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Recommendation
1.

That Report PDR-CW-30-20 be received;

2.

That all written submissions received on plan of subdivision 42T-201503 known as Home Farm were considered; the effect of which helped to
make an informed recommendation;

3.

That in consideration of the draft plan of subdivision application 42T2015-03, for lands described as Part Lot 159, Plan 529, South Part of Lot
20, Concession 2, and Lots 2, 3, 4, 5, 6 and 7, and Part of Helen Street
ROW, RP 555, in the geographic Township of Collingwood, now in the
Town of The Blue Mountains, the Grey County Committee of the Whole
supports this plan of subdivision to create a total of two-hundred and
fifteen (215) residential units, subject to the conditions set out in the
attached draft plan conditions, or with minor revisions thereto; and

4.

That staff be directed to work with the Town of The Blue Mountains and
the proponent to explore settlement options for Local Planning Appeal
Tribunal file PL180356.

Executive Summary
The County has received a plan of subdivision application (County file number 42T2015-03) known as Home Farm, to facilitate the construction of 215 residential units.
Associated official plan and zoning by-law amendment applications were also received
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by the Town of The Blue Mountains. These three applications were received in 2015
and subsequently appealed in 2018 based on non-decisions by the County and Town. A
Local Planning Appeal Tribunal hearing has been scheduled for July 20, 2020. County
and Town staff have been working with the proponent towards a settlement on these
appeals. County staff are of the opinion that the attached draft plan conditions, subject
to minor revisions if necessary, represent the basis for a settlement for Local Planning
Appeal Tribunal file PL180356. Should a settlement not be reached, it appears the
issues for discussion at the hearing have been scoped significantly.

Background and Discussion
In 2015 the County received a plan of subdivision application known as the Home Farm
development to create a total of 277 residential units. Associated official plan and
zoning by-law amendment applications were also submitted to the Town of The Blue
Mountains at that same time. This proposed development was to occur on three parcels
of land, two of which were owned by the proponent, and one of which was owned by the
Town of The Blue Mountains. Map 1 below shows the subject lands in blue, the Town
owned lands in red, and labels some neighbouring developments. The applications
were deemed complete, but a decision was not rendered on the files before appeals
were received on March 28, 2018. Simultaneous with the appeals, the proponent also
amended their proposal to a total of 215 residential units (shown on Map 2 below) and
removed the Town-owned lands from their subdivision.

Map 1: Airphoto of Subject Lands
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Map 2: Proposed Revised Plan of Subdivision dated June 11, 2020
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The subject lands are approximately 55 hectares in size and are legally described as
Part Lot 159, Plan 529, South Part of Lot 20, Concession 2, and Lots 2, 3, 4, 5, 6, and
7, and Part of Helen Street ROW, RP 555, in the geographic Township of Collingwood,
now in the Town of The Blue Mountains. These lands contain varied topography and
vegetation including highlands and lowlands above and below the Nipissing Ridge.
Large portions of the subject lands are not proposed for development and will remain in
a natural state as open space. A portion of the site is a significant archeological site,
referred to as Plater-Martin.
The proposed development is located in Craigleith, south of Highway 26 and east of
Grey Road 19. Aside from the Town-owned lands, abutting the proposed development
is the future Eden Oak and Parkbridge developments. Surrounding the rest of the lands
are a mixture of residential and commercial resort properties, with some additional
undeveloped land to the east.
The proposed subdivision would have access off Grey Road 19 and Helen Street, as
well as a series of new internal roads, which will be a mixture of condominium and
public roads (Streets A and B). A future road connection, Street A, is being left to the
Town-owned lands. A temporary turning circle is required at the north end of Street A
(Block 236), until such time as it is further extended into the Town-owned lands in the
future. Servicing to the development will be via municipal water and sewer services.
In addition to residential development on-site, the proposed subdivision also contains
parking, open space, trails, parkland, stormwater management, and the Plater-Martin
site. It should also be noted that there are additional future development blocks that will
connect to the future Eden Oak development, and to Birch View Trail to the south.
These future development blocks form a part of the subject lands but are unlikely to
connect to any of the new streets in the proposed Home Farm development due to the
topography of the Nipissing Ridge.
Prior to the submission of the initial plan of subdivision application the proponent had a
memorandum of understanding (MOU) with the Town to preserve the Plater-Martin site.
The signed MOU was described in Town staff report PDS.17.104 as follows;
“for an approximate cash contribution of $378,300 and the Plater-Martin site to
be given to the Town and preserved as parkland, in exchange for former
Bluewater District school lands, a surplus parcel of Town-owned lands and a
portion of the Helen Street road allowance which could be developed as part of
the subdivision.
A Memorandum of Understanding (MOU) was signed between the Town and
MacPherson Builders in November 2014, which sets out the land exchange.”
This MOU is no longer in place, and as noted above the proposed subdivision no longer
PDR-CW-30-20
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contains the Town-owned lands.
The remainder of this report will address the 215-unit revised proposal currently before
the Local Planning Appeal Tribunal (LPAT). A 10-day LPAT hearing has been
scheduled for July 20, 2020 for the plan of subdivision, official plan amendment, and
zoning by-law amendment.
The subject lands are designated as ‘Recreational Resort Area’ in the County Official
Plan, ‘Residential Recreational Area’ and ‘Hazard’ in the Town of The Blue Mountains
Official Plan, and ‘Escarpment Recreation Area’ in the Niagara Escarpment Plan. Each
of these plans recognizes residential development potential on the subject lands.
Copies of all background reports and plans can be found at this link.
The below planning analysis represents the County staff position and recommendation
only.

Public and Agency Comments Received
A statutory public meeting was never held for the proposed development. That said,
two public open houses were held, one prior to the appeals, and one following the
appeals showing the revised 215-unit proposal.
The following people made comments on the development prior to the appeals.








Donald Avery,
Danny Brackett,
Rob Dubien,
Stan Holba,
Shayne Mintz,
Fionna K. Orr, and
Peter Tollefsen.

The comments received in writing have been summarized into the table below along
with a response on how those comments have been considered and addressed. Please
note the above comments were received prior to amending the applications to the 215unit proposal.
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Public Comments
Raised
Requests notice of any
decisions rendered
Traffic concerns

Impact on the
environment

How comments have been considered / addressed?
All residents that requested notice have had their
addresses forwarded onto LPAT as part of the appeal
package for their notification lists.
The proposed development submitted a Traffic Impact
Study, which has been reviewed by the Town and the
County. The proposal has also been reduced in size from
277 units to 215 units. Subject to the draft conditions
attached to this report, County staff have no further
concerns from a traffic perspective.
The proposed development submitted an Environmental
Impact Study (EIS) and a series of addendums. These
addendum reports were meant to address the County and
Town’s environmental peer review by WSP. Dan Reeves
of WSP has since signed off on the development, subject
to the draft plan conditions. Grey Sauble Conservation
Authority and Niagara Escarpment Commission staff have
since also signed off, subject to the draft conditions
attached.
To be addressed throughout the remainder of this report.

Conformity to planning
documents
Proximity of the
This concern was primarily in relation to two properties on
development to existing Grey Road 19, which abutted the Town-owned lands. As
homes on Grey Road 19 noted above, the Town-owned lands are no longer a part
of this development. A lot addition has also recently
expanded these two lots such that they have an additional
buffer between the existing dwellings and the Townowned lands.
Concerns over the MOU There is no longer a MOU for the Town-owned lands and
between the Town and
furthermore the MOU is not a matter being considered by
the proponent
the LPAT.
As part of the LPAT process the following people were included as participants:











Lucy Richmond,
Danny Brackett,
Alexander Faltynek,
Dale Cook,
Stephen Jefferson Holba,
Annie Pilon,
Terry Bunting,
Sam Macri,
Eleanor Ward,
John Cameron,
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Richard V. Havlicek, and
Hana Havlicek.

As per the procedural order;
“A participant must provide to the Tribunal and the parties a participant statement
on or before May 21, 2020, or the witness or participant shall not be permitted to
give oral evidence at the hearing.”
No participant statements have been received by any of the above participants prior to
the May 21st deadline. The County has no further written record of the concerns of the
above participants.
At the time of the procedural order, the parties to the hearing were;






MacPherson Builders (Blue Mountains) Limited,
Town of The Blue Mountains,
County of Grey,
Eden Oak (Trailshead) Inc., and
Pamela Spence and Moira McIntyre.

Of the five parties listed above, only MacPherson Builders (Blue Mountains) Limited,
Town of The Blue Mountains and County of Grey remain as parties.
Prior to the appeals, the County received written submissions from the following groups
or agencies.














April 24, 2015 – Julie Dahl, Fisheries and Oceans Canada
August 26, 2015 – George Govier, Historic Saugeen Metis
September 3, 2015 and October 30, 2015 – Joseph Muller, Ministry of Tourism,
Culture and Sport
September 5, 2015 – Tony Dominguez, Rogers Communications Inc.
August 25, 2015 – Kevin McClure, Ministry of Municipal Affairs
November 2, 2015 – Kim Benner, Ministry of Natural Resources and Forestry
March 13, 2014 – Louis Lesage, Nation Huronne Wendat
September 3, 2015 – Mary Jane Patrick, Union Gas Limited
September 2, 2015 and February 8, 2016 – Andrew Sorensen, Grey Sauble
Conservation Authority
August 27, 2015 – Dennis De Rango, Hydro One
December 1, 2015 – Chief Greg Nadjiwon and Chief Vern Roote, Saugeen
Ojibway Nation
February 20, 2015 – Janith K. English, The Wyandat Nation of Kansas
August 10, 2015 – Judy Rhodes-Munk, Niagara Escarpment Commission
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Various dates throughout the application process – Grey County Transportation
Services Department
Various Dates throughout the application process – Town of The Blue
Mountains
Various dates throughout the application process – Dan Reeves, WSP Canada
Inc. (environmental peer review on behalf of the County of Grey and Town of
The Blue Mountains)

Many of the above agency and stakeholder comments were related to the following
issues, with a staff response included for each.
1. The Natural Environment – as noted above the County and Town peer reviewer,
the GSCA, and the NEC have since signed off on the environmental components
of this development, subject to the attached draft plan conditions.
2. The Plater-Martin lands – Archaeological studies were completed in support of
this development. Significant First Nations outreach has also been completed
with First Nations across Canada and the United States. The Saugeen Ojibway
Nation (SON) has requested a conservation easement for the Plater-Martin lands
as part of their December 1st, 2015 letter. The SON has further requested the
ability to be present on-site during land clearance of the development blocks to
monitor for any conditions consistent with burial features. The December 2015
SON letter was written at a time when it was believed that the Plater-Martin site
was to be transferred to the Town based on the former MOU.
It should be noted that the former 2004 Town Official Plan spoke to the creation
of the Craigleith Heritage Park on these lands. However, the SON approach to
the preservation of archaeological resources and sites is summarized in Town
Staff report PDS.17.104 as follows;
“one of ‘non-disturbance’ and ‘non-attention’, and as such, they [SON]
discourage any signage or other attention brought to their sites and will
not support any actions that vary from this approach. The position of SON
brings the creation of the Craigleith Heritage Park into question and
certainly does not support the creation of an interpretative centre. It should
also be noted that the 2016 Official Plan places much less emphasis on
the creation of the Craigleith Heritage Park and reinforces the passive
approach to heritage site preservation.”
Protection of the Plater-Martin site is required, and the proposed residential
development will not be located on the protected lands. The protection of the
Plater-Martin lands through zoning is covered by draft plan condition # 30.
PDR-CW-30-20
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Further conditions are also included for the long-term protection of the PlaterMartin lands, and land clearance on the surrounding lands (covered by draft plan
conditions #39 and 40 respectively). Draft plan conditions #39 and 40 provide the
SON input into long-term protection, and to ensure site clearance of the
development lands is done in a safe manner with respect to the surrounding
archaeological heritage.
3. Standard Utility Provider Comments – these comments are generally standard to
any plan of subdivision and have been addressed through recommended draft
plan conditions.
4. Planning Policy Conformity and Consistency – See Analysis of Planning Issues
section of this report.
As per the requirements of the procedural order, the three remaining parties also signed
statements of agreed upon facts for the fields of land use planning and engineering.
Copies of the statements of agreed upon facts can be found below:



Planning Statement
Engineering Statement

County Transportation Services engineers were not required to sign the engineering
statement of agreed upon facts, as the County had not listed Transportation Services in
our witness list. With respect to issue # 21 in the engineering statement, County
Transportation Services have since confirmed that their comments can be addressed
through the recommended draft plan conditions attached to this report.

Analysis of Planning Issues
When rendering a land use planning decision, planning authorities must have regard to
matters of Provincial Interest under the Planning Act, be consistent with the Provincial
Policy Statement (PPS) 2020, and conform to any Provincial Plans or Municipal Official
Plans that govern the subject lands. The Niagara Escarpment Plan (NEP) is in effect for
this part of the Town. In this case, the County of Grey Official Plan and the Town of The
Blue Mountains Official Plan also have jurisdiction over the subject property.
It is worth noting that since the planning applications were originally submitted in 2015,
the following legislative and policy changes have occurred.




Planning Act – numerous amendments,
Provincial Policy Statement – the 2005 PPS has been replaced by the 2020 PPS,
County Official Plan – the 2012 Official Plan has been replaced by the 2019
Official Plan,
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Town of The Blue Mountains Official Plan – the 2004 Official Plan has been
replaced by the 2016 Official Plan,
Town of The Blue Mountains Zoning By-law – the former 1983 Township of
Collingwood Zoning By-law has been replaced by the 2018 Town of The Blue
Mountains Zoning By-law.

For the purposes of this review, staff have utilized the most recent versions of each of
the above-noted policy and legislative documents. The one caveat to the above
comments is to note that the official plan amendment application was submitted under
the 2004 Town Official Plan and its purpose was twofold:
1. to re-designate the Town-owned lands from the ‘Institutional’ designation, to a
designation that permits residential plans of subdivision, and
2. to address the residential density and bonusing provisions in accordance with the
2004 Town Official Plan policies.
In the opinion of County staff, this official plan amendment is no longer necessary for its
original purposes based on; (a) the Town-owned lands no longer being considered as
part of this development, and (b) the permitted densities in the 2016 Town Plan are
supportive of the density being proposed by the 215 unit proposal. The proponent has
not withdrawn this official plan amendment request, based on not having had sign-off
that the development conforms to the 2016 Town Official Plan. In general, County staff
defer to the planning opinions of Town of The Blue Mountains staff, as it pertains to
conformity to the Town Official Plan.

Provincial Policy and Legislation
Both the Planning Act and the PPS speak to the efficient use of land within settlement
areas, where services are readily available. The proposed plan of subdivision is within
a settlement area that is serviced by municipal water and sewer services. The PPS
indicates that the preferred form of servicing for settlement areas is full municipal
services. Municipal water and wastewater treatment capacity is currently available for
the proposed units.
The supply of an adequate range of residential housing types is required in both
Provincial documents. In this case, the proposed plan of subdivision is providing a
range of unit types including single-detached dwellings and townhomes.
The protection of significant environmental features is also required through the
legislation and policy. An Environmental Impact Study and Addendum reports were
submitted in support of the proposed development. These findings have been supported
by the Town and County peer reviewer, and the findings incorporated into the
recommended draft plan conditions.
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Development outside of hazardous areas is also a requirement of provincial policy and
legislation. Through the channelization of the watercourse, the current hazard lands onsite are being refined. It is further worth noting that the developers of Parkbridge, Eden
Oak, and Home Farm have all been collaborating with the Town to address regional
stormwater management for all three development sites. The recommendations of this
regional approach are being incorporated into each of their development approvals
(should they be granted). Grey Sauble Conservation Authority (GSCA) have also
reviewed the reports and recommended conditions of draft approval which have been
incorporated into the recommended conditions.
The policy and legislation also speak to the protection of significant archaeological
features. As noted earlier in this report the Plater-Martin lands will be protected via
zoning, further First Nations consultation, and on-site screening during land clearance of
the nearby development lands.
Section 51(24) of the Planning Act also provides criteria that must be considered when
assessing any new plan of subdivision. These criteria (in italics), along with County
staff analysis are as follows:
(a) the effect of development of the proposed subdivision on matters of provincial
interest as referred to in section 2;
The matters of provincial interest have been analyzed earlier on in this section.
(b) whether the proposed subdivision is premature or in the public interest;
Services can be provided to this subdivision and the proposed residential units. The
lands have also been designated for growth in both the County and Town Official
Plans. Furthermore, there is a demand for additional residential units in the Town.
As such, the proposed plan of subdivision is in the public interest and would not be
premature.
(c) whether the plan conforms to the official plan and adjacent plans of subdivision, if
any;
The proposed development will connect to Grey Road 19 and Helen Street as part of
the 215 residential units being proposed at this time. A future road connection is
also being left to the abutting Town-owned lands. Future development may also
connect to Eden Oak in the northeast, and Birch View Trail in the southeast, but
these blocks are not being contemplated for development at this time.
(d) the suitability of the land for the purposes for which it is to be subdivided;
(d.1) if any affordable housing units are being proposed, the suitability of the
proposed units for affordable housing;
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Based on the background reports and technical studies, the subject lands appear
suitable for residential development. It is not known if any of the proposed units will
be ‘affordable’.
(e) the number, width, location and proposed grades and elevations of highways,
and the adequacy of them, and the highways linking the highways in the
proposed subdivision with the established highway system in the vicinity and the
adequacy of them;
This item has been reviewed by the proponent, Town staff and County staff. As
noted earlier in the report, the northern portion of Street ‘A’ will require a temporary
turning circle, Block 236, which is also covered by draft plan condition #19. Similarly,
Town staff and proponent have also determined where Helen Street will transition
from being a public road to a condominium road. A turning circle has been added at
Block 229 for the Helen Street turnaround (see draft plan condition # 18).
Easements for access will be provided to the Town and the public over the
condominium roads, as covered by draft plan condition # 14. Draft plan conditions
are included to address the remainder of the road issues, including capturing the
comments of the County Transportation Services department.
(f) the dimensions and shapes of the proposed lots;
Based on topography and the natural features on-site, there are some abnormally
shaped lots and blocks in this development. However, through the technical review,
and the recommended draft conditions, staff are satisfied that the lands can be
appropriately developed as proposed.
(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;
County staff are not aware of any restrictions or proposed restrictions on the subject
lands that would prevent the proposed development. The proposed development
will be subject to a subdivision agreement, as is standard for such developments.
(h) conservation of natural resources and flood control;
GSCA staff have provided recommended conditions of draft plan approval, and a
regional stormwater approach has been utilized to address flood control on the
subject lands. Through the associated zoning amendment and channelization of the
watercourse, the hazard boundaries are being slightly redefined as part of this
development.
(i) the adequacy of utilities and municipal services;
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The proposed lands will be adequately serviced by municipal water and sewer
services.
(j) the adequacy of school sites;
The two school boards were circulated on this application and did not raise any
concerns.
(k) the area of land, if any, within the proposed subdivision that, exclusive of
highways, is to be conveyed or dedicated for public purposes;
Various blocks are being dedicated to the Town for parks (blocks 227, 232, and
242). Parkland dedication is covered through recommended draft conditions # 22
and 23. Additional lands are also being considered for a trails network, covered
through draft conditions # 24 – 26. There are also provisions in the Town Official
Plan which speak to 40% open space and the protection of the Nipissing Ridge,
which have been considered through conditions #27 – 29.
As noted earlier, the Plater-Martin lands are proposed to be protected, with further
First Nations consultation being required, but not necessarily conveyed or dedicated.
(l) the extent to which the plan’s design optimizes the available supply, means of
supplying, efficient use and conservation of energy; and
The proposed development lands will connect to the existing road network and
services in an efficient manner. Large portions of the site are maintained in a natural
state which limits the overall efficiency, but these lands are worthy of protection for
natural environment purposes.
(m)the interrelationship between the design of the proposed plan of subdivision and
site plan control matters relating to any development on the land, if the land is
also located within a site plan control area designated under subsection 41 (2) of
this Act or subsection 114 (2) of the City of Toronto Act, 2006.
The proposed development will be subject to a future plan of condominium and site
plan control (for the multi-unit blocks), which are reflected in the recommended
conditions of draft plan approval.
The proposed plan of subdivision application, with the attached conditions of draft
approval, would have regard for matters of Provincial Interest and the criteria of section
51(24) of the Planning Act and be consistent with the PPS 2020.

Niagara Escarpment Plan
The proposed development has been reviewed against the 2017 Niagara Escarpment
Plan (NEP). The subject lands are designated as ‘Escarpment Recreation Area’ in the
PDR-CW-30-20
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NEP. Similar to the settlement area designations in the Town and County Official
Plans, the Escarpment Recreation Area permits new residential development of this
nature. NEC staff have not raised any conformity issues with the proposed subdivision.
NEC staff have noted that the development can be supported subject to draft plan
conditions. County Staff are satisfied that the proposed development conforms to the
Niagara Escarpment Plan, with the recommended conditions of draft approval.

County Official Plan
The proposed plan of subdivision was submitted prior to the approval of Recolour Grey,
the County’s new Official Plan. County staff have reviewed the application against
Recolour Grey, as it stands as Council’s most recent statement of goals and objectives
for the County.
The proposed plan of subdivision is on lands designated as ‘Recreational Resort Area’
in the County Official Plan. Recreational Resort Areas are identified as a settlement
area and permit development of this nature. For development within this designation,
the County generally defers to the detailed development standards in the NEP and
Town Plan.
An Environmental Impact Study and Addendum Reports were submitted. The subject
lands are partially identified as ‘Significant Woodlands’ in the County Plan and have
mapped watercourses on-site. The County and Town’s environmental peer reviewer
has signed off on the proposed development subject to the recommended conditions of
draft approval which have been incorporated into the recommended conditions.
Appendix A to the County Plan also identifies a ‘dry hole petroleum well’ on-site. This
particular site appears to be outside of the development areas on-site adjacent to the
Plater-Martin site and Nipissing Ridge. Section 5.8.1(1) notes that these well locations
may not be accurate and that it is recommended that proponents refer to the Ontario
Oil, Gas, and Salt Resources Library for the most up to date information. This
information has been shared with the proponent who has noted no such well occurs onsite.
Section 4.5.1(2) of the County Plan speaks to the protection of archaeological resources
across the County. This section contains the following relevant references as they may
pertain to the Plater-Martin site.




“Local municipalities are encouraged to utilize zoning to prohibit any use of land
and the erecting, locating or using of any class or classes of buildings or
structures on land that is the site of a known significant archaeological resource
in accordance with Section 34(1)3.3 of the Planning Act.
Development and site alteration must not be permitted on lands containing
archaeological resources or areas of archaeological potential unless significant
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archaeological resources have been conserved. Preservation of the
archaeological resources on site is the preferred method, but in some cases,
conservation can occur by removal and documentation. This will be done in
accordance with archaeological licensing provisions of the Ontario Heritage Act.
Where significant archaeological resources are preserved on site, conservation
may be secured through a heritage easement agreement, designation under the
Ontario Heritage Act, zoning provisions and/or other planning or heritage
conservation tools.
Where First Nations and Metis groups significant archaeological resources are
to be preserved on site, the proponent and the consultant archaeologist must
consult with the appropriate First Nation to identify approaches to commemorate
the site.”

County staff would note that there has been significant First Nations engagement on
this site, including First Nations from across North America. Staff would further note
that a combination of the first, third, and fourth bullets noted above may provide
appropriate protection mechanisms to protect the Plater-Martin lands. Recommended
draft plan condition # 30 speaks to appropriately zoning these lands. Conditions # 39
and 40 speak to the First Nations involvement in the long-term protection of PlaterMartin site and screening land clearance on the development blocks in the rest of the
subdivision. These two conditions stem from the 2015 request from the Saugeen
Ojibway Nation. County staff are supportive of conditions # 30, 39, and 40 for the
protection of the Plater-Martin lands.
Section 8.9 of the County Plan provides a similar servicing hierarchy and stormwater
management requirements to that found in the PPS, which has been noted above.
Elsewhere in Section 8.9 of the Plan, are policies which govern roads and
transportation. Helen Street is an existing intersection and the new Street ‘B’ (a public
street) would align with Birches Boulevard across Grey Road 19. It is worth noting that
the County’s Development Charges Background Study includes a future 4-laning of
Grey Road 19 in the location of this development. According to the Traffic Impact
Study, the road network is capable of supporting the new development in this location
(and that was based on an assessment of 277 units). Recommended draft plan
conditions 8, 9, 13 and 36 have been included to address the Transportation Services
comments. These conditions speak to;






stormwater management across the site, including along the County Road,
0.3 metre reserves to prevent direct access to Grey Road 19, except at
intersections,
the emergency access and appropriate signage,
construction routes, and
the exemption needed for the separation distance between intersections.
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The proposed plan of subdivision conforms to the County of Grey Official Plan, with the
recommended conditions of draft approval.

Town of The Blue Mountains Official Plan
The Town’s Official Plan contains many similar policies to that of the County Official
Plan. The Town’s Official Plan designates the subject lands as ‘Residential Recreation
Area’ (RRA) and ‘Hazard’ which contemplates development of this nature. As noted
earlier in this report, County staff will defer to Town staff with respect to determining
conformity with the Town Official Plan. County staff would note that Town staff have
helped develop the recommended draft plan conditions attached to this report, in order
to address the requirements of their planning documents.

Summary
County staff have worked with the proponent and Town staff on this subdivision and the
recommended conditions of draft plan approval.
Town staff and the proponent are also working to finalize the draft zoning by-law
amendment text and schedule to implement the proposed plan of subdivision. At this
stage it is not anticipated that the associated Town official plan amendment will be
needed.
With the attached recommended draft plan conditions, County staff are of the opinion
that the proposed development:
1.
2.
3.
4.

has regard for matters of Provincial interest under the Planning Act,
is consistent with the 2020 Provincial Policy Statement,
conforms to the 2017 Niagara Escarpment Plan, and
conforms to the 2019 County of Grey Official Plan.

County staff will defer to Town staff with respect to conformity with the Town of The
Blue Mountains Official Plan.

Legal and Legislated Requirements
The applications were processed in accordance with the Planning Act. Since being
appealed to the Local Planning Appeal Tribunal, the Tribunal is now the approval
authority for this development. County staff are following the requirements of the
amended procedural order as the July 20th hearing date approaches.

Financial and Resource Implications
The County has collected the requisite fee and peer review deposit for this application.
As per the County’s appeal protocol, because the County’s non-decision has been
PDR-CW-30-20
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appealed, the County has party status to this hearing. These files were appealed prior
to the County’s Director of Legal Services being hired, as such the County engaged
Erroll Treslan, from the Alliance Lawyers on this file. Erroll continues to be involved with
the Home Farm appeal.
County staff are hopeful that the three parties can reach minutes of settlement in
advance of the scheduled 10-day hearing on July 20th. These minutes of settlement
would need to be supported by the proponent, the Town, and the County. Should
minutes of settlement not be reached between the parties, it appears that the issues
have significantly scoped, and that the full 10-day timeslot will not be required. The
County will incur some legal expenses related to this file. Staff time has been required
to explore settlement options, and further staff time will be spent if a hearing is required.

Relevant Consultation
☐

Internal: Planning, Transportation Services, and Director of Legal Services

☐
External: Erroll Treslan – Alliance Lawyers, the Public, Town of The Blue
Mountains, Grey Sauble Conservation Authority, Niagara Escarpment Commission, and
other required agencies under the Planning Act.

Appendices and Attachments
PDR-PCD-32-15 Home Farm Information Report
Planning Statement of Agreed Upon Facts
Engineering Statement of Agreed Upon Facts
Recommended Conditions of Draft Plan Approval – attached
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Applicant: MacPherson Builders (Blue Mountains) Limited
Municipality: Town of The Blue Mountains
Location: Part Lot 159, Plan 529, South Part of Lot 20, Concession 2,
Date of Decision:
Last Date of Appeal:

File No.: 42T-2015-03

Date of Notice:

WITHOUT PREJUDICE – Draft Plan Conditions Revision Date June 22, 2020
Plan of Subdivision File No. 42T-2015-03 is hereby granted draft approval. The
conditions of final approval for registration of this draft plan of subdivision are as follows:

The conditions have been listed under the following general headings:
General Planning Requirements
Servicing, Grading and Road Requirements
Landscape, Fencing and Streetscape Requirements
Park and Open Space Requirements
Miscellaneous Requirements

General Planning Requirements
1. That this approval applies to the draft Plan of Subdivision File No. 42T-201503, as per drawing 1410-210-S prepared by Higgins Engineering Limited dated
April 3, 2020 and revised June 11, 2020 to provide for a maximum of 215
residential units, private open space uses, storm water management facilities,
public streets and private streets on the property legally described as lots 2, 3,
4, 5, 6 and 7, Registered Plan 555 and Part of Lot 20 Concession 2; Part of
Helen Street ROW, R.P. 555; Town of The Blue Mountains, County of Grey. In
addition to the foregoing, it is acknowledged that the Draft Plan of Subdivision
referenced above may be revised prior to Final Approval to show the proposed
townhome lots/buildings within Blocks on the Final Plan. These Blocks would
be further subdivided through Part Lot Control Exemption By-law(s), or
otherwise, as applicable.
2. A Subdivision Agreement shall be entered into and executed by the applicant,
and the Town of The Blue Mountains to satisfy all financial, legal, and
engineering matters, including the installation of municipal services,
landscaping and other requirements of the Town of The Blue Mountains and
the County of Grey including the payment of all applicable Town and County
development charges in accordance with their applicable Development
Charges By-law.
3. That prior to final approval by the County, that appropriate zoning is in effect for
this proposed subdivision that conforms to the County of Grey Official Plan and
the Town of The Blue Mountains Official Plan. The zoning shall address the
PDR-CW-30-20
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development lands, as well as those lands not being developed at this time, in
addition to the Town’s open space provisions, protection of the Nipissing Ridge,
and the Plater Martin lands.
4. All new roads shall be named to the satisfaction of the Town of The Blue
Mountains in accordance with the Town’s Street Naming Policy.
5. That the Subdivision Agreement between the Owner and the Town of The Blue
Mountains be registered against the lands to which it applies, and that a copy
of the registered Subdivision Agreement be filed with the County of Grey.
6. If final approval is not given to this plan within five years of the draft approval
date, and no extensions have been granted, draft approval shall lapse under
Subsection 51(32) of the Planning Act, RSO 1990, as amended. If the owner
wishes to request an extension to draft approval, a written explanation together
with the applicable application fee and a resolution/letter of support from the
Town of The Blue Mountains must be submitted to the County of Grey, prior to
the lapsing date. Please note that an updated review of the Plan and revisions
to the conditions of approval may be necessary if an extension is to be granted.

Servicing, Grading and Road Requirements
7. That prior to final approval by the County, a Site Servicing Plan is prepared, and
the development is fully serviced with stormwater management, sanitary sewer
and water to the satisfaction of the Town of The Blue Mountains.
8. Prior to the initiation of any site grading or servicing and prior to the registration
of the plan, the Owner shall submit a Regional Stormwater Management
Report by a qualified consultant which describes the stormwater drainage
system for the proposed development on the subject and adjacent lands to the
satisfaction of the Town of The Blue Mountains, the Grey Sauble Conservation
Authority, and Grey County Transportation Services. This report be
incorporated into the Subdivision Agreement with the Town, and the Report
shall include:
a. A detailed engineering and drainage report which describes the stormwater
drainage system for the proposed development on the subject lands. The
report should include:
i) Plans illustrating how the drainage system will tie into the drainage of
surrounding properties;
PDR-CW-30-20
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ii) The coordination of stormwater management recommendations on
the subject lands and adjacent lands;
iii) The technique to be utilized to ensure that all stormwater overland
flow routes shall be restricted within roads or approved outlets only;
iv) The stormwater management techniques required to accommodate
the 2 through 100, and Regional storm events;
v) How external flows will be accommodated and the design capacity of
the receiving system;
vi) Location and description of all outlets and other facilities which may
require permits; and
vii) Proposed methods for controlling or minimizing erosion and siltation
on-site and/or in downstream areas during and after construction.
It is recommended that the developer or his consultant contact the Town
Development Engineering Department, Grey Sauble Conservation
Authority, and County Transportation Services prior to preparing the above
report to clarify the specific requirements of this development.
b. Overall grading plans for the subject lands.
c. The Owner shall agree in the subdivision agreement, in wording acceptable
to the Town of The Blue Mountains:
i) To carry out, or cause to be carried out, all the works referred to in
condition 8(a) above;
ii) To obtain any necessary permits from the Grey Sauble
Conservation Authority (see Note #5); and
iii) Prior to the initiation of any grading or construction on the site, to
erect any silt fence as referred to in condition 8(a)(vii) above.
9. That a detailed Stormwater Management Plan be prepared and implemented
through the Subdivision Agreement, including the detail design of flood
conveyance facilities including channel works, detention pond and floodplain/spill
area grade alterations for the development, be prepared by a qualified consultant
and approved by Grey Sauble Conservation Authority. This plan shall also detail
the retention of wetland habitat on the property to ensure no negative impacts to
the natural features and their ecological functions and no net loss in identified
wetland habitat to the satisfaction of the Grey Sauble Conservation Authority,
County Transportation Services, Niagara Escarpment Commission, and the Town
of The Blue Mountains.
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10. That any works identified within the final stormwater management plan and the
applicable provisions of the Craigleith Camperdown Subwatershed Study be
included in the subdivision agreement to the satisfaction of the Grey Sauble
Conservation Authority and the Town of The Blue Mountains.
11. Prior to the registration of the Plan, arrangements shall be made to the satisfaction
of the Town of The Blue Mountains for any relocation of utilities required by the
development of the subject lands, to be undertaken at the developers’ expense.
12. Prior to the initiation of any site grading or servicing and prior to registration of the
plan, submit for the approval of the Town of The Blue Mountains Development
Engineering Department a detailed soils investigation of the site prepared by a
qualified geotechnical engineer. A copy of this report shall also be submitted to the
Town’s Chief Building Official.
13. That the Subdivision Agreement contain specific clauses related to the required
Ontario Building Code / Engineering Standards, as applicable, of the Town of The
Blue Mountains and the County of Grey including but not limited to the following:
i.
That the roadway widths and the horizontal and vertical alignments of all
public roads and underground services including their intersection
geometrics shall be designed to the Town of The Blue Mountains
Engineering Standards. Private roads shall be designed to Ontario
Building Code standards. Where Ontario Building Code standards do not
address engineering design elements, or where public Infrastructure will
be located in an easement in a private road, then Town of The Blue
Mountains Engineering Standards shall apply.
ii.
That any intersections with Grey Road 19 follow County Transportation
Services standards, and are granted any applicable permits.
iii.
That suitable construction traffic routes are identified to the satisfaction of
the Town of The Blue Mountains and County of Grey Transportation
Services.
iv.
That an exemption be received from County of Grey’s Director of
Transportation Services to exempt the new intersection at Street B and
Birches Boulevard from the County’s standard intersection separation
distance requirements.
v.
That appropriate signage and/or barricades be placed at the emergency
access to ensure that it is used for emergencies only, and that it does not
become a permanent intersection or pedestrian crossing at Grey Road 19.
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That a Turn Pathway Analysis be submitted to ensure adequate
movement and turning of vehicles within roads and lanes.

14. That an appropriate easement be dedicated to the Town of The Blue
Mountains and Public to provide for Public Access over the Condominium
Roads.
15. The street lighting system on all roadways for this subdivision shall be
designed and constructed in accordance with the Town of The Blue Mountains
Engineering Standards or as otherwise approved by Town. The Subdivision
Agreement shall also require that all external lighting, including street lighting,
be dark-sky compliant and this requirement shall also be incorporated in the
required Site Plan Agreement.
16. That a composite utility plan be provide to the Town of The Blue Mountains
approved by all appropriate utilities, including a standard cross-section of
appropriate width or including easements to the satisfaction of Town.
17. The Owner shall dedicate “Street A” and “Street B” of the Draft Plan to the
Town of The Blue Mountains as public roads.
18. That prior to final approval and registration, the Owner shall transfer a portion
of Helen Street to the Town of The Blue Mountains free and clear of all
encumbrances. The Helen Street transfer shall include from the westerly
boundary at Grey Road 19 extending easterly to Block 229 at a municipal road
turning circle.
19. That the Subdivision Agreement will contain provisions dealing with the design
and construction of any portion of a temporary municipal road turning circle that
may be required to be constructed on Town of The Blue Mountains owned lands
adjacent to Street A.

Landscape, Fencing and Streetscape Requirements
20. That prior to initiation of any site alteration, the Owner prepares a Landscape
Analysis, Vegetation/Tree Preservation/Management Plan, Restoration Plan
and Landscape Plan by a qualified consultant to the satisfaction of the Town of
The Blue Mountains, the Grey Sauble Conservation Authority, and the Niagara
Escarpment Commission. The plans shall be incorporated into the Subdivision
PDR-CW-30-20
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Agreement with the Town. The Landscape Plan, Vegetation/Tree
Preservation/Management Plan and Restoration Plan shall include amongst
other matters:
i)

special provisions to ensure that the existing vegetation on the periphery of
the site be maintained and protected during the development process;
ii) Mitigation and compensation for impacts to Butternut trees shall be in
conformity with Ontario Regulation 242/08 (Section 23.7) and to the
satisfaction of Ministry of the Environment Conservation and Parks;
iii) A forest edge management plan to avoid impacts to areas where
woodlands or trees are to be maintained; and
iv) As per the Environmental Impact Study, a restoration plan that addresses
the loss of wetland habitat, the creation of new wetland and appropriate
buffers and the loss of habitat for Eastern Wood Peewee and Area
Sensitive Forest Breeding Birds on the subject lands.
21. That the Subdivision Agreement include provisions for the installation of a
privacy board-fence along the southern property boundary between Lots 140
and 198 to the satisfaction of the Town of The Blue Mountains.

Parks, Trails and Open Space Requirements
22. That the Owner shall dedicate Blocks 227, 232 and 242 to the Town of The Blue
Mountains for Parkland purposes.
23. The Parkland dedications shall satisfy Parkland requirements under this and
future phases of the development lands.
24. That the Subdivision Agreement include the requirement for a Trail Plan to
submitted to the satisfaction of the Town of The Blue Mountains.
25. That the Owner design and install all trails and walkways to the satisfaction of
the Town. However, all trails and walkways to be located on slopes or in the
valley (below top of slope of the Nipissing Ridge) shall be maintained in their
natural condition and form, with as little disturbance to the grades, contours and
natural environment as possible.
26. That the Owner dedicate appropriate easements to the Town to provide for
public trail access provided for in the approved Trail Plan.
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27. Protection of the Nipissing Ridge shall be reflected in appropriate zoning, to the
satisfaction of the Town.
28. The Owner shall dedicate the Nipissing Ridge, identified as Blocks 241 and 243
of the Draft Plan, to the Town of The Blue Mountains for Open Space purposes.
29. The dedication of the Open Space Blocks, along with the other identified open
space areas on the Draft Plan, satisfies the 40% open space requirement for
this and all future phases of the development lands.
30. Protection of the Significant Archaeological Site (Plater-Martin BdHb-1),
identified as Block 240 of the Draft Plan, shall be reflected in the appropriate
restrictive zoning to the satisfaction of the Town.

Miscellaneous Requirements
31. That the Subdivision Agreement include the requirement of a Site Plan
Agreement, where necessary, prior to building permits being issued.
32. The Owner shall grant all necessary easements and/or blocks and/or enter
into agreement for drainage, utility and servicing purposes, as may be required,
to the appropriate agency or public authority.
33. The Subdivision Agreement include a requirement that arrangements be made
with Canada Post and the Town of The Blue Mountains Operations Department
for the provision of suitable mail delivery methods which may include the
installation of Canada Post Community Mailboxes and that the locations be
included on the appropriate servicing plans.
34. That should Community Mailboxes be required, that the Subdivision Agreement
contain further clauses requiring that the Owner install an appropriately sized
sidewalk section (concrete pad) per Canada Post specifications, to place the
mailbox on, plus any required walkway access and/or curb depressions for
wheelchair access and the provision of a temporary Community Mailbox location
until curbs, sidewalks and final grading have been completed.
35. That the Owner prepare a Communication Plan to the satisfaction of the Town
of The Blue Mountains prior to execution of the Subdivision Agreement.
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36. That a restrictive covenant be placed on the lots within the draft plan of
subdivision advising all future owners that Short Term Accommodation uses are
prohibited within the subdivision.
37. That prior to final approval, a copy of the fully executed Subdivision Agreement
between the Owner and the Town of The Blue Mountains shall be provided to
the County of Grey, the Niagara Escarpment Commission, and the Grey Sauble
Conservation Authority.
38. The Owner shall dedicate a 0.3 metre reserve to the County of Grey along Grey
Road 19 on Blocks 227, 228 and 235.
39. That prior to Final Approval and registration, the Owner shall consult with the
Saugeen Ojibway Nation (as the identified Indigenous lead Nation) regarding
the long term protection of Block 240 (Plater-Martin BdHb-1). The
implementation of such consultation shall be in a manner to the satisfaction of
the County of Grey and the Town of The Blue Mountains.
40. That prior to any site alteration, Final Approval and registration, the Owner shall
agree to the following in the Subdivision Agreement or any applicable PreServicing Agreement:
i)

ii)

iii)

The Owner shall facilitate monitoring by experienced Saugeen Ojibway
Nation representatives when the topsoil/ploughzone is removed from
residential, recreation centre, and stormwater management pond areas.
The Owner shall develop a monitoring plan to the satisfaction of the
Saugeen Ojibway Nation to ensure exposed subsoil surface is examined
for features and/or characteristics that may be consistent with cultural or
archaeological resources.
The Archaeological Monitoring Plan shall be included as a schedule to
the Subdivision Agreement.

41. Prior to the signing of the final plan by the County of Grey, the Town of The Blue
Mountains is to be advised that all Draft Plan conditions have been carried out
to the Town’s satisfaction.
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42. That consistent with the County of Grey’s current provisions for processing and
approving plans of subdivision the Owner’s surveyor shall agree to provide to
the County a digitized disk of this final plan to be registered in a computerized
format which is compatible with AutoCAD “.dwg” file.
43. That the Owner’s surveyor provide to the County of Grey a copy of the
deposited Reference Plan which had been submitted to the Land Registry/Land
Titles Office for Grey for “First Registration Under the Land Titles Act, R.S.O.
1990, c.L.5”.
44. That prior to final approval being given, the County is advised in writing by the
Town of The Blue Mountains, how Conditions 2 to 41 have been satisfied.
45. That prior to final approval being given, the County is advised in writing by the
Grey Sauble Conservation Authority how Conditions 8, 9, 10, 20, and 37 have
been satisfied.
46. That prior to final approval being given, the County is advised in writing by the
County Transportation Services Department how Conditions 8, 9, 13, and 38.
have been satisfied.
47. That prior to final approval being given, the County is advised in writing by
Canada Post how Conditions 33 and 34 have been satisfied.
48. That prior to final approval being given, the County is advised in writing by the
Niagara Escarpment Commission how Conditions 9, 20 and 37 have been
satisfied.
49. That the Owner have prepared by an Ontario Land Surveyor a final plan in
accordance with the Surveys Act, and with the Registry Act or the Land Titles
Act, as the case may be and have provided that plan to the County of Grey prior
to the lapsing date the mylars and white prints necessary for final approval and
registration.
50. That the Owner remit to the County the applicable final approval fee when the
final plan is being presented to the County for the County’s consideration for
final approval.
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NOTES TO DRAFT APPROVAL
1.

It is the applicant's responsibility to fulfil the conditions of draft approval and to
ensure that the required clearance letters are forwarded by the appropriate
agencies to the County of Grey, quoting the County file number 42T-2015-03.

2.

An electrical distribution line operating at below 50,000 volts might be located
within the area affected by this development or abutting this development.
Section 186 - Proximity - of the Regulations for Construction Projects in the
Occupational Health and Safety Act, requires that no object be brought closer
than 3 metres (10 feet) to the energized conductor. It is proponent’s responsibility
to be aware, and to make all personnel on site aware, that all equipment and
personnel must come no closer than the distance specified in the Act. They
should also be aware that the electrical conductors can raise and lower without
warning, depending on the electrical demand placed on the line. Warning signs
should be posted on the wood poles supporting the conductors stating “DANGER
- Overhead Electrical Wires” in all locations where personnel and construction
vehicles might come in close proximity to the conductors.

3.

Clearances are required from the following:






4.

Town of The Blue Mountains, 32 Mill Street, P.O. Box 310, Thornbury, ON
N0H 2P0
Grey Sauble Conservation Authority, 237897 Inglis Falls Road, RR#4, Owen
Sound, ON, N4K 5N6
Grey County Transportation Services, 595 9th Avenue East, Owen Sound,
ON, N4K 3E3
Canada Post, 955 Highbury Avenue, London, ON, N5Y 1A3
Niagara Escarpment Commission, 1450 7th Avenue East, Owen Sound, ON
N4K 2Z1

We suggest you make yourself aware of the following subsections of the Land
Titles Act:
a) subsection 144(1) requires all new plans to be registered in a Land Titles
system if the land is situated in a land titles division; and
b) subsection 144(2) allows certain exceptions.
The subdivision plan for Registration must be in conformity with the applicable
Ontario Regulation under The Registry Act.
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5.

A portion of the subject lands are affected by Ontario Regulation 151/06:
Development, Interference with Wetlands and Alteration to Shorelines and
Watercourses regulation. As such, permits are required from the Grey Sauble
Conservation Authority prior to site alterations and/or construction within the
affected areas.

6.

Inauguration or extension of a piped water supply, a sewage system, or a storm
drainage system is subject to the approval of the Ministry of the Environment
Conservation and Parks under the Ontario Water Resources Act, RSO 1990, as
amended.

7.

All measurements in subdivision final plans must be presented in metric units.

8.

That the applicant contacts Canada Post at the address below to determine any
arrangements required by Canada Post for the provision of mail service to the
proposed residential lots:
Delivery Planning Officer, Canada Post Corporation, 955 Highbury Ave, London,
Ontario, N5Y 1A3

9.

The final plan approved by the County of Grey must be registered within thirty
(30) days or the County may withdraw its approval under subsection 51(32) of
the Planning Act RSO 1990, as amended.
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