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Sarah Morrison, Intermediate Planner
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Addendum to Information Report Sleepy Hollow Developments
East
Recommendation adopted by Committee as presented per Resolution
PCD08-15; Endorsed by County Council per Resolution CC23-15
January 6, 2015;

Recommendation(s)
WHEREAS an application for draft plan approval was received for Plan of
Subdivision File 42T-2014-01 by the County of Grey;
NOW THEREFORE BE IT RESOLVED THAT Addendum to Report PDR-PCD-16-14
be received;
AND THAT in consideration of the draft plan of subdivision and the matter to have
regard for under Subsection 51(24) of the Planning Act RSO 1990 as amended,
the Grey County Planning and Community Development Committee hereby gives
Draft Approval to Plan of Subdivision File 42T-2014-01, subject to the conditions
set out in the Notice of Decision.

Background
The County has recently received a plan of subdivision application from Sleepy Hollow
Development Inc. to establish a plan of subdivision approval for 8 single detached lots,
in Town of The Blue Mountains (geographic Township of Collingwood).
The subject lands are located south of Sleepy Hollow Road and west of County Road
19 in the Town of The Blue Mountains. See Map 1 below for an aerial view of the
subject property and surrounding area.
The majority of the lands surrounding the subject property have been developed for
residential or resort purposes.
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The plan of subdivision is proposed to be serviced by municipal water and sewer.
The applicant has also requested that the approval period is increased from 3 years to 5
years. County staff typically recommend that draft approval only be for a three year
period to ensure that the proponent is continuing to move forward with fulfilling the
conditions and to allow local municipalities to have the option of not extending draft
approval after the 3 years should they begin to experience service capacity
issues. Should the conditions not be fulfilled within 3 years of draft approval, the
developer can request a draft approval extension which would need to be supported by
the municipality and approved by the County.
The Town of the Blue Mountain’s standard suggested approval period is also 3 years
and the suggested conditions approved by Town Council supports a 3 years. It would
be necessary for County staff to receive an additional recommendation from TBM
Council to extend this length of time from 3 years to 5 years. As a result, staff
recommend the approval remain with the standard period of three years.
In support of the proposed plan of subdivision the proponent has submitted the
following;
1.
2.
3.
4.
5.

a Planning Justification Report,
an Environmental Impact Study,
a Stage 1-2 Archaeological Assessment, and
a Draft Plan of Subdivision/Common Element Condominium Road, and
Functional Servicing and Stormwater Management Report

Copies of all background reports and plans can be found on the County website.

Map 1: Sleepy Hollow Developments Inc. East - Subject Lands
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Analysis of Planning Issues
Planning authorities must have regard to matters of Provincial interest, the criteria of the
Planning Act and be consistent with the Provincial Policy Statement (PPS). Within Grey
County they must also make decisions that conform to the County of Grey Official Plan.

The Planning Act
Part 1 Section 2 of the Planning Act identifies Provincial interests including:
h) the orderly development of safe and healthy communities;
c) the appropriate location of growth and development.
The development is comparable to what is in the area, with regard to lot size and
frontage, it continues a pattern of development by extending a road and turning bulb
onto the property. It also leaves an opportunity for future development.

The Provincial Policy Statement (PPS)
On April 30, 2014 the PPS 2014 came into effect. The decision on this file will be made
after this date and therefore all decisions made after this date need to be consistent with
these updated policies.
Section 1.1.1 (a) of the PPS promotes the efficient development and land use patterns
which sustain the financial well-being of the Province and municipalities over the long
term.
Sections 1.1.3 states that settlement areas shall be the focus of growth and
development, and their vitality and regeneration shall be promoted.
Section 1.2 of the PPS talks about coordination between agencies, through the
legislation of the Planning Act. All required agencies were circulated for comment
including aboriginal communities in the area.
Section 1.5 of the PPS speaks to healthy and active communities and their promotion
through active transportation and publically accessible areas, including open space
areas, trails, etc. In this case given the development in the area and the facilities
present in the area, it was deemed appropriate the cash in lieu of would be acceptable.
Section 1.6.6 of the PPS speaks to servicing (sewage, water and storm water), all
servicing proposed is planned to connect to the existing services in the area. Capacity is
available for this development.
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Section 1.6.7 of the PPS speaks to Transportation, that they are to be safe and
appropriately address projected needs, that the efficient use shall be made of the
existing and planned infrastructure. The proposed extension of Salzburg Place onto the
subject lands is connected with another development to the west (Sleepy Hollow West)
which will connect Salzburg Place through to Alexandra Way, this will meet Town
Standards for the road.
Section 6.10 speaks to waste management, there is appropriate infrastructure in place
within the Town that would be able to accommodate proper waste management .
Section 2.0 of the PPS speaks to the Wise Use and Management of Resources,
specifically Section 2.1 speaks to Natural Heritage and Section 2.2 speaks to Water.
The GSCA has commented and indicated that they are satisfied with regard to Natural
Heritage and Water.
Section 2.6 of the PPS requires significant built, cultural and archaeological resources
to be conserved. In this case the applicant completed a Stage 1 & 2 Archaeological
Assessment. As noted previously, the recommendations of the archaeological
assessment concluded that the property to be considered free of any archaeological
concern. No comments have been received from the Saugeen Ojibway Nation or the
Métis.
Based on the above, staff are of the opinion that the proposed plan of subdivision is
consistent with the PPS and has regard for the matters under the Planning Act.

The County of Grey Official Plan
Section 2.6.7 speaks to the Recreational Resort designation and new development, it
must serve the public interest by contributing to the provisions of community
recreational amenities, by facilitating municipal service infrastructure and, by
accommodating existing unserviced development areas and areas with development
potential within the existing designation or settlement area. The applicant has provided
cash in lieu of parkland and is extending local services to accommodate the
development.
The proposed plan of subdivision conforms with the County of Grey Official Plan.

The Niagara Escarpment Plan
Section 2.6.7 of the County OP also states, ‘for those areas designated Recreational
Resort locations within the Niagara Escarpment Plan, the policies of Section 2.5.2 shall
also apply.’
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The Niagara Escarpment Plan (NEP) designates the lands as Escarpment Recreation
Area. Escarpment Recreation Areas are areas of existing or potential recreational
development associated with the Escarpment. Such areas may include both seasonal
and permanent residences. The NEP further intends to provide concentrated
recreational and associated development in an environmentally compatible manner and
that new development may be created for permitted uses in conformity with the policies
of the applicable land use designation under the Official Plan.
No comment has been received from the Niagara Escarpment Commission (NEC).
The proposed plan of subdivision appears to be in conformity with the NEP.

The Town of the Blue Mountains Official Plan
The Town of The Blue Mountains Official Plan (TBMOP) designates the lands as
Residential Infilling. Section 4.12 of the TBMOP indicates that the purpose of the RI
designation is to recognize existing built up residential areas and registered Plans of
Subdivision. Permitted uses are limited to single detached residential dwellings, parks
and open space. Individual consents can be considered under strict control and a Plan
of Subdivision is not permitted under this designation.
An application for OPA has been approved to redesignate the lands from Residential
Infilling ‘RI’ designation to the Recreational Residential ‘RR’ designation. The RR
designation is consistent with other development lands within proximity to the subject
lands. Under Section 4.11 of the TBMOP the purpose of the RR designation is to
identify those lands whereon lower density residential uses and recreational uses may
occur on full municipal services.
Density provisions of the RR designation permit 2.5 units per hectare and up to a
maximum of 5 units per hectare based on provisions for the required 40% open Space,
plus additional recreational lands/facilities and the dedication of shorefront to the
municipality.
The draft plan of subdivision does not include 40% open space. Section 6.5.2 of the
TBMOP identifies that Council may exempt a developer from the required Open Space
component in those cases where the parcel to be developed, because of its size,
character, or other circumstances does not lend itself well to such use, or where such
open space may provide for a better recreational opportunity at an alternative location
(6.5.2(2)). The applicant has requested an exemption to the 40% open space
requirement and has offered an alternative of a cash-in-lieu payment. The payment
would be based on the appraised value of open space lands in the area, and the
payment would be held in a special account to be used for a similar or equivalent
purpose (11.7(6)).
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Density provisions would permit a density of 9 units (2.5 uph x 3.69 ha) and up to a
maximum of 18 units (5 uph x 3.69 ha). The proposed draft plan of subdivision is for 8
units and will meet the density provisions of the TBMOP.
The proposed plan of subdivision would be in conformity with the TBMOP.

Agency Comments
Town of The Blue Mountains
In a report dated September 29, 2014 (PL.14.98) Town staff recommended that the plan
of subdivision and draft conditions be forwarded on to Grey County for approval as we
are the approval authority for these applications.
Town of the Blue Mountain’s (TBM) staff indicated that the proposed plan of subdivision
is an appropriate use for the subject lands and appear to conform to the direction
provided under the Town of the Blue Mountains Official Plan. The Town also recently
adopted an updated Official Plan and TBM staff are also of the opinion that the
proposed plan of subdivision conforms to the Adopted Plan.
The conditions sent by the Town have also been incorporated in the recommended
conditions of draft approval.

Grey Sauble Conservation Authority
The Grey Sauble Conservation Authority (GSCA) provided written comments June 9,
2014 stating that the proposal appears to be consistent with the PPS regarding Natural
Hazards and Natural heritage features.
An Open Space designation and zone is proposed for the manmade pond and
associated drainage features. This zoning and open space designation along
with the proposed residential zoning is acceptable to the GSCA. However, we
recommend that the zoning By-law include a 15 metre setback from the pond for
new structures as a provision within the Open Space and residential zones.
They also included the following conditions for the plan of subdivision:
1. That a detailed stormwater management plan be prepared to the satisfaction of
the GSCA (The plan will need to include further details on redirecting drainage
from the northwest portion of the site to the pond.)
2. That a detailed erosion and sediment control plan be prepared to the satisfaction
of the Grey Sauble Conservation Authority.
3. That the implementing zoning by-law for the development include a minimum 10
metre setback from the pond for all future structures on the property.
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4. That the notes to draft approval include a note specifying that: prior to any site
alterations, constructions of buildings and/or development within the Regulated
Area under Ontario Regulation 151/06: regulation of Development, Interference
with Wetlands & Alteration to Shorelines & Watercourses a permit or approval
must be obtained from the Grey Sauble Conservation Authority.

Rogers
The comment was received in a letter dated March 13, 2014. They confirm that they
have active plants in the immediate and surrounding areas and that they intend on
providing services to the proposed residential lots.

Hydro One
The comment was received via email on March 17, 2014. They have no comments or
concerns at this time.

Public Comments
Several letters and comments were received from members of the public. The
concerns of the public, in no particular order, include:


















Concerns with privacy
Loss of views
Can building envelopes, plantings, setbacks be established in the ZBA?
Timing of construction
If the cul-de-sac is being extended, who is responsible for the landscaping of the
existing lot where the cul-de-sac ends?
Construction Access
Safety
Contractor Parking during construction
Air Pollutants
Wildlife displacement (deer in the area)
Removal of woodlot
Increased traffic
No need for additional development as other subdivisions in the area are not
completely developed
The onsite pond and its effects on groundwater and the eco system and how it
can be considered open space when it’s on private lands
Stormwater management
Species at Risk, disagrees with the EIS that states they will not be affected.
There is no ‘provision of community recreation amenities’
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Duplexes and townhomes would alter the nature of the neighbourhood
Secondary access has not been addressed should eliminate lot 8 and make it
access from Sleepy Hollow Road.
Fire flows not adequate
Proposed sanitary services should come in through lot 8
Water
Concerns with movement of berm
Archaeological impact
Motivation of developer
Impact on house values
Proper notification was not given
Does not meet the intent and purpose of the Town of The Blue Mountains OP

The majority of the concerns have been addressed through the information provided by
the Applicant of will be addressed through the conditions of draft approval.
The proposal conforms to the proposed re-designation of Residential Recreational Area
in the TBMOP, it conforms to the Recreational Resort Area in the County of Grey OP, it
does not conflict with the policies of the NEP and it is consistent with the PPS.

Financial / Staffing / Legal / Information Technology
Considerations
At this point there are no financial, staffing, legal or information technology
considerations beyond those normally encountered in processing a plan of subdivision
application. The County has collected the requisite application and peer review deposit
fees.
Following a decision on the plan of subdivision, should the decision be appealed, there
could be increased financial or legal costs/needs.

Link to Strategic Goals / Priorities
Action 2.10, under Goal 2 of the County’s Strategic Plan, requires the continued
management of growth and the application of sound land use planning principles.
Permitting new residential growth on lands which are designated for growth could be
considered sound land use planning, provided all requisite technical requirements can
be met, and any impacts can be mitigated. All the technical requirements have either
been addressed of will be address through the conditions of draft approval. Impacts
have been mitigated to the extent possible.
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Attachments
Conditions of Draft Approval

Respectfully submitted by,
Sarah Morrison, Hons. BA, MCIP, RPP
Intermediate Planner
Director Sign Off: Randy Scherzer
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