section 

C.6.9.2; minimal risk to the aquifer is expected due to the proposed. 

 

7.4.5 Infrastructure: Water & Sewer Services   

Section D.1 provides policies on water and sewage servicing permitting private services 

outside of Settlement Areas where municipal services are not provided. This sections 

seeks to ensure public health, the natural environment, and drinking water are all 

protected. The Township’s Official Plan states:  

 

D.1.3.3 The preferred means of servicing in the Shoreline area is by individual 

onsite sewage services and individual on-site water services. 

 

The proposed method of servicing the development is through individual on-site well and 

septic systems and therefore aligns with the policies of this section. The FSR, submitted 

with this application, demonstrates the appropriateness of the private on-site services and 

demonstrates that there will be no negative impacts to public health, the natural 

environment, and drinking water protection. 

 

7.4.6 Infrastructure: Transportation   

The proposed development is located off Dunsford Lane, which is identified as a Township 

Local Road on Schedule C of the Official Plan. The Township’s Official Plan states the 

following:  

 

D.3.8.1 Local roads are those roads that carry traffic from the Provincial and 

County Road system and from the Arterial Roads to individual properties. 

 

D.3.8.2 Proposals for development on Local Roads will be evaluated for safety and 

drainage and may be evaluated for other traffic impacts and buffering. 

 

Development on local roads is permitted provided there are no safety and traffic impacts. 

Dunsford Lane is a dead end, and the proposed residential development is not expected 

to cause unsafe road conditions or contribute towards negative impacts on existing traffic 

patterns. Traffic generation is anticipated to be lower than the previous commercial use 

on the site, resulting in a reduction of vehicle movements along the road.  

 

Based on pre-consultation comments provided by Township staff it was determined that 

Dunsford Land and the adjacent road allowance to the south will require upgrading to 

accommodate the proposal. The proposed upgrading is shown within the Functional 
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Servicing Report completed by Crozier and submitted as part of this application. The 

upgrades to Dunsford Land will provide for safe access to each lot.  

 

Through a review of the applicable Township policies, the Proposed Development 

demonstrates conformity with the Township Official Plan and no Official Plan Amendment 

is necessary for the orderly development of the Subject Lands. While the new proposed 

Official Plan Amendment #5, not currently in effect, includes policies to manage and 

minimize impacts from site alteration within the shoreline development area (within 45 m 

of the 178 m G.S.C. contour elevation), the Proposed Development has been carefully 

designed to respect these policies. The design has been created with the Dynamic Beach 

Assessment, which ensures that all structures and alterations avoid sensitive areas, 

maintain appropriate shoreline setbacks, and protect the natural features and functions 

of the Georgian Bay shoreline. The new OP policies do not conflict with the proposal, and 

the development represents best practices for shoreline protection and environmentally 

sensitive planning.  

 

As demonstrated throughout this section of the Report, the proposed ZBA and Consent 

for lot addition represent an orderly and efficient use of the land, maintains appropriate 

lot sizes while having regard for shoreline constraints as confirmed through the supporting 

technical studies. The proposal does not introduce land use conflicts with the surrounding 

area or neighbouring properties. The proposed lot addition conforms to the Township of 

Tiny Official Plan and satisfies the intent of the Planning Act,  as it maintains the character 

of the neighbourhood and represents good planning in conformity with the TTOP.  

 

7.5 TOWNSHIP OF TINY ZONING BY-LAW 22-075 

The Township of Tiny municipally initiated Official Plan and Zoning By-law Amendments 

with respect to protections and preservation of shoreline areas. A Statutory Public Meeting 

was held on March 31, 2025. The new shoreline protection and permit process are being 

appealed to the Ontario Land Tribunal and are temporarily on hold which means that the 

previously enacted Interim Control By-law remains in full effect until the appeal process 

becomes complete. 

 

The Subject Lands are currently zoned ‘Shoreline Commercial (SC)’ under the Township 

of Tiny Zoning By-law. To facilitate the Proposed Development, a ZBA application is 

required to rezone the lands from the existing SC zone, to ‘Shoreline Residential 

Exception No. XXX (SR-XX)’ with special provisions.  

 

The Draft Zoning By-law Amendment Text and Schedule are included as Appendix 11 of 

this Report.  
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Table 1 and Appendix 10 demonstrate zoning compliance of the proposal and identify 

the required site specific provisions. Detailed planning justification for each of the 

proposed site specific amendments is provided in Section 5.1 of this Report, which 

addresses the requested exceptions to the Shoreline Residential (SR) zone to permit the 

Proposed Development.  

 

In conclusion, the proposed Zoning By-law Amendment, including the site specific zoning 

provisions, appropriately facilitates the proposed Consent for lot addition and associated 

residential development of the Subject Lands. The resulting lot configuration reflects 

physical constraints of the site, and respects shoreline protection limit. The requested 

zoning provisions ensure that each lot created through consent can function 

independently and in compliance with the Zoning By-law, while supporting servicing, and 

environmental protection. Overall, the proposed applications enable an orderly lot 

creation that maintains the intent of the Zoning By-law  

 

8.0 PUBLIC CONSULTATION STRATEGY 

This section outlines to propose public consultation strategy for the subject applications. 

It is the applicant’s intent to have a statutory public meeting, as required under Section 

34 (12) of the Planning Act. The date of the Public Meeting will be determined by the 

Township of Tiny.  

 

A Committee of Adjustment hearing date, as required under Section 53 (5) (b) of the 

Planning Act, will also be requested to facilitate public consultation in support of the 

proposed severance application. The date of the hearing will be determined by the 

Township of Tiny.  

 

10.0 CONCLUSION 

The proposed Zoning By-law Amendment and Consent to sever land will facilitate the 

development of one new lot and one retained lot, each containing a dwelling with updated 

septic systems on the Subject Lands located on the Subject Lands. This Report explores 

the merits of the proposed development as it relates to all levels of applicable planning 

policies. 

 

The application would amend the Township of Tiny Zoning By-law, to rezone the Subject 

Lands from ‘Shoreline Commercial (SC)’ to ‘Shoreline Residential Special Exception XX 

(SR-XX)’. 
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It is our professional opinion that the Proposed Zoning By-law and the Proposed Consent 

to sever applications: 

 

 Are consistent with the Provincial Planning Statement 

 Conform to the County of Simcoe Official Plan 

 Conform to the Township of Tiny Official Plan 

 Conform to the Township of Tiny Zoning By-law  

 

It is our opinion that the proposed ZBA and severance applications represent good 

planning and should be approved. It is our further opinion that the proposed applications 

should be advances and considered through the regulatory review process for approval.  

 

 

Respectfully Submitted, 

Innovative Planning Solutions  

 

 

 

 

 

 

Kevin Bechard, BES, M.Sc., RPP    

Senior Associate        

 

 

 

 

 

 

Ashley Blow, 

Planner 



 Planning Justification Report 

 

Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX 1: Proposed Lot Division 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



WAVE UPRUSH
LIMIT

15m FROM 178m
CONTOUR

PROPOSED
SOUTH

COTTAGE

31.29

101.90

143.44

PROPOSED
NORTH

COTTAGE

6.18

12.1412.97

DYNAMIC
BEACH LIMIT

9.30

File: 21 - 1161 Drawn By: N.S.
Date: Dec. 15, 2025

Source: Township of Tiny Zoning By-Law 22-075
Note: This drawing is for discussion purposes only.  

The information shown is approximate and subject to change.

Key Map       n.t.s.

LEGEND

Subject Site (Area: 6,719.04m2 / 0.37 ha.)

Lands to be Severed:
- Frontage: 101.90m
- Area: 3,186.44m2

Lands to be Retained:
- Frontage: 31.29m
- Area: 3,532.60m2

SEVERANCE SKETCH
1 DUNSFORD LANE, TOWNSHIP OF TINY

N0 20 40

SCHEDULE OF REVISIONS
No. Date Description By

N

INNOVATIVE PLANNING SOLUTIONS
P L A N N E R S  •  P R O J E C T  M A N A G E R S  •  L A N D  D E V E LOPMENT

647 WELHAM ROAD, UNIT 9, BARRIE, ON, L4N 0B7 Tel:  705-812-3281
3800 STEELS AVE. W, SUITE 200W, VAUGHAN, ON, L4L 4G9 Tel:  905-291-7525

 info@ipsconsultinginc.com /   www.ipsconsultinginc.com

Drawn By: A.S.

SUBJECT
SITE

60m



 Planning Justification Report 

 

Planning Justification Report – ZBA & Severance  Township of Tiny 
IPS File No. 21-1161   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX 2: North Cottage Site Plan 
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APPENDIX 3: South Cottage Site Plan 
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APPENDIX 4: North Cottage Floor Plan & Elevations 
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APPENDIX 5: South Cottage Floor Plan & Elevations 
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APPENDIX 6: Dynamic Beach Assessment 

 

14. 1 Dunsford Lane – Dynamic Beach Assessment.pdf 

 

 

https://ipsconsultinginc.sharepoint.com/:b:/g/IQDwLU-vyXAPRqg04KzFTOcLAaWd8we1wTqzvgeY53Yv5So?e=XytTTH
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APPENDIX 7: Functional Servicing Report 
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1.0 INTRODUCTION 
 
C.F. Crozier & Associates inc. (Crozier) was retained by Interra Lands Incorporated (Interra) to prepare 

a Functional Servicing Report in support of the Zoning Bylaw Amendment and proposed severance 

for the Subject Lands located at 1 Dunsford Lane in the Township of Tiny. The property is legally 

described as Lot 19, Concession 17, Township of Tiny, Simcoe County. The triangular property is 

located on the east shore of Nottawasaga Bay, north of 7th Concession. The property is bounded by 

the shoreline and two local access roads. Refer to Figure 3 for the Site Location. 

The following documents were reviewed as part of this engineering study: 

• Preliminary Geotechnical Investigation Wymbolwood Beach Resort (SPL Consultants Ltd., April 

2015) 

• Natural Hazards Assessment Letter (Shoreplan Engineering Ltd., December 2025) 

This report has been prepared to document details associated with the functional servicing and 

stormwater management design for the proposed development. Contained in this report is a 

description of the existing site (Section 2.0); the shoreline hazard assessment (Section 3.0), the sanitary 

servicing strategy (Section 4.0); the water servicing strategy (Section 5.0); the drainage & stormwater 

management strategy (Section 6.0); road design and driveway access (Section 7.0); and a 

concluding discussion (Section 8.0). 

2.0 SITE DESCRIPTION 
 
The property currently has 3 single-storey framed buildings used as a resort.  Along the shoreline 

boundary of the site, the structures are fronted by a low stone wall that blends into the dunes near 

the edges of the site. The current water’s edge of Nottawasaga Bay is approximately 20m from the 

178m contour line.  

The site is currently serviced by a private well and an onsite sewage system. The locations of any 

existing wells or sewage systems are unknown and there is no record of the size or function of the 

sewage system. There are no municipal water and wastewater systems available in the area.  It has 

been assumed that the existing well will be located and decommissioned in accordance with O.Reg. 

903.    

According to the architectural plans prepared by Ian Maclaren Architect Inc. (November 20, 2025), 

the proposed development will include two residential lots with municipal road access to each unit, 

individual private onsite sewage systems and individual private drilled drinking water wells. Lot 1 refers 

to the north lot with the North Cottage and Lot 2 refers to the south lot with the South Cottage. Please 

refer to Figures 1 & 2 that show the north and south cottages respectively. The Severance Sketch 

prepared by Innovative Planning Solutions (IPS) describes the lands to be severed and the lands to 

be retained. Please refer to Figure 3 in the Figures Appendix. 

The site is accessed on both sides from public road allowances with gravel driveways. The beachfront 

property features highly permeable sand and currently, there are no existing stormwater 

management controls on the site. 
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3.0 SHORELINE HAZARD ASSESSMENT 

 
A Natural Hazards Assessment prepared in December 2025 by Shoreplan Engineering Limited 

(Shoreplan) documents the existing natural hazards and their implications on the proposed 

development. The natural hazards considered for the assessment include the erosion hazard, the 

flood hazard, and the dynamic beach hazard as defined in the Natural Hazards Policies (3.1) of the 

Provincial Policy Statement (PPS). 

The location of the proposed buildings, wells, and septic units are to be located outside the 

development setback line. Please refer to the Natural Hazards Assessment prepared by Shoreplan in 

Appendix C for full details and recommendations. 

4.0 SANITARY SERVICING – PRIVATE ONSITE SEWAGE SYSTEMS 

 

Based on a review of the Township’s available mapping there is no municipal sanitary infrastructure 

available in the area of the Site. Therefore, it is proposed that the North and South Cottages will each 

be serviced by an individual private onsite sewage system. The onsite sewage system for each lot will 

be designed and installed in accordance with the Ontario Building Code (OBC), Township of Tiny, 

and County of Simcoe guidelines.  

 
4.1 Sewage System Design Flows 

 
Peak daily sewage flows for each lot were calculated using Table 8.2.1.3.A of the OBC for residential 

occupancies. 

4.1.1 North Cottage 

The North Cottage consists of a 4-bedroom dwelling and has an approximate finished floor area of 

242 m2. The North Cottage will have 3-bathroom groups and additional fixtures for a total of 35.5 fixture 

units. The total daily design sewage flow is shown in Table 1. Detailed calculations are provided in 

Appendix A. 

Table 1: Total Maximum Day Sewage Flow Calculation for the North Cottage 

Description 
Number 

of Units 

Additional Flow 

per Unit  

(L) 

Total Daily 

Design Flow  

(L/day) 

Base Flow   2,000 

Additional Flow    

   i)  Each bedroom over 5, or 0 500 0 

   ii)  Area over 200 m2,    

      A)  Each 10 m2 over 200 m2 to 400 m2 5 100 500 

      B)  Each 10 m2 over 400 m2 to 600 m2 0 75 0 

      C)  Each 10 m2 over 600 m2 0 50 0 

   iii)  Fixture Units over 20 15.5 50 775 

Additional Flow (greatest of i, ii, iii) 775 

Total Daily Design Flow: 2,775 

 

Therefore, the total maximum day sanitary sewage flow for the North Cottage is 2,775 L/day.  
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4.1.2 South Cottage 

The South Cottage consists of a 9-bedroom dwelling and has an approximate finished floor area of 

403 m2. The South Cottage will have 8-bathroom groups and additional fixtures for a maximum of 70 

fixture units. The total daily design sewage flow is shown in Table 2. Detailed calculations are provided 

in Appendix A. 

 

Table 2: Total Maximum Day Sewage Flow Calculation for the South Cottage 

Description 
Number 

of Units 

Additional Flow 

per Unit  

(L) 

Total Daily 

Design Flow  

(L/day) 

Base Flow   2,500 

Additional Flow    

   i)  Each bedroom over 5 4 500 2,000 

   ii)  Area over 200 m2,    

      A)  Each 10 m2 over 200 m2 to 400 m2 20 100 2,000 

      B)  Each 10 m2 over 400 m2 to 600 m2 1 75 75 

      C)  Each 10 m2 over 600 m2 0 50 0 

   iii)  Fixture Units over 20 50 50 2,500 

Additional Flow (greatest of i, ii, iii) 2,500 

Total Daily Design Flow: 5,000 

 

Therefore, the total maximum day sanitary sewage flow for the South Cottage is 5,000 L/day.  

Properties with a total daily design sanitary sewage flow not exceeding 10,000 L/day are regulated 

by the Ontario Building Code.  As shown above, the total daily design sanitary sewage flows for each 

property are less than 10,000 L/day.  Therefore, a building permit will be required for each onsite 

sewage system prior to construction.  

4.2 Soils Evaluation  

 
SPL Consultants completed a test pitting program at the site on February 26, 2015. Based on the 

reported surficial geology of the area (OGS) and the field observations by SPL Consultants, the soils of 

the site were identified as sand with trace amounts of gravel deposits. Three (3) test pits were 

completed; refer to the Geotechnical Report prepared by SPL Consultants for the locations of  

TP15-01, TP15-02, and TP15-03 (provided in Appendix C).    

The geotechnical report indicates that the following surficial geological materials were present in the 

test pits:  

• The soils encountered in TP15-01 consisted of approximately 1.9 m of sand fill, underlain by 

approximately 0.3 m of fine light brown native sand. The test pit was excavated to a 

termination depth of 2.2 meters below ground surface (mbgs). No signs of groundwater were 

observed in TP15-01 and the test pit walls were dry and stable. 

• TP15-02 consisted of approximately 0.1 m of topsoil, underlain by approximately 2.1 m of fine 

to medium grain light brown sand. The test pit was excavated to a termination depth of 2.2 

mbgs. Groundwater was observed in TP15-02 at 1.0 mbgs and the sand was observed to be 

saturated at 1.0 mbgs. It is important to note that TP15-02 is located close to the 178 m contour 

line and higher groundwater elevations are expected near the shoreline.  
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• TP15-03 consisted of approximately 50 mm of topsoil, underlain by approximately 100 mm of 

sand fill with trace amounts of gravel, 400 mm of fine to medium grey sand, and 700 mm of 

compact grey sand. The test pit was excavated to a termination depth of 2.4 mbgs. 

Groundwater was not found but a wet cave was observed from the surface of the termination 

depth at 2.4 mbgs. 

Based on the results of the grain size analysis provided in the SPL report, we have classified the soil as 

an SP soil, which has a T-time range of 2 – 8 min/cm, as described in Supplementary Standard SB-6 of 

the OBC. A percolation time (T-time) of 6 min/cm has been assigned for design purposes.  

4.3 Proposed Sanitary Servicing Strategy 

 
The Class 4 Sewage System proposed for each lot comprises of a Waterloo Biofilter Level IV treatment 

unit meeting the CAN/BNQ 3680-600 standard discharging to a leaching bed constructed as a filter 

bed for treatment and dispersal of the treated effluent. Each proposed filter bed will include a sand 

and stone layer sized in accordance with OBC Sentence 8.7. 5. Refer to Figure 2 for the Sanitary 

Servicing Plan and layout of the proposed onsite sewage systems. 

4.3.1 North Cottage 

The proposed treatment unit for the North Cottage is a Waterloo Biofilter basket tank configuration, 

Model AD-BA30, with a treatment capacity of 3,000 L/d. Sewage will flow from the North Cottage by 

gravity to the inlet of a 9,000 L Waterloo Biofilter anaerobic digester tank (ADIPC-9000) equipped with 

an innertube on the inlet and an internal pump chamber to dose the biofilter basket tank. 

A 7,480 L Basket Biofilter Tank Model BT-7480 equipped with (2) basket filters filled with Biofilter medium 

is proposed. The effluent is distributed evenly over the surface of the biofilter medium, and effluent is 

treated as it infiltrates through the foam. All pumps and controls will be designed and supplied by 

Waterloo Biofilter. Treated effluent from the BT-7480 is pumped to the filter bed.  

The filter bed has been designed to meet the total daily design flow of 2,775 L/d and will be located 

southeast of the proposed North Cottage. According to OBC 8.7.5.2.(3)., the loading rate on the 

effective (stone) area is 100 L/m2/day for filter beds with Level IV Treatment. Considering OBC 8.7.5.2 

(5), the minimum filter bed area at the surface must be 28 m2. An area of 30.0 m2 is proposed.  

The filter bed will be equipped with three (3) runs of 75 mm diameter perforated pipe, each pipe will 

be 6.0 m long, spaced 1.0 m apart, and will be constructed within the stone layer.  

The stone area will be underlain with filter sand meeting the grading requirements of OBC 8.7.5.3 (3) 

and will be a minimum of 750 mm thick below the stone layer. With a percolation rate of  

T = 6 min/cm for the underlying native soil, a minimum contact area of 20 m2 is required at the base 

of the filter bed in accordance with OBC 8.7.5.3 (6).  This area will be increased to 30.0 m2 to match 

the area of the stone.   

4.3.2 South Cottage 

The proposed treatment unit for the South Cottage is a Waterloo Biofilter basket tank configuration, 

Model AD-BA50, with a treatment capacity of 5,000 L/d. Sewage will flow from the South Cottage by 

gravity to the inlet of a 13,500 L Waterloo Biofilter anaerobic digester tank (ADIPC-13500) equipped 

with an innertube on the inlet and an internal pump chamber to dose the biofilter basket tank. 

An 11,250 L Basket Biofilter Tank Model BT-11250 equipped with (2) basket filters filled with Biofilter 

medium is proposed. The effluent is distributed evenly over the surface of the biofilter medium, and 



Interra Lands Inc.  Functional Servicing Report 

1 Dunsford Lane, County of Simcoe  December 2025 

 

 

C.F. Crozier & Associates Inc.  

Project No. 2251-6304 

effluent is treated as it infiltrates through the foam. All pumps and controls will be designed and 

supplied by Waterloo Biofilter. Treated effluent from the BT-11250 is pumped to the filter bed.  

The filter bed has been designed to meet the total daily design flow of 5,000 L/d and will be located 

east of the proposed South Cottage. According to OBC 8.7.5.2.(3)., the loading rate on the effective 

(stone) area is 100 L/m2/day for filter beds with Level IV Treatment. Considering OBC 8.7.5.2 (5), the 

minimum filter bed area at the surface must be 50 m2.   

The filter bed will be equipped with seven (7) runs of 75 mm diameter perforated pipe, each pipe will 

be 6.0 m long and spaced 1.0 m apart and constructed within the stone layer.  

The stone area will be underlain with filter sand meeting the grading requirements of OBC 8.7.5.3 (3) 

and will be a minimum of 750 mm thick below the stone layer. With a percolation rate of  

T = 6 min/cm for the underlying native soil, a minimum contact area of 35 m2 is required at the base 

of the filter bed in accordance with OBC 8.7.5.3 (6). An area of 50.0 m2 will be provided to match the 

area of the stone. 

5.0 WATER SERVICING – PRIVATE WELL  

 
Based on a review of the Township’s available mapping, there is no municipal sanitary infrastructure 

available in the area of the Site. Therefore, potable drinking water will be provided to Lots 1 and 2 

with a new individual drilled water well. The locations of the wells are shown in Figure 1 and each well 

shall be located to adhere to the minimum setback requirements as described in Ontario Regulation 

903 and in the Ontario Building Code. Please note that a well with a watertight casing 6.0 m below 

grade will be required in order to achieve a 15 m setback to the onsite sewage system.  It is assumed 

that there is a suitable groundwater regime to support the lots, which should be confirmed prior to 

construction. The new wells must be drilled by a licensed well contractor in accordance with O. Reg. 

903. 

6.0 STORMWATER MANAGEMENT 

 
Based on the site conditions and the nature of the proposed development, stormwater management 

design criteria are summarized below: 

 

• Based on the existing sandy soils and the associated high infiltration rate, the proposed 

redevelopment is an ideal location to implement Low Impact Development practices to 

reduce peak runoff as well as provide quality control and water balance benefit.  

• Quality control will be provided to an ‘enhanced’ level as defined by MOE’s Stormwater 

Management Planning and Design Manual. 

• Low Impact Development (LID) practices are to be employed in an effort to improve site 

hydrology and meet water balance initiatives. 

 

Detailed LID design will be assessed at the SPA submission. 

 

6.1 Drainage 

 

Under existing conditions, stormwater from the buildings and access roads is directed toward 

Nottawasaga Bay via uncontrolled sheet flow. The existing drainage patterns will be maintained upon 

development. Road drainage will be directed toward Nottawasaga Bay via roadside ditches. 

 

6.2 Stormwater Quantity Control 
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Table 3 presents a comparison between the overall site runoff coefficient in existing and proposed 

conditions. As shown in Table 3, the site’s runoff coefficient increases from 0.40 to 0.53 in the proposed 

condition. As a result, a minor increase in peak stormwater runoff is expected upon development. 

 

 

Table 3: Runoff Coefficient Comparison 

Surface 
Existing Conditions Proposed Conditions (No Mitigation) 

Area (m2) Runoff Coefficient Area (m2) Runoff Coefficient 

North Roof, South Roof, Decks 488 0.90 815 0.90 

Gravel Driveway 138 0.80 178 0.80 

Landscape Area 1582 0.25 1215 0.25 

Total 2208 0.40 2208 0.53 

 
It is our opinion that the small increase in peak stormwater runoff generated by this development will 

not impact the downstream Nottawasaga Bay due to the proximity and size of the water body. In an 

effort to provide water quantity control, Low Impact Development (LID) practices are proposed. 

Soakaway pits have been preliminarily sized to infiltrate runoff from the roof of the north and south 

cottages as indicated in Figure 1. Based on the Geotechnical Report prepared by SPL Consultants, 

the soakaway pits have been designed with a maximum drawdown time of 48 hours, a design 

infiltration rate of 24mm/hr and a clearance of 1m from the groundwater table. The proposed location 

of the soakaway pits meet the required setbacks from the wells, septic beds, property lines and 

buildings. The preliminary sizing of the soakaway pits is provided in Appendix B.  

 

Road drainage will be collected within the roadside flat-bottomed infiltration swales and discharged 

downstream of the hammerhead via culverts. The swales have been designed with a longitudinal 

slope of 0.5% to promote infiltration and quality treatment.   

 

7.0 ROAD DESIGN & DRIVEWAY ACCESS 

 
Access to the site will be provided exclusively via Dunsford Lane, which will extend approximately 92 

m east from Tiny Beaches Road South. Street A will not provide access to individual lots but will 

remain part of the overall site layout for connectivity and servicing purposes. Both Dunsford Lane 

and Street A will have the following parameters:  

 

• 7.0 m road width; 

• 1.2 m shoulders; 

• Cross-fall of 2%; 

• Flat-bottomed infiltration swales; 

• Hammerhead turn-around along Dunsford Lane; 

• Hammerhead turn-around along Street A (Subject to change pending Town comments).  

 

Our preliminary road design and grading provides positive drainage toward Nottawasaga Bay. The 

road will be superelevated with a 2% cross-fall toward Georgian Bay to promote runoff and reduce 

ice buildup. The 7.0 m width exceeds the 6.0 m minimum required for emergency vehicle access 

under the Ontario Building Code. Detailed grading will be completed at the detailed design stage. 

 

The proposed development will provide individual access to each lot via Dunsford Lane, which will 

remain a gravel road as noted acceptable by the Town. Each driveway will also be constructed with 

gravel within the property line and will include a minimum of two parking spaces. 

 

7.1 Waste Management Considerations (Simcoe County)  
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Based on discussions with the County of Simcoe, curbside waste collection will be provided for all 

residential lots with frontage on publicly owned and maintained roads. Access to individual lots will 

be exclusively via Dunsford Lane, supporting curbside collection where feasible. 

 

Should collection along Dunsford Lane not be practical due to operational constraints, a designated 

common collection point will be established at the intersection of Dunsford Lane and Tiny Beaches 

Road South. This approach ensures efficient waste management for the development while aligning 

with County guidance. 

 

7.2 Winter Maintenance Considerations (Township of Tiny) 

 

The turnaround area at the end of Dunsford Lane has been designed to enhance winter maintenance 

functionality, with its length maximized within boundary limits to provide snow storage while 

reasonably minimizing impacts on manoeuvring space, development area, and the adjacent 

driveway. 

 

Shifting the access further south was reviewed to improve offset and snow storage; however, the 

driveway location shown on the current plans has limited flexibility due to septic system sizing 

requirements. These measures, combined with the hammerhead turnaround and 7.0 m road width, 

aim to provide adequate space for snowplow manoeuvring and snow storage on a best-efforts basis.  

 

Additional refinements may occur during detailed design. 

 

 

8.0 CONCLUSIONS & RECOMMENDATIONS 

 
We conclude that the proposed development of the subject lands can be readily serviced and meet 

the objectives of the regulatory agencies. 

 

1. A Natural Hazards Assessment prepared by Shoreplan Engineering Ltd. verified that the 

proposed location of the units does not encroach on any hazard limits.  

 

2. On-site soils are primarily classified as sand with trace amounts of gravel deposits. 

Groundwater was observed to be 1.0 m to 2.2 m below ground surface (SPL Consultants, 

February 26, 2015). Additional soils and groundwater information is provided in the 

Geotechnical Investigation Report (SPL Consultants, April 2015). 

3. Private onsite sewage systems will be provided for each lot.  A Waterloo Biofilter treatment 

system with a filter bed is proposed for each cottage.  The treatment units and filter bed 

have been located on each lot such that they meet or exceed the minimum distances 

from structures, property lines, and proposed wells.   

 

4. A new onsite sewage system, rated for 2,775 L/day is proposed for the North Cottage.   

Effluent from the advanced treatment unit will be pumped to the proposed filter bed with 

a total surface area of 30.0 m2. The stone area will be equipped with three (3) runs of 75 

mm diameter, 6.0 m long effluent distribution pipe, and spaced 1.0 m apart.  

 

5. A new onsite sewage system, rated for 5,000 L/day is proposed for the South Cottage.   

Effluent from the advanced treatment unit will be pumped to the proposed filter bed with 

a total surface area of 50.0 m2. The stone area will be equipped with seven (7) runs of 75 

mm diameter, 6.0 m long effluent distribution pipe, and spaced 1.0 m apart.  
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6. The north and south lots will each be serviced by an individual drilled well with a watertight 

casing to at least 6.0 m below grade. 

 

7. Individual access to each lot has been provided along with a minimum of 2 parking spaces 

per lot.  

 

8. Stormwater management controls will be provided via the proposed LID measures, 

including soakaway pits and roadside swales. Based on the native soil conditions, the 

proposed concept grading plan, and the small increase in peak flows expected from this 

development, it is anticipated that no detrimental downstream impacts will occur. 

 

9. Dunsford Lane is proposed to be superelevated with a 2% cross-fall toward Georgian Bay. 

Dunsford Lane is to remain a gravel road, with curbside waste collection where feasible. 

The hammerhead turnaround and 7.0m road width provide adequate space for snow 

storage and snowplow maneuvering. 

 

Therefore, we recommend approval of the Zoning Bylaw Amendment application and severance 

submission for the subject lands from the perspective of engineering servicing requirements. 

 

 

Respectfully submitted, 

C.F. CROZIER & ASSOCIATES INC. C.F. CROZIER & ASSOCIATES INC. 

 

 

 

Nicole O’Connor, P.Eng.  Raphael de Mesa, EIT 

Project Engineer Engineering Intern 
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APPENDIX A 
 

 

 

Sanitary Design Flow Calculations 
  



Project Name: 1-Dunsford Lane Date: 2022.01.12
Project Number: 2250-6304 Designed By: A.L,R.D.M.

Checked By: K.R

#### input required

House Details: 4 bedroom

242 m2

Description Number of 
Units

Additional 
Flow per Unit 

(L)

Total Flow 
(L/day)

Base Flow 2000

Additional Flow 

i)  Each bedroom over 5 0 500 0

ii)  Area over 200m2,

A)  Each 10m2 over 200m2 to 400m2
5 100 500

B)  Each 10m2 over 400m2 to 600m2
0 75 0

C)  Each 10m2 over 600m2 
0 50 0

Total Additional Sewage Flow from Area 500

iii) Fixture Units over 20 16 50 775

775

Total Daily Design Sanitary Sewage Flow (L/day): 2775

Pre-Treatment Options

Required septic tank size = 5550 L minimum

Propose Level IV Treatment (Y/N): Y

Native Percolation time, T = 6 min/cm

Imported Sand Percolation time = 10 min/cm

Option #1 - Filter Bed

Minimum required contact area = 28 m2 7.0m x 3.7m and 7.0m x 4.9m 30 m2 provided
3 runs of 6m at 1.0m O.C.

Required extended contact area  = 20 m2

Maximum loading rate = 10 L/m2/day

Minimum loading area = 278 m2

ONSITE SEWAGE SYSTEM RESIDENTIAL CALCULATION SHEET

References

Addition flow (greatest of i,ii,iii)



Project Name: 1-Dunsford Lane Date: 2022.01.12
Project Number: 2251-6304 Designed By: A.L,R.D.M.

Checked By: K.R

#### input required

Fixture 
Units per 
Fixture

Total Fixture 
Units

Fixtures basement 1st floor 2nd floor

Bathroom Group (flush tank) 1 2 6 18.0

2 Piece Bathroom 1 5.5 5.5

Basement Rough-in 6 0.0

Sinks (Domestic Lavatory w. 1/2" trap, kitchen sink 4 1.5 6.0

Clothes Washer 1 1.5 1.5

Dishwasher (if not connected to kitchen sink) 1 0.0

Shower (from 1 head) 1.5 0.0

Floor drain 1 3 3.0

Laundry Tub 1 1.5 1.5

Total Fixture Units 35.5

ONSITE SEWAGE SYSTEM RESIDENTIAL CALCULATION SHEET

Number of Fixtures



Project Name: 1-Dunsford Lane Date: 2022.01.12
Project Number: 2250-6304 Designed By: A.L,R.D.M.

Checked By: K.R

#### input required

House Details: 9 bedroom

403.36 m2

Description Number of 
Units

Additional 
Flow per Unit 

(L)

Total Flow 
(L/day)

Base Flow 2500

Additional Flow 

i)  Each bedroom over 5 4 500 2000

ii)  Area over 200m2,

A)  Each 10m2 over 200m2 to 400m2
20 100 2000

B)  Each 10m2 over 400m2 to 600m2
1 75 75

C)  Each 10m2 over 600m2 
0 50 0

Total Additional Sewage Flow from Area 2075

iii) Fixture Units over 20 50 50 2500

2500

Total Daily Design Sanitary Sewage Flow (L/day): 5000

Pre-Treatment Options

Required septic tank size = 10000 L minimum

Propose Level IV Treatment (Y/N): Y

Native Percolation time, T = 6 min/cm

Imported Sand Percolation time = 10 min/cm

Option #3 - Filter Bed

Minimum required contact area = 50.00 m2 7.04m x 7.1m 50.0 m2

Required extended contact area  = 35 m2

Maximum loading rate = 10 L/m2/day

Minimum loading area = 500 m2

ONSITE SEWAGE SYSTEM RESIDENTIAL CALCULATION SHEET

References

Addition flow (greatest of i,ii,iii)



Project Name: 1-Dunsford Lane Date: 2022.01.12
Project Number: 2251-6304 Designed By: A.L,R.D.M.

Checked By: K.R

#### input required

Fixtures Number of Fixtures
Fixture Units per 

Fixture
Total Fixture 

Units

Bathroom Group 8 6.0 48.0

2 Piece Bathroom 2 5.5 11.0

Basement Rough-in 0 6.0 0.0

Extra Bathtub/Shower 1 1.5 1.5

Extra Bathroom Sink 2 1.5 3.0

Clothes Washer 1 1.5 1.5

Laundry Tub 1 1.5 2

Kitchen Sink 1 3.0 3

Dishwasher 0 1.0 0

Total Fixture Units 69.5

ONSITE SEWAGE SYSTEM RESIDENTIAL CALCULATION SHEET
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Stormwater Management Calculations 

  



Project Name: Dunsford Lane

Project Number: 2251-6304

Date: 2022.11.24

By: KS

Rooftop Area (m2) (1) 315
Rainfall Depth (mm) 25
Runoff Coefficient 0.90
Required Storage Volume (m3) 7.0875
Void Ratio 0.4
Required Infiltration Trench Volume (m3) 17.72

Native Soil Infiltration Rate (mm/hr) (2) 60
Safety Factor 2.5
Design Infiltration Rate (mm/hr) 24
Drawdown Time (hr) 48
Maximum Soakaway Depth (m) 1.15

Proposed Length of Soakaway Pit (m) 7.0
Proposed Width of Soakaway Pit (m) 3.0
Proposed Depth of Soakway Pit (m)  (3) 1.10
Proposed Soakaway Pit Volume (m 3) 9.24

Proposed Length of Soakaway Pit (m) 5.1
Proposed Width of Soakaway Pit (m) 3.9
Proposed Depth of Soakway Pit (m)  (3) 1.1
Proposed Soakaway Pit Volume (m 3) 8.7516

Total Proposed Soakaway Pit Volume (m3) 17.99
Total Rainfall Depth Retained (mm) 25

Notes:
 (1) Half of roof from North and South Buildings proposed to drain to soakaway pits.

 (2) Based on soils identified in Geotechnical Report by SPL Consultants

Stormwater Management Summary - Soakaway Pit Design

Infiltration Parameters

Storage Parameters

Soakaway Pit Design - North Cottage

 (3) A clearance of 1m between the groundwater table and the footprint of each LID will be maintained.

Soakaway Pit Design - South Cottage
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           Shoreplan Engineering Limited 
           55 Eglinton Avenue E., Suite 800 
           Toronto, ON Canada M4P 1G8 
           T) 416.487.4756 F) 416.487.5129 
           E) mail@shoreplan.com 
 

 
 
December 12, 2025 
 
Mr. Richard Weldon 
Interra Lands Corporation 
7 Hoggs Lane 
Toronto ON M3B 2W5 
 
Dear Sir, 
 
Re: Dynamic Beach Assessment 
 1 Dunsford Lane, Tiny Township 
 Our File: 11-1673 
 
This letter report describes an updated dynamic beach assessment 
completed for your Wymbolwood Beach property at 1 Dunsford Lane, Tiny.  It 
was intended to determine the dynamic beach hazard limit along a section of 
the shore not included in a previous assessment, but it also confirmed our 
previous findings.  The dynamic beach hazard is one of the three natural 
hazards defined by the Provincial Planning Statement (PPS) and the MNR 
(2001) Technical Guides prepared to support the PPS.  It is our 
understanding that this letter will be submitted to Tiny Township in support of 
an application for site development to allow you to re-build closer to Georgian 
Bay than permitted by municipal bylaws. 

Previous Assessments 
Shoreplan completed an initial natural hazards assessment for this property 
in 2013.  That report, dated June 26, 2013, described the erosion hazard, the 
flooding hazard, and the dynamic beach hazard as defined in the MNR 
(2001) Technical Guides.  There is no erosion hazard at this site.  The 
flooding hazard was calculated from a wave uprush analysis using typical 
profiles derived a survey completed by Shoreplan staff.  Existing retaining 
walls were determined to provide a physical barrier to beach profile 
adjustments and thus defined the dynamic beach limit. 

A second assessment was completed on December 20, 2021 to update the 
flood hazard assessment following a period of record high Georgian Bay 
mean water levels.  That assessment used a provided topographic survey 
prepared by J. D. Barnes Ltd and a design wave condition determined from 
an updated wave hindcast produced by the U.S. Army Corps of Engineers. 

Existing Conditions 
The subject property is located on the east shore of Nottawasaga Bay 
immediately north of the 7th concession road allowance in the Township of 
Tiny.  We originally reviewed the site on December 21, 2011 when the water 
level was approximately 176.0 metres.  It was revisited on November 11, 
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2021 when the water level was approximately 176.6m, although that water 
level was measured during an approximately 0.4m setdown due to easterly 
wind conditions.  A final site review was completed on June 30, 2025 when 
the water level was approximately 176.4m 

Site details and grades were obtained from the topographic plan provided for 
our 2021 assessment (Plan of Survey Part of Lot 19 Concession 7 Township 
of Tiny County of Simcoe, prepared by J D Barnes Limited, dated 
11/30/2021).  Figure 1 of this report is based on that plan. All elevations 
discussed in this letter are relative to the geodetic datum CGVD1928:1978. 

The property is triangular with a width in the order of 125 metres in the vicinity 
of the 178 metre contour line.  Figure 1 shows a plan of the site.  There are 
three existing building structures on the property, as shown in Figure 1.  In 
the central part of the site, the structures are fronted by a low stone wall that 
blends into the dunes near the edges of the site.  The land above the wall has 
been terraced with graded berms and stone and timber retaining walls.  The 
dunes were once re-graded in front of the stone wall, but a new foredune has 
started to form. 

Photo 1 to Photo 4 show matched pairs of 2021 and 2025 photographs with 
similar views in each matched pair.  These show the extent of new dune 
formation that has occurred since our 2021 review. 

Dynamic Beach Hazard Limit 
There is no doubt that this site meets the criteria for a dynamic beach as 
defined in the MNR 2001 Technical Guides.  Dynamic beach limits can be 
established in the field by mapping the edge of the foredune on undisturbed 
beaches, but prior re-grading of the dunes precludes that option for this 
property.  The technical guides’ default definition of the dynamic beach 
allowance is a 30-metre setback from the limit of wave uprush under design 
conditions, but there is no scientific basis for that value, and it is always found 
to be excessive when detailed analyses are completed for sites like 
Wymbolwood Beach.  The technical guides note that the default dynamic 
beach allowance is used in the absence of a site-specific study using 
accepted scientific and engineering methods.  This report describes such a 
study and therefore supersedes the default allowance. 

There are two key aspects to the dynamic beach allowance. One is to ensure 
that profile changes during design events do not damage infrastructure.  The 
second is to ensure that new development does not encroach on the defined 
portion of the dynamic beach. The technical guides note that “Defined 
portions of the dynamic beach means those portions of the dynamic beach 
which are highly unstable and/or critical to the natural protection and 
maintenance of the first dune feature and/or beach profile where 
development would create or aggravate flooding or erosion hazards, cause 
updrift and/or downdrift impacts and/or cause adverse environmental 
impacts.” 
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The existing stone wall and timber retaining walls are a barrier between the 
beach where dunes can form and the existing buildings.  Sand on the 
landward side of those walls will not play any role in the natural protection 
and maintenance of the first dune feature or beach profile.  The walls form a 
physical limit to the dynamic beach allowance. 

The current development plans show proposed buildings both to the north 
and south of the existing walls, so a more detailed assessment was required 
to determine the dynamic beach limit in those areas.   

We have completed several peer reviewed dynamic beach hazard limit 
assessments on the Lake Huron shoreline within the jurisdiction of the St. 
Clair Region Conservation Authority (SCRCA) consistent with their prescribed 
methods.  Their procedure is described in the following extract from 
correspondence with SCRCA: 

SCRCA General Policies and Guidelines for Determining 
the Dynamic Beach Hazard Limit and Re-Development 
within the Dynamic Beach Hazard 

Determining the Dynamic Beach Hazard Limit 

A proper study to further evaluate the dynamic beach limit typically 
involves a two-step process. The first step is an initial site 
reconnaissance to determine if further, more detailed analysis 
would be warranted.  The initial reconnaissance would be 
accompanied by a review of existing data on the coastal processes 
and geomorphology of the area.  The second step involves site 
specific field surveys of the nearshore and beach/dune profiles, 
compiling offshore bathymetric data, collecting sand samples and 
testing for grain size, determining design flood levels and wave 
conditions and numerical modeling of the likely limit of the dynamic 
beach hazard under storm and high water conditions using 
appropriate cross-shore beach profile models. (SCRCA SMP) 

We applied this same approach for 1 Dunsford Lane.  Our site review showed 
that a more detailed analysis was required so we completed a numerical 
analysis of the dynamic beach hazard limit under storm and high water 
conditions using the DHI Litpack profile evolution model, which is an 
appropriate cross-shore beach profile model and is based on accepted 
scientific and engineering principles. 

Storm conditions were selected from the results of the U.S. Army Corps of 
Engineers WIS hindcast for station 93383, which is located offshore of the 
site, where the water depth is 31m.  The WIS data consists of hourly 
significant wave height, peak wave period and mean wave direction for the 
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45-year period from 1979 to 2023.  The station 93383 WIS data was used for 
the wave uprush analysis described in our 2021 assessment report. 

A storm selection process identified 10 storm events where the minimum 
peak event wave height was 3.75m and the event had at least 12 hours of 
wave heights greater than 1.0m.  Figure 2 shows the wave height profiles for 
the top 5 of those storms, ranked by the peak wave height.  Two of those 
storms were selected for the profile evolution modeling: Event 3 and Event 8.  
Event 3 had a duration of 45 hours. The storm peak wave condition had a 
significant wave height of 4.0m, a peak wave period of 9.3s and a mean wave 
back azimuth direction of 310 degrees at the hindcast location.  Event 8 had 
a duration of 45 hours.  The storm peak wave condition had a significant 
wave height of 4.4m, a peak wave period of 8.4s and a mean wave back 
azimuth direction of 300 degrees at the hindcast location. 

Each of these storm events was transferred into a point on the 6m contour 
(chart datum), offshore of the site.  Recorded water levels during the storm 
events were scaled up so that the peak of the storm was modeled at the 100-
year instantaneous water level.  Representative sediment parameters were 
taken from grain size distribution plots presented in SPL (2015).  Those plots 
are presented in Figure 3.  Sample TP15-03 GS#2, which was a medium 
sand with a median diameter of 0.45mm, was considered representative of 
the beach sand at this site.  Sample TP15-03 GS#1, which was a fine sand 
with a median diameter of 0.2mm, was the finest sand sampled and was 
used for sensitivity testing during the profile evolution modeling. 

Figure 1 shows the location of 6 profile lines labeled A to F.  Profiles A to E 
were used during our 2021 wave uprush analysis and profile F was added for 
this assessment.  These profiles were derived from the 2021 J.D. Barnes 
topographic survey and represent beach conditions following a period of high 
lake levels.  This makes them well suited for profile evolution modeling under 
design conditions as no adjustment is necessary to represent a high water 
level equilibrium condition. 

Baseline condition modeling was completed by considering both storm event 
3 and storm event 8, described above, with the medium beach sand.  The 
profile changes were similar, with each storm eroding away the beach both 
above and below the waterline and forming a nearshore bar.  Figure 4 shows 
an example of the baseline condition modeling results for profile F. 

Model sensitivity analyses were considered for both storm duration and 
sediment size.  Storm duration sensitivity was tested by modeling storm 
events 3 and 8 back-to-back, which effectively ignores the beach rebuilding 
that occurs between major storm events.  Sediment size sensitivity was 
tested by modeling the fine sand distribution rather than the medium sand 
representative of site conditions.  Figure 5 and Figure 6 show the results of 
those analyses for profile F.  The profile change modeling is more sensitive to 
storm duration than to sediment size. 
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Table 1 summarizes the distances that the 178m contour receded on each 
profile for the storm events modeled with the medium beach sand.  The 178m 
contour was selected to provide a consistent benchmark for comparison.  
These values do not represent the full width over which the beach profile 
changed. 

Table 1 178m Contour Recession Distances 
Profile Storm Event 3 Storm Event 8 Storm Events 3 & 8 

A 9.8 10.2 11.9 

B 12.2 12.3 14.1 

C 17.4 17.3 19.5 

D 11.0 11.0 12.8 

E 13.8 14.0 15.4 

F 13.2 13.5 14.5 

minimum 9.8 10.2 11.9 

maximum 17.4 17.3 19.5 

average 12.9 13.0 14.7 
 

Using the same approach as applied for similar studies on Lake Huron, the 
dynamic beach hazard limit was defined using the results of the worst-case 
sensitivity analysis profile evolution modeling.  That produced the dynamic 
beach hazard limit shown on Figure 7.   

Development Plans 
A GIS shapefile of the dynamic beach hazard limit shown on Figure 7 has 
been provided to the project team to assist other aspects of the project.  
Development that takes place landward of this limit will not impact the 
dynamic beach.  It will not create or aggravate flooding or erosion hazards, 
cause updrift and/or downdrift impacts, or cause adverse environmental 
impacts. 

Cantilevering second storey floors or decks beyond the dynamic beach 
hazard limit will have no impact on the dynamic beach hazard.  Foundation 
walls constructed close to the hazard limit must have buried scoured 
protection as an addition safeguard should design conditions be exceeded.  It 
is important that maintenance access to that scour protection not be 
obstructed. 

Conclusions 
This report describes a site-specific analysis of the dynamic beach hazard 
limit using accepted scientific and engineering methods.  The dynamic beach 
hazard is the governing natural hazard at this site.  Its location is shown on 
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Figure 7.  Development that takes place landward of this limit will not impact 
the dynamic beach.  It will not create or aggravate flooding or erosion 
hazards, cause updrift and/or downdrift impacts, or cause adverse 
environmental impacts. 

Closing Comments 
We trust that these comments will assist you in your dealings with Tiny 
Township.  Do not hesitate to call should you have any questions regarding 
this letter report. 

Yours truly 

Shoreplan Engineering Limited 

 

 

 

 

Bruce Pinchin, P.Eng.  
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Photo 1, November 2021 

 

Photo 2, June 2025 
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Photo 3, November 2021 

 

Photo 4, June 2025 
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Figure 2 Top Storm Events from WIS Hindcast 

 
 

Figure 3 Grain Size Distribution Plots 
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Figure 4 Example of Baseline Condition Profile Evolution Modeling 

 

Figure 5 Profile Evolution Sensitivity to Storm Duration 
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Figure 6 Example of Profile Evolution Sensitivity to Sand Size 

 
 

Figure 7 Dynamic Beach Hazard Limit 
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APPENDIX 8: Snow Plow Vehicle Maneuvering Analysis 
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APPENDIX 9: Site Visit Photos 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

Photo 1: Taken from the beach front, towards the east 
showing all 3 existing structures to be demolished.  

Photo 2: Taken centrally on the lot, towards the north 
showing the proposed north (severed) lot.  

Photo 3: Taken centrally on the lot, towards the south 
showing the proposed south (retained) lot.  

Photo 4: Taken east of the lot on Dunsford Lane, towards 
the west showing the proposed north (severed) lot.  
 



 

 

 

 

 

 

 

 

 

 

 

 

Photo 5: Taken east of the lot on Dunsford Lane, towards 
the west showing the proposed lot line.  

Photo 6: Taken north of the lot on Dunsford Lane, towards 
the south showing the proposed north (severed) lot.  

Photo 7: Taken north of the lot on Dunsford Lane, towards 
the south showing the proposed south (retained) lot.   

Photo 8: Taken south of the lot on Tiny Beaches Road 
South, towards the west showing the proposed south 
(retained) lot.   
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APPENDIX 10: Development Standards Table 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Table 1: Development Standards  

 

Township of Tiny Zoning By-law 22-075: Table 5.2 Residential Zones  

 

Provisions Standard Proposed Severed Lot 

(North) 

Proposed Retained Lot 

(South) 

 

Minimum Lot Area 

 

4,000 m2 3,175 m2 3,538 m2 

Minimum Lot 

Frontage 

 

30 m 101.90 m 32.29 m 

Minimum Required 

Front Yard 

 

8 m 8 m 8.54 m 

Minimum Required 

Exterior Side Yard 

 

8 m NA 3.21 m (South) 

Minimum Required 

Interior Side Yard 

3 m and 1.8 m 

(Refer to Section 

2) 

 

3.69 m (South) 

Plus 6 m (North) 

3.05 m (North) 

Minimum Required 

Rear Yard 

7.5m 31.0 m (from water’s 

edge elevation of 

176.3) 

  

34.54 m (from water’s 

edge elevation of 176.3) 

Maximum Lot 

Coverage 

25% 10.72% 

 

Total GFA = 159.65 m2 

Area Above 178m = 

1,488.54 m2 

 

19.91% 

 

Total GFA = 447.29 m2 

Area Above 178m = 

2,246.3 m2 

Maximum Height  

 

 

11 m 9.36 m 10.97 m 

Township of Tiny Zoning By-law 22-075: Section 2.30 Special Setbacks 

2.30.1.1 Setbacks from 178 meter Elevation 

 

The main building 

including a 

45 m 9.30 m (dwelling) 

6.18 m (deck) 

12.97 m (dwelling) 

12.14 m (deck) 



covered porch or 

bunkie shall be 

setback a 

minimum of 45 

metres from the 

178 metre G.S.C. 

elevation adjacent 

to Georgian Bay. 
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APPENDIX 11: Draft Zoning By-law Text and Schedule 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

THE CORPORATION OF THE TOWNSHIP OF TINY 
DRAFT BY-LAW NO. 26-XX 

 
Being a By-law to amend By-law 22-075 as amended, being the Zoning By-law for the 

Corporation of the Township of Tiny for the lands located at 1 Dunsford Lane.  
 

WHEREAS the Council of the Corporation of the Township of Tiny is empowered to enact 
By-laws to regulate the use of land pursuant to Section 34 of the Planning Act, R.S.O 1990, 
as amended; 
 
AND WHEREAS the provisions of the By-law conform to the general policies of the Official 
Plan, as amended, for the Township of Tiny; 
 
AND WHEREAS the Council of the Corporation of the Township of Tiny has received a 
request to amend By-law 22-075 as amended, and is in general agreement with this 
request; 
 
NOW THEREFORE the Council of the Corporation of the Township of Tiny enacts as 
follows: 
 

1. THAT Zoning Map “Zoning By-law 22-075 – Schedule A – Map 8” to By-law 22-075 as 
amended, be further amended by rezoning part of lands municipally known as 1 
Dunsford Lane, and legally described as Lot 19 Concession 7 in the Township of 
Tiny, from the ‘Shoreline Commercial (SC)’ zone, to the Shoreline Residential 
(SR)’ with site-specific exception XX zone, as shown on Schedule ‘A’ attached 
hereto, and Schedule ‘A’ attached hereto forms part of this By-law. 
 

2. The following shall apply to lands zoned as ‘Shoreline Residential (SR)’ zone: 
 

Minimum Lot Area  3,175 m2  (Proposed Severed Lot, North) 

Minimum Lot Area 3,538 m2 (Proposed Retained Lot, South) 

Minimum Required Exterior Side Yard 3.21 m (Proposed Retained Lot, South) 

Setback from Watercourse 6.18 m (attached deck) 
9.3 m (dwelling) 
(Proposed Severed Lot, North) 

Setback from 178 m G.S.C. Elevation 12.14 m (attached deck) 
12.97 m (dwelling) 
(Proposed Retained Lot, South) 

 
NOW BE IT ENACTED as a by-law pertaining to By-law 22-075, is amended as outlined in 
Schedule 1 of this Amendment. 
 



 

 

This By-Law shall become effective on the date it is passed by the Council of the 
Corporation of the Township of Tiny, subject to the applicable provisions of the Planning 
Act, R.S.O. 1990, as amended. 
 
The Clerk is hereby authorized and directed to proceed with the giving of Notice under 
Section 34(18) of the Planning Act, R.S.O. 1990, as amended. 
 
BY-LAW PASSES AND ENACTED THIS ____ DAY OF __________ 20____. 

 
THE CORPORATION OF THE TOWNSHIP OF TINY 

 
_________________________ 

MAYOR, David Evans 
 

_________________________ 
CLERK 
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