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1.0 Introduction
The following Planning and Urban Design Rationale has been submitted by KFA
Architects and Planners Inc. (KFA) on behalf of 2521311 Ontario Limited in
support of a zoning by-law amendment application to permit a 3-storey
townhouse development comprised of 23 units and 3,630 square metres of gross
floor area on the property legally known as Part of Park Lot 10 Southwest Side of
Louisa Street Town Plot of Thornbury (Formerly Town of Thornbury), The Town of
Blue Mountains.
The proposed development is consistent with the goals and objectives of the
following plans, which support residential intensification of underutilized sites
within built-up urban areas so as to maximize the efficiency and usage of
existing and planned infrastructures:





Provincial Policy Statement, 2014;
Niagara Escarpment Plan, 2017;
Grey County Official Plan, 2013; and
Town of The Blue Mountains Official Plan, 2016.

It is the conclusion of this Report that the proposed development represents
good planning and that the associated zoning by-law amendment should be
approved. The reasoning and conclusion of our planning opinion is found in this
report along with an examination of the existing site and its surrounding environs,
a description of the proposed development, a review of the policy framework
and a summary of the various reports and studies conducted by the project
consultant team in support of this application.

Figure 1 – Plan of Survey
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2.0 Site Description and Existing Condition
The subject property is a greenfield site located within the boundary of the
former Town of Thornbury in the Town of The Blue Mountains. The 5,842.77
square metre site is an irregular shaped parcel with frontages of 134.33 metres
on Louisa Street West, 84.81 metres on Beaver Street South and 44.67 metres on
Lansdowne Street South. The site is also bounded to the southwest by the
properties municipally known as 52 Beaver Street South and 35 Lansdowne
Street South. The subject property is not improved with any permanent
structures.

Figure 2 – Aerial View of Site

2.1 Surrounding Context
As mentioned, the properties municipally known as 52 Beaver Street South and
35 Lansdowne Street South are found immediately southwest of the site and
both are improved with detached dwellings.

Figure 3 and 4 – 52 Beaver Street South and 35 Lansdowne Street South

4

Immediately west of the subject site, south of Louisa Street West and west of
Lansdowne Street South is 123 Louisa Street West, occupied by a detached
dwelling surrounded with dense vegetation and trees. The primary building on
site is setback approximately 60 metres from Lansdowne Street South.

Figure 5 – Property West of Lansdowne Street

The southwest corner of Arthur Street West and Lansdowne Street South primarily
consists of dense vegetation with a detached dwelling that is accessed from
Arthur Street. South of Arthur Street and east of Lansdowne Street South is a
recently constructed commercial strip mall, featuring a Foodland grocery store
and LCBO. Access to the commercial plaza is provided from Arthur Street West.

Figure 6 – View south from Arthur and Lansdowne Street with subject property beyond

East of the subject property beyond Beaver Street South is a development
comprised of six back-to-back townhouse blocks containing four units per block.
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Another townhouse development is located further west along the south side of
Beaver Street with a third townhouse development located south of the
intersection of Victoria Street South and Louisa Street West.

Figure 7 – Back-to-Back townhouses on the east side of Beaver Street opposite of the subject property

Figure 8 – Townhouse complex on Beaver Street South

2.2 Adjacent Development
At the time of writing this Rationale, the only development proposal within the
vicinity of the subject property is a residential subdivision comprising of 11
detached dwellings on a cul-de-sac road located at the southwest corner of
Victoria and Alfred Streets.
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2.3 Road Network
As previously mentioned the subject property is bounded by Louisa Street West,
Beaver Street South and Lansdowne Street South. The latter two of which are
classified as local roads as per The Blue Mountains Official Plan Schedule ‘B-2’.
Louisa Street West is classified as a “local heritage road” which is intended to
serve low volume local traffic without affecting the heritage character of the
road.

Figure 9 – Town of Blue Mountains Official Plan Schedule B-2 Transportation Map

Located approximately 125 metres north east of the subject property is Highway
26, which is classified as a “Highway” as per the Town OP and is the highest
order of road classification. The main purpose of this highway is to provided
inter-regional connections, carry high volumes of private and commercial traffic
and connect the urban areas in various municipalities.
Alfred Street West is located approximately 500 metres south west of the subject
site along Beaver Street. The road is classified as a “County Road” which shares
similar characteristics of the “Highway” classification in that they provide interregional connections and accommodate higher levels of traffic. Alfred Street
West intersects with Bruce Street South, another “County Road” approximately
1.5 kilometres from the site.
2.4 Community Services and Facilities
A variety of community services and facilities are located within close proximity
of the subject property, easily accessible to new residents. Approximately 500
metres south of the subject property is the Moreau Dog Park and Thornbury Ball
Diamond. The Beaver Valley Community Centre is located on the opposite side
of Victoria Street South from the baseball fields. The Georgian Trail is
approximately 200 metres north of the site, with access provided at both
Lansdowne Street South and Victoria Street North. The 34 kilometre multi-use trail
spans between Collingwood to the east and Meaford to the west. The L.E.
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Shore Memorial Library is located 1.5 kilometres from the subject property with
the Beaver Valley Community School located just beyond.
3.0 Proposal Description
The proposal calls for the site to be redeveloped with three blocks of
townhouses comprised of 23 dwelling units with a gross floor area of
approximately 3,630 square metres. The subject property has an area of
approximately 5,842 square metres which corresponds to a proposed density of
0.62 times the area of the lot. Access to the site is to be provided from
Lansdowne Street South where a drive aisle will afford access to each town
house unit as well as to the proposed visitor parking. All townhouse units will
face onto the new condominium road.

Figure 10 – Proposed Site Plan

3.1 Setbacks
Blocks A and B of the proposed townhouse development will feature a minimum
rear yard setback of 12.03 metres to Louisa Street West, while Block C has a
minimum setback of 9.82 metres to the lot line abutting Beaver Street South. A
2.5 metre side yard setback is proposed from the western most unit of Block A to
the property line abutting Lansdowne Street South, while an 11.4 metre setback
is proposed from eastern most unit in Block B to the Beaver Street road
allowance. A 3.0 metre setback is proposed from southern most unit in Block C
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to the property line of 52 Beaver Street South. A 2.5 metre separation is also
proposed between Blocks A and B.
3.2 Height
The proposed maximum building height of the end unit townhouses will be 10.7
metres from the average finished grade to the mid-point between the eaves
and the peak of the roof. While the mid-block units will be slightly shorter and
feature a building height of 10.1metres when measured from the same
parameters.

Figure 11 – Front Elevation of Blocks A and B

3.3 Unit Mix
The proposed townhouse development is comprised of two unit types. One of
which is a three bedroom consisting of 150.4 square metres of gross floor area,
with the other being a four bedroom unit consisting of 178.5 square metres of
gross floor area. Seventeen of the proposed units are to be of the three
bedroom variety, these are the “mid-block” units, while the six found at the ends
of the blocks will be the bigger four bedroom units. The three bedroom units
have a frontage of 4.56 metres while the four bedroom units have a frontage of
6.70 metres.
3.4 Circulation
Vehicular access to the site is to be provided via a 6.0 metre private drive aisle
that is to be accessed from Lansdowne Street South at the southern portion of
the street frontage.
3.5 Parking
The mid-block units will have one parking space in the garage and one parking
space on the driveway, while the larger end units will have two parking spaces
in the garage and two in the driveway. An additional 23 parking spaces are
available at grade immediately south of the private drive aisle for the use of
both residents and visitors to the site.
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3.6 Waste Removal
Private waste removal is to be provided for the proposed development and will
be picked up from along the private drive aisle in front of each dwelling. The
waste removal vehicle will turn around within the site between Block B and C.
3.7 Statistics

Figure 12 – Key Statistics

3.8 Required Approvals
In order to permit the proposed development, a Zoning By-law Amendment is
required to the Town of The Blue Mountains Consolidated Zoning By-law No. 1077 in order to re-designate the subject lands as part of the Residential Multiple –
RM1 category. A draft plan of subdivision will also be submitted concurrently to
the County of Grey for review.
4.0 Policy Review
The following section will examine how the proposed townhouse development is
consistent with the policy framework put forth in the Provincial Policy Statement,
the Grey County Official Plan and the Town of The Blue Mountains Official Plan.
All of which are supportive of the redevelopment and intensification of
underutilized lands within built-up urban areas so as to capitalize on existing and
planned infrastructures while also reducing urban sprawl and its negative
effects.
4.1 Provincial Policy Statement, 2014
The Provincial Policy Statement (PPS) is a document issued by the Province of
Ontario under the authority of Section 3(5) of the Planning Act. The purpose of
10

the document is to provide policy direction on land use and development
related matters and their relation to provincial interests.
All decision approved by the council of a municipality,
agency of government shall be consistent with the intent
recent Provincial Policy Statement came into effect on
meant to be read in its entirety and the relevant policies
each situation.

a planning board or
of the PPS. The most
April 30, 2014 and is
are to be applied to

One of the main objectives of the PPS is to build strong and healthy communities
by encourage efficient land use and development patterns which support
sustainability by promoting strong, liveable, healthy and resilient communities,
protecting the environment and public health and safety, and facilitating
economic growth.
To this end, a number of policies have been put forth in the PPS to promote
intensification, redevelopment and compact built form on lots that underutilized
and within urban areas. Policy directives from the PPS that are applicable to the
proposed development are as follows:









Policy 1.1.1(a) - promoting efficient development and land use patterns
which sustain the financial well-being of the Province and municipalities
over the long term;
Policy 1.1.1(c) - avoiding development and land use patterns which may
cause environmental or public health and safety concerns;
Policy 1.1.1(e) - promoting cost-effective development patterns and
standards to minimize land consumption and servicing costs;
Policy 1.1.1(h) - promoting development and land use patterns that
conserve biodiversity and consider the impacts of a changing climate.
Policy 1.1.3.1 - Settlement areas shall be the focus of growth and
development, and their vitality and regeneration shall be promoted.
Policy 1.1.3.2 - Land use patterns within settlement areas shall be based
on: a) densities and a mix of land uses which:
o 1. efficiently use land and resources;
o 2. are appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and avoid
the need for their unjustified and/or uneconomical expansion;
o 3. minimize negative impacts to air quality and climate change,
and promote energy efficiency;
o 4. support active transportation;
Policy 1.1.3.4 - Appropriate development standards should be promoted
which facilitate intensification, redevelopment and compact form, while
avoiding or mitigating risks to public health and safety.
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Policy 1.1.3.6 - New development taking place in designated growth
areas should occur adjacent to the existing built-up area and shall have a
compact form, mix of uses and densities that allow for the efficient use of
land, infrastructure and public service facilities.
Policy 1.4.3 - Planning authorities shall provide for an appropriate range
and mix of housing types and densities to meet projected requirements of
current and future residents of the regional market area by:
o a) establishing and implementing minimum targets for the provision
of housing which is affordable to low and moderate income
households. However, where planning is conducted by an uppertier municipality, the upper-tier municipality in consultation with the
lower-tier municipalities may identify a higher target(s) which shall
represent the minimum target(s) for these lower-tier municipalities;
o b) permitting and facilitating: 1. all forms of housing required to
meet the social, health and wellbeing requirements of current and
future residents, including special needs requirements; and 2. all
forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3; c) directing the
development of new housing towards locations where appropriate
levels of infrastructure and public service facilities are or will be
available to support current and projected needs;
o d) promoting densities for new housing which efficiently use land,
resources, infrastructure and public service facilities, and support
the use of active transportation and transit in areas where it exists or
is to be developed; and e) establishing development standards for
residential intensification, redevelopment and new residential
development which minimize the cost of housing and facilitate
compact form, while maintaining appropriate levels of public
health and safety.
Policy 1.6.6.2 - Municipal sewage services and municipal water services
are the preferred form of servicing for settlement areas. Intensification and
redevelopment within settlement areas on existing municipal sewage
services and municipal water services should be promoted, wherever
feasible.
Policy 1.7.1 - Long-term economic prosperity should be supported by:
o a) promoting opportunities for economic development and
community investment-readiness;
o c) maintaining and, where possible, enhancing the vitality and
viability of downtowns and mainstreets;
Policy 1.8.1 - Planning authorities shall support energy conservation and
efficiency, improved air quality, reduced greenhouse gas emissions, and
climate change adaptation through land use and development patterns
which:
o a) promote compact form and a structure of nodes and corridors;
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o b) promote the use of active transportation and transit in and
between residential, employment (including commercial and
industrial) and institutional uses and other areas.
As per the guidelines of the PPS, the proposed development is consistent with
the policy direction. The development will strengthen the existing community on
a site that is underutilized without negatively impacting public health or the
environment. More information about the development in relation to the PPS is
included in Section 6.0 Planning Analysis.
4.2 Niagara Escarpment Plan, 2017
The Niagara Escarpment Plan is a provincial document which aims to preserve
and enhance the important ecological significance of the Niagara Escarpment
which extends from Queenston on the Niagara River to Tobermory on the Bruce
Peninsula. Given the proximity to the Greater Toronto and Hamilton Area, the
escarpment is under increased demand with respect to development, mineral
extraction and tourism.
While portions of Grey County and the Town of The Blue Mountains are within
the boundaries of the Niagara Escarpment Plan, the property in question is not
identified as a designated land use in the plan and in turn is not subject to the
policies therein. The proposed development does not interfere with the
objectives and goals of the Niagara Escarpment Plan.
4.3 Grey County Official Plan, 2013
The Grey County Official Plan is a document created by the regional
municipality to guide development within its jurisdiction to the year 2026 while
also providing a broad policy framework for local municipal official plans and to
guide future economic, social and land use changes while encouraging growth
and prosperity within the County.
The Official Plan states in the Housing Policy section that the County supports the
following:



1.8(a) – intensification and redevelopment, primarily within Settlement
Areas, and within other areas where an appropriate level of physical and
social services are available subject to the policies of Section 5.3.
1.8(e) – housing accessible to lower and moderate income households. In
this regard, accessory apartments, semi-detached, duplex, townhouse
and low rise apartment units will provide the bulk of affordable housing
oppurtunities and will likely be provided within settlement areas with
appropriate levels of servicing being available.
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Figure 13 – County of Grey Official Plan Land Use Schedule

Intensification policies with respect to the subject lands are further outlined in
Map 2a – Land Use Designations, of the Official Plan which designate the
property as part of the Primary Settlement Area. Policy 2.6.3(3) states that areas
identified as such will be the “focus of a majority of growth within the County”
for a full range of uses including residential, commercial, industrial, recreational
and institutional land uses.
Furthermore, Section 2.6.3(5) recommends that an overall average
development density of 20 units per hectare be achieved in the Primary
Settlement Areas. In order to achieve this density target, intensification
opportunities are encouraged to be explored that includes “the development
of vacant and/or underutilized lots within previously developed areas” as
outlined in Section 2.6.3(6).

4.4 Town of Blue Mountains Official Plan, 2016
Schedule A-2 of the Town of The Blue Mountains Official Plan identifies the
subject property as part of the “Community Living Area”. The proposed
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objective of this land use designation is to “encourage the provision of a full
range of housing opportunities to meet the Town’s housing needs” and to
“promote the efficient use of existing and planned infrastructure by creating
opportunity for residential intensification as appropriate” as outlined in Section
B3.1.1.

Figure 14 – Town of Blue Mountains Official Plan Land Use

Permitted uses in the Community Living Area are outlined in Section B3.1.3,
which allows for townhouses, multiple and apartment dwellings subject to
policies relating to infill, intensification and greenfield development outlined in
Section B3.1.5. Permitted density ranges and maximum height are identified in
Section B3.1.4 for various building typologies and with respect to townhouse
dwellings, a density range of 25-40 units per gross hectare is sought with a
maximum height of 3 storeys.
The policies relating to intensification and greenfield development that are put
forth in Section B3.1.5.3, -that are applicable to the proposed development are
as follows:
 Section B3.1.5.3(a) - where appropriate, considers the role of topography
and natural vegetation in minimizing the impacts of taller buildings on
adjacent land uses;
 Section B3.1.5.3(c) - respects the character of adjacent residential
neighbourhoods, in terms of height, bulk and massing;
 Section B3.1.5.3(d) - building height(s) reflect the pattern of heights of
adjacent housing;
 Section B3.1.5.3(e) - is designed in consideration of lot coverages of
adjacent housing;
 Section B3.1.5.3(f) - considered the predominant or average front yard
setback for adjacent to preserve the streetscape edge and character;
 Section B3.1.5.3(g) - provides for similar side yard setbacks to preserve the
spaciousness on the street;
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Section B3.1.5.3(j) - retains and enhances existing trees and vegetation
where possible and additional landscaping will be provided to integrate
the proposed development with the existing neighbourhood;
Section B3.1.5.3(k) – will not cause or create traffic hazards or an
unacceptable level of congestion on surrounding roads;
Section B3.1.5.3(l) - is located on a site that has adequate land are to
incorporate required parking, recreational facilities, landscaping and
buffering on-site; and
Section B3.1.5.3(n) - will have minimal impacts on adjacent properties in
relation to grading, drainage, access and circulation, and privacy.

Based on the aforementioned, the proposed development is consistent with the
direction of the Town of The Blue Mountains Official Plan as the building typology
is considerate of existing patterns of housing in the area. The townhouses will not
negatively impact the adjacent properties and existing infrastructure. More
information about the development in relation to the Official Plan is further
outlined in Section 6.0 Planning Analysis.
4.5 Zoning By-law
The Town of Blue Mountains Zoning By-law 10-77 designates the subject property
within the Development D zone category. As per Section 13.1 of the Zoning Bylaw, residential detached dwellings and home occupations are a permitted use
in this zone category. Regulations for development are set forth in Section 13.2
which calls for a minimum front yard setback of 9.0 metres, a minimum side yard
setback of 6.0 metres and a minimum rear yard setback of 12.0 metres. The
maximum permitted height in this zone category is 2 ½ storeys, while a maximum
height in metres is not provided.

Figure 15 – Town of The Blue Mountains Zoning By-law Map
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5.0 Planning Analysis
This section will identify and discuss how the proposed townhouse development
is appropriate with respect to intensification, housing and land use. Where
applicable, reference will be made to the supporting policies and regulations
mentioned in the previous section.
5.1 Intensification
The subject site is an appropriate location for residential intensification given
that it is within a built urban up area is currently vacant and underutilized. This is
consistent with Policy 1.1.3.1 of the PPS which calls for growth and development
to be focused to areas such as these in order to promote cost-effective
development, minimize land consumption and capitalize on existing and
planned infrastructure.
Intensification within existing urban boundaries is also reiterated in the Grey
County Official Plan, which sets a density target of 20 units per hectare in
Primary Settlement Areas as outlined in Policy 2.6.3(5). It is expected that this
level of intensification should consider “the development of vacant and/or
underutilized lots within previously developed areas” as per Policy 2.6.3(6). Thus,
the subject property is an ideal candidate for intensification as it is within the
Primary Settlement Area and adjacent to developed properties.
Additionally, Section B3.1.3 of the Town of The Blue Mountains Official Plan
outlines permitted building typologies within the “Community Living Area”
designation which include the townhouse dwellings, as proposed. As such it is
our opinion that the proposed Zoning By-law Amendment is consistent with the
intensification policies put forth in the Provincial Policy Statement, the Grey
County and Town of The Blue Mountain’s Official Plans.
5.2 Housing
The proposed townhouses are consistent with the housing policies in the
Provincial Policy Statement as the development will provide a mix of housing
typology and density as put forth in Policy 1.4.3. Additionally, the proposed
townhouses will work towards meeting the projected requirements of the current
and future regional market by providing options which are more affordable
than detached dwellings.
Townhouses are specifically mentioned as a means of providing housing that is
accessible to lower and moderate income households, particularly within
settlement areas as per Policy 1.8.e of the Grey County Official Plan.
Additionally, the goal of the Town of The Blue Mountains Official Plan with
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respect to housing is to provide an appropriate supply and in particular to “assist
in the achievement of residential intensification” as put forth in A3.10.2.2.
It is our opinion that the Zoning By-law Amendment to permit townhouses on the
subject property will help provide a greater mix of housing typologies and
density while also providing a more affordable option for current and future
residents of the Town.
5.3 Land Use
The proposed townhouse development is an appropriate use of the lands, is
compatible with adjacent property and consistent with various policies found in
the Provincial Policy Statement, the Grey County Official Plan and the Town of
The Blue Mountains Official Plan.
Given that the site is adjacent to the “Downtown Area” as identified in the Town
of The Blue Mountains Official Plan, the proposed development will enhance the
vitality and viability of the “main street” as is consistent with Policy 1.7.1c.
With respect to neighbouring properties the proposed townhouses have been
positioned on site in a similar manner to the existing townhouse developments
found on the south-east side of Louisa Street, in particular with respect to
frontage on a private drive and setbacks to Louisa and Beaver Streets.
Additionally, Blocks A and B have been setback at a considerable distance
from the existing detached dwellings found south west of the property in order
to diminish over-look, privacy and shadowing issues.
In summary, it is our professional opinion that the proposed townhouse
development is consistent with the policy direction set forth in the Provincial
Policy Statement, the Grey County Official Plan and the Town of The Blue
Mountains Official Plan.
In summary, it is our opinion that the proposed townhouse development is
appropriate and suitable for the subject lands as it is consistent with the policies
regarding intensification, housing and land use as set forth in the Provincial Polict
Statement, Grey County Official Plan and the Town of The Blue Mountains
Official Plan.
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6.0 Supporting Studies
6.1 Geotechnical Investigation
GeoPro Consulting Limited was retained to conduct a Geotechnical
Investigation of the subject property to determine whether the subsurface
conditions allow for the construction of the proposed townhouse dwellings. To
this end, GeoPro advanced nine boreholes on site between October 5 to 25,
2017 at various locations ranging in depth from 1.5 to 11.1 metres. An analysis of
the soil conditions determined that fill materials were present below the topsoil
ranging in depth from 1.2 to 4.0 metres with clayey silt, silty clay, organic silt and
silt beyond. Monitoring wells were installed at four borehole locations which
concluded that the ground water level ranged from 1.55 to 2.31 metres below
ground surface. It was the conclusion of GeoPro Consulting Limited that the
existing fill materials, organic soils and the very soft to firm clay soils are not
suitable to support conventional shallow foundations. As such it was their
recommendation that structural reinforced slab on grade is considered and that
the existing fill material and native soil be excavated to at least 900 mm below
existing ground surface. A copy of the Geotechnical Investigation has been
included as part of the submission package.
6.2 Functional Servicing Report
C.C. Tatham & Associates Limited was retained to prepare a Functional
Servicing Report in support for the proposed 23 unit townhouse development.
The objective of the report is to assess the feasibility of providing adequate
servicing for the development. Based on the as-built information provided to
C.C. Tatham & Associates, a 200 mm sanitary sewer main and a 150 mm water
main are located at the intersection of Victoria Street and Louisa Street. It is
proposed that both of these mains be extending west to the intersection of
Louisa Street and Beaver Street and then extended south west along Beaver
Street, before entering the site at approximately the mid-point of the Beaver
Street frontage. The mains are proposed to run beneath the private
condominium road and provide service to each individual dwelling unit.
Additionally, it was the conclusion of the report that stormwater runoff would be
treated on site for quality and quantity control and outlet to the existing
roadside ditch on Louisa Street. Confirmation was also received from various
hydro, gas, cable utilities that infrastructure exists in the vicinity of the site and
can be extended to provide service to the proposed units. A copy of the
Functional Servicing Report and the Plan and Profiling drawing is included as
part of the submission package.

19

6.3 Stormwater Management Report
C.C. Tatham & Associates Limited was retained to prepare a Stormwater
Management Report in support of the proposed townhouse development. The
report is a complimentary document to the Functional Servicing Report and its
main objective is to demonstrate that the development will not adversely affect
local water resources, surface water quality and quaintly conditions. To this end,
the design criteria for the storm water management system was identified to
limit long term total suspended solids to 80% and to control post-development
peak flow to pre-development rates for the 2 year through 100 year events to
ensure no adverse impacts on downstream landowners. Existing drainage
patterns were modelled to further understanding the current site conditions and
to provide insights into the post-development drainage. It is recommendation
of the report that the site be graded to drain to the north east corner of the
property, where an infiltration drain and oil grit separator will remove suspended
solids before overland flow is directed to the four proposed hydraulically
connected 40,000 L concrete tanks, which provide a total storage volume of
156 m3. It is conclusion of the report that by utilizing by the measures previously
describe the post-development peak flows will not exceed the predevelopment conditions. A copy of the Stormwater Management report is
included as part of the submission package along with pre-development and
post-development drainage plans and a site grading and siltation control plan.
6.4 Archaeological Site Assessment
Amick Consultants Limited was retained to conduct a Stage 1 Archaeological
Assessment of the subject property to determine whether the site has any
historical or archeological potential as required by various legislation including
the Planning Act, the Provincial Policy Statement and the Ontario Heritage Act.
Archaeological fieldwork was conducted by Amick Consultants Limited on
December 7th, 2017 and the entirety of the site was subject to inspection and
photographic documentation. It was determined that as a result of prior
landscape modifications, well below the original topsoil layer; any
archaeological potential has been diminished and removed from the site. As
such it was the recommendation of the report that no further archaeological
assessment is warranted. A copy of the Stage Archaeological Assessment has
been included as part of the submission package.
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7.0 Conclusion
The proposed development of the subject property with townhouses is suitable
given that the site is a greenfield property within a defined urban boundary and
is currently underutilized. Furthermore the proximity of the site to the “downtown
area” of the Town of The Blue Mountains means that redevelopment of the site
will further enhance and strengthen the vitality of these areas.
With respect to land use policy, the subject site is an ideal location for lowdensity housing as it located within the Primary Settlement Area as defined in
the Town of Blue Mountains Official Plan; which calls for the a minimum net
density of 20 units/hectare that is to be satisfied with building typologies such as
townhouses. Additionally, the proposed townhouse development has been
designed to minimize impact to the detached dwellings south of the property
while maintaining a built form similar to that of the existing townhouse
complexes adjacent to the property.
In conclusion, it is our opinion that the proposed 23 unit townhouse
development represents good planning and is consistent with the Provincial
Policy Statement, the Grey County Official Plan and the Town of Blue Mountains
Official Plan. As such we implore the Town Council to approve the Zoning Bylaw Amendment application before them.
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