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Centre Point South, Morkdole
Plcnning Justificotion Report

1.0 INTRODUCTION

Georgion Plonning Solutions hos been retoined by Royville Developmenfs
(Morkdole) lnc. to prepore o Plonning Justificotion Report to support o Droft

Plon of Subdivision Applicotion ond Zoning By-Low Amendment Applicotion
for o 393 unit residentiol development in Morkdole, Grey Highlonds in the

County of Grey.

L.L SITE LOCATION AND DESCRIPTION

The subject londs ore locoted of 105 Toronto Street in the Villoge of
Morkdole within the Municipolity of Grey Highlonds, County of Grey. (Figure

l: Locotion Mop)

Specificolly, the londs ore locoted within Concession l, Northeost of the
Toronto & Sydenhom Rd PT Lot 

,l02 ond 103, (formerly Villoge of Morkdole),
Municipolity of Grey Highlonds, County of Grey. The londs hove frontoge on

Toronto Street ond comprise opproximotely 357,100 squore metres (35.7.|

hectores).

@

t=

Figure l: locotion Mop
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2.0 SURROUNDING LAND USES

The subject property is surrounded to the north by vocont future
development londs ond ogriculturol uses. To eost ond south ore londs
utilized for ogriculturol purposes ond to the south ore low density residentiol
londs. The surrounding uses to the west ore low density residentiol ond the
elementory school. The londs to the south west ore proposed for future
commerciol uses (Sobey's).

3.0 PROPOSAL

The subject londs ore currently designoted 'Primory Settlement Areo' ond
'Hozord Londs' in the County of Grey Officiol Plon (Figure 2: Secondory
Schedule Lond Use Designotion Mop 2f - Morkdole) ond 'Neighbourhood
Areo' ond 'Hozord' in the Municipolity of Grey Highlond's Officiol plon
(Figure 3: Schedule 'A' Lond Use - Mop 4 - Morkdole) The property is zoned
Residentiol Multiple (RM) Lone, Residentiol (R), open Spoce (os), Hozord (H)

ond Development (D) in the Municipolity of Grey Highlond' Comprehensive
Zoning By-low 2004-50. (Figure 4: Grey Highlonds Comprehensive Zoning By-
Low Schedule 'B-1 ')

As illustroted on the droft plon (Figure 5) the owner seeks lond use plonning
opprovols for o 393 unit residentiol development by woy of o plon of
Subdivision. The development consists of 293 single detoched dwellings ond
100 On Street Townhouses, thot front on o Municipol rood providing egress
ond ingress from Toronto Street of 2 occess points ond o future connection
to Moin street Eost through future development londs to the north.

The townhouse lots hove o frontoge of Bm ond the single detoched lots ore
on two different lot frontoges 1 5.2 m frontoge ond I 2.2 m frontoge. This
ollows for o voriety of unit types, sizes ond offordobility throughout the
development.

Eoch residentiol unit will be locoted on on individuol lot ond will contoin o
drivewoy, front yord oreo, goroge ond individuol bockyord omenity spoce.
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The property olso hos significont open spoce provided with 2.93 ho of
neighbourhood porks ond onother 3.Bl ho of open spoce, buffer londs ond
londscope feotures.

Stormwoter will be directed to the south eost on site to the stormwoter
monogement pond in the southeost corner. The development will utilize full

municipol services thot olreody exist ond provide sufficient copocity. The

opplicotion is supported by civil engineering drowings ond reports which
provide specific servicing, stormwoter monogement ond groding detoils to
demonstrote the viobility of the development.

4.0 REVIEW OF APPLICABLE PLANNING POLICIES

The considerotion of the plonning policy support for this proposol will
include o review of opplicoble plonning policy of vorious government levels
to consider "consistency with" ond "conformity to" the intent ond direction
they offer. The policies thot ore noted below ore opplicoble to the
proposed development.

The following reviews the subject opplicotion with respect to key plonning
policies provided in the Provinciol Policy Stotemenf, the County of Grey
Officiol Plon, ond the Municipolity of Grey Highlonds Officiol Plon.

4.L PROVINCIAL POLICY STATEMENT

The Provinciol Policy Stotement (PPS) 2014 wos issued under Section 3 of the
Plonning Act ond come into effect on April 30, 2014. lt provides policy
direction on motters of provinciol interest reloted to lond use plonning ond
development. Under provisions of the Plonning Act comments, submissions
or odvice thot offect o plonning motter "sholl be consistent wiih" the PPS.

The PPS is bosed on three fundomentol plonning themes, specificolly,
"Building Slrong Communifies", "Wise Use ond Monogement of Resources"
ond "Profecting Public Heolth ond Sofefy".

The following is o summory of policies within ihe PPS thot ore relevont to this
proposol.

o Promoting efficienf development ond lond use pofferns
which susfoin the finonciol well-being of the Province
ond municpolities over the long term (l .l .l o)
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a

a

a

a

The Site is locoted within the settlement oreo of Morkdole odjocent to
existing low density residentiol single detoched units, it is the
development of on existing vocont site ond provides for intensificotion
through the use of o townhouse ond single detoched residentiol
development. The site will be fully serviced by Municipol infrostructure
ond is plonned on o municipol rood.

Directing thot plonning outhorifies sholl provide for on
oppropriote ronge of housing fypes ond densifies fo
meef projected requiremenfs of cunent ond future
residenfs (1.4.3) by directing the developmenf of new

occommodoting on oppropriote ronge ond mix of
residenfiol (including second unifs, offordoble housing
ond housing for older persons/, employment (including
industriol ond commerciol), institutionol (including p/oces
of worship, cemeferies ond long-term core homes),
recreotion, pork ond open spoce, ond other uses fo
meef long-term needs; (l .l .l b)

Seft/emenf oreos sho//be fhe focus of growth (1.1.3.1)

Lond use pofferns within setf/emenf oreos sho// be bosed on:
. densifies ond o mix of lond uses which:

o efficiently use /ond ond resources,'
o ore oppropriote for, ond efficiently use, the

infrostructure ond public service foci/ifies which
ore plonned or ovoiloble, ond ovoid the need
for their unjustified ondlor uneconomicol
exponsion;

o support octive tronsportotion; (1.1.3.2o)

New development toking p/oce in designoted growth
oreos shou/d occur odjocent to fhe exisfing built-up
oreo ond shol/ hove compoct form, mix of uses ond
densifies thot ollow for the efficient use of lond,
infrostructure ond public service foc/ifies. (1.1.3.6)

a
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housing towords /ocofions where oppropriofe /eve/s of
infrostructure ond public service focilifies ore or will be
ovoiloble to supporf current ond projected needs
(1.4.3c) ond promoting densifies for new housing which
efficiently use lond, resources, infrostructure ond public
service focilities, ond supporf fhe of octive
tro nsport otio n ( I . 4.3 d )

The proposol provides 393 residentiol units, with 293 single detoched
dwellings ond ,l00 

townhouse units being odded to the housing supply.

The proposed development hos been designed to use the lond
efficiently through compoct form ond is locoted in close proximity to
existing municipol infrostructure.

. Municipol sewoge services ond municipolwoter services

ore the preferred form of servicing in seff/emenf oreos.
(t.6.6.2)

This site will connect to full municipol sewoge ond woter services

which is o preferred form of servicing in settlement oreos.

. 2.6.2 Deve/opmenf ond sife olterotion sholl not be
permitted on londs contoining orchoeologicol resources

or oreos of orchoeologicol potentiol unless significont
orchoeologicol resources hove been conserve d. (2.6.21

A Phose I ond Phose 2 orchoeologicol ossessment wos completed
for the property ond confirmed thot no orchoeologicol resources

were encountered.

The subject property is situoted within the Villoge of Morkdole in Grey
Highlonds, on oreo identified for development ond will be serviced entirely
by municipol woter ond sewer. The proposol will enoble o vioble extension
of development on londs intended for development ond utilizing existing

municipol services. The intended purpose of the proposed development is

for residentiol uses, uses thot ore consistent with the existing, odjocent
developments.

Bosed on the proposed development the opplicotion is consistent with the
brooder plonning direction given under the Provinciol Policy Stotement.
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4.2 COUNTY OF GREY OFFICIAL PLAN

The County of Grey officiol Plon's (oMB opproved June 2s,2012) purpose is

to help guide development in the County ond provide o wide policy
fromework for locol municipol officiol Plons, secondory plons ond
implementing By-Lows.

The subject londs ore designoted "Primory Settlement Areo" ond "Hozord"
on Secondory Schedule Lond Use Mop 2f in the County of Grey Officiol
Plon. (Figure 2). As port of Officiol Plon Amendment B0 to the Grey County
Officiol Plon, the subject londs hove been estoblished os one of the three
moin designotions for oreos of concentroted development which
demonstrotes thot the County hos onticipoted thot this lond be considered
for residentiol development in Municipolity of Grey Highlonds. The following
policies ore considered to support the subject proposol.

Key gools of the County Officiol Plon include ensuring
sufficienf /onds for development to occommodote o
voriety of mixed housing opportunifies fo meef current
ond future needs ond fo strengfhen fhe role of Grey
County os o desiroble p/oce to work, live, ond visit by
encouroging fhe provision of offordoble, diverse ond
occessib/e housing fSecfion 1.5 7 & B)

Under "Housing Policy" the County Officiol Plon expliciily
encouroges o voriety of housing types, size ond tenure to
meef the projected demogrophic ond morket
requirements [Section I .B)

o

While the Officiol Plon connot ifse/f force deve/o pment or
creofe job opportunities, fhe Officiol Plon con hove o
posifive ottitude fo susfoinoble development ond ensure
thot sufficienf /onds ore ovoiloble for development
opportunities.

The policies of fhis P/on posifion seff/emenf oreos os fhe
focus of urbon growth ond encouroge oppropriote
development in oll municipolifies; fhof is development
which does nof negotively impoct on noturol resources
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ond which is compotible with sunounding lond uses.

(Section 2.6)

The proposed development is consistent with ond promotes the gools ond
objectives of the County Officiol Plon in thot the development is proposed
in one of the three moin lond designotions for oreos onticipoted for
development (Primory Settlement Areo) ond is to be serviced by municipol
sewer ond woter. lt is submitted thot the proposol complies with the intent
of the County of Grey Officiol Plon.

4.3 MUNICIPALITY OF GREY HIGHTANDS OFFICIAL PLAN

The Municipolity of Grey Highlonds odopted o new Officiol Plon on
December 14,20'15 ond on September 22nd,2017 the County of Grey
opproved it with modificotions.

The subject londs ore locoted in o Primory Settlement Areo, Morkdole,
within the Municipolity of Grey Highlonds where the mojority of growth is to
be directed. (S.4.5) The londs ore designoted Neighbourhood Areo ond
Hozord in the Municipolity of Grey Highlond's Officiol Plon(Figure 3). "Ihe
purpose of the Neighbourhood Areo designotion is to identify londs within
Settlement Areos which ore primorily residentiol in noture..." (5.4.5.3.1).
Permitted uses include "Low ond medium densify residentiol dwellings,
including: single detoched, semi-defo ched, town homes, duplex,
conyerfe d, ond other multiple f omily dwe//ings. " (5.4.5.3.1 .l )

Section 4.5.1 stotes thot "this Plon (Officiol Plon) encouroges o wide voriety
of lond uses ond housing fypes to develop in Morkdole; thot oll new
developm ent will occur on f ull municipol woter ond sonitory treotment
focilifies; thot on overoll overoge residenfiol development densify of 20 units
per nef hecfore will be ochieved ond thot fhis plon encouroges
infensilFicotion opporfunifies within Morkdole ond supporfs fhe development
of infensificotion sfrofegies fo ensure thot residentiol forgefs ore met ond
thot o voriety of housing opfions ore ovoiloble to residenfs." The proposed
development provides o voriety of house options including two lot sizes for
single detoched dwelling ond townhouses. The subdivision will olso be on
full municipol services. lt olso provides o density of '17.8 units per hectore
which supports the intensificotion strotegies identified by Grey Highlonds.
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A series of themes, gools ond objectives ore identified in the Officiol Plon
ond were developed in on effort to implement the vision ond guiding
principles of the Municipolity. One of the Plonning Themes is "Building
heolthy communifies...thot oddresses fhe need to develop ond susfoin
communifies in which o// residenfs ore ob/e to enjoy o high quolity of life
ond hove occess to o ronge of opportunities ond services. Ihis theme will
be ochieved through fhe promotion of efficient ond cosf effecfive
development sfrofegies, which highlight the need for directing growth to
exisfing seff/emenf oreos. " (S.2. I .5)

Within the Housing section, is "fo encouroge o wide voriety of housing by
type, size ond tenure to meef projected demogrophic ond morket
requiremenfs of current ond future residenfs of the Municipolity." (S.2.4)

With the gool "fo mointoin of oll fimes the obility to occommodote
residenfiol growth for o minimum of l0 yeors through residenfio/
lntensificotion ond redeve/opment ond it necessory /onds which ore
designof ed ond ovoiloble for residentiol development."

The gool is further developed through the objectives thot "the Municipolity
will encouroge o wide voriety of fypes ond sfy/es of housing oppropriote to
prevoiling ond onticipoted demond. Housing will occommodote fomrlreg
seniors, multiple ond sing/e occuponfs ond fhose wifh specio/ needs. "
(S.2.4.c) As well, thot "new residenfio/ deve/opment musf occur within on
environmentolly supportive confexf fo ensure fhe creofion of successful ond
well seryiced neighbourhoods, where seryices ond employment
opportunifies ore convenient ond occessible ond where pedesfrion ond
cycling opportunities ore mode ovoiloble os f urther meons of
tronsportotion." (S.2.4.e)

With respect to the policies reloted to residentiol development outlined in

the Officiol Plon, the plonned development is supported. The development
is proposed in on oreo designoted for residentiol developmenf within o
Primory Settlement Areo, more specificolly, single ond multiple residentiol
dwellings, which is within the ronge of unit types onticipoted in the Officiol
Plon. As well, the development is plonned for full municipol services ond will
connect to services constructed in onticipotion of future development on
this site. The site olso provides neighbourhood pork oreos ond hos o
significont open spoce component incorporoted into the design.
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It is submitted thot ihe overoll proposol meets the intent of the Municipolity
of Grey Highlond's Officiol Plon.

4.4 GREY HIGHLANDS ZONING BY.LAW NO. 2OO4-50

The subject londs ore zoned Residentiol (R), Residentiol Multiple (RM), Open
spoce (os), Hozord (H) ond Development (D) in the Municipolity of Grey
Highlonds Comprehensive Zoning By-low 2004-so. (see Figure 4: Grey
Highlonds Comprehensive Zoning By-low Schedule 'B-l'). The proponent is
seeking to omend the Zoning By-low to support the proposed loyout of the
Droft Plon of Subdivision being submitted. This requires thot the londs be
rezoned to Residentiol exception (Rx), Residentiol exception (Rxx),
Residentiol Multiple (RM), open Spoce (os), open spoce exception (osx -
for stormwoter focility), ond Hozord (H). (See proposed zoning schedule
ottoched Figure 6)

The developer is proposing o neighbourhood thot creotes o voriety of lot
sizes in order to offer o wide ronge of unit types. ln order to occommodote
the lot loyout ond unit types offered, relief from some of the zoning
provisions within the Grey Highlonds Zoning By-Low 2004-so is required.

For oll residentiol lots, single detoched ond townhouse, the following relief is
requested:

For the singles (Rx ond Rxx on zoning schedule)

section 7.1.2 c) Minimum Lot coveroge from 30% lo ss% for oll single
deioched lots within the subdivision ond;

Section 7.1.2 d) Minimum Front Yord Setbock from 7.s m to 6 m for oll
single detoched lots within the subdivision

For the townhouse (RM on the zoning schedule)

section 7.2.3 c) Minimum Lot coveroge from 35% Io ss% for oll
residentiol multiple units within the subdivision ond;
section 7.2.3 d) Minimum Front Yord setbock from 7.s m to 6 m for oll
residentiol multiple units within the subdivision

For oll of the single detoched lots (Rx ond Rxx) relief is requested from:

section 7.1.2 e) lnterior side Yord setbock to be reduced from 1.5 m
to .l.2 

m.

rolPage



Centre Point South, Mcrkdole
Plonning Justificotion Report

Within this plon of subdivision one hundred ond seventy three single
detoched lots (123) ore showing o minimum lot frontoge of 12.2 m, whereos
the residentiol zoning provisions require o minimum lot frontoge of l5 m. The
reloted minimum lot oreos will olso need to be odjusted occordingly.

Therefore, for fhe Residentiol Rxx lots relief is requested from:

Section 7.1.2 o) Minimum lot frontoge of l5m lo 12.2m forsome of the
lots within the subdivision ond;

Section 7.1.2 b) Minimum Lot Areo to 41 4 mz from 500 mz for the some
lots hoving frontoge of I 2.2 m.

The proposed chonges to the zoning provisions will ollow flexibility to the
design of the neighbourhood by occommodoting vorious unit types
including o bungolow style unit which hos the moster suite on the moin floor
ond therefore o lorger moin floor footprint. lt will olso ollow vorying
offordobility torgets to be ochieved. lt provides o development thot utilizes
the property efficiently ond creotes o compoct form ond helps to move the
development towords the density torgets within the Officiol Plon. No further
relief from the zoning by-low is required for the single detoched units.
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The chorts below outline the provisions for the proposed residentiol zones
within this subdivision (see Zoning Schedule Figure 6) ond illustrotes the
requested relief sought.

Residentiol Exception (Rx) Zone Provisions (Section 7.1.2)

o) Min Lot frontoge

b) Min lot oreo

c) Mox lot coveroge

d) Min front yord setbock

e) Min interior side yord setbock

f) Min exterior side yord setbock

g) Min reor yord setbock

o) Min Lot frontoge

b) Min lot oreo

c) Mox lot coveroge

d) Min froni yord setbock

e) Min interior side yord seibock

f) Min exterior side yord setbock

g) Min reor yord setbock

Residentiol Excepiion (Rxx) Zone Provisions (Section 7.1.2)

l5 m

500 m2

30%

7.5 m
,l.5 

m

3.0 m

7.O m

l5 m

500 m2

30%

7.5 m
,l.5 

m

3.0 m

7.0 m

55%

6.0 m

1.2m

12.2 m

414.8 m2

55%

6.0 m

1.2m
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RM Zone Provisions (Section 7.2.3)

o) Min Lot frontoge

b) Min lot oreo

c) Mox lot coveroge

d) Min front yord setbock

e) Min interior side yord setbock

f) Min exterior side yord setbock

g) Min reor yord setbock

5m

20O m2

35%

7.5 m
,l.5 

m

3.0 m

2.0 m

55%

6.0 m

5.0 SUPPORTING STUDIES

5.1 ARCHAEOLOGICAL REPORT

Archoeologicol Assessments Ltd. hos conducted o Stoge I ond Stoge 2
Archoeologicol Assessment for the property ond o copy is enclosed with
this opplicotion. The reports will oslo be submitted to the Ministry of Tourism

ond Culture. The study oreo for this work wos the entire property ond the
field work occurred in September 2017. The Key findings ond
recommendotions of the reports concluded thot no further orchoeologicol
ossessment of the property is required.

5.2 FUNCTIONAL SERVICING REPORT

A Functionol Servicing Report wos completed by C.C. Tothoms & Associotes

to review how the site ond proposed development would be serviced. lt
specificolly looks of the requirements to oddress woter supply for domestic
ond fire-fighting purposes, sonitory sewoge servicing, tronsportotion ond
utility distribution (hydro, telephone, coble TV ond gos). A copy of this report
is enclosed with the opplicotion. lt is proposed thot the development
would be serviced by full municipol infrostructure. Below ore the findings of
the report.

l. An internol woter distribution system con be constructed ond connected
to the existing wotermoins on Uplonds Drive, Moin Street, ond Toronto
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Street South forming o looping system to supply the needs of the
development.

2. An internol sonitory sewer con be constructed ond will convey the
sewoge vio grovity to o combinotion of one to three ovoiloble outlets.
There is expected to be copocity within the existing wostewoter
treotment plont once the upgrodes plonned by the Municipolity ore
implemented.

3. An internol storm sewer system to collect ond convey surfoce woter
runoff for the development will be constructed. Runoff will be
dischorged to o stormwoter monogement pond where it will be treoted
for quolity ond quontity ond will not hove ony odverse impocts
downstreom.

4. Troffic volumes dictote thot improvements should be mode of specified
externol intersections surrounding the development. The existing sight
lines on the surrounding rood network sotisfy MTO requirements.

5. Hydro, telephone, coble ond gos service ore ovoiloble to service the
development.

5.3 PRELIMINARY STORMWATER MANAGEMENT REPORT

A review of the feosibility of odequotely oddressing stormwoter
monogement requirements wos completed by C.C. Tothom ond
Associotes. A copy of the report is enclosed with this opplicotion.

The report outlines thot the existing droinoge potterns will generolly be

mointoined with stormwoter runoff directed vio storm sewer ond overlond

flow to the proposol stormwoter Monogement focility on site. Below ore the

conclusions ond recommendotions of the Preliminory Stormwoter

Monogement Report os they relote to the proposed stormwoier

monogement system.

o The proposed SWM plon utilizes o conventionol wet pond end-of-pipe

focility.

o Woter quolity controls will be provided using o sediment foreboy,

permonent pool ond sufficient extended detention.
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o Woter quontity control is provided such thot post-development peok

flow rotes do not exceed pre-development conditions

o Siltotion ond erosion control will be provided with the property

construction mitigotion efforts.

5.4 TRAFFIC IMPACT STUDY

C.C. Tothom ond Associotes prepored o Troffic lmpoct Study to review the
potentiol troffic impocts on the development on the locol rood network

ond provide mitigoting meosures to ensure occeptoble overoll rood

operotions surrounding the proposed development. A copy of the report is

enclosed with this opplicotion.

ln considering the development of the Centre Point South residentiol

development, with full build-out ossumed for 2025, the following

recommendotions ore provided within the report.

o extefld the storoge length for the proposed southbound left turn
Ione of the Victorio Street intersection from 45 metres os worronted
under bockground conditions to 55 metres;

o extehd the storoge length for the existing southbound left turn lone
of Uplonds Drive intersection from l5 metres to 50 metres to serve
Centre Point South;

occelerote the northbound/southbound left turn lones on Toronto
Street South of Moin Street to the 2025 horizon (with storoge lengths
of 55 ond l5 metres respectively); ond

o

provide eostbound/westbound left turn lones on Moin Street ot
Toronto Street South for the 2035 horizon (with storoge lengths of 35

metres eoch).

6.0 SUMMARY/CONCLUSION

The subject proposol seeks Droft Plon of Subdivision Approvol to enoble o
resideniiol development consisting of 393 single detoched ond Townhouse

residentiol units within o Plon of Subdivision. ln oddition to the Plonning

Justificotion Report, this opplicotion is supported by informotion provided by

o
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C.C. Tothom & Associotes reloted to stormwoter, servicing ond troffic. As
well os Archoeologicol informotion reloted to the site.

The purpose of this report is to provide plonning rotionol in support of the
Centre Point South residentiol development, the Droft Plon of Subdivision
Applicotion ond Zoning By-Low Amendment Applicotion. lt hos been
demonstroted thot the subject opplicotion is consistent with the
development gools of the community os reflected in the County ond locol
Officiol Plons. ln oddition, the proposol is "consistent with" the Provinciol
Policy Stotement.

Bosed on the obove noted, it is submitted thot the subject opplicotion
presents good plonning ond oddresses the key oreos of public interest os
expressed in vorious odopted ond opproved plonning policies.

Krystin Rennie, MAES, MCIP. RPP
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