








additional information to justify the proposed development. Agencies have generally not
expressed concerns with the proposed revisions to the Wetland boundaries. The
following summarizes the comments received from the circulated agencies specifically
dealing with the proposed revisions to the Wetland designation:

Town of The Blug Mountains

No written comments have been received on the County Official Plan Amendment
however the Town will be considering a Local Official Plan Amendment for the subject
lands.

Grey Sauble Conservation Authority

In an email dated April 8, 2009, the Grey Sauble Conservation Authority (GSCA)
indicated that they have some outstanding concerns with the overall development
proposal including plan re-configuration to avoid hazard areas, justification of the
wetland setbacks, significant wildlife habitat setbacks, etc.

Staff Comment

Based on the comments received fo date from the GSCA, it appears that the
GSCA still have concerns with the overall development proposal but do not raise
concerns with respect to the proposed revisions to the Wetland designation.

Grey County Transportation & Public Safety Department

In a fetter dated September 23, 2008, the Grey County Transportation & Public Safety
Department indicates that they have reviewed the above noted application and has no
comment as the property does not front or impact a County Road. They respectfully
defer any road related issues to the Municipal road authority.

Niagara Escarpment Commission

In a letter dated March 27, 2009, the Niagara Escarpment Commission (NEC) raises
several outstanding matters dealing with the overall development proposal including the
requirement for further information to justify the proposed development. With respect to
the proposed revisions to the Wetland designation, NEC indicates that it is their
understanding that MNR field work is required to verify the wetland boundary in the east
lands.

Ministry of Municipal Affairs & Housing

In a letter dated December 10, 2008, the Ministry of Municipal Affairs & Housing
(MMAH) indicates the final wetland boundary confirmation had yet to be completed by
the Ministry of Natural Resources (MNR). As field verification must be carried out
during the growing season, from mid May to September, the earliest date for this work
to occur will be May 2009. Section 2.1 of the PPS states that development or site
alteration is not permitted in provincially significant wetlands. As such, given that the
wetland boundaries had yet to be verified and approved by the MNR, it was the opinion
of MNR and MAH staff that the proposed OPA application to revise wetland boundaries
was considered to be premature.
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Ministry of Natural Resources

in a letter from the Ministry of Natural Resources dated March 20, 2009, MNR indicates
that the Environmental Impact Statement report accurately describes and delineates the
boundaries of the wetland units on the west lands. MNR did indicate that further field
work was required to verify the wetland boundaries on the east lands.

In a letter dated June 8, 2009 (see attached), the MNR indicates that they visited the
site on May 25, 2009 to determine the significance of the two small wetland pockets on
the east lands. After close inspection, the MNR has determined that these two small
wetland pockets did not provide a significant measurable ecological benefit {o the Silver
Creek Wetland Complex. The rationale was based on the small size, invasion of upland
vegetation (probably due to past drainage activities) and lack of significant flora and
fauna, Consequently, the Owen Sound MNR agrees {o remove these two small wetland
pockets from the Silver Creek Wetland Complex.

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 PPS. Within Grey County, planning authorities
must also make decisions that maintain the intent and direction of the County of Grey
Official Plan and make decisions that represent good land use planning.

Provincial Interest - [ egisfation, Policy, Guidelines
Section 2 of the Planning Act outlines matters of Provincial Interest, which decision
makers must be consistent with when carrying out their responsibilities under the Act.

The most pertinent provincial interest to this application stated in Section 2 of the Act is:

{(a) the protection of ecological systems, including natural areas, features and
functions;

The Provincial Policy Statement {(PPS) — 2005

The PPS provides for policy direction on matters of provincial interest related to land
use planning. Section 4.5 of the PPS also identifies that official plans are the most
appropriate vehicles for the implementation of the provincial policies to local
circumstances. Therefore the review of the PPS includes only the most relevant
provincial policies that apply to the proposat.

Section 2.1.1 of the PPS (2005) indicates that natural features and areas shall be
protected for the long term. Section 2.1.3(a) states that development and site alteration
shall not be permitted in significant wetlands in Ecoregions 5E, 6E and 7E.
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The PPS defines Significant Wetlands as wetland areas that are identified as being
provincially significant by the Ontario Ministry of Natural Resources using evaluation
procedures established by the Province. Some inaccuracies with the Wetland
boundaries may exist and through site specific analysis Wetland boundaries are
occasionally refined. The Environmental Report and the Environmental Impact
Statement prepared by Gartner Lee identifies Wetland boundaries on the subject lands
which are different from the boundaries provided to the County by the MNR on the
subject lands (see attached map). As a resulf of the MNR being responsible for
identifying Significant Wetlands, it is important that the proposed boundaries be verified
by MNR staff in order to contemplate the proposed amendment. As indicated earlier,
the MNR has reviewed the Environmental Impact Statement and has performed field
work in May 2009 on the subject lands and have agreed to the proposed revisions to
the Wetland boundaries.  Other agencies have expressed outstanding matters with
respect to the overall development proposal but generally are not concerned with the
proposed adjustments to the wetland boundaries.

The County is satisfied that the proposed County Official Plan Amendment is consistent
with the PPS.

County of Grey Official Plan

The subject lands are designated as ‘Escarpment Recreation Area’ and ‘Wetland’
according to Schedule A of the County Official Plan.

Based on MNR's comments regarding the proposed revisions to the Wetland
boundaries, the Department is of the opinion that the proposed County Official Plan
Amendment maintains the intent and direction of the County of Grey Official Plan.

SUMMARY

An Application has been made for an amendment to the County of Grey Official Plan.
The amendment would revise the Wetland designations on the subject lands. The
supporting material submitted by the Applicant provided justification for the proposed
revisions. The Ministry of Natural Resources supports the proposed revisions to the
Wetland boundaries. The Department is of the opinion the proposed official plan
amendment is consistent with the Provincial Policy Statement, and maintains the intent
and direction of the County of Grey Official Plan.

Respectfully Submitied,

Addendum to PDR-PCD-22-08 Page 6of 6 June 18, 2009
Status: Adopted by Committee — 08/16/2008
Approved by County Coungil - 07/07/2009



TOWN OF THE BLUE MOUNTAINS
(GEOGRAPHIC TOWNSHIP OF COLLINGWOQOOD)

OFFICIAL PLAN AMENDMENT
NUMBER 85

to the
GREY COUNTY OFFICIAL PLAN
Schedule A, Map 2
Land Use Designations
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Grey Sauble

Com‘ervation 237897 Inglis Falls Road, R.R.#4, Owen Sound, ON N4K 5N6

Telephone 519.376.3076  Fax 519.371.0437 Email admin@greysauble.on.ca
www.greysauble.on.ca

Seplember 8, 2009

Mr. Stephen Keast, Clerk

The Town of The Blue Mountains
26 Bridge St, Box 310

Thornbury ON

NOH 2P0

Dear Mr. Keasl:

RE: Official Plan Amendment and Zoning By-law Amendment
(Terrasan Development Corporation ) |
Part of Lot 21 Concession 1, |
Town of the Blue Mountains, formerly Collingwood Township
File: P7599

This is further to our letter of November 21, 2008 and a more recent email dated July 12,
2009. The Grey Sauble Conservation Authority has had an opportunity o review the
environmenltal impact study, additional informaltion regarding the flood plain of watercourse
one and preliminary hydrogeological information.

Natural Hazards

Based on the additional information provided, we have a belter understanding of the
function of the wetlands, shoreline areas, and walercourses as they interrelale with the
hydrogeology and surface waler on the site. The proposed welland creation and
stormwaler concepl is acceptable. The flood plain analysis for walercourse one and the
proposed re-alignment of the Long Point Road is generally acceptable. However, all the
physical alterations in this area will require approval the Grey Sauble Conservation
Authority under Ontario Regulation 151/06 and Fisheries and Oceans Canada.

We have also reviewed the Shore Plan Engineering follow up documentation and concur
with ils conclusions.

Natural Heritage

It is our opinion, that the wooded areas surrounding the existing wetland provides a
beneficial buffer for this significant coaslal welland complex. The EIS indicates that the
development may reduce habitat for one or more species at risk. However, the EIS
indicates that the majorily of the habitat will be retained.

v al2
N
Watershed Municipalities }_
Arran-Elderslie, Chatsworth, Georgian Bluffs, Grey Highlands, ( K
Meaford, Owen Sound, South Bruce Peninsula, Blue Mountains N



Official Plan Amendment and Zoning By-law Amendment page 2
{Terrasan Development Corporation )

Part of Lot 21 Concession 1,

Town of the Blue Mountains, formedy Collingwood Township

File: P7599

Sepiember 8, 2009

it is also our opinion that the forested area of the property should be considered as a
significant woodiand based on the presence of species at risk and the fact that it is part of
the significant coastal wetland. However, the £1S does demonstrate that the majority of the
woodland (primarily wooded swamp) will be maintainad.

The conneclivity fo forested lands east of lhe site should be maintained. Provision of an
enhanced crossing for movement of reptiles and amphibians {potentially an underpass as
suggesled in the EIS) should be included in the design of the watercourse 1 Crossing.

The modification to the crossing for walercourse #1 includes one culvert under the new
road and this is an improvement from the previous plan for two crossings, These
modifications will require a permit from the GSCA and approval from Fisheries and Oceans
Canada.

Official Plan Amendment (OPA) & Zoning By-law Amendments (ZBL)

The County Official Plan Amendment has been approved to re-delineate the wellard
boundary based on consultation with the Ministry of Natural Rescurces. We provided
comments on this amendment in our previous letter and had no objection (o the re-
delineation of the welland boundaries in the amendment.

The proposed Town Official Plan Amendment schedule A and B are generally acceptable
provided that the a 30 melre setback from water course 1 is included in the proposed
Hazard/Open Space designation as outlined on the attached enclosure. There are
currently two buildings proposed within the 30 meire selback.

The Zoning Schedule is generally acceptable with a modification again to the area along
watercourse #1. The schedule should be modified to include a 30 metre setback from the
waltercourse within the hazard zone.

Summary of Recommendations
Provided the roted recommendalion for a 30 metre setback from watercourse 1 in the
schedules for the OPA and ZBL are incorporated, we have no objection to their approval.

Grey Sauble Conservation Authority conditions of draft plan approval for
subdivisions/condominiums would include the following:

1} A detailed stormwater management plan, including afl site grading to the safisfaction
of the Grey Sauble Conservation Authority.

2) A detailed design plan for the construction of proposed wetiands and watercourse
crossings to the salisfaction of the Grey Sauble Conservation Authority. This plan is
to include: provisions for wildlife movement from the site to other natural areas in the
vicinity,

3} A defailed tree retention planflandscape plan to the satisfaction of the Grey Sauble
Conservation Authority.
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Official Plan Amendment and Zoning By-law Amendment page 2
{Terrasan Deveiopment Corporation )

Part of Lot 21 Concession 1,

Town of the Blue Mountains, formerly. Collingwood Township

File: P7599

September 8, 2009

Explanalory notes associated with draft plan conditions should include a note indicating that
permits are required from the Grey Sauble Conservation Authority under Ontario Regulation
151/06 for site alteralions and construction of buildings within the regulated area.

If any guestions should arise, please confact the undersigned.

Yours truly,

{
e, — ".\“m

Andrew J. Sorensen
Environmental Planner

Enclosures({2)

ce Michiael Martin, Authority Director
David Finbow, Town of The Blue Mountains
Niagara Escarpment Commission, Thornbury
Randy Scherzer, Grey County Planning Department
Jeff Usher, Terrasan Development Corporation
Chris Crozier, CF Crozier & Associates Inc.
Colin Travis, Travis and Associates
Brenda Robinson, Ministry of Natural Resources
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Town of The Biue Mountains

26 Bridge Street East, Box 310
THORNBURY, ON NOH 2P0
www.thebluemountains.ca

ViA EMAIL & FACSIMILE @ 705.445.4704
November 18, 2009

Gordon H. Russell, MCIP, RPP
Director of Planning Services

Town of Collingwood

105 Hurontario Street, P.O. Box 157
Collingwood, ON  L9Y 3Z5

Dear Gord,

RE: Terrasan Official Plan and Zoning By-law Amendments
The Biue Mountains

Thank you for your letter of October 15, 2009 with respect {o the subject matter. While
we appreciate the Town of Collingwood’s interest and comments, we respectfully note
that we fail to understand the position being taken.

As you are aware, the subject lands are located approximately 7.0 kilometres and 5.0
kilometres distant from Collingwood's Downtown Core and Regional Commercial
District respectively. Currently the subject lands contain in excess of 1,000 square
metres of commercial floor area with a Zoning By-law permission to increase this by
approximately 40%. The Draft Zoning By-law for the subject deveiopment anticipates
the use of a holding symbol in conjunction with the Village Commercial zoning
designation so as to require a market analysis for any proposed floor area in excess of
2,000 square metres (representing a net floor area increase of 600 square metres).
Given the location of the site, and the initial net floor area increase prior to the
requirement of a market analysis, we are of the opinion that this would not have
“significant and un-quantified impacts on the commercial structure of the Town of
Collingwood”. Furthermore, we are of the opinion that the approach outlined in the
proposed Official Plan and Zoning By-law Amendments are substantially consistent with
the permission found at Section 4.4.3.7. of your Official Plan:

“Council, in consultation with staff shail have discretion to waive the requirement
for specific studies if the application to amend the Plan or Zening is for proposals
for new retail space of less than 1,860 sq.m. and where the proposed commercial
considered to be minor and without risk of Impact on existing commercial areas.”
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it is our opinion that the proposed new commercial floor space permiited prior to the
requirement of a market analysis, being in the magnitude of 600 square metres over
and above what is currently permitted by the current Zoning By-law, is minor and will not
impact existing commercial areas in our municipality or in the Town of Collingwood.

With regard to the form of the development, we note that the Ministry of Transportation,
County of Grey and the Town are in the process of finalizing The Blue Mountains
Comprehensive Transportation Strategic Plan. One of the purposss of this Plan is to
develop a Highway Access Management Plan for Highway 26 to improve/control the
highway access system. The preliminary findings of this study generally encourage the
proposed form of development versus the traditional highway commercial form.

As to the protecting the health, role, and commercial integrity of Collingwood’s
downtown, you note that "Of specific concemn are the proposed permissions for Bank
and Financial Institutions”. While we respect the Town's interest in maintaining and
agnhancing the vitality and viability of your downtown as demonstrated by policies
introduced by OPA 37 and your current Official Plan as amended by OPA 10 in
December 2007, we question how the introduction of banks and financial institutions in
a different municipality, whose primary function is to serve local residents and the
travelling public, at a location 7.0 kilometres distant from your Downtown Core, can be
contrary to the integrity of Collingwood's downtown or your Official Plan.

I would like to state that The Blue Mountains is committed to the stated vision of the
Province that “Municipal official plans should also coordinate cross-boundary matters in
order to complement the actions of other planning authorities and to promote mutually
beneficial solutions.” In this regard, | have been reguested io convene a meeting with
your CAQ, yourself, Paul Graham and myself as soon as practicable to discuss this and
other matters of mutual interest.

In closing, we thank you for your comments and look forward to discussing this matter
further with you.

Yours trum\

id Finbow
Diresltor, Planning & Building Services
The Blue Mountains

LAEMPLOYEE\David\Correpsondence\ 2000V Terrasan

PLANNING & BUILDING SERVICES DEPARTMENT
Phone: 519-589-3131 Ext. 246, Facsimile: 519-589-6032
dfinhow@thebluemountains.ca
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