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Staff Report 

Planning and Development Services – Planning Division 

Report To: Committee of the Whole 
Meeting Date: February 25, 2019 
Report Number: PDS.19.24 
Subject: Public Meeting Information Report – Windfall Phase 4-5-6 Application for 

Subdivision Revision and Zoning By-law Amendment 
Prepared by: Shawn Postma, Senior Policy Planner 

A. Recommendations

THAT Council receive Staff Report PDS.19.24, entitled “Public Meeting Information Report – 
Windfall Phase 4-5-6 Application for Subdivision Revision and Zoning By-law Amendment” for 
information purposes.

B. Overview

The purpose of this report is to provide background information on the applications submitted 
and to provide a preliminary review of Provincial Policy, Provincial Plan, County Official Plan, 
Town Official Plan and Town Zoning By-law policies and regulations on the proposed Windfall 
Phase 4-5-6 revisions.  Town Planning comments are also provided.  

C. Background

This report provides an overview of the application(s) and a preliminary review of the 
applicable planning policies affecting the lands. Following the public meeting, staff will review 
all comments received and any additional issues/concerns that are raised. This review will be 
included in a final recommendation report which will be brought to a future Committee of the 
Whole meeting for Council decision. 

Proposal 

Windfall GP Inc. (Windfall) is proposing the development of 145 single detached and 262 semi-
detached dwelling units on the Phase 4, 5 and 6 lands at the Windfall community.  The 
proposed development represents an overall increase from the total permitted 609 units to 680 
units.  (Increase of 71 additional units).  The proposed increase in total units does not expand 
upon the approved development area.  The additional units are created by increasing the ratio 
of semi-detached units to single detached units.   
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Modifications are proposed to also insert a new walkway access between Street ‘G’ and the 
Town Park Block, and the Phase limits are updated to reflect a new buildout strategy. 

Table 1: Proposed Units Distribution 

 Completed Units (273) Proposed Units (407)  

Unit Count Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6 TOTAL 

Single Detached 37 67 29 61 42 42 278 

Semi Detached 0 100 40 102 82 78 402 

TOTAL 37 167 69 163 124 120 680 

 

Key Map: Phase 4, 5, 6 shown in Hatching 

 



Committee of the Whole February 24, 2019 
PDS.19.24 Page 3 of 11 

A copy of the Draft Plan including Red Lined revisions is attached to this report. 

Location and Site Details 

Municipal Address: N/A 

Legal Description: Blocks 38, 40, 44, 45, 47, 60 Registered Plan 16M-42 

Town File Number: P2697 

County of Grey Official Plan 
Designation: 

Recreation Resort Area 

Municipal Official Plan 
Designation: 

Residential Recreational Area 

Municipal Zoning: Residential ‘R1-232-h’ (By-law 83-40 amended by 2011-57) 

Residential ‘R1-3-62-h19’ (By-law 2018-65) 

Water Services: Municipal water proposed 

Wastewater Services: Municipal wastewater proposed 

Regulated Area: Small portions of the Development Blocks are regulated by 
the Nottawasaga Valley Conservation Authority 

 
The Windfall Community was approved in 2011 including an Official Plan Amendment, Zoning 
By-law Amendment and Draft Plan of Subdivision.  These approvals recognized a 609 unit 
project including 351 single detached and 258 semi-detached units over 6 phases.  A private 
recreation amenity block, trail systems, stormwater management facitilities, environmental 
protection areas, neighbourhood parks, as well as lands for a large public park to be assembled 
with adjacent development lands are included. 

Surrounding land uses include a mix of primarily single detached residential and future 
residential uses.  Apartment houses known as ‘Windfall Mountain House’ are being constructed 
on lands also owned by the developer to the east.  The Scandinave Spa is located north of the 
Windfall Mountain House site and east of the proposed Phase 4 lands. 

The Windfall Community is developed on approximately 60 hectares of land.  Phases 1 and 2 
are nearing completion and includes 204 units (mix of single detached and semi-detached).  
Phase 3 (69 units) is currently under construction.  A Master Development Agreement is in 
place which defines in general terms the obligations and duties of the developer with respect to 
developing the lands including the phasing of residential development, provision of servicing, 
recreational lands and financial obligations to the Town.   

The following supporting studies, reports and plans have been provided with the subject 
applications: 

1. Completed Application Form 
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2. Proposed Redline Draft Plan 
3. Planning Justification Report 
4. Master Stormwater Management Report and Operations and Maintenance Manual 
5. Functional Servicing Report 
6. Traffic Impact Study 

All studies and reports have been made available on the Town and County of Grey websites and 
are available for viewing at the Town Hall. 

Planning Policy Review 

Planning Act 

In making planning decisions, the Planning Act requires approval authorities to have regard for 
matters of Provincial Interest, as outlined by Section 2 of the Act and the Provincial Policy 
Statement. Council must also have regard for the policies of the Official Plan which apply to the 
lands.  The division of land through a plan of subdivision is permitted under S.51 of the Act, 
while S.34 of the Act provides authority to municipal council to enact land-use zoning by-laws. 

There does not appear to be issues/concerns with respect to the provisions of the Planning Act. 

Provincial Policy Statement (2014 PPS) 

The Provincial Policy Statement 2014 provides direction on appropriate development, effective 
land use and long term economic prosperity while protecting resources of provincial interest, 
public health and safety, and the quality of the natural and built environment.  Land use 
patterns within settlement areas shall be based on densities and a mix of land uses which 
efficiently use land and resources promoting resilient and vibrant communities. 

Building strong and healthy communities includes a need to provide efficient development and 
land use patterns that promote cost effective development patterns and standards to minimize 
land consumption and servicing costs.  Residential uses should include an appropriate range 
and mix of housing types and densities.  All development must support active transportation 
and consider transit supportive uses.  (PPS Section 1.1.1 and 1.1.3)  Settlement areas shall be 
the focus for growth.  Opportunities for intensification must be identified and must consider 
local conditions.  New development shall have a compact form, mix of uses and densities that 
allow for the efficient use of land, infrastructure and public service facilities. (PPS Section 
1.1.3.3 to 1.1.3.6, and 1.4).   

Municipal water and municipal sewer systems are the preferred form of servicing for 
settlement areas. (PPS Section 1.6.6.2)   

Transportation systems must ensure the safe and efficient movement of people and goods 
including the use of existing infrastructure, active transportation and transit.  (PPS Section 
1.6.7)   
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Ontario’s long term prosperity, environmental health and social well-being depend on 
conserving and protecting natural and cultural resources.  Natural features and areas shall be 
protected for the long term.  Development and site alteration shall be limited or not permitted 
within restricted natural areas.  (PPS Section 2.1)   

There does not appear to be issues/concerns with respect to the provisions of the Provincial 
Policy Statement.  The proposed applications seek to increase the total number of units by 
introducing a larger number of semi-detached units in the Windfall Community within the 
existing residential development blocks.  No additional lands outside of the existing residential 
development blocks are proposed to be used for the increased density.   

Active transportation has been provided through the provision of public trails contributing to 
the area train network.  The Collingwood-Blue Mountain Transit Link passes the subject lands 
with stops located at South Base Lodge Blue Mountain.  It is noted that a potential transit stop 
located adjacent to the Windfall Mountain House site is being considered.   

The proposed increase in density provides an opportunity for intensification.  The original 609 
residential units were based on maximizing the density of the 2007 Town of The Blue 
Mountains Official Plan.  In 2016 the new Town of the Blue Mountains Official Plan was 
enacted.  The 2016 Official Plan allows for additional density on development lands from 10 
and 15 units per hectare to 15 units per hectare.  Further discussion on density and Official Plan 
direction is provided later in this report. 

Municipal Water and Municipal Sewers are proposed throughout the development.  An 
updated Functional Servicing Report has been submitted identifying that the existing 
infrastructure in place for the Windfall Community is sufficient to also service the proposed 
increase in units.  It is identified that modifications are required to the Storm Water 
Management Facilities to accommodate increased runoff.  It is noted that Town Staff are 
currently reviewing the Servicing and Storm Water reports and additional comments may be 
provided when that review is completed. 

Environmentally sensitive areas and other natural areas were reviewed through the original 
OPA, ZBA and Draft Plan processes.  Environmental and other natural areas have been 
delineated on the Plans and placed into Blocks for long term protection and management.  It is 
noted that the additional density does not proposed to alter the boundaries between the 
development and non-development areas.  It is noted that the Conservation Authority has also 
been circulated the proposed changes and we are anticipating comments from them. 

Niagara Escarpment Plan 

The Niagara Escarpment Plan provides land use policies to guide development while ensuring 
the preservation and enhancement of the Niagara Escarpment as an internationally recognized 
World Biospehere Reserve.  Key objectives of the Plan are to maintain and enhance the natural 
environment and the open landscape character of the escarpment and adjacent lands.  New 
development is permitted subject to the land use designation requirements to ensure 
compatibility with the purpose of the Plan.  (Niagara Escarpment Plan, Page 1 to 3)  
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The subject lands are designated “Escarpment Recreation Area” which recognizes those areas 
of existing and potential recreational development associated with the Escarpment.  Permitted 
uses include those uses listed under the Town of The Blue Mountains Official Plan.  New 
development must not generate substantial negative impact on environmental features, and 
must be designed and located in a manner so as to preserve the natural, visual and cultural 
characteristics of the area.  Site design and layout must also be in harmony with and maintain 
the existing character of the escarpment landscape. (Niagara Escarpment Plan, Section 1.8 and 
2.2) 

There does not appear to be issues/concerns with respect to the provisions of the Niagara 
Escarpment Plan.  It is noted that comments from the Niagara Escarpment Commission are 
anticipated to be provided for the February 25 Public Meeting. 

County of Grey Official Plan 

The County of Grey Official Plan is intended to guide development within the whole of the 
County of Grey and provides broad policy framework for local Municipal Official Plans, 
Secondary Plans and by-laws.  The policy framework encourages strong healthy communities, 
and new development growth while maintaining and protecting environmental and economic 
resources. (Grey County Plan, Section 1.1)  The subject lands are designated “Recreational 
Resort Area”.  New development must enhance the recreational amenities of the area by 
providing new facilities for a variety of forms of recreation.  More detailed land use policies are 
directed to the Town of The Blue Mountains Official Plan.  (Grey County Plan, Section 2.6.7 and 
2.5.2) 

New development is typically directed to access local roads where appropriate in order to limit 
the number of access points onto County Roads.  In support of larger development projects 
Traffic Impact Studies are required to assess local and County road conditions, access and 
intersections and to recommend improvements if required.  (Grey County Plan, Section 2.6.7 
and 2.5.2)  Servicing Policies identify municipal water and municipal sewer as the preferred 
servicing option.  (Grey County Plan, Section 5.1 to 5.3)  Housing policies encourage a wide 
variety of housing types and densities.  The County also encourages intensification, mix of 
compatible land uses, good environmental practices and public safety to maintain a mix of 
housing by both type and tenure.  (Grey County Plan, Section 1.8) 

There does not appear to be issues/concerns with respect to the provisions of the County of 
Grey Official Plan.  Municipal water and sewer are proposed.  Housing variety continues with an 
increase in the proportion of semi-detached units to single detached units.  There are no 
proposed changes to the road network and access points to the County road system.  
Intersection upgrades are required including the provision of a roundabout at the entrance of 
Crosswinds Blvd and Grey Road 19.  It has been discussed that the timing for constructing this 
roundabout would occur at the same time as the proposed roundabout at Grey Road 19 / Grey 
Road 21 / Mountain Road and after the connection to the Second Nature site to the North.  The 
Traffic Impact Study that has been submitted identifies the need for traffic signals at the 
Crosswinds Blvd entrance on a temporary basis until the roundabout is constructed.  Town Staff 
has identified the provision of temporary lights as an issue with concerns about efficient traffic 
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flow along Grey Road 19.  Town Staff are currently reviewing the Traffic Impact Study and the 
recommendations for traffic signals.  Alternative solutions should be considered in consultation 
with the County of Grey.  Additional comments will be provided on this issue as Staff works 
with the County and the Developer.  

Town of The Blue Mountains Official Plan 

The Official Plan provides land use policy direction for the long term growth and development 
of the municipality.  As described above, the Niagara Escarpment Plan and Grey County Plan 
defer much of the site specific policy direction to the Blue Mountains Official Plan.  The Official 
Plan policies include site specific land use designations that list permitted uses and 
development requirements for those uses.  The policies also provide direction on items such as 
density, character, servicing, roads and transportation, protection of the environment and 
parks.  

Goals and Objectives of the Plan are intended to define the direction and purpose of the 
planning strategy for the Municipality and to lay the groundwork for the implementing policies 
to follow.   (TBM OP, Section A3)  Key objectives include: sustainable development; the 
protection and enhancement of the environment (mirroring the policy direction described in 
the above planning documents); built form and character; provision of adequate services; and 
provision for residential intensification and affordable housing units. (TBM OP, Section A3.1 to 
A3.12).  More specific development policies are found in Section D including preferred means of 
servicing within settlement areas (Section D1), transportation (Section D2), plan of subdivision 
approval (Section D4), and general community design policies (Section D5).   

The Official Plan permits a maximum density of 15 units per Gross Hectare and requires a 
minimum of 40% open space.  (TBM OP, Section B3.7.4.1)  Gross Hectare is defined as all lands 
available for development excluding Hazard, Escarpment or Wetlands.  The Windfall 
Community includes a Gross Hectare area of 49.04 hectares.  Table 2 belows compares the 
density numbers for the existing draft plan, proposed redline plan and the maximum permitted 
density. 

Table 2: Units per Hectare Comparison 

 Total Area 
(Hectares) 

Gross Hectare 
Area 

Total Units 
Units Per 
Hectare 

Town of The Blue 
Mountains Official Plan 

59.93 49.04 735 15.0 

Proposed Redline Plan  59.93 49.04 680 13.9 

Existing Draft Plan  59.93 49.04 609 12.4 
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The above density numbers represent the maximum permitted density.  40% open space was 
provided through the first phase of the Windfall Community.  Public park, private recreation 
area, neighbourhood parks, trail corridors, stormwater management and hazard areas comprise 
the open space component.  An increase in density does not result in an increase to provide 
additional open space. 

The Town of The Blue Mountains also requires consideration for both private and public 
walkways that connect to the larger public trail system that connects residential and other 
development areas to other points of interest including parks and open space, commercial and 
resort areas, and to other walkway features such as the Bruce Trail and Georgian Trail.  The 
proposed Redline Plan includes a new walkway between Street ‘G’ and the public park 
providing enhanced access to the park. 

There does not appear to be issues/concerns with respect to the provisions of the Town of The 
Blue Mountains Official Plan.  The proposed development, including density, unit types, 
provision of full municipal services and access via an urban municipal road, appears to be 
consistent with the intent and direction of the Official Plan. 

Comprehensive Zoning By-law 83-40 and 2018-65 

The subject lands are currently zoned Residential ‘R1-232-h’ in the former Collingwood 
Township Zoning By-law 83-40 as amended by By-law 2011-57.  The approved (but not yet in 
full force and effect) Blue Mountains Zoning By-law 2018-65 has the lands zoned as Residential 
‘R1-3-62-h19’.  Both zoning By-laws recognize a maximum of 609 residential units in both single 
detached and semi-detached dwelling types. 

An amendment is requested to both 83-40 and 2018-65 to delete and replace the maximum 
number of permitted units from 609 to 680.  No other amendments are requested to the 
current Zoning. 

There does not appear to be issues/concerns with respect to the other requirements of the 
Township of Collingwood Zoning By-law 83-40 and The Blue Mountains Zoning By-law 2018-65. 

Planning Division Comments 

The planning review below is based on a preliminary review only.  Town Staff will continue to 
work with the applicant and other relevant agencies on the matters listed below.  When the 
review is complete Planning Staff will bring a subsequent report including planning opinions 
and recommendations to Committee for consideration.     

1. Traffic Impact Study Recommendations 
 
Planning and Development Services Staff are concerned with the interim traffic signals 
at Grey Road 19 and Crosswinds Blvd.  A roundabout is planned and construction timing 
is being considered with the installation of the Grey Road 19 / Grey Road 21 / Mountain 
Road roundabout.  Additional review time is required to analyze the Traffic Impact Study 
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submitted, the recently completed Environmental Assessment at Grey 19/21/Mtn. Road 
intersection, road connection options through Second Nature to Jozo Weider Blvd.  
 

2. Public Walkway Connection along Grey Road 19 to Second Nature 
 
A major trail has been constructed along Grey Road 19 adjacent to Windfall Phase 1 and 
Phase 2.  It is noted that the Windfall Mountain House project will extend this trail to 
the Grey Road 19 / Grey Road 21 intersection.  Lands have been set aside to extend the 
trail along Grey Road 19 towards the Jozo Weider Boulevard intersection.  At the same 
time The Town is reviewing the installation of a trail on the multi-unit blocks of Second 
Nature.  When completed a trail will be available to the Jozo Weider / Grey 19 
intersection.  The Town also holds funds received from Second Nature to complete a 
trail from this intersection to the Village.   
 
Staff note that a trail connection on or around the three existing residential lots fronting 
on Grey Road 19 north-west of the windfall community is not accounted for.  Planning 
Services in consultation with Community Services and the County of Grey will examine 
options and the preferred solution to complete this trail segment.  
 

3. Public Meeting Comments 

Written and Verbal comments are anticipated for the February 25, 2019 Public Meeting.  
These comments will be collected, summarized and responded to in a subsequent Staff 
Report.  Public Comments are integral in council’s decision-making process.  Agency 
Comments are also requested for the Public Meeting offering expertise and comments 
on behalf of their agency. 

4. Planning Review Committee 
 
Planning and Development Services Staff are holding an internal Planning Review 
Committee meeting on February 21, 2019.  Additional matters may be raised through 
this process.  Issues will be listed and responded to in the subsequent Planning Report 
 

5. Technical Review Committee 
 
Development Services is completing the technical review of the proposed works in 
Phase 4-5-6.  Upon acceptance of the technical design of the subdivision ‘Accepted for 
Construction’ drawings can be issued forming the basis to future Subdivision 
Agreement(s).  The Technical Review Committee meeting is also scheduled for February 
21, 2019. 

The subsequent Planning Staff report will provide planning opinion and recommendations on 
the proposed applications.  The report will also summarize comments received through the 
Public Meeting and address the matters raised in those comments.  The report will identify any 
new information that is received since the public meeting and the conclusions of the Staff 
reviews identified above. 
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D. Analysis 

The intent of this report is to provide an overview of the proposal and to provide a preliminary 
review of the applicable planning policy only to highlight matters that may require resolution. 
Following the public meeting, staff will review all comments received and any additional 
issues/concerns that are raised. This review will be included in a final recommendation report 
which will be brought to a future Committee of the Whole meeting for Council decision. 

E. The Blue Mountains Strategic Plan  

A review of the impact of the application on the Blue Mountains Strategic Plan will be provided 
in a Staff Recommendation Report. 

F. Environmental Impacts 

A review of the impact of the application on the environment will be provided in a Staff 
Recommendation Report. 

G. Financial Impact 

A review of the financial impact of the application will be provided in a Staff Recommendation 
Report. 

H. In consultation with 

Consultation and comments have been requested from the public, municipal departments and 
public agencies through the circulation of the Notice of Public Meeting.  It is anticipated that all 
comments will be received for the Public Meeting with further consultation occurring as 
required. 

I. Public Engagement 

The topic of this Staff Report is the subject of a Public Meeting taking place on February 24, 
2019. Comments received at the Public Meeting and through the public process will be included 
in a future Staff Recommendation Report. Anyone who has provided written or verbal 
comments, or who has asked to receive notice regarding this matter, will be provided notice of 
the future Staff Report. 

J. Attached 

1. Proposed Draft Plan (Including Redline Revisions) 
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Respectfully submitted, 

Shawn Postma, BES MCIP RPP 
Senior Policy Planner 

Nathan Westendorp, RPP 
Director of Planning and Development Services 

For more information, please contact: 
Shawn Postma  planning@thebluemountains.ca  519-599-3131 extension 248 

mailto:planning@thebluemountains.ca5
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