
STAFF REPORT: Planning & Building Services Department 
 

 
 
 
 
 
 
 
 
 
 
 
 
A. Recommendations 
 
THAT Council receive Planning Staff Report PL.11.128, “Application for Site Plan 
Approval and Remove the Holding –h Symbol and Establishment of a Public Road  
– Lora Bay Corporation; Parts 1 to 3, RP 16R-9417 and Parts 1 to 13, RP 16R-
10091; Part of Block 1 and 15, Registered Plan 16M-8; Landry Lane and West 
Ridge Drive; Town of The Blue Mountains”; 
 
AND THAT Council conditionally grant Site Plan Approval for the construction of 
12 horizontally attached dwelling units on Parts 1 to 12, RP 16R-10091, in 
substantial accordance with the drawings referenced in this report, subject to the 
following conditions: 

1. That the owner(s) enter into a Site Plan Agreement with the Town at the 
owner’s expense. 

2. That the owner(s) address site matters to the satisfaction of the Town’s 
Director of Engineering and Public Works, at the owner’s expense. 

 
AND THAT Council enact a Zoning By-law Amendment to remove the Holding ‘-h’ 
symbol for the development of 12 horizontally attached dwelling units on the 
lands described as Parts 1 to 3, RP 16R-9417 and Parts 1 to 13, RP 16R-10091; 
 
AND THAT Council enact a By-law for the Establishment of the Public Road 
known as West Ridge Drive, described as Parts 2 and 3, RP 16R-9417; 
 
AND THAT Council authorize the Mayor and Clerk to execute a Site Plan 
Agreement and all Amending Agreements, in forms approved by the Town’s 
Director of Planning and Building Services and the Town’s solicitor, and be 
registered in the applicable Land Registry Office; 
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AND FURTHER THAT the Town Solicitor or his designate is authorized to execute 
on behalf of the Town all documents necessary to register the Site Plan 
Agreement, Amending Agreements and all documents referred to in the Site Plan 
Agreement, as amended, in the Land Registry Office.   
 
 
B. Background 
 
Planning Services received an application for site plan approval, as well as an 
application to consider to the removal of the holding –h symbol. 
 
The Owner of the lands is Lora Bay Corporation (LBC) and they wish to develop 12 
residential units in the housing form of villas (townhouses), consisting of 6 building pods 
with 2 units in each respectively.  LBC has authorized Reid’s Heritage Homes (RHH) as 
the Applicant, as they are the Builders/Developers of this project, as well as the future 
landowners as part of the part lot control process that went before Council in October 
2011.  The Applicant has in turn authorized a Planning Consultant, being Kristen Rennie 
of Georgian Planning Solutions as the Agent for this development proposal.  Their 
Project Team also consists of C.F. Crozier and Associates as the consulting engineers, 
Irwin Foster Construction and Design for the consulting landscape architect, and 
Robson Carpenter LLP for the RHH’s legal counsel. 
 
As Council will recall, a Planning Staff Report was brought forward to the February 7, 
2011 Planning and Building Committee with respect to proposed red-line revisions to 
the draft plan that was supported by Council that resulted in Draft Plan Approval being 
given by the County of Grey on April 19, 2011.  Planning Staff note that the Block for the 
multi-attached units is consistent with the Draft Plan Block R.R. 92. 
 
The purpose of this report is to consider an application for site plan approval as well as 
consider the removal of the holding –h symbol for the development proposal; and also 
establish a public road for the extension of West Ridge Road west of the registered plan 
lands.  The subject lands are locally described as being on the west side of Landry Lane 
within the Phase 3 lands of Lora Bay west of the round-about and accessed off of West 
Ridge Drive.  The subject lands are serviced by municipal water services and private 
wastewater services of the common elements condominium. 
 
Surrounding land uses abutting the development proposal include the existing four-unit 
villas of Block 67, Plan 16M-17 to the east, the existing golf course lands to the south 
and west, and the vacant draft plan of subdivision lands to the north. 
 
 
Planning Comments 
 
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-2005). Within the 
Town of The Blue Mountains they must also make decisions that conform to the County 
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of Grey Official Plan and Town of The Blue Mountains Official Plan; and make decisions 
that represent good land use planning. 
 

Provincial Interest – Legislation, Policy, Guidelines  
 
The PPS-2005 supports this development proposal under Section 1.1.3, as the 
settlement areas shall be the focus of growth and vitality and regeneration shall be 
promoted. 
 
Planning Staff are of the opinion that this development proposal is consistent with 
the PPS-2005, raising no issues of Provincial significance. 
 
County of Grey Official Plan 
 
All development must conform to the purposes and policies of the County of Grey 
Official Plan. 

 
The subject lands are designated as Urban within the County of Grey Official Plan, 
as Lora Bay residential development is within the settlement area; and local land use 
policies and development standards shall apply.  Being that this is residential 
development, and is further within the draft plan of subdivision approved by the 
County of Grey, the Official Plan supports this proposal. 
 
Town of The Blue Mountains Official Plan 
 
The subject lands are designated as Recreational Residential Exception 15 (RR-15) 
within the Town of The Blue Mountains Official Plan, as amended by Official Plan 
Amendment No. 1.  The purpose of the Recreational Residential designation is to 
identify lands for recreational purposes within residential development.  The low 
density residential component shall primarily be single detached, but duplex and 
townhousing may also be permitted, while clustering the recreational open space 
component (The Raven At Lora Bay Golf Club).  Exception 15 establishes maximum 
unit yield requirements, amongst other matters in the Lora Bay Area. 
 
Planning Staff note that being that the subject lands are proposing townhouses as 
the housing form and within the unit yield limitations; therefore, it would appear that 
the Official Plan would support this type of development. 
 
Zoning By-law 
 
The subject lands are zoned Residential Sixth Density Exception 214 Holding (R6-
214-h) within the Township of Collingwood Zoning By-law 83-40, as amended 
through By-law 2009-24, as part of the sub-phase 2 draft plan approvals process. 
 
Permitted uses in the R6 Zone permits horizontally attached dwelling units, as 
demonstrated with this development proposal of the villa townhouses.  The 
Exception 214 was created as part of the Phase 3 lands of Lora Bay to create 
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provisions for a private road established through a Common Elements Condominium 
and create provisions for the holding –h symbol with associated planning approvals 
and necessary agreements executed.  Site plan details of this usage would comply 
with site performance standards of the R6-214 Zone. 
 
The site plan details provide for 2 parking spaces per unit with access driveways 
being in compliance with the parking requirements under Section 5.14 of the zoning 
by-law. 
 
Again Planning Staff note that part of the request of the proponent is to remove the 
holding (–h) symbol for the residential block.  The requirements for removal of the 
holding (–h) symbol require Site Plan Approval pursuant to Section 41 of the 
Planning Act, with execution of Agreement.  Planning Staff has no issues of concern, 
as the draft agreement has been reviewed by the LBC and RHH; and will be 
finalized with the Town’s Solicitor and the Town’s Director of Planning and Building 
Services. 
 
Therefore, Planning Staff note that the development proposal appears to be in 
compliance with the regulations. 

 
 
Additional Comments 
 
The site plan application was heard at the January 2011 Development Review and 
Technical Review Committee’s and subsequently back to Technical Review Committee 
in October 2011 for the ability to incorporate all interests of the Town’s workgroups in a 
holistic approach.  
 
RHH proposes to develop the lands as a Freehold Standard Condominium Corporation 
that is a Phased Condominium Corporation as provided for in the Condominium Act. 
The County of Grey is the approval authority for creation of the Condominium 
Corporation. The first phase of the Condominium Corporation consists of units 11 and 
12 on the site plan. The Town’s approval is also required for the creation of each phase 
of the Condominium Corporation. 
 
The proposed site plan agreement would contain standard provisions that provide for 
matters such as securities, payment of development charges, issuance of building 
permits and the requirements for the Town’s approval of each phase of the 
Condominium Corporation.  Planning Staff have highlighted some of the items below for 
information. 
 

Engineering has reviewed the site plan application with regard to grading, landscaping, 
servicing and utilities.  Subject to some minor revisions being made to the drawings, 
they should be stamped accepted for construction in the near future by the Town’s 
Director of Engineering and Public Works. 

Engineering 
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It is noted that there would be minor grading and landscaping works to occur on the 
adjacent lands to the north to create a drainage swale along the side lot line with 
appropriate tree restoration to occur thereafter.  Planning Staff notes that LBC will be 
party to the agreement and has received appropriate authorizations for these works to 
occur on the adjacent lands. 
 
Further, it is noted that LBC will be completing the installation of an interceptor swale on 
the golf course lands within the spring of 2012 - this swale would be on the eastern 
periphery of the 8th Hole and north side of the Practise Range of the golf course lands.  
LBC will be party to the agreement so that they are obliged to carry out the said works 
with special provisions within the agreement capturing this matter. 
 

Planning Staff do note that waste management for the villas will be collected at the curb 
in the same manner as single detached dwelling.  Provisions are contained in the 
agreement to acknowledge this provision. 

Waste Management 

 

The landscape drawings have been reviewed in accordance with the Tree Preservation 
Plan contained with the Phase 3 Subdivision Agreement, as this is within the second 
sub-phase of Phase 3, as derived from the environmental overview from a natural 
heritage perspective.  Planning Staff note that the periphery of the Block of land with 
have a tree retention zone and well as a tree restoration zone, as restoration needs to 
occur where impacts have occurred due to the construction staging area that LBC 
created, hence all of the fill on the site today.  Planning Staff over the months have 
recommended some significant replanting in this area.  The landscaping plan has been 
reviewed by the draft plan environmental consultant and notes that the restoration list is 
a good representation of displaced species that will augment the existing trees, 
providing the opportunity to re-establish habitat for a range of species known from the 
area to a pre-development condition.  It should also be noted that the lands will be also 
be cosmetically landscaped in a similar fashion to the other Villas within the Phase 3 
lands.   

Tree Preservation 

 

Planning Staff note that the proposed site plan agreement would take securities for 2 
out of the 12 units, being Phase 1 consisting of units 11 and 12 shown on the site plan, 
as the proponent does not intend on developing all 12 units at once. Planning Staff note 
that this may require the proponent to come back to the Town to amend the agreement 
to commence works for further phases of the development, where the Town would take 
securities as warranted for the said works at the time. 

Agreement Securities 

 

Planning Staff note that parkland was addressed as part of the execution of the Master 
Development Agreement with LBC in 2005, so no additional lands or cash-in-lieu 
thereof is required with this proposed development.  It should be noted that Section 5.2 
of the Master Development Agreement requires the Development to dedicate lands as 
part of the next phase of development, being Phase 4. 

Parkland 
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Planning Staff note that development charges will be required to be payable in 
accordance with Town wide development charges By-law 2010-18; and the Lora Bay 
area specific development charge By-law 2009-56 prior to the issuance of building 
permits.   

Development Charges 

 
Establishment of Public Road 
 
Planning Staff note that although the physical road of West Ridge Road has been 
constructed west of the extent of Registered Plan 16M-17, i.e. to a point west of the 
Landry Lane intersection, this portion of the road has not been established as a public 
road.  Therefore, in order to comply with the Zoning By-law requirement for a 
development to front or abut a public road, Parts 2 and 3 on RP 16R-9417 must be 
established as a public road, in accordance with the Municipal Act through Municipal 
By-law, as the Town will acquire the lands as part of the development process. 
 
Town Staff further note that LBC will remain obligated to fulfill the requirements under 
the Development Agreement for Registered Plan 16M-17 for the assumption of the 
public road in the future. 
 
 
Summary 
 
Based on the foregoing, it is the opinion of Planning Staff that the proposed site plan to 
permit the development of 12 horizontally attached dwelling units is appropriate for the 
lands and recommends that Council conditionally grant site plan approval, subject to 
LBC and RHH entering into a site plan agreement with the Town and addressing site 
matters to the satisfaction of the Town’s Director of Engineering and Public Works, all at 
the owner(s) expense; would have no objection to the removal of the holding –h symbol; 
and would have no objection to establishing a public road for the westerly extension of 
West Ridge Drive. 
 
 
C. The Blue Mountains’ Strategic Plan 
 
The recommendation in this Planning Staff Report PL.11.128 is consistent and supports 
the following Strategic Plans Goals: 
 

“1. Managing growth to ensure the ongoing health and prosperity of the 
community”. 

 
“2. Addressing the Town’s municipal infrastructure needs”. 
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D. Environmental Impact  
 
The proposal does not appear to generate any special or significant environmental 
impacts. 
 
 
E. Budget Impact  
 
N/A 
 
 
F. In Consultation With  
 
Planning Staff has circulated this development proposal through Development Review 
and Technical Review Committee’s providing opportunity for all Town Departments to 
comment, as noted above in this report. 
 
 
G. Attached  
 

1. Aerial Photograph of the Subject Lands, May 2006 
 

2. Site Plan 
 Job No.: 2000-15 
 Prepared by: Zubek, Emo Patten and Thomsen Limited 
 Last Revised: March 24, 2011 
 Certification Date: August 18,2011 

 
3. Elevation Plans 

a. Front and Right Side Elevations Unit ‘A’ + ‘A’ Elevation 
b. Rear and Left Side Elevations Unit ‘A’ + ‘A’ Elevation 
c. Front and Right Side Elevations Unit ‘A’ + ‘B’ Elevation 
d. Rear and Left Side Elevations Unit ‘A’ + ‘B’ Elevation 
e. Front and Right Side Elevations Unit ‘B’ + ‘B’ Elevation 
f. Rear and Left Side Elevations Unit ‘B’ + ‘B’ Elevation 

 Project: Lora Bay Clubhouse Collection 
 Drawing No.: A2.1 
 Prepared by: Reid’s Heritage Homes Ltd. 
 Dated: January 5, 2010 
 

4. Draft Zoning By-law Amendment for Removal of the Holding ‘-h’ Symbol 
 

5. Draft By-law for the Establishment of a Public Road, being West Ridge Drive 
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Respectfully submitted, 
 
 
______________________________  ______________________________ 
Bryan Pearce, HBA, CPT    David Finbow 
Planner I       Director of Planning & Building Services Department 
32 Mill Street, PO Box 310     32 Mill Street, PO Box 310 
Thornbury, ON  NOH 2PO     Thornbury, ON  NOH 2PO 
Phone: 519-599-3131 ext.269     Phone: 519-599-3131 ext.246 
Fax: 519-599-3018      Fax: 519-599-3018 
bpearce@thebluemountains.ca    dfinbow@thebluemountains.ca 
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