
STAFF REPORT: Town of The Blue Mountains Planning Department 
 

 

REPORT TO: Mayor and Members of Council 
MEETING DATE: Wednesday, October 15, 2008 
REPORT NO.: PL.08.108 
SUBJECT: Application for  Zoning By-law 

Amendment 
Blue Mountain Resorts Ltd. 
Part Lots 15 & 16, Concessions 1 & 2; 
Town of The Blue Mountains 

PREPARED BY: Robert Armstrong,  
Manager of Development Planning & IS 

A. Recommendations 
 
THAT Council does receive Planning Staff Report PL.08.108, “Application for 
Zoning By-law Amendment – Blue Mountain Resorts Orchard Lodge and parking 
expansion, Part Lots 15 and 16, Concessions 1 and 2, Town of The Blue 
Mountains”; 
 
AND THAT Planning Staff support the Application for Zoning By-law Amendment 
for the following: 

i. modify the Ski Facility SF zone to recognize the road re-alignment and the 
location of the lodge and to rezone the proposed new parking lot area from 
the Development D zone to the Parking P zone; 

ii. establish a new minimum front and interior side yard of 7 metres for the 
lodge in the Ski Facility SF zone; 

iii. permit parking 0 metres from a public street other than a County Road;  
iv. zone all lands within the Holding –h symbol with the requirements for 

removal being Site Plan Approval and the requisite Development Agreement 
and clearance and approvals where applicable from the applicable 
Conservation Authorities. 

 
B. Background 
 
The purpose of this Application for Zoning By-Law Amendment is to consider a request 
to establish a new 3,790 square metre base lodge and new parking facilities in 
conjunction with the expansion of orchard ski runs at the south end of the Resort.  In 
addition to the modifications to the existing zoning, the proponent is also requesting the 
following: 

• a reduction in the minimum required yard setback of 12 metres from a public 
street; 

• a reduction in the required 35 metres setback form a County Road; 
• a reduction in the minimum yard setback of 15 metres from a residential zone; 

and 
• to permit an increase in the 10 metres maximum height limitation for the base 

lodge. 
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For the parking areas, the proponent is also seeking a variance to the minimum 1.5 
metre setback from a property line as they abut public streets only.   The development 
proposed under this application is also being supported by the construction of a new 
intersection (round-a-bout) at Grey Road 19, Mountain Drive and Scenic Caves Road 
by the County of Grey. 
 
The subject proposal will 
be serviced by municipal 
water and sewer system.  
Some extensions to 
servicing will be required. 
 
The surrounding uses 
include existing 
residential uses to the 
north and southeast with 
future residential lands to 
the east, and recreational 
ski amenities associated 
with the Niagara 
Escarpment to the west 
and south west.  It should 
be noted that there is a 
watercourse that runs 
parallel to Scenic Caves 
Road on the west side 
and another flowing 
northeast just south of 
the Weider property that 
the subject lands 
encompasses. 
 
In support of the application, the proponent has submitted a Planning Justification 
Report, Master Concept Plan, Stormwater Management Report, Transportation Plan, 
Preliminary Site Servicing, proposed elevations and cross-section.  In addition, a 
supplementary report was presented related to concerns related to skier traffic crossing 
County Road 19 and exiting from Claire Glen Road.  
 
Official Plan 
 
The Town of The Blue Mountains Official Plan designates the subject lands as Medium 
Density Residential Exception 33 (MDR-33) and Recreational Ski (RS). 
 
A majority of the development proposal would be within the MDR-33 designation, 
containing all the proposed parking and lodge. The RS designation would comprise the 
ski terrain and related lifts. 
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The intent and purpose of 
the Medium Density 
Residential (MDR) 
designation is to provide 
a wide range of 
residential dwelling types 
and recreational facilities.  
Permitted uses include 
single detached and 
semi-detached dwellings, 
horizontally and vertically 
attached dwellings, 
townhouse, rowhouse or 
link dwellings, ancillary 
residential accommo-
dation uses and 
recreational facilities. 
 
Exception 33, under 

Section 13 of the Official Plan which specifically applies to the south end of the resort 
states the following: 

 
These lands may also be permitted to contain the uses permitted in the 
“Recreational Ski” and “Blue Mountain Resort Commercial” designations. 
The maximum yield of residential dwelling units within this overall area 
shall not exceed 100 units. In order to ensure that development in this 
area proceeds in an orderly manner, development shall be limited to day 
use parking. No other development of permitted uses may take place until 
the proponent prepares and acquires Council’s approval of a 
comprehensive site plan for this area to illustrate the location, size, height 
and massing of all buildings and structures, and the parking, access, 
pedestrian circulation and landscaping of the entire area. Prior to 
consideration of any such other development on these lands, Council 
must also be satisfied that there will be adequate parking in accordance 
with the provisions of Section 4.8.2(11).  

 
 
This proposed Amendment includes an overall concept plan for the development of the 
south end in accordance with the provisions of the Official Plan.  It is our opinion that 
the concept plan is consistent with the policies of the Official Plan.  With regard to 
parking, the recent draft parking study by the Town has included that there is an 
adequate supply of parking.    This review considered the Orchard expansion and the 
additional parking being provided with this proposal.      
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Zoning By-law 
 
The subject lands are zoned Development (D), Recreational Ski Facility (SF) and 
Parking (P) within the Township of Collingwood Zoning By-law 83-40.  The proponent is 
requesting to establish a new 3,790 square metre base lodge and new parking facilities 
in conjunction with the expansion of orchard ski runs at the south end of the Resort; and 
with the road re-alignment required for the round-a-bout the zoning boundaries also 
need adjusting. 
 
Based on the plan drawings submitted with the application, the following below details 
the relief required to be in compliance with the Zoning By-law. 
 
Orchard Lodge 
 
As proposed, the lodge would be located 7.1 metres from a proposed relocated Scenic 
Caves Road (new Grey Road 119) that will occur in conjunction with the construction of 
the round-a-bout.  The Recreational Ski Facility (SF) zone requires a minimum yard 
setback of 12 metres from the public street and 9 metres from any lot line. 
 
The above noted setback to Scenic Caves Road also requires relief from Section 
5.18(e) of the Zoning By-law, as a 35 metre setback is required from the centreline of 
Grey Road 119.   
 
The proposed lodge would be located to the east of the Weider residential lot (zoned 
Rural Estate Residential (RERa)) at a distance of 7.0 metres from the lot line.  The 
provisions of the Recreational Ski Facility (SF) zone require a minimum yard setback of 
15 metres from a residential zone. 

 
The original public meeting notice noted a request to exceed the maximum height for 
the lodge which is 10 metres.  Height is defined in the Zoning By-law as the average 
finished grade of the front elevation to a point midway between the peak and eaves.  
The applicant has provided further information on this request and has indicated that 
they no longer need relief from the maximum height.    
 
The proponent prepared a cross-section to identify the potential visual impact of the 
lodge in relation to the reduction in setback.  With the proposed grading and the 
pedestrian activity being limited to the hill side of the development, it is our opinion that 
this variance to the By-law is acceptable.  The proposed reduction from the adjacent 
residential dwelling would also appear appropriate in that the residential dwelling is part 
MDR designation for the development of the area and that the residential lot is quite 
large and well buffered from the proposed lodge.   
 
Parking 
 
Blue Mountain Resort has a vacant parcel of land just west of the Claire Glen 
Subdivision.  The development proposal is to convert these lands into a parking lot to 
join with the parking to the north of these lands to handle the capacity expected with the 
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development of the south end of the resort.  These lands are currently zoned 
Development (D) in the Zoning By-law and an amendment is required to rezone the 
lands to the Parking (P) zone and to establish a new minimum setback of 0 metres 
along the abutting local roads. The provisions of the Parking (P) zone requires that 
parking spaces shall not be closer than 1.5 metres to any lot line.  It should be noted 
that the parking will be located at least 10 metres from a Residential zone (ie. Prices 
Subdivision). 
 
The intent is to access these parking lots off of the road allowance between Lots 15 and 
16, Concession 1 which connects Claire Glen Road to Scenic Caves Road.  It is 
proposed that approximately 437 spaces would be located south of the road allowance 
and 449 spaces to the north.  Currently there is an existing parking lot south of Plan 915 
Subdivision. This lot is proposed to be reconfigured as a result of the round-a-bout 
construction and the new focus of day skiers being the new lodge. The revision could 
potentially accommodate approximately 732 parking spaces and bus parking. 
 
It is our opinion that a reduced parking setback along Mountain Drive and the 15th Side 
Road could be considered acceptable in these instances.  This is provided that the 
detailed Site Plan Approval process would consider the streetscapes in this area and 
ensuring no adverse impacts on servicing and safety (ie. sight-lines). It is our opinion 
that the location of elements closer to the road could act as traffic calming.  Considering 
the activity in close proximity to the ski facilities this would be beneficial.    
 
Additional Comments 
 
It should be noted that this proposal (lodge and parking lots) will be subject to a further 
site plan approval that will include various details such as drainage and grading, 
servicing, landscaping including buffering, vehicular and pedestrian movement, shuttle 
stop locations and other matters normally undressed under Section 41 of the Planning 
Act.  It has been the position of the Town to utilize the Holding –h symbol in accordance 
with the Planning Act to require certain subsequent approvals prior to the development 
of the lands.  In this case it would include Site Plan Approval including the execution of 
a Site Plan Agreement for the lands affected by this Amendment. 
 
In addition to the Public Meeting conducted by the Resort, the Town held the Statutory 
Public Meeting in accordance with the Planning Act on March 1, 2008. 
 
Comments were received from the County of Grey - Planning and Development 
Department; Grey Sauble Conservation Authority; Grey Bruce Health Unit; and Niagara 
Escarpment Commission.  These comments are summarized below. 
 
The County of Grey Planning and Development Department indicated no concerns with 
the application provided positive comments were received from the Transportation and 
Public Safety Committee. The Grey County Transportation and Public Safety 
Department did not provide written comments however they were extensively involved 
with this project through the design of the intersection of Grey Road 19, Mountain Drive 
and Scenic Caves Road. 
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 The Grey Sauble Conservation Authority (GSCA) reviewed the application and noted 
that the following should be completed prior to the approval of the proposed 
amendment: 

a) A stormwater management and floodplain analysis is completed to the 
satisfaction of the applicable Conservation Authority. 

b) A geotechnical investigation be completed to assess any potential affects on the 
karst topography, shallow overburden and subsurface drainage from the 
development. 

c) That a vegetation retention/ buffering and planting plan be completed for the 
development. 

 
The proponent has submitted a Stormwater Management Report , which, together with 
the Preliminary Servicing Plan, has been accepted by the Town’s Engineering and 
Public Works Department and our applicable consultants.  A more detailed review will 
however be conducted under the detailed Site Plan Review process.  The GSCA has 
confirmed that this report addresses their requirements. 
 
The County of Grey Planning and Development Department noted in their comments 
that they are satisfied that there has been extensive engineering on this project to  
ensure that there is no adverse and the site is to be full serviced.  The Town will rely on 
the comments from the County as this is a matter of Natural Heritage which is the 
responsibility of the County under the Provincial Policy.  With regard to the landscape 
comment, this is usually a matter for the detailed Site Plan Review process.  We do 
note however that special attention will be required under this project to provide 
significant landscaping for buffering from adjacent uses and to buffer the visual impact 
of the lodge. 
 
A written response was also received that noted concern with the reduction in the 
minimum side yard setback from a residential zone and concerns with bus idling and 
parking location. With regard to the residential setback, this was a specifically related to 
the lodge in proximity to the Weider residence.  It will not be providing any relief in the 
parking lot which was the concern of the author.  The Town shares the concerns related 
to bus idling and it our understanding that the Resort is addressing this matter as well.  
It will be a matter addressed under the Site Plan Approval process. 
 
Other concerns raised verbally at the public meeting were as follows: 
 

a) Pedestrian movement 
b) Traffic exiting Claire Glen 
c) Night Skiing on Orchard runs 
d) Lighting of parking lot 
e) Affects on drainage of Prices Subdivision 
f) Affects on two culverts crossing Scenic Cave Road. 

 
With regard to the aforementioned concerns, we note that pedestrian movement from 
the parking lot to the lodge is a major issue.  As indicated, the proponent’s traffic 
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consultant prepared a report that recommended a signalized at-grade crossing closer to 
the intersection of the 15th Side Road. The County has never formally responded to this 
submission, however has verbally indicated that they prefer a pedestrian tunnel.  
Planning Staff are satisfied that an adequate solution is available based on the 
discussion in order to proceed with the Zoning By-law Amendment and that the details 
of the pedestrian crossing can be addressed under the detailed Site Plan Approval 
process to the satisfaction of the County of Grey.  With regard to the impacts on traffic 
on Claire Glen, the Traffic impact study noted some options to address this issue. This 
includes the implementation of a one way system or a gate controlled system.  It would 
appear that there maybe some merit in the one-way system heading west.  The details 
of this option can be further explored under the Site Plan Approval process. 
 
The proponent indicated that the night lighting of the parking lot would be similar to the 
treatment of the Mountain Walk Parking lot which is “night-sky” friendly.  The Site Plan 
Agreement will ensure this component of the proposal.  The lighting of the hill and other 
elements of the development of the hill will be subject to a Niagara Escarpment 
Development Control permit approval process. 
 
Lastly, with respect to the affects on the Prices Subdivision and the impacts of two 
culverts south on Scenic Caves Road, it was identified that neither this development, 
nor the development on the hill will adversely impact the current situation. This is a 
matter that could be looked at as part of a future sewer servicing project by the Town in 
the subdivision. 
 
Based on the foregoing, we concur with the proponents Planning Consultant that the 
proposed zoning by-law amendment is consistent with the Provincial Policy Statement, 
conforms to the intent and direction of the Town of The Blue Mountains Official Plan and 
represents good planning.  Therefore, Planning Staff would support this application for 
zoning by-law amendment conditional upon the comments made in this report. 
  
 
C. The Blue Mountains’ Strategic Plan 
 
The recommendation in this Planning Staff Report PL.08.108 is consistent and supports 
the following Strategic Plans Goals: 
 

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

 
 
D. Environmental Impact  
 
The proposal does not appear to generate any significant environmental impacts that 
can be regulated by the Town. 
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E. Budget Impact  
 
The Budget impacts of the round-a-bout were dealt with under a previous report.  There 
are no anticipated negative budget impacts resulting from this approval.  
 
F. Attachment(s)  
 

1. Master Concept Plan 
2. Cross Section 
3. BMR Orchard Traffic Addendum 

 
 
 
Respectfully submitted, 
 
 
 
______________________________   
Robert Armstrong MCIP RPP CPT 
Manager of Development Planning and IS 
26 Bridge Street, PO Box 310 
Thornbury, ON  NOH 2PO 
Phone: 519-599-3131 ext.242 
Fax: 519-599-3018 
rarmstrong@thebluemountains.ca 
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