
Minutes 
The Blue Mountains Special Meeting of Council 

Meeting Date: September 30, 2020  
Meeting Time: 10:00 a.m.  
Location: Town Hall, Council Chambers, Virtual Meeting 
 32 Mill Street, Thornbury, ON  
Prepared by Corrina Giles, Town Clerk 

 Call to Order 

Mayor Alar Soever called the Council Meeting to order with all members of Council 
present. 

Also in attendance Chief Administrative Officer Shawn Everitt, Director of Finance & 
IT Services Ruth Prince, Director of Planning & Development Services Nathan 
Westendorp, Fire Chief Steve Conn, Manager of Community Planning Trevor 
Houghton, Senior Policy Planner Shawn Postma, Planner II Denise Whaley, 
Administrative Assistant Tanya Steals and GIS/Planning Technician Aaron Roininen. 

 Traditional Territory Acknowledgment 

 Council Member Attendance 

The Town Clerk noted that all Council members were in attendance. 

 Approval of Agenda 

Moved by: Rob Potter   Seconded by: Peter Bordignon 

THAT the Agenda of September 30, 2020 be approved as circulated, including any 
items added to the Agenda, 

Councillor Bordignon  Yay 
Councillor Hope  Yay 
Councillor Matrosovs  Yay 
Deputy Mayor Potter  Yay 
Councillor Sampson  Yay 
Councillor Uram  Yay 
Mayor Soever   Yay 
The motion is Carried. 

 Declaration of Pecuniary Interest and general nature thereof  
NOTE:  In accordance with the Municipal Conflict of Interest Act and the Town 
Procedural By-law 2019-56, Council Members must file a written statement of the 
interest and its general nature with the Clerk for inclusion on the Registry. 
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 Public Meetings  

Under the authority of the Municipal Act, 2001 and in accordance with Ontario’s 
Municipal Freedom of Information and Protection of Privacy Act (MFIPPA), The 
Corporation of the Town of The Blue Mountains wishes to inform the public that all 
information including opinions, presentations, reports and documentation provided 
for or at a Public Meeting, Public Consultation, or other Public Process are 
considered part of the public record.  This information may be posted on the 
Town’swebsite and or/ made available to the public upon request. 

NOTE:  The Town of The Blue Mountains continues to be in a declared state of emergency, 
and that Council and Committee Meetings will continue to be held virtually during this time. 
Comments received from the public that have not been included on the Agenda, will be 
read at the meeting by the Town Clerk. 

None 

C.1 Public Meeting:   Application for Zoning Amendment, No. 1 Auto, 207542 Highway 
26, Con 11, SPH Part Lot 36  

Mayor Alar Soever noted this is a public meeting regarding an application for Zoning By-law 
Amendment submitted by No.1 Auto located at 207542 Highway 26. 

Mayor Soever noted the purpose of this application is to consider a request to: 

1- permit an existing non-conforming automobile repair shop use up to a maximum of 350 
square metres in size on the subject lands 

2- to permit outdoor storage space up to a maximum of 300 square metres.  

Mayor Soever noted that the owner wishes to construct a new 113 square metre addition to the 
existing 225 square metre shop. The purpose of the addition is to provide indoor storage of 
equipment and parts. No new vehicle bays will be added. 

Mayor Soever noted the Town has also received an Application for Site Plan Approval. 

Mayor Soever noted this public meeting is an opportunity for members of the public to 
learn more about the proposal. The moderator will keep the meeting in order and allow the 
applicant (and their development team), the public, and members of Council to speak and 
ask questions.  

Mayor Soever further noted that no decisions are made at this meeting, it is simply an 
opportunity to learn and provide feedback. 

The Town Clerk spoke, noting that the Notice of Public Meeting was given in accordance 
with the Planning Act and in response comments were received from County of Grey 
Planning and Development, Town of The Blue Mountains Operations Department, and 
Goldsmiths Orchard Market. 

Shawn Postma, Town Planner, spoke noting that this is an application for a zoning by-law 
amendment, submitted by No. 1 Auto at 207542 Highway 26 to consider permitting the 
existing motor vehicle repair garage, as well an expansion to that existing building.   Shawn 
noted that the applicant is Joe and Lois O’Donnell, owners of No. 1 Auto, the Agent is 
Andrew Pascuzzo of Pascuzzo Planning Inc.  Shawn noted that a preconsultation was 
submitted and reviewed in the spring of 2020, and through this process, comments were 
received from additional Town departments as well as comments from the Ministry of 
Transportation and Grey Sauble Conservation Authority.  Shawn noted that the Ministry of 
Transportation and Grey Sauble Conservation Authority have not provided updated 
comments on the actual formal zoning by-law amendment application, but noted that the 
Town will be reaching out to them to receive their formal comments.    
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Shawn noted that the subject lands are on the south side of Highway 26 between the 10th 
Line and Lora Bay Drive, just west of the Town of Thornbury.  Shawn displayed an aerial 
photo of the existing state of the property, noting that the existing building cluster is at the 
northwest corner, access on Highway 26, with the buildings including a shop, existing single 
detached dwelling, parking areas and open storage on the property.   Shawn noted to the 
far south, the property is covered in trees.  Shawn noted that under the Town of The Blue 
Mountains, the property is designated agricultural, further noting that the agricultural 
designation recognizes those areas included in our prime agricultural lands.   Shawn noted 
that the policies that are in place look to maintain and protect the good agricultural land in 
agricultural production.   Shawn then spoke regarding non-conforming uses, noting that a 
motor vehicle repair garage does not comply with the agricultural policies, but noted there 
is a section in the Town of The Blue Mountains Official Plan, similar to the County of Grey 
Official Plan, that does permit non-conforming uses under certain circumstances.  Shawn 
noted that in this case, Council must be satisfied that the use is appropriate for the 
property, and that Council could consider this under a zoning by-law amendment under 
strict control.   Shawn noted that the Town of The Blue Mountains Zoning By-law 2018-65 
also puts these lands into an agricultural zone, further noting that the agricultural zone 
generally permits agriculture and agriculture related uses.  Shawn noted that the reason for 
this zoning by-law amendment application is because a motor vehicle repair garage is not 
listed as a permitted use in agricultural lands.  Shawn noted that the proposed zoning by-
law amendment seeks to permit the use of the existing non-conforming motor vehicle 
repair garage on the property, and to permit the expansion, adding 50% square footage to 
the existing building.   

Councillor Uram questioned how long the use has been on the subject lands, Shawn replying 
that the use has been on the property since the 1990s.   

Andrew Pascuzzo of Pascuzzo Planning Inc. spoke noting he is representing the applicant 
owners of the property.  Mr. Pascuzzo displayed a photo of the existing vehicle repair shop 
and the single family home located on the property, further noting that the owners of the 
property is Lois and Joe O’Donnell.  Mr. Pascuzzo noted that the reason for the application is 
because Mr. O’Donnell submitted a building permit for an enlargement of the building and, 
at that time, the Building Department notified Planning Department and it was discovered 
that the permitted use of the vehicle repair shop was not actually a permitted use, and 
therefore the applicant retained Mr. Pascuzzo to assist with the zoning by-law amendment 
application that is before Council today.   Mr. Pascuzzo noted that the building permit 
application was submitted in August 2019.  Mr. Pascuzzo noted that the vehicle repair shop 
has been occurring on the property since approximately 1992, and identified the location of 
the subject lands, with 130 metres of frontage on Highway 26, serviced by a private septic 
system and well.   Mr. Pascuzzo noted that the house is approximately 110 square metres, 
and there are two shop buildings, being 155 square metres, and 70 square metres.   Mr. 
Pascuzzo noted there is parking for vehicles waiting to be serviced, as well as some outdoor 
storage of winter and summer tires, and other equipment.  Mr. Pascuzzo noted that the 
proposal is to acknowledge the non-conforming vehicle shop use, up to a maximum of 350 
square metres, noting that the current shop buildings combined are 225 square metres, 
with a proposed addition of 113 square metres.   Mr. Pascuzzo noted that no additional bays 
will be added as part of the enlargement, so the total operation, if permitted by Council, 
would be 338 square metres.   Mr. Pascuzzo noted that the reason the request is for up to 
350 square metres is to allow for a bit of “wiggle room” in terms of the size of the building.   
Mr. Pascuzzo noted that the footprint of the proposed building will connect the two existing 
shop buildings, and noted that the zoning by-law amendment will acknowledge the outdoor 
storage space to a maximum of 300 square metres, acknowledge the existing lot area of 4 
hectares when 40 hectares is required, and the existing lot frontage of 130 metres, where 
150 metres is required.  Mr. Pascuzzo referenced the submission fees paid to the Town to 
date for the zoning bylaw amendment application, as well as the site plan building fees, 
noting these costs do not include construction costs associated with the addition.  Mr. 
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Pascuzzo noted that this is a substantial endeavor for the applicant in terms of improving 
the economic ability of his company.   Mr. Pascuzzo noted that no decision is being made 
today, further noting that comments will be brought back to Council at a later date for a 
decision.  Mr. Pascuzzo then spoke regarding the planning rationale for the application, 
noting that this is an expansion of a legal non-conforming use, which has been in existence 
since the early 1990s.  Mr. Pascuzzo noted that the County Official Plan Policy allows local 
municipalities to consider recognizing uses permitted in the zoning by-law, where it is 
satisfied that the use is not incompatible or harmful to nearby uses.  Mr. Pascuzzo noted 
that it is his professional opinion that this addition will not add to or enhance the 
incompatibility that exists, further noting that surrounding uses are rural as well, and noted 
it is not expected that there will be any incompatibility issues.  Mr. Pascuzzo noted that no 
objections or concerns have been received from any neighbours to date.   Mr. Pascuzzo 
noted that the use is not distracting from future intended land uses for the area, and a 
precedent is not being set referencing other properties locally, being the former Black Angus 
Meats to the west, and Goldsmiths to the east of the subject lands.  Mr. Pascuzzo then 
spoke regarding the Town Official Plan, noting that there is a section that allows, where 
necessary and practical, to allow the enlargement of non-conforming uses, through the 
granting of a minor variance or by placing the use in the appropriate zone in the 
implementing zoning by-law.    

Deputy Mayor Potter spoke noting that this use has been in place for a long time, and 
questioned how much is used for outside storage currently, further noting that he would 
not want to see a lot of abandoned cars, noting that he is aware that this would not be the 
intent of the current owners, but is considering future owners.  Ms. Pascuzzo spoke in 
response noting that currently the 300 square metres of outdoor storage referenced in the 
application includes the area at the north end of the property, and what is in place now.  
Mr. Pascuzzo noted that parking spaces for clients is different than parking or storage of 
vehicles being repaired, further noting that the outdoor storage referenced would be the 
storage containers that hold parts and winter/summer tires.   

Councillor Uram spoke in response to Deputy Mayor Potter, noting that the rationale for the 
site plan agreement is to control what goes on, on the site and provides the municipality 
with the legal leverage to impose those controls.   

As no one further wished to speak, the Mayor declared the Public Meeting to be closed. 

C.2 Public Meeting:   Application for Plan of Subdivision and Zoning Bylaw 
Amendment, 61 Alfred Street West, Thornbury 

Mayor Alar Soever noted this is a Public meeting regarding 61 Alfred Street West in 
Thornbury. 

Mayor Soever noted The County and Town are seeking input on development applications 
that would consider allowing a 19-unit plan of subdivision and zoning by-law amendment. 

Mayor Soever noted the purpose and effect of the plan of subdivision is to create fourteen 
(14) lots on a new internal cul-de-sac road. Some of the lots will be further sub-divided later 
through Part-lot Control, resulting in nineteen (19) total lots. There will be five semi-
detached lots yielding 10 residential units and two blocks of row housing yielding 9 units.  

Mayor Soever noted the proposed subdivision would be serviced by municipal water and 
sewer services.  

Mayor Soever noted the purpose of the zoning by-law amendment is to rezone the subject 
lands from the Development (D) zone to the R2 zone, to permit the development of semi-
detached and townhouse dwellings. A site-specific exception may be required to provide for 
new minimum lot standards within the R2 zone for the subdivision. Please note that 
currently the property falls under the Town of Thornbury Zoning By-law 10-77, and this 
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amendment would bring the property into the Town’s new Comprehensive Zoning By-law 
2018-65. 

Mayor Soever noted the public meeting is an opportunity for members of the public to learn 
more about the proposed development.  

Mayor Soever noted the moderator will keep the meeting in order and allow the applicant 
(and their development team), the public, and members of Council to speak and ask 
questions. No decisions are made at this meeting, it is simply an opportunity to learn and 
provide feedback.  

Mayor Soever noted a decision on this proposal has not been made at this point and will not 
be made at the Public Meeting. After reviewing the application and any comments received, 
Town staff will bring a recommendation on this project to a future council meeting. 

Mayor Soever noted you must make a request in writing if you wish to receive a notice of 
any decision of Council on this proposal. 

Mayor Soever further noted if a person or public body does not make oral submissions at a 
public meeting, or make written submissions to Council of The Blue Mountains before the 
by-law is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Local Planning Appeal Tribunal unless, in the opinion of the Tribunal, 
there are reasonable grounds to do so. 

The Town Clerk spoke, noting that the Notice of Public Meeting was given in accordance 
with the Planning Act and in response comments were received from County of Grey, 
Historic Saugeen Metis, Enbridge and Union Gas, Bluewater District School Board, Steve 
Pendleton, Barrie Wykes, Anne Britton, Rick and Julie Tipping, Cindy Dudley, John Orr, 
Christine & Lawrence Foy and David MacDonald.  

Denise Whaley, Town Planner, spoke noting that this public meeting is a joint public 
meeting for Grey County and The Blue Mountains, further noting that there are two 
applications being considered, being the application for a zoning by-law amendment that 
will be considered by the Town of The Blue Mountains Council as the approval authority for 
zoning by-law amendments, and the draft plan approval for the subdivision will be 
considered by Grey County Council.  Denise noted that the comments have been circulated 
to Council in full, further noting that the comments will also be posted to the Town website 
for information, under the development project.   Denise reviewed the application, noting 
that the applicant is 61 Alfred Street West GP Inc., and the Agent for the applicant is Eric 
Miles of MHBC Planning.  Denise noted that the location of the property is at the corner of 
Alfred Street West and Victoria Street South.  Denise noted that the application was 
submitted in December 2019, was deemed complete on February 10, 2020, further noting 
that revisions to the application were submitted.   Denise noted that the neighbours in the 
surrounding areas are aware of this as the number of units and density increased from the 
initial application.  Denise noted that the lot area is 1.88 hectares.  Denise identied Ashbury 
Court across the road, the area parks, Community Centre, area homes, and townhouses 
surrounding the property.  Denise referenced a house and garage on the east side of the 
property that was the subject of an application to sever last year, further noting that the 
house will be separate, the garage was removed to create a vacant lot, and noted these 
lands will be rezoned as well.  Denise referenced the Official Plan designations of the 
property in the surrounding area, noting it is designated community living area, which is the 
standard residential category in Thornbury and Clarksburg.  Denise noted that community 
living area is a broad residential category.  Denise noted that these lands are zoned “D”, in 
both the Town of Thornbury Zoning By-law 10-77, and Town of The Blue Mountains Zoning 
By-law 2018-65, and noted the proposal, if approved, would bring the property into this 
Zoning By-law 2018-65.   Denise noted that the proposed zone is R2, further noting that it is 
unclear if Council will consider any site-specific exceptions for lot standards.  Denise noted 
that the R2 zone currently permits semi-detached and townhouse units, further noting that 
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the standard R2 zone would also permit multi-unit housing or triplexes.   Denise confirmed 
that the proposal at this time is for a semi-detached and townhouse development.  Denise 
noted that the initial blocking of the subdivision would be for 14 lots, and then further 
subdivided at a later time through part-lot control, with the ultimate total of 19 units.  
Denise noted that the proposal currently is for a mixture of semi-detached homes and 
townhomes, noting that Blocks 1 through 5 are for semi-detached units, and that Blocks 6 
through 14 is for the townhouses.    

Deputy Mayor Potter spoke questioning if the Town can require that the developer 
contribute to sidewalks, and with respect to the drainage in the area, questioned if the 
Town can require the developer to contribute to the drainage project in the area.  Denise 
spoke in response noting that sidewalks are a consideration for this development, further 
noting that the School Board is requesting that students be able to safely walk to school.   

Stephanie Lacey-Avon, Grey County Planner, spoke regarding the density provisions under 
the County Official Plan and how these policies have been applied to this subdivision.  
Stephanie noted that the County recently completed a new County Official Plan in 2019 and, 
through this process, completed a Growth Management Study.  Stephanie noted that part 
of the Growth Management Study considered and assessed the population growth that is 
anticipated for all of the respective nine municipalities in Grey County for the next 20 years.   
Stephanie noted that The Blue Mountains is part of the Growth Management Study and is 
anticipating a growth of 1840 people, further noting that since COVID-19, this number may 
be increased.  Stephanie noted that through the projected numbers, the County has had to 
identify locations suitable for population growth, predominately primary settlement areas, 
and has included policies that help guide that population growth in order to be sensitive to 
surrounding and pre-established neighbourhoods.   Stephanie noted that under Section 2 of 
the Official Plan, it is noted that most of the growth is to be directed towards the settlement 
areas where there are existing services and infrastructure such as water and sewer services, 
schools, hospitals, recreational facilities, further noting this policy is consistent with the 
Provincial Policy Statement.   Stephanie noted that the Provincial Policy Statement also 
requires the County, in consultation with the local municipality, to identify targets for 
intensification and redevelopment, including minimum targets that should be met, before 
expansion of settlement area boundaries can be considered.  Stephanie noted that through 
this process, it is a requirement to identify vacant land where intensification can be 
facilitated, and the efficient use of land in built-up areas.  Stephanie noted that Section 3.56 
of the County Plan speaks to identifying intensification opportunities and how they are 
strongly encouraged within primary settlement areas, as in the Town of Thornbury.   
Stephanie noted that the intent is to encourage sustainable development and to limit sprawl 
and the ongoing encroachment into our neighbouring agricultural lands which are vital to 
the local economy.  Stephanie noted that the new County Official Plan adopted a 
requirement for minimum units per net hectare for any new development, noting that 
primary settlement areas have a required minimum development density of 20 units per net 
hectare (excluding Hanover and Owen Sound).  Stephanie noted that the proposed 
development is proposing 21.5 units per net hectare, further noting that it just exceeds the 
minimum set by the County Official Plan.   Stephanie noted that the net hectare is calculated 
by the total number of residential units per hectare of land excluding roads, school sites, 
places of worship, parks, commercial sites, stormwater management ponds, and land 
designated as hazard or otherwise undevelopable for environmental protection reasons.   
Stephanie noted that County staff recognize the need to mitigate the effects of 
intensification, including consideration for transitional densities, built form and land use, 
and recognizes the value of considering compatible development to the surrounding 
neighbourhoods.  Stephanie noted that compatible development does not necessarily equal 
comparable development in terms size and tenure, rather it recognizes what land use types 
can coexist with the surrounding area within limited impacts.    
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Eric Miles, MHBC Planning, Agent representing the owner/developer of the property, spoke  
thanking Council for the opportunity to speak regarding the application. Mr. Miles spoke 
regarding the makeup of the development area, that includes a variety of housing types, 
including townhouses, stacked townhouses and rowhouse types, the Beaver Valley 
Community Centre and associated recreational fields.   Mr. Miles noted that it is quite 
common to have row housing and townhouse unit types adjacent to recreational fields.   
Mr. Miles noted that the residential area to the east of the development is primarily single 
detached dwellings.  Mr. Miles spoke regarding the existing two storey house on the eastern 
corner of the original property, which was severed to create two new lots and conditionally 
approved in December 2019.   Mr. Miles notes that the original development application 
proposed 15 units through a combination of single detached, semi-detached and townhouse 
dwellings, but noted they were asked to increase the density to meet the minimum 
requirements of Grey County.  Mr. Miles confirmed that the density is now 21.5 units per 
hectare, further noting that four additional units were added by increasing the number of 
semi-detached and townhouse units on the site. Mr. Miles noted that the site offers a mix of 
unit types to offer additional choice in housing within Thornbury and the County of Grey 
and to respond to the direction of the Official Plans to provide a variety of housing types.   
Mr. Miles noted that 19 units are proposed with a density of 21.5 units per hectare, further 
noting that primarily the units being proposed are one-storey bungalow style.  Mr. Miles 
noted that the semi-detached units on lots 1 to 5 will be single storey, the 
rowhouse/townhouses on lots 6 to 11 will be two storeys, and the units on lots 12 to 14 will 
be one storey bungalow style units. Mr. Miles spoke regarding the lot fabric of the semi-
detached and row house units, noting that the lot lines align with the lot lines of the 
properties that it backs onto along Thorncroft Court and Orchard Drive.  Mr. Miles noted 
that there are a number of rowhouse and townhouse dwellings in very close proximity to 
the development site, being to the west, and believe that they have achieved a nice 
blending of row house and semidetached housing in a subtle manner.   Mr. Miles noted that 
“compatible” does not mean identical, further noting that the character of an area can be 
reflected through a number of different dwelling types.   Mr. Miles spoke regarding the 
direction of Grey County and The Blue Mountains Official Plan, noting that the developer 
would be unable to develop the site with just single family detached dwellings as it would 
not meet any of the density policies.   Mr. Miles noted that this type of infill development is 
becoming more common as Official Plans are updated with changing trends as it relates to 
density.   Mr. Miles spoke regarding intensification policies and noted it is important to note 
that the property is located within Thornbury, which is a primary settlement area in the 
County of Grey Official Plan.  Mr. Miles noted that these are the areas with the highest level 
of servicing, and where the majority of growth is intended and envisioned to be directed 
towards.   Mr. Miles noted that the proposed development is helping to achieve the 
objectives of both the County of Grey Official Plan and the Town of The Blue Mountains 
Official Plan by providing a form of infill development, in an appropriate manner.  Mr. Miles 
then spoke regarding density policies, noting that both the Grey County Official Plan and 
The Blue Mountains Official Plan have minimum density requirements, further noting the 
County of Grey requires a minimum density of 20 units per net hectare.  Mr. Miles noted 
that their original proposed development had a unit count of 17 units per net hectare which 
did not meet the County’s Official Plan, further noting Grey County requested that he 
proposal be revised to increase the development density.  Mr. Miles noted that The Blue 
Mountains Official Plan also has minimum density requirements that is based on unit type, 
further noting that the required density ranges are anywhere from 15 to 35 units per 
hectare for semidetached units.  Mr. Miles noted that The Blue Mountains requires a 
density of 25 to 40 units per hectare for townhouses, noting that the proposed 
development is providing 22 units per hectare which is less than that required by The Blue 
Mountains, but does comply with the Grey County requirement for townhouses.   Mr. Miles 
noted that there is a very clear direction at Grey County and The Blue Mountains that there 
needs to be more choice in housing types and minimum density requirements must be met.   
Mr. Miles noted that the property is currently zoned D zone, and the proposed zoning is R2 
zone.   
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Mr. Miles noted that the D zone is a placeholder zone that contemplates future 
development and when a development proposal is brought forward, that the land would 
then be rezoned to the appropriate zone.   Mr. Miles noted that they are requesting a 
zoning by-law amendment to the R2 zone to permit semi-detached dwellings and 
rowhouses/townhouses.   Mr. Miles noted that the standard regulations for the semi-
detached dwellings are requested, with no special provisions requested.  Mr. Miles noted 
that for the rowhouses, they are seeking special provisions to remove the minimum lot area 
of 190 square metres to 180 square metres, reduce the minimum lot frontage from 6 
metres to 5 metres, and to add a provision that allows for a zero metre setback between the 
internal rowhouse units.  Mr. Miles noted that the regulations pertaining to setbacks and 
building heights are similar to the surrounding R1 zone lands, as well as the R2 zone lands in 
the Applejack community.   Mr. Miles noted that this will ensure that the buildings are set 
back an appropriate distance, similar to the surrounding homes on the adjacent lots.   Mr. 
Miles the summarized the development, noting that the draft plan has been redesigned to 
meet the minimum density requirements as requested by Grey County, noting that the 
density barely meets the minimum Grey County requirements, and is also at the low end of 
The Blue Mountains density range, further noting that this is a low density development.  
Mr. Miles noted that placement of the unit types has been designed to be compatible with 
the surrounding residential areas, with a mix of unit types providing more choice in The Blue 
Mountains.   Mr. Miles noted that the proposed development meets all policies of the Grey 
County Official Plan and The Blue Mountains Official Plan, confirming that an Official Plan 
Amendment is not required, and the development utilizes a vacant site in a sensitive 
manner that is immediately adjacent to a large community centre and recreational fields.    

Councillor Uram then spoke questioning if there is a analysis of the surrounding densities of 
development, further noting that it appears to him that most of those densities appear to 
meet, or come close to 20 units per hectare, requesting this is provided before this 
development is considered.  Mr. Miles spoke in response noting that a high-level analysis 
has been completed of the surrounding densities.  Denise spoke in response noting that this 
information can be provided as part of the analysis contained within the future 
recommendation staff report. 

George Cooper, Engineer, Crozier & Associates, spoke noting some of the key issues 
referenced include drainage and grading within the proposed development, stormsewer 
capacity relating to the external existing municipal stormsewer capacity, groundwater on 
the site, the existing boundary trees between the site and the rear lots on Orchard Drive, 
and the soils and the related Phase 1 Environmental Site Assessment completed by Peto 
MacCallum.  Mr. Cooper noted that there are some existing drainage issues on site, further 
noting that a topographic survey was completed by Hewitt Milne in 2018 which showed that 
the site is currently fairly flat, with imperfect drainage and not much fall across the site, so 
no positive drainage is provided to any of the existing drainage systems.  Mr. Cooper noted 
that the site is at a lower elevation than Thorncroft Court that backs onto this site, noting 
that there may be drainage that comes into this site from Thorncroft, and then has nowhere 
to go.  Mr. Cooper noted that the site is not graded properly, is up and down in elevation, so 
there is no clear, defined drainage on the site, which would be corrected through the post 
development.   Mr. Cooper noted that part of the stormwater management strategy on site 
will include the internal cul-de-sac, which will be graded to provide positive drainage via an 
overland flow route to the municipal stormsewers.  Mr. Cooper noted that the lots internal 
to this site will be raised approximately one to 1.5 metres, to provide positive drainage 
either to the internal cul-de-sac, or to a lot line swale which would then convey runoff 
towards a municipal system.   Mr. Cooper noted that all the grades along the property lines 
will be matched as part of the drainage plan, further noting that the raising of the lots will 
be completed solely to provide positive drainage.  Mr. Cooper noted that there is currently 
existing drainage coming through the site from other lots and that, as part of the drainage 
plan, this runoff will be intercepted via the lot line swales, and either directed to the existing 
municipal ditch on Victoria Street South, or to a rear lot catch basin.   
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Mr. Cooper noted that the rear lot catch basin will be sized to convey the 100 year storm 
event, and convey that runoff to the internal stormsewers within the cul-de-sac and 
ultimately the municipal stormsewer system.  Mr. Cooper noted that there are capacity 
concerns within the Victoria Street South stormsewer, further noting that it is proposed that 
these stormsewers will be upgraded as part of external improvements and has been 
identified in the Thornbury West Drainage Master Plan by Tatham Associates in 2019.  Mr. 
Cooper noted that the drainage proposed is subject to detailed design.  Mr. Cooper spoke 
regarding groundwater and noted that Peto MacCallum has been monitoring groundwater 
elevations for a 12 month period but noted that this report has not been finalized at this 
time. Mr. Cooper confirmed that once the groundwater report is finalized it will be 
submitted, further noting that the proposed development grading will follow the 
recommendations from that geotechnical investigation and the groundwater monitoring, as 
well as the Town Engineering Standards.   Mr. Cooper noted that the boundary trees along 
the property line between the site and Orchard Drive will be maintained and protected with 
fencing.  Mr. Cooper spoke regarding the soils noting that a Phase 1 Environmental Site 
Assessment (“ESA”) was completed by Terraprobe in 2016 and included an investigation 
involving the historical records and aerial photos from 1974 to 2015 that identified one area 
of potential concern relating to the use of pesticides where apple trees were once grown.   
Mr. Cooper noted that it is common to have apple orchards in this area and different 
agricultural uses, further noting that the Phase 1 ESA recommended remediation of any 
impacted soil prior to the site development and confirmed this will be addressed as a 
condition of draft plan approval.  Mr. Cooper noted that the proposed development will 
improve the existing onsite drainage, and the grading, servicing and stormwater 
management will meet the Town’s Engineering Standards, and that remediation of the 
impacted soils will occur prior to the development of the site.   

Councillor Uram spoke regarding the potential for unusual weather events in this area, and 
questioned if any increased single weather event has been taken into consideration for 
storm runoff, and questioned if there is a way to increase the 100 year storm standard.   Mr. 
Cooper spoke in response noting that when stormsewers are designed, they do allow for 
contingencies, noting that they typically design to 80% capacity of the pipes to 
accommodate for plus or minus on the flow rates experienced, and to ensure that the 
stormsewers would be able to handle it.    

Deputy Mayor Potter questioned if there will be sidewalks in the proposed development, 
and if the developer will contribute to the sidewalks on Victoria Street.   Mr. Miles spoke in 
response noting that sidewalks are a Town matter associated with any future road 
upgrades, further noting that in terms of contributions, the developer will be paying 
development charges on the development so potentially a portion of the development 
charges paid could be applied towards external upgrades.   Deputy Mayor Potter then 
expressed concern that the taxpayer will be responsible for the sidewalks in the future, 
further noting that he does not want to see this happen and believes that the developer 
should contribute to the public sidewalks. 

Councillor Sampson spoke regarding the Thornbury West Drainage Plan noting that he has 
observed issues regarding the drainage system that follows this development, and 
questioned what the plan is for that, and what additional pressures this development will 
place on that drainage infrastructure if that drainage infrastructure is not upgraded 
immediately.  Director of Planning and Development Services, Nathan Westendorp, spoke 
noting that staff are working with the consultant and internal colleagues in other 
departments, further noting that it is imperative that what is installed does relates to 
Thornbury West so that is top of mind for Brian Worsley, Manager of Development 
Engineering, as they review the engineering aspects, and will ensure this is addressed.  

Councillor Sampson noted that the drainage issues have to be dealt with now, further 
noting that additional problems should not be added on to it as it is.    
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Councillor Sampson then spoke regarding the capacity of the Beaver Valley Community 
School, but noted this is not within Council’s jurisdiction.  Councillor Sampson noted that in 
response to the development applications received, that the Bluewater District School 
Board provides comments that the Town should advise anyone that purchases within a 
development, that there is no school capacity.  Councillor Sampson noted that this is not 
acceptable anymore.    

Nathan then spoke in response to Deputy Mayor Potter’s comments regarding the 
sidewalks, noting that the Town’s Community Design Guidelines and the Community Design 
Policies in the Official Plan relate well to active transportation, further noting that there is 
some wording that references “as appropriate”, noting that it is important to look at the size 
of the development and ensure that the sidewalks provide a safe manner of access and 
connectivity.  Nathan noted that staff have not completed the review of this application, 
further noting that these are all good points for staff to consider in that review.   

Councillor Sampson then spoke regarding water and wastewater noting that wastewater is 
under pressure in this area as well, and requested that Engineering comment on this when 
the report comes back regarding the capacity of the existing wastewater treatment plant to 
handle this additional capacity.  Nathan spoke in response noting that through the Technical 
Review and Development Review Committee process, that this is where the Planning 
Department works with the Operations Department, to determine how much capacity there 
is and whether there is sufficient capacity to grant the approvals.  Mayor Soever spoke 
noting that the Town has assigned a lot of capacity and that the Town considers a 
percentage usage which is changing daily with COVID, and asked that this be covered in the 
followup report.  Mayor Soever noted that many are residing fulltime in their weekend 
homes now. 

Larry Foy, resident in Thorncroft, spoke noting that he has provided written comments, and 
have also sent emails to various Town departments and County departments, confirming 
that there is no current budgeting or planned budgeting for the stormwater sewer 
expansion which is necessary on Victoria Street.   Mr. Foy noted that he sent an email to the 
Planning Department showing what happens when people have swales on their properties 
running across the lot and how they can immediately act to block them and cause upstream 
flooding.  Mr. Foy noted that there is a current lack of stormwater capacity for this proposed 
project now and into the future, and that there is no need to raise the grading on this site by 
up to two metres if there is a different form of construction, being slab on grade, as in 
Thornbury Meadows and in Applejack.  Mr. Foy noted that the Crozier Report has wishful 
thinking on what will happen to stormwater capacity on Victoria, further noting that as it 
exists currently, the existing stormwater downstream does not have capacity for pre or post 
development stormwater flows.   Mr. Foy noted that the report contemplates an upgrade of 
this stormwater sewer capacity in line with the development, but there is no current 
budgeting for that and noted it is wishful thinking to proceed with a plan of subdivision that 
will strip the overburden, and allow stormwater entry into that stormwater piping that does 
not have the capacity.   Mr. Foy noted that the stormwater capacity is being further tested 
by the completion of the Thornbury Meadows properties which is adding overland water 
draining to Victoria through the holding pond, and down through the stormwater system.   
Mr. Foy noted that this plan of subdivision must not be approved until that stormwater 
capacity exists.  Mr. Foy referenced Mayor Soever’s recent comments regarding his concern 
with the buildout of the Town and seasonal residences becoming full time residences, and 
how that will affect capacity.   Mr. Foy noted the development should not be considered 
before the sewer is considered.  Mr. Foy noted there is no existing capacity or storage plans 
for what happens if the plan proceeds without the expansion.  Mr. Foy noted that it is his 
understanding that watermain rebuilding occurs when roads are reconstructed, and noted 
that if this is the plan, that Victoria Street will have to be rebuilt, and that at that time the 
sidewalks can be built.  Mr. Foy noted that we are in a time of climate change, and asked 
that Council consider that a 100 year storm could occur tomorrow.    
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Mr. Foy noted that once the overburden is stripped, then the absorption capacity of that lot 
is gone, that during construction there will be increased water flows going directly into the 
stormwater system.  Mr. Foy noted there is an existing catch basin on the northeast corner 
of his neighbour’s lot, which was put in at some time and drains this property, presumably 
onto Orchard Drive.   Mr. Foy noted that the existence of that drainage was finally 
confirmed in the subsequent report of Crozier in June, 2020.  Mr. Foy noted that the plan to 
increase the lot grading by up to two metres to deal with drainage will cause a swale issue, 
further noting that if slab-on-grade homes are built, the grade does not have to be raised.  
Mr. Foy noted that the grading must be raised to accommodate basements because the 
water table is high.  Mr. Foy noted that a resulting swale will require incredibly steep sides 
to drain to the proposed catch basin, noting this is not compatible with the existing views 
and character of the neighbourhood. Mr. Foy noted that the cross-lot swales that are called 
for in this design is bad planning, further noting that the Thornbury West Master Drainage 
Plan indicates that drainage infrastructure should be on municipal lands, not on private 
lands.  Mr. Foy noted that a narrow easement has now been proposed to a catchbasin, and 
noted that no one will be happy with an easement on private property to a catch basin and 
questioned who will maintain the catchbasin on private property.  Mr. Foy noted that 
Ashbury West has just finished and now the property owner on the first lot that joins 
Victoria, has changed the swale that runs across their property to put pipes in.  Mr. Foy 
noted that this can cause overland flooding if the pipes block.  Mr. Foy noted that the any 
development plan on this property must be postponed until the sewer capacity is installed 
on Victoria, and asked that Council reject the plan with respect to the raised grading up to 
two metres from the adjoining properties, and the developer should be required to erect 
structures that are slab-on-grade, so a change in grade is not required for the adjoining 
properties.    

Rick Tipping, resident at 4 Thorncroft, spoke noting that they back onto the subject 
property.  Mr. Tipping noted that he does not agree with the density on such a small plot of 
property located within established neighbourhoods.  Mr. Tipping spoke further to Mr. Foy’s 
comments regarding stormwater, and noted there will be an impact on the Little Beaver 
River.  Mr. Tipping noted that the increased density will increase runoff and questioned if 
this will lead to the Little Beaver, referencing siltation or erosion of banks and downstream 
flooding.   Mr. Tipping noted this needs to be considered in any approval that will 
dramatically increase flows downstream.   Mr. Tipping spoke regarding the proposed rear 
lot drainage plan, noting that his property backs on the subject lands, and noted that it is 
proposed that drainage from his rear lot out onto the new cul-de-sac and considering grade 
changes.  Mr. Tipping questioned if the proposed drainage is feasible with the proposed 
grade changes, and noted that the swale as proposed adjacent to the Orchard Drive 
properties will impact the life of the mature White Pines in this location.  Mr. Tipping 
questioned how fencing will protect the mature White Pine trees unless the roots are 
protected as well, noting that he has trees on his property that he would also like protected.   
Mr. Tipping noted his concern with the high water table in this area, and the possibility to 
negatively impact his property.  Mr. Tipping noted that raising the grade will impact their 
privacy and is a concern.   Mr. Tipping noted that the soils report indicates contaminated 
soils, and noted that some of the samples taken were over the acceptable limits.  Mr. 
Tipping noted that he has been advised that no additional soil sampling will be done on the 
entire property and requested that a full study of the subject lands be completed for the 
sake of the surrounding residents and that, if required, soil should be removed and taken to 
a suitable disposal site.  Mr. Tipping noted that contamination from agricultural activities in 
this area is a concern to everyone.  Mr. Tipping noted that there are devices that will help 
remove sand, silt and other debris from storm systems, aside from catchbasins.  Mr. Tipping 
noted that he would like to be provided with the water study, when available to establish if 
the developer is planning on foundations and the top of the proposed foundation wall as it 
relates to his residence to see how much above his property it will be.  Mr. Tipping asked 
that the length of the proposed rear lot swales be reduced by installing additional rear yard 
catchbasins. 
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Councillor Sampson spoke asking that the followup staff will include a report on the 
contamination issue that has been raised.   Denise spoke in response noting that a 
comments matrix will be included in the followup staff report to address the concerns 
raised. 

Deputy Mayor Potter spoke thanking those that participated in the meeting today, and 
noted that questions raised will be considered by staff and the consultants, with the 
answers being provided to Council at a later date through a staff report, for consideration. 

Mayor Soever noted that all correspondence received is copied to Council in advance, and 
noted that Council reads all comments received.  Mayor Soever thanked the speakers for 
their comments today. 

As no one further wished to speak, the Mayor declared the Public Meeting to be closed. 

C.3 Public Meeting:  Application for Official Plan Amendment, Zoning By-law 
Amendment and Revised Draft Plan of Subdivision (Aquavil Development) 

Mayor Alar Soever noted this is a public meeting regarding the Aquavil proposal. 

Mayor Soever noted the County and Town are seeking input on development applications for a 
proposed Official Plan Amendment, Zoning By-law Amendment and revised Draft Plan of Subdivision. 

Mayor Soever noted the subject property is municipally known as 111 Blue Mountain Drive, 209843 
and 209811 Highway 26 and are various lots and block on Registered Plan 529. 

Mayor Soever noted the Aquavil project has existing land-use planning approvals including local 
Official Plan policies, Zoning By-law provisions and an approved Draft Plan of Subdivision that is 
subject to several conditions.  The current approvals enable the development of up to 340 dwelling 
units and 9,100 sq.m of commercial uses spread over an “East Neighbourhood” and a “West 
Neighbourhood”. 

Mayor Soever noted the new land-use planning applications would mainly adjust the previous 
planning approvals to reflect a revised development concept plan for the “West Neighbourhood” 
portion of the Aquavil project.   

Mayor Soever noted this revised development concept includes: 

• Retention of the Provincially Significant Wetland designations and zones. 
• 234 dwelling units comprising of 176 low rise condominium dwellings; 20 semi-detached 

dwellings; 36 townhouse dwellings and 2 single detached dwellings. 
• Retention of the single detached dwelling zone on the west side of Brophy’s Lane. 
• Provision for up to 100 rental apartments on the west side of Brophy’s Lane. 
• Refinements to the west boundary of the Hazard (H) zone reflecting updated 

engineering and environmental studies. 
• Deletion of the C6 commercial zone west of Brophy’s Lane and allocating the 14 dwelling 

units/live work units to the C6 zoned lands east of Brophy’s Lane. 
• Adding Seniors Accommodations as a permitted use in the East Neighbourhood C6 zone. 
• Provision of a recreation centre for the residents of the development. 
• Modify the Hazard (H) zone provisions at the shoreline and retaining it for Aquavil 

residents. 

Mayor Soever noted this public meeting is an opportunity for members of the public to 
learn more about the proposed development. The moderator will keep the meeting in order 
and allow the applicant (and their development team), the public, and members of Council 
to speak and ask questions.  

Mayor Soever noted that no decisions are made at this meeting, it is simply an opportunity 
to learn and provide feedback. 
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Mayor Soever noted a decision on this proposal has not been made at this point and will not 
be made at the Public Meeting. After reviewing the application and any comments received, 
Town staff will bring a recommendation on this project to a future council meeting. 

Mayor Soever noted you must make a request in writing if you wish to receive a notice of 
any decision of Council on this proposal. 

Mayor Soever further noted if a person or public body does not make oral submissions at a 
public meeting, or make written submissions to Council of The Blue Mountains before the 
by-law is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Local Planning Appeal Tribunal unless, in the opinion of the Tribunal, 
there are reasonable grounds to do so. 

The Town Clerk spoke, noting that the Notice of Public Meeting was given in accordance 
with the Planning Act and in response comments were received from Historic Saugeen 
Metis, Ministry of Transportation, The Blue Mountains Operations Department, Steven 
Vipond, Mark Visic, Jane Visic, Leon Goren, Brad Kovacs, Ken Hall, Caroline and Carlo 
Giarrusso, Karen Poncelet, Dietmar and Heike Wennemer, Monika Langhammer, Paul and 
Clare Arena, Gail Arena, Ken Stewart, Darlene and Ron Stevenson, Ian Pritchard, Blue 
Mountain Watershed Trust, Jamie and Vanessa Morrison, Jim and Bonnie Fox, Lucy 
Richmond, Larry Law, Livingstone & Living Water Resorts, Lindsay Koenig, Sandy White, Jim 
Torrance, Blue Mountain Ratepayers Association, Pamela Spence and Robert Turner, Eric 
Button, Joseph Gottdenker, Marco Palermo, Eleanor Ward, Marie Melnichuk, Gary Nobrega, 
Ann and Tim King, Karen Atkinson, Olga McLean, Laura Shory, Lenore and Greg Villeneuve, 
Bob and Joan Newman, Margaret Plut and Matthew Brown, Andrea Ramaciera, Jacqueline 
Boland, Sharon Fournier, Kevin Lloyd, Luigi Santaguida, Keith Beckley, Marilyn and Terry 
Pike, Michele Calpin, Mary Virkus, Andrew McBain, Heidi Kathleen McGregor and Brigitte 
Eaton.   

Manager of Community Planning Trevor Houghton, spoke noting that before Council today 
is an official plan amendment, a zoning by-law amendment, and a revised draft plan of 
subdivision.   

Trevor noted that the applicant is Royalton Homes, the principal agent is Colin Travis of 
Travis and Associates, the location of the subject lands is 111 Blue Mountain Drive, 209843 
and 209811 Highway 26.   Trevor noted that these applications were submitted to the Town 
in October of 2019 and were deemed complete in December 2019.   Trevor noted that the 
lot area for the west lands is 15.5 hectares.    

Trevor provided an aerial of the west neighbourhood outlined in red, noting it is bordered to 
the south by Highway 26, to the east is Brophy’s Lane, to the west is Blue Mountain Drive, 
and to the north is the shoreline of Georgian Bay. 

Trevor noted that the current official plan designation includes hamlet area, Craigleith 
Village Commercial, Hazard lands, Wetlands, and the Craigleith Village Hazard Lands, 
shoreline floodplain and the provincially significant wetlands.    

Trevor noted that the current zoning on the property includes the R1-1-59 zone which is 
subject to a holding 14 symbol, an R2-59 zone which is also subject to a holding 14 zone, C6-
59 zone that is subject to the holding 15 zone, Institutional 59 zone which is subject to a 
holding 16 zone, hazards land, wetlands and an open space 59 zone which is subject to a 
holding zone 18, which is that abutting the shoreline.  Trevor noted that in order to remove 
the holding zones, various conditions have to be satisfied, and reviewed the required 
conditions. 

Trevor then reviewed the current draft plan of subdivision, noting it was approved in 2014 
by the Ontario Municipal Board, further noting that the draft approval is for both the east 
and the west neighbourhoods, but confirmed that today the primary focus is on the west 
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neighbourhood itself.  Trevor noted that the approval was granted subject to a number of 
conditions and noted that the conditions have to be satisfied before this plan of subdivision 
can be registered.  Trevor noted that the current draft plan approval is valid until December, 
2020, further noting that it is likely that the applicant will be coming to the Town with an 
application to extend the draft approval.  

Trevor reviewed the redline proposed redrafting of the plan of subdivision, noting that an 
increase in the number, styles and types of dwelling units and the deletion of the 
commercial block is proposed.   Trevor noted that the applicant proposes the addition for a 
block of private recreational buildings for the residents of Aquavil, few public roads in 
exchange for more private condominium roads, and also references the MTO road widening 
along Highway 26, and adjusted some of the buffer blocks between the development and 
the hazard areas based on updated environmental science.     

Colin Travis, of Travis & Associates, spoke noting their team would like to thank Council and 
staff for forging through these awkward times with COVID.   Colin noted that they are aware 
that Council and staff are attempting to address a backlog of public meetings, recognizing 
that Council are holding back to back Public Meetings to catch up, and noted that they 
appreciate the immense effort from Council and Staff in that regard.  Colin noted they are 
thankful for the scheduling of this Public Meeting today, realizing that the backlog was 
caused by Provincial Regulations.    

Colin noted that the owner of the subject lands is Royalton Homes, and that their team is 
extensive with most of the members having over 20 years or more experience in The Blue 
Mountains, that includes a range of fields including engineering, environmental, 
architecture, coastal engineering, geotechnical, traffic, land use planning, and sales and 
marketing teams.  Colin noted that those present today include Chris Crozier, Kurt Vendrig 
and Mike Hensel of Crozier Associates with their specialties being engineering, 
environmental, landscaping and site plan design, John Romanov, project architect, Milo 
Sturm of Shoreplan Coastal Engineering. 

Colin provided the chronology of the site, noting there is a long history from the late 1990s, 
early 2000s, with the sale of the lands from the former Eastern Seals Camp to a smaller 
developer, then sold to a group called Terrasan, that also purchased a series of adjacent 
properties to result in what we see in the draft plan of the subject lands today.   Colin noted 
that in 2013, the lands were on the market, and that in 2017 Royalton Homes purchased the 
lands.  Colin noted that from 2008 to 2013, Terrasan received an official plan approval, 
together with a zoning by-law amendment, noting that both of these instruments were 
based on concept plans that were developed in 2008 and 2009.  Colin noted that the official 
plan amendment and the zoning by-law amendment were appealed to the Ontario 
Municipal Board, and confirmed what is in effect is reflected in the 2016 Town Official Plan, 
and the 2018 updated zoning by-law.    

Colin noted that following Royalton’s purchase of the lands in 2017, they spent the next two 
years revising and refining the plans to reflect a more contemporary market, considered 
additional rules and regulations on development, and more recent policies, including the 
Provincial Policy Statement.  Colin noted that the revised plans were used as a basis for an 
information item provided to Council, and a public information meeting held at the 
Craigleith Schoolhouse, and form the basis of formalized applications to the Town and the 
County for an official plan amendment, along with a zoning by-law amendment, and the 
redline to the draft plan.   

Colin provided a summary of the existing land uses, and noted the lands have approximately 
1 km of frontage on Highway 26, and noted there is an eastern portion of the plan that 
represents predominately approved commercial uses of approximately 100,000 square feet 
and 60 live/work dwelling units.  Colin noted that the eastern lands have a large area of 
lands designated as provincial significant wetlands, and four single detached dwellings.   
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The lands that run parallel with Highway 26 is the approved draft plan and the road 
connection from Brophy’s Lane to Long Point Road.   Colin noted this is as a result of the 
approved draft plan and the review of the plan by the Ministry of Transportation and their 
policy to restrict new access points onto Highway 26, and their active policy to eliminate as 
many existing access points on Highway #26 in this area as possible.   

Colin then spoke regarding the lands to the west, noting this is the focus of today’s public 
meeting.  Colin noted that the predominate land uses include the wetlands and the 
associated buffer areas, currently approved policies and zoning to allow for 130 seniors 
and/or dwelling units, 115 medium density townhomes, and the existing zoned commercial 
C6 site, along with 14 dwelling units.  Colin noted that along Georgian Bay there is open 
space hazard areas, and single and detached dwellings.   Colin noted that the roads in the 
west neighbourhood are public roads.   

Colin then spoke noting that the existing Blue Mountain Drive access will be closed, and that 
access will be made through the proposed public road from the west area, which would 
access Highway 26 across from Hope Street.   Colin noted that they propose to eliminate 
two public roads in the west neighbourhood and replace them with condominium roads, 
with the condominium road terminating at the east property boundary and that provision 
will be made for emergency vehicle access.   

Colin noted that the applicant is proposing to increase the number of units in the west 
lands, comprised of 176 lowrise three storey apartment dwellings, 16 buildings each with 11 
dwelling units.  Colin noted that the design approach is to include some service parking, but 
with most parking being provided underground.  Colin noted that they are also proposing 
three single-detached, 20 semi-detached units, 36 townhouses or multi-attached, and 100 
apartments.  Colin spoke regarding the proposed 100 apartments, noting that they are 
looking at providing rental accommodations, and look forward to working with the Town to 
provide those alternative type accommodations.  Colin noted that they are looking to 
maintain a five storey maximum and an 18 metre height limit for the rental 
accommodations.   

Colin spoke regarding the northwest corner of the lands, confirming that the immediate 
neighbour is Block E of Plan 529, noting that many comments have been received from area 
residents concerned that the proposed development will take over Block E.  Colin confirmed 
that Block E of Block Plan 529 are not part of this subdivision plan and are not owned by the 
applicant owners of this development, and confirmed there are no plans to infringe on Block 
E.  Colin noted that the applicant is fully aware of the historical access rights applied to Plan 
529 residents to Block E along with other areas along the lakefront. 

Colin then reviewed the concept plan and the built form with the road system, both public 
and condo road system, and noted that the Blocks identified as Blocks A, B,C, D, and E are 
the medium rise or three storey condo apartment type dwelling units referred to earlier.   
Colin noted that in each of the Blocks they are proposing 11 dwelling units with a maximum 
height of 11 metres, with each having programming features including underground 
parking, and a rooftop passive amenity area.  Colin spoke regarding the relationship 
between the developed and development area with the adjacent wetlands, and noted that 
incorporated in their design plans is both a buffer and a stormwater conveyance system that 
is designed into the engineering of the project.   Colin noted that the middle block includes 
single detached and 18 semi-detached units and a localized open space feature parkette.  
Colin noted that the lands to the south also include the same localized open space feature 
parkette where multi-attached units are proposed.  Colin noted that the open spaces will 
include a number of public trails connecting both within the project, and also connecting 
out of the project.  Colin spoke regarding the lands to the north that include the shoreline 
and the beach area, and noted that the intent is to have the beach remain private with 
access for Aquavil residents, and is not intended to be open to the general public.  
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Colin spoke noting that the road alignments have determined the boundaries of the various 
blocks, and spoke regarding the redline plan, noting that they are eliminating two public 
roads and replacing with condominium roads and as result are looking at a block 
reconfiguration.   Colin noted that the wetland blocks and the buffer hazard lands have been 
retained.    

Colin noted that they are proposing to modify the existing zoning, noting that the intent is 
to be more specific as to the location of various condominium unit types, and referenced 
the Private Rec. zoning for the onsite private recreational amenity centre which is a key 
feature in this neigbourhood design that will be available to Aquavil residents.   Colin noted 
that the site is laid out and designed to encourage walkability to the Rec. Centre, that will 
include a gym, general meeting room, and outdoor deck area.  Colin noted that the beach 
area will be zoned H with some special provisions to deal with environmental plans and that 
it will be a private beach.    

Colin referenced the schedule that will be attached to the proposed official plan 
amendment noting it will be simpler, as they will identify the areas that are subject to very 
specific conditions.  Colin noted that the mapping change is straight forward, and noted that 
the details on the specific official plan policy amendments are included in the materials 
submitted to the Town, and include an adjustment to the hazard lands boundary, clarifying 
the official plan policy with regard to road connections, adding semi-detached dwelling units 
to the list of permitted dwelling types within the west neighbourhood, specifying that the 
number of single detached dwellings on the east side of Brophy’s Lane is limited to four 
single detached homes, deleting wording that requires the public beach lands, allowing for 
maximum height of three storeys or 11 metres for the low rise apartments, and allowing for 
a maximum of 100 rental and/or senior apartment type rental units with a maximum height 
of five storeys or 18 metres. 

Colin noted that they have submitted a significant amount of documentation to the Town, 
including a Planning Justification Report which provides a review of the Provincial Policy 
Statement, Niagara Escarpment Plan, Grey County Official Plan, and The Blue Mountains 
Official Plan.  Colin noted that they have concluded that this development is consistent with 
the directions of the Provincial Policy Statement, conform to the intent and policies of the 
Niagara Escarpment Plan, conform to the intent of the County Official Plan, and conform to 
the intent of The Blue Mountains Official Plan.    

Colin noted that before making applications for the various amendments, Royalton spent a 
significant amount of energy and time on market research and urban design, and the 
combination of this research have resulted in some of the changes they are seeking.  Colin 
noted that they are aware there are questions regarding the look of the development, and 
noted they are proposing a comprehensive plan with one developer, and a coordinated land 
use approach.   Colin noted that there is a common architectural theme throughout the 
Aquavil Village, with the theme reflected in the architectural renderings provided.  Colin 
noted that with respect to the townhouses, they are proposing a one and two storey effect 
on the overall building form with a “mountain modern” theme with onsite parking and 
rooftop private amenity spaces.   Colin spoke noting that there will be a unified design and 
architectural theme approach to this neighbourhood. 

Colin spoke regarding the “at-scale” cross-section between the low-rise condominium 
buildings and the beachfront, identifying the current lake levels and the waverush limit.   

Colin noted that they have received the comments as summarized by the Clerk, and 
comments received at the Open House held several months ago.  Colin noted that the 
general themes of the comments have included the beach ownership being available only to 
Aquavil residents, how attainable housing will be provided, height limits, density, shoreline 
uprush, natural heritage features, and connectivity to Brophy’s Lane.  Colin noted that a 
Traffic Impact Study was submitted with the application that acknowledged that at some 
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point there will be turning lane improvements required along Highway 26, further noting 
that their Traffic Impact Study is currently being peer-reviewed and they are currently 
awaiting comments on that peer-review document.   Colin noted that they have a long 
history with the Ministry of Transportation on this file, and confirmed that the road 
connections proposed were mandated through the Ministry of Transportation review that is 
reflected in the draft plan.   

Colin concluded noting that the proposal is consistent with applicable planning policies, the 
provision of on-site recreational amenities is an enhancement to the immediate 
neighbourhood, with active transportation including trail connectivity, and there will be a 
significant contribution to the attainable housing objections of the municipality.  Colin spoke 
regarding the topic of a “gateway”, and noted that because they are able to have a unified 
design, a cohesive site plan is proposed.  Colin noted that they realize that the gateway at 
the corner of Highway 26 and Long Point Road is essential and confirmed they will be 
working with Simcoe County, Grey County, The Blue Mountains, Collingwood and the 
Province of Ontario as there are plans in place to coordinate a regional approach to that 
corner that is led by The Blue Mountains and Grey County, that could include traffic signals 
or a roundabout in that location. 

Colin noted that this development represents a significant contribution to the local 
economy, with a significant construction budget both inground road systems, housing, 
recreational facilities, and the resulting impact will be an addition to the Town’s taxation 
base.   Colin confirmed that there will be various spinoffs, jobwise, from this development. 

Councillor Bordignon spoke regarding the private beach ownership, and confirmed that the 
beach will not be available to The Blue Mountains residents, that will only be accessed by 
Aquavil residents.  Colin spoke in response noting that the applicant is looking at a limited 
neighbourhood access to the beach area, and that this is being discussed at this time, 
further noting that they want to pursue this with Planning Staff.  Colin confirmed that 
primarily, the access will be for the residents, but may consider access to the immediate 
neighbourhood.  Colin noted that from a broader community point of view, the applicant 
wishes to reinforce trail connections through this area to link with future and existing trails 
within the Town. 

Councillor Bordignon asked that Mr. Travis address Plan 529.  Colin spoke in response 
noting, as of right, there are several parts along Georgian Bay that residents of Plan 529 
have access to Georgian Bay.   Colin noted that the most popular access point is referred to 
as Block E in Plan 529, which is located immediately to the northwest of the subject lands, 
further noting that it is the extension of Blue Mountain Road Lane to Georgian Bay.  Colin 
confirmed that this development will have no effect on that access.   

Councillor Bordignon questioned the reference to rental and short-term accommodation 
versus actual rental accommodation.  Colin spoke in response noting they are not planning 
on allowing short term accommodations, further noting that the rental apartment building 
will be for full-time residents.    

Deputy Mayor Potter spoke referencing the sidewalks and trails and questioned what the 
surface treatment will be.  Colin spoke in response noting that the standard design for the 
interior public road will be the Town standard for sidewalks, the condominium roads will 
have a hard surface, and the connections through the wetlands will be as directed through 
the environmental review for those trails.   Deputy Mayor Potter spoke in response noting 
that he is mainly concerned with the sidewalks to ensure that the snow can be plowed, 
further noting that he does not support the use of screenings.   

Deputy Mayor Potter spoke regarding short term accommodation and questioned if there 
will be a clause registered on title confirming that short term accommodations are not 
permitted in this development.    
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Colin spoke in response noting that there are tools in the zoning by-law that could be used 
to specify that restriction, further noting that something similar was done at another 
development.  Deputy Mayor Potter spoke in response noting that the problem is that 
property owners have come back to the Town to advise that they were not aware that short 
term accommodations were not permitted, so the Town has begun to take steps to try to 
make it more clear.   

Deputy Mayor Potter then spoke regarding attainable housing and questioned if the 
applicant has considered the Town’s definition of attainable housing, and if the attainable 
housing at Aquavil will meet that expectation.   Colin spoke in response noting that they are 
speaking with The Blue Mountains Attainable Housing Corporation, and confirmed they are 
aware of the definition.    

Deputy Mayor Potter questioned the advantage of closing the entrance onto Highway 26 
from Blue Mountain Drive and creating a new entrance.   Colin spoke in response noting 
that what they are proposing is as a result of requirements of the Ministry of 
Transportation, to align the Blue Mountain Drive exit with Hope Street on the south side of 
Highway 26.   

Councillor Uram spoke noting that a community is being created in the east half of the 
development, and yet there is no commercial base within that community that is accessible 
by bicycle or walking, and questioned if there would be a need to include a commercial area 
for day to day products on the site so that people do not have to access Highway 26.   Colin 
spoke in response noting that this ties into the connection and the plans they would like to 
see for linking the west neigbourhood through the east neighbourhood parallel with 
Highway 26.   Colin noted that the east neighbourhood is where the commercial land uses 
are designated and zoned, further noting that they want to formalize that connection 
between the east and west neighbourhoods.   Colin noted that they require two things in 
order for them to proceed with the connectivity, including the results of the ongoing 
environmental assessment regarding the improvements to Highway 26 in this area, and 
once received, they can pay more attention to detailed site planning and urban design for 
the commercial area and how that can be connected to the west without having to access 
Highway 26. 

Councillor Uram then spoke regarding the underground parking that is proposed next to 
wetlands and questioned if the studies have been peer reviewed with respect to any 
impacts that may result from underground parking.  Colin spoke in response noting that 
they have a number of studies that are under peer review right now, one being the 
geotechnical report, and noted that they continue to await the results of that peer review. 

Councillor Sampson spoke regarding the separation of the east and west sides of the 
development and questioned if this is because the developer is uncertain as to what the 
Ministry of Transportation wants to do for the highway section.  Colin spoke in response 
noting this is correct, that the applicant does not know what they are dealing with in terms 
of access or the right-of-way requirements as determined by the Ministry of Transportation.  
Councillor Sampson questioned when the Ministry of Transportation will provide the clarity 
for Highway 26, noting that it is a bit problematic to move forward with the west without 
the east side of the subject lands.   Colin spoke in response noting that the applicant is as 
frustrated as anyone else regarding the Ministry of Transportation and Highway 26, noting 
there are several things going on with the Ministry of Transportation and confirmed they 
are talking with the Ministry of Transportation regarding setback matters as applied to the 
east lands, and noted that they are aware that Town of The Blue Mountains Director of 
Planning and Development Services Nathan Westendorp and Randy Scherzer of Grey County 
arranged for a meeting of various agencies concerning this part of Highway 26 and the 
regional highway system as a whole.    
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Councillor Sampson noted that the Ministry of Transportation made some commitments to 
the Town at an Association of Municipalities of Ontario (“AMO”) meeting regarding 
setbacks, and questioned if those commitments have been included in this proposal.  Mayor 
Soever noted that the Town has followed up with a letter to the Ministry, further to the 
discussions at AMO, but the correspondence received from the Ministry included nebulous 
wording.  Mayor Soever noted that we are inviting the Minister of Transportation to visit the 
area to look at our regional transportation situation, including Highway 26, and confirmed 
that the setbacks will be discussed again. 

Mayor Soever spoke regarding the beach area and questioned if the existing draft plan that 
is about to expire, indicates that the beach was to be transferred to the Town.  Colin spoke 
in response noting that yes, the current draft plan does anticipate conveyance, further 
noting that this current draft plan will expire at the end of the 2020. 

Councillor Sampson spoke regarding the current draft plan approval, and noted that it does 
not have any provision for public parking, further noting that the beach would be allocated, 
but there is no provision as to where vehicles will go if a visitor was not local and wanted to 
visit the beach.  Colin spoke in response noting that in the extreme northeast corner of the 
draft plan, there is a block that would be to the east of the public road, and that block was 
set aside as a very small block for a potential parking area that may accommodate 
approximately ten cars.  Councillor Sampson noted that it appears that the intent of the 
beach area was for local use, further noting that he looks forward to further discussions that 
the definition of a private beach may include local use.    

Paul Fox, Brophy’s Lane, spoke noting that he provided written comments, and that his 
concerns include the emergency access on Brophy’s Lane, noting this concerns many 
residents asking that it be left as an emergency access forever.   Mr. Fox noted that the 
beach access is important as well.   Mr. Fox noted that he is hopeful that once the project 
starts, that the Town will have assurances that Aquavil will not fill in any wetlands, noting 
that the developer has to be held accountable to the Town and to the people that wetlands 
will not be filled in. 

Karen Sweeney, Brophy’s Lane, spoke noting that she abuts the Aquavil development off 
Brophy’s Lane where the emergency entrance is being discussed.  Ms. Sweeney spoke 
regarding the emergency entrance, noting there is a draining tributary to Georgian Bay and 
questioned how a road can be built over that tributary, further noting that the tributary fills 
following storms.  Ms. Sweeney questioned if there will be other reservoirs where there will 
be standing water.   Ms. Sweeney noted that she had a hydro pole moved a few years ago 
which would be near that location, there is also a fire hydrant in this area, and questioned 
who would be responsible for the costs if that had to be removed, what would the entrance 
look like and will it be a locked gate that is only opened in an emergency.  Ms. Sweeney 
noted that her property abuts the barbed wire fence which is the Aquavil boundary, and 
questioned if during construction a fence will be constructed while construction takes place, 
and if it will remain in place to mitigate noise and dust.  Ms. Sweeney noted that on the 
initial draft plan, previous to this redline revision, that the property next to her property was 
public open space parkland by the water, and now it is being changed to private and noted 
that she is hoping to have deeded access to that beach as well for the residents of Plan 529.   
Ms. Sweeney noted that Aquavil will be on sewers but Brophy’s is not, further noting that 
they have been told that Brophy’s is very cost prohibitive because they have to pump up 
because of the high water table.   Ms. Sweeney questioned if there is any consideration to 
include Brophy’s into the infrastructure to service Aquavil, further noting that they are in a 
full service area and it does not make sense to leave them without service.  Ms. Sweeney 
questioned if the construction vehicles will enter off Blue Mountain Drive with nothing 
through Brophy’s.  Ms. Sweeney questioned if there will be a bus stop located in Aquavil 
that other residents can also access.    
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Chris Crozier, of Crozier & Associates, spoke in response to the question regarding the 
extension of sewers to Brophy’s Lane, noting that this is the shallowest point of the sewer 
network in the subject development, so it will be difficult to extend the sewers further east 
along Brophy’s as they will run out of grade, and the sewers will become too shallow.  Mr. 
Crozier noted that he believes there are plans to do work on Long Point Road by the Town 
at some point, and that may be an easier tie-in, than through the Aquavil project. 

Mayor Soever spoke regarding the question of construction access, noting that a 
transportation plan should be developed for the construction access and addressed in the 
followup staff report.   Mr. Crozier noted that it is intended that the construction access will 
come from Highway 26 at the Hope Street intersection.  Councillor Sampson then spoke 
noting that development staging needs to be considered as well, and also requested that 
the requested sewer connection for Brophy’s Lane be included in the followup staff report. 

Mr. Crozier spoke noting that yes, a construction fence will be erected, further noting that 
this will be done in the future. 

Luigi Santaguida, Brophy’s Lane, spoke noting that he is across the street from Karen 
Sweeney that just spoke, and is along the shoreline at the northeast quadrant of the 
development.  Mr. Santaguida spoke regarding the history of the entire application, noting 
that he has been involved with it as well as some of the other neighbours.  The Blue 
Mountains was involved with the site going back to 2005, but by 2006, Terrasan had 
acquired the lands that we see today, and as noted as the west lands.   Terrasan was 
applying for a preliminary application on the west lands, but subsequent to that they 
acquired the Craigleith General Store and then the Easter Seals Camp.   This is a 63 acre 
community, is not a 15 hectare community, further noting that the previous two 
applications were converted into one application so that everything could move forward as 
one.   Mr. Santaguida is at a loss, as to why this development is not being considered as one 
congruent application with total connectivity encompassing all of the concerns of the 
community and all of the stakeholders, noting that Council are now allowing a split 
application.  Mr. Santaguida noted that the Ministry of Transportation issues were known 
back in 2010, and is nothing new, and does not believe this is a reason to split the site up.   
Mr. Santaguida questioned what will happen on the west lands, when there is an application 
being considered that is moving densities from the east to the west.  Mr. Santaguida noted 
that this application should be one application, as intended and as approved in the draft 
plan and accepted back in 2010 to 2014.  Mr. Santaguida noted that the applicant should 
change the application, spend more time, including more community involvement in what is 
going on with the east and the west, noting that it is imperative for the connectivity, the 
wetlands, and the wildlife habitat.  Mr. Santaguida noted that the beach built-form 
proposed is not acceptable, noting that the proposed concept plan includes condominiums 
versus single family homes, and is a major change for the community.  Mr. Santaguida noted 
that for ten years the current draft plan was considered following significant effort form the 
community, the Town of The Blue Mountains and Grey County, and was nicely negotiated to 
its current form.   Mr. Santaguida noted that what is proposed is a massive change to what 
was accepted by the Town, the County and the local communities.   Mr. Santaguida noted 
that this development was purchased by Royalton in such a way that Royalton knew that 
the built-form was a very important symbol that tied in a 63 acre infill project along a 
waterfront, further noting that the infill needs to have urban design criteria.   Mr. 
Santaguida noted that there is an infill development that sits to the east and to the west 
that are low-rise single home dwellings in a range of 50’ lots to 250’ lots.  Mr. Santaguida 
noted that the current application has approximately 1100 lineal feet of waterfront where it 
is proposing a density of close to 140 homes along the waterfront, noting that this density is 
higher than that of other area neighbouring waterfront homes.  Mr. Santaguida noted that 
the waterfront is very important to the entire community, including the visual impact, and 
noted what is proposed is a five storey building because of the grade.   Mr. Santaguida 
questioned if the basements will be half basements.    
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Mr. Santaguida noted that 17 homes should be built along the waterfront, and still allow the 
developer to maintain architectural designs if they choose to.   Mr. Santaguida referenced 
the study provided by the developer noting that the resulting waterfront visual impact is 
dramatic to the community, and will contribute to increased noise and traffic issues.  Ms. 
Santaguida noted that there is marketing material on Royalton’s website that includes 
pools, though it was not referenced today.  Mr. Santaguida noted that the community will 
work with Royalton, further noting that he is pro-development, but it needs to be a 
sustainable, community supported functional community with the ability to enhance the 
waterfront.  Mr. Santaguida noted that taking away approved and negotiated park spaces 
that was approved and negotiated at length with the developer, the Town and the County is 
concerning.   Mr. Santaguida noted that this community should be a statement to the Town 
of The Blue Mountains, noting that he does not believe there are any other places in The 
Blue Mountains that has a mixed community that houses this density on a shoreline of 
1000’.  Mr. Santaguida noted that visual impacts are significant, and noted that the current 
approved development was negotiated costing millions of dollars.  Mr. Santaguida noted 
that for the developer to now seek an amendment for a total redesign is significant and 
asked that Council of The Blue Mountains not accept this application, and ask the developer 
to submit one application that includes both the east and west neighbourhoods.  Mr. 
Santaguida noted that the developer is selling this development as one community with 
commercial areas and pools.  Mr. Santaguida noted that the application has become a 
condominium application and is no longer a low-rise development.  Mr. Santaguida noted 
that water is an issue in this area, and that short term accommodation rentals should not be 
permitted.   Mr. Santaguida spoke regarding attainable housing and questioned the 
definition of attainable housing, noting this could be a problem moving forward.  Mr. 
Santaguida questioned who the peer reviewer is for the environmental impact study and if 
all peer reviewed studies being peer reviewed need to be peer reviewed and questioned the 
timing of those peer reviews. Mr. Santaguida noted that he likes the theming of the 
community proposed by the developer.   

Trevor spoke noting that the geotechnical report, traffic impact study, noise study and the 
hydrogeological study are all being peer reviewed, and are not complete yet.   Trevor noted 
that when the documents are available, they will be made public.  Trevor noted that the 
environmental impact study is being peer reviewed by the local conservation authority, as 
well as the flood line analysis and the shoreline hazard assessment.   

Alexandria Pike, spoke on behalf of herself and Stephen Thuringer, 133 Blue Mountain 
Drive, which is 7 lots to the west of this development.   Ms. Pike has been part of a family 
that has had a cottage on Blue Mountain Drive for almost 50 years, with deep family roots in 
the area.   Ms. Pike noted that they have similar concerns as addressed by Luigi Santaguida, 
and have shared their concerns with their neighbours and their residents association “Blue 
Mountain Drive Ratepayers Association”.  Ms. Pike noted that they were actively involved in 
the last application and felt that the intensification goals were being met by the last 
application.  Ms. Pike noted that they are very concerned that the height and the density 
being proposed now goes far beyond anything that would be envisioned under any policies 
of intensification.  Ms. Pike noted that the proposal is moving in a direction that is so 
exponential in terms of the type of development proposed with the apartment-like units.   
Ms. Pike agrees with many of the points raised by Mr. Santaguida, not only the 
inconsistency with the neighbourhood, but also it is really important to recognize the 
sensitivity of this environmental setting.  Ms. Pike noted that the Provincial Policy Statement 
requires that connectivity between natural features be recognized and preserved, further 
noting that there is a significant wetland, and a sensitive shoreline that has been subject to 
evasive species and needs a lot of care at this stage.  Ms. Pike noted that putting high 
density units with underground parking in that area is very problematic from an 
environmental standpoint.  Ms. Pike noted that when you start adding three storey heights, 
very wide blocks, with roof use, and have utility electrical and mechanical rooms on 
rooftops, that wildlife will be put at risk including bird migration.   
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Ms. Pike noted that the development will have a lot of light issues that will provide a lot of 
obstructions for bird migration in the area.   Ms. Pike noted that the proposed development 
is not consistent with the existing neighbourhood and is also problematic in terms of the 
natural setting that it is trying to be squeezed into.  Ms. Pike noted that this type of density 
and height should be at the Highway, rather than in the environmentally sensitive area.  Ms. 
Pike noted that it is proposed that there will be two connections to Blue Mountain Drive 
with many more residents, and 55 new units, and noted they are concerned with the level 
of traffic connecting into this small little neighbourhood and road.  Ms. Pike noted that that 
they are hopeful that Blue Mountain Drive will be preserved, but if it cannot be preserved as 
an access to Highway 26 as determined by the Ministry of Transportation, that any 
connection between their area and the development, they would want to have limited to 
local traffic only, and perhaps emergency access to the residents of this west 
neighbourhood, but not any more than that.  Ms. Pike noted that they are also concerned 
regarding the beach, noting that they raised this concern when the current approvals were 
granted, noting that the existing plan is not workable, noting that the management that is 
required for a beach area like this is very significant.  Ms. Pike noted that they have direct 
experience with the challenges of policing the areas and ensuring appropriate behaviours in 
this area, further noting it has been very high on peoples minds this summer.   Ms. Pike 
noted that to have a large public beach area without a very significant commitment by the 
municipality in terms of ensuring appropriate use and ensuring policing, was not workable 
when it was proposed, and noted she still does not feel that it is workable.   Ms. Pike noted 
that it is not appropriate for a condo corporation to be taking over the property without 
ensuring that there are requirements put in place as to how they maintain it.  Ms. Pike 
noted that what is fair to say about Blue Mountain Drive and Brophy’s Lane residents is that 
there is a high degree of integrity in terms of respect for the environment and trying to 
ensure that evasive species are removed such as fragmites, trying to make sure that there 
are no pesticides used on their properties, and to have a condo corporation running a beach 
without parameters around how that beach is to be operated is a concern in this proposal.  
Ms. Pike noted that these concerns are shared by the members of their Ratepayers group. 

Matthew Brown, 189 Timmons Street, spoke noting concern with the development as it 
relates to water management, noting that the Town does not have a coherent plan 
currently.  Mr. Brown noted that when he built his home, they could not tell which way the 
water was supposed to flow off his yard.  Mr. Brown noted that his concern is the beach, 
noting that he is of the understanding that people are no longer able to privately own their 
beach.  Mr. Brown noted that putting a condo with private condo roads across the beach is 
not acceptable noting that this is one of the last stretches of beach in The Blue Mountains.   
Mr. Brown noted that it behooves Council to review this application and ask how this beach 
can still be a part of The Blue Mountains, and not a private area for Aquavil.   Mr. Brown 
noted that the Town of Collingwood has done very well in creating a walkway, noting it is 
beautiful, and noted that the Town of The Blue Mountains has an opportunity to create 
something like Collingwood has with public walkways.  Mr. Brown suggested that Council 
and the Mayor need to step up and ensure that The Blue Mountains has an area where its 
residents can enjoy the lake as a group in a controlled setting.   

Ian Pritchard, 121 Brophy’s Lane, requested clarity on the closure of two roads, and also the 
dumping of materials onto open lots, noting that he resides next door to 111 Brophy’s Lane 
where there was a significant amount of fill placed two years ago, that should have been 
cleared and remediated to facilitate the wildlife corridor. Mr. Pritchard noted that to date, 
this has not been happened, and noted that it was to happen with the development of the 
west lands, and noted that they do not want to see any dumping of materials on protected 
lands, and specifically on wetlands, and there does not appear to be any plan by the Town 
or the developer to clean up 111 Brophy’s Lane.   Mr. Pritchard noted that he agrees with 
Mr. Santaguida’s comments regarding combining of the application into one single 
application.  Mr. Pritchard referenced the Block of 100+ apartment units, and questioned 
the access for those units from Highway 26.   
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Mr. Crozier spoke noting that Brophy’s Lane and Blue Mountain Drive will be closed, further 
noting that it is contingent on the Ministry of Transportation.  Mr. Crozier noted that he 
believes that Blue Mountain Drive would not be closed until the construction Street A, being 
the main public road through the west lands, was completed and in a condition that can be 
used by the public.  Mr. Crozier noted that the closure of Brophy’s Lane would not happen 
until the extension of Street B from Long Point Road and swinging it parallel to Highway 26 
and up into Brophy’s Lane.  Mr. Crozier noted that until these roads are built and adequate 
for public highways, that these two roads will remain open.  Mr. Hensall of Crozier and 
Associates spoke regarding the fill is related to an unintended encroachment into the edge 
of the wetland buffer zone within the lands immediately adjacent to Mr. Pritchard’s 
property and the lands which are behind the old Blue Mountain Hotel site.  Mr. Hensall 
noted that they have been waiting for permitting to take place, which is in conjunction with 
the Ministry of Transportation and the Conservation Authority in order to bring materials in 
to the site that would allow them to restore the lands in accordance with an agreement 
they have struck with the Conservation Authority.  Mr. Hensall agreed that this needs to be 
completed, and confirmed they have been wanting to complete the work but require the 
permitting issues to be resolved.  Mr. Hensall noted that they had hoped for this to be 
completed this summer, and confirmed they are getting closer, but there are terms imposed 
by the Conservation Authority that have to be met, and upon completion, Royalton is 
committed to completing the work. 

Pamela Spence, area resident, spoke noting agreement with Mr. Santaguida’s comments.   
Ms. Spence noted that the Craigleith Village Community is 11 pages of objectives and 
policies in the Town of The Blue Mountains Official Plan.   It is an official plan that is in-depth 
and describes the Craigleith Village Community as a sustainable, compact village, with mixed 
uses, commercial is to take priority and the residential is to be ancillary to the commercial.  
It is to provide various forms of residential, recreational and institutional uses intended for 
the public.   Ms. Spence noted that the public was meant to have access to the site and it is 
specified that there are public trails, dedication of the shorefront lands and a public square 
that focuses on arts and culture as well as wetland and natural environmental protection 
access.   It is to be the gateway to not only the Town of The Blue Mountains, but to 
Craigleith itself.  Ms. Spence noted that Craigleith has always been a little bit of a 
community and it was when the Craigleith General Store was there, further noting that it is 
now missing and lacking services.   Ms. Spence noted that there are about 400 existing 
homes in the area and there are another 1000 proposed for the area, further noting they 
will need grocers, banks, pharmacies, and needs to be made a priority.  Ms. Spence spoke 
regarding trails and links that will get them to the Georgian Trail, which will get them to this 
site, and noted people can be environmentally friendly with a low carbon footprint.  Ms. 
Spence noted that the proposal before Council toda, removes the public access to the 
shoreline, removes the public square and removes the public links.  Ms. Spence noted that 
this should be reintroduced into the project.  Ms. Spence noted that the density on the site 
currently in the Official Plan is 60 units per hectare, noting that it was given this 
intensification because there was a public shoreline and there was 6 metres allowed into 
the wave uprush for public access.  Ms. Spence noted that the subject development, with a 
new unit count, is at 56 units per hectare.  Ms. Spence noted that in the Official Plan, this 
proposed development is three to four times the density of other areas in the Town, and if 
the new density is permitted, it is almost six times that of the surrounding area.  Ms. Spence 
noted that the applicant is proposing 16 buildings with 11 units per building, noting this is 11 
times the impact on the shorefront in terms of volumes and built-form from that currently 
approved.   Ms. Spence noted that the proposal also asks that the height of the buildings be 
changed to three storeys, or 11 metres, plus access to the rooftop.  Ms. Spence noted in 
recent advertisements, the developer illustrated the rooftop used are noted there are 
structures, walls, rooms and lights.   Ms. Spence noted that the glazing on the buildings 
themselves is substantial, and noted there will be a lot of light pollution and a significant 
impact in the built-form facing into the shoreline which is currently 99% green along 
Georgian Bay.    
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Ms. Spence noted that the illustrations in the advertisements also include pools and a 
manicured garden at the shore.  Ms. Spence noted that the shorefront should be naturalized 
so that they can be utilized by the migrating birds and the shorefront wildlife, and noted this 
is not occurring with this proposal.  Ms. Spence noted that the zoning change requested is 
to reduce the sideyard setback to four metres, which will reduce the openings between 
buildings and will increase of the visibility of the wall.  Ms. Spence noted that having a wall 
along the shorefront creates a barrier for the noise and will be a wall of lights at night that is 
contrary to the night-sky policies of the Town, and will increase noise and light pollution.   
Ms. Spence noted that the current noise impact study and the visual impact study have not 
addressed how the noise will dissipate into the Bay or the effect of the condos and built-
form overlooking Georgian Bay and asked that this be incorporated into future studies or 
into the peer-reviews so this problem can be addressed.   Ms. Spence noted that The Blue 
Mountains Official Plan indicates that there shall be a 30 metre setback from all lakes, 
further noting that the current proposal does not support this.  Ms. Spence noted that the 
traffic impact study is missing the housing count for the current proposal, and the impact of 
the recently approved Home Farm Developments, and noted that this is critical to the 
impact of the traffic on the road network.  Ms. Spence noted that the subject proposal 
seems to stop at the boundaries, noting there are impacts to Brophy’s Lane, Long Point 
Road, Blue Mountain Drive and Fraser Crescent, and noted that there should be a local area 
network plan developed and reviewed with the surrounding areas so that everyone knows 
the impact to their travel.  Ms. Spence noted that she was involved with the Parkbridge 
Development, Eden Oak Development and the Home Farm Development, and noted they 
are all within Plan 529, so each of those 700 units will have dedicated or a deeded access to 
the beach.   Ms. Spence noted that unless there is a true network and opportunity, the road 
allowance at Blue Mountain Road cannot handle this, and as referenced earlier, this is the 
largest bit of shoreline left in The Blue Mountains that is currently dedicated to the public 
and noted that she believes it should continue.   Ms. Spence noted that there are numerous 
references elsewhere in The Blue Mountains Official Plan that shoreline acquisition and 
public access is a priority that the Town has made.  Ms. Spence noted that the Town has a 
Shoreline Reserve Fund that currently has over $800,000 in it to facilitate any kind of 
maintenance, operation or acquisition and believes that this is a priority to retain the 
shorefront for public as it may be defined, but not privatized.  Ms. Spence then spoke 
regarding the institutional zone, noting that the way it is described it could be an apartment 
building or a senior’s home.   Ms. Spence noted that an apartment building is a wide-open 
statement with nothing that guarantees that there is any community benefit in its 
designation.   Ms. Spence noted that if the institutional use is to be retained, it should be 
refined and the wording increased to verify that there is attainable housing or a community 
benefit, or a senior’s residence that can be provided.  Ms. Spence questioned why the 
senior’s building is given the highway as their view, noting that the senior’s should be 
treated better and given a better view over Georgian Bay.   Ms. Spence asked that Council 
perceive this proposal not as a minor modification, or a revised concept, but as not fulfilling 
the Official Plan policies and should be treated as one master development concept so that 
we do not have half of it built and then try to change the other half.   Ms. Spence asked for 
assurance that there is public access to the shoreline, including proper maintenance of the 
shoreline so that it is naturalized and protected for the wildlife that enjoys this space, 
stormwater management buffers between the provincially significant wetland and the 
housing development should itself have a buffer, better protection of the Official Plan 
policies, the measures that were hard-fought previously are enforced and that the public 
have better access to this site and its natural features.      

Mayor Soever questioned the requested 4 metre sideyard setbacks, noting the buildings 
along the waterfront are close together, and are three storeys high.  Mayor Soever 
questioned if there have been any studies on the effect of wind along the waterfront.  Mike 
Hensall of Crozier spoke in response noting that together with Royalton Homes, they have 
met with wind and microclimate consultants in Guelph, and noted that the intention is to, 
upon better certainty of the site plan, engage them to do a comprehensive analysis of the 
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wind and understand better if there are mitigations that may be required to address the 
wind issue.    

Mark Visic, 123 Blue Mountain Drive, spoke noting that he resides on the shoreline, and is a 
recent resident and is concerned with the proposed density, building height allowance on 
the shoreline, and the access to Blue Mountain Drive through the development.   Mr. Visic 
noted that he is concerned that the plan will create a dense community that will set a 
precedent that does not comply with the current building limits and is not consistent with 
the current shoreline housing makeup.   Mr. Visic referenced comments by Mayor Soever in 
the Citizens Pages in October 2018, that the rapid growth our municipality is experiencing is 
forever changing our Town and its social fabric, and that you will work with Council and staff 
to ensure that any new developments respects the unique character of our Town and adds, 
rather than detracts, from the livability of our community.  Mr. Visic noted that the current 
Aquavil proposal does not comply with the unique character of the neighbourhood, nor the 
Town’s shoreline, setbacks, scale, density and height and does not respect the neighbouring 
homes or surrounding communities along the shoreline.  Ms. Visic noted that he located just 
one multi-storey building at 10 Bay Street East in The Blue Mountains.   Ms. Visic noted that 
the proposed plan with the density, height allowances, and dwelling composition do not 
respect the unique character of the Town, nor the current shoreline housing landscape.   
Mr. Visic noted that the Town should be cautious as this development will set a precedent 
noted that he fears subsequent proposals will ask for progressively more dense 
communities and higher allowances.   Mr. Visic noted that the Aquavil development is 
comparing their numbers to the Windfall development, but believes this development to be 
vastly different.  Mr. Visic noted that he is fortunate to call some of his closest friends 
Canada’s largest home and condo developers, and know that they have their eyes on the 
development growth in the Town, and questioned what will stop other developers from 
buying shoreline cottages or properties to follow the same path as proposed by Aquavil 
development.   Mr. Visic questioned how many residential properties along the entire 
shoreline of the Town of The Blue Mountains maintains the same height and density levels 
as proposed, currently or proposed.   Mr. Visic noted that shoreline development is one of 
the main contributors to deterioration in water quality and ecological impact, and 
understand that this should be available to others, however he also has serious concerns 
that what is being proposed can and will have impacts to the local environment.   Mr. Visic 
noted that with the increased high-density shoreline developments there will be an impact 
to deteriorating water quality, flooding, native vegetation loss and questioned the 
estimated time for the environmental study assessment for the west neighbourhood. Mr. 
Visic asked that the Town work with the Ministry of Transportation to segregate access to 
Highway 26 from that of the development, to provide distinct alternative routes and would 
ease congestion, and increase safety.   Mr. Visic questioned the proposal to increase the 
width of Blue Mountain Drive by 5 metres.   Mr. Visic noted that they are not against 
development, and would like to be a part of a community that is special, but are concerned 
that the proposed development will not enhance but materially detract from the livability 
and uniqueness of our Town.  Mr. Visic noted that they are concerned that there will be a 
Mississauga-type condo community come to The Blue Mountains and set precedents. Chris 
Crozier spoke in response to Mr. Visic regarding Blue Mountain Drive, noting that this has 
been commentary from the Ministry of Transportation for over ten years, and their interest 
in reducing access points to Highway 26 for safety perspectives.   Mr. Crozier noted when 
this application became active years ago, the Ministry advised that they wanted to see Hope 
Street created as a four-legged intersection, and the ability to tie into Blue Mountain Drive.   
Mr. Crozier spoke regarding the widening of Blue Mountain Drive and noted that it would be 
limited to the frontage along the Aquavil property and would loop all the way around.  
There will be sanitary sewer required on the street, so because there are units proposed to 
front onto Blue Mountain Drive, they will require sanitary services, which may also afford 
the opportunity to provide services to residences that also front onto Blue Mountain Drive 
on the west side.    
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Heidi McGregor, spoke on behalf of Lot 136, 140 and 141, Brophy’s Lane, noting she is an 
Aquatic Biologist with a Bachelor of Science and a Masters of Science in Ecology and 
Hydrogeology and works as a consultant regarding development plans.   Ms. McGregor 
noted there are multiple elements that demonstrate that this change in zoning and this 
development is harmful to the aquatic ecosystem community including loss of habitat, 
unnecessary high risk to protected species, and large hydrogeologic impacts to the 
surrounding properties.  Additionally this development goes against the two year 
moratorium to not allow privately owned landowners the opportunity to request zoning by-
law amendments for changes in development.   Ms. McGregor noted that the property 
currently contains high value and ecologically significant wetlands and noted that any 
alteration will have high risk to the surrounding properties.   Ms. McGregor noted that the 
water table and ground surface are closely interlinked, and noted that any alteration to this 
delicate balance will create an alteration to the hydrogeologic regime within the area.   Ms. 
McGregor noted that flooding to adjacent land owner properties and destruction of Town 
infrastructure is a likely result of the works associated with this development.  The 
environmental impact study is currently invalid noting it is outdated and does not include 
recent changes in the surrounding land use, changes in the hydrogeologic regime of the area 
or climate change implications, one of many examples being the fisheries field assessment.   
Ms. McGregor noted that this assessment is based on one field site visit of August 6, 2008, 
noting that this is not the appropriate frequency and methodology needed to provide an 
accurate qualified professional recommendation to decision makers.   The study needs to be 
updated and reviewed by external third parties to ensure the accuracy, quality and real-time 
analysis included in the report.   Ms. McGregor noted that her concerns include, but are not 
limited to, the importance of the wetland storage capacity, hydrogeologic change due to 
infilling and alteration to wetlands.   Hydrogeology concerns include quantity, duration, 
rates and frequency and other properties of water flow.  Impacts to water quality and other 
wetland components are a function of the hydrogeologic changes.  Of all land uses, land 
development has the greatest ability to alter hydrogeology, and increases peak flows and 
total volumes and damages to water quality.  Increased peak flows transport more sediment 
to wetlands that in turn may alter the wetland vegetation communities and impact 
ecologically significant species dependent on the vegetation.  Ms. McGregor asked that the 
development be denied.   Ms. McGregor then spoke regarding climate change noting that 
because warmer air can hold more water, climate change will give the potential for stronger 
rainfall events, including floods.  Paving over areas that were previously covered by 
vegetation reduces the capacity of the land to absorb rainfall and causing it to runoff more 
quickly.   Planning’s decision on whether to build houses in wetlands can also affect societies 
including adjacent property’s vulnerability to floods.  Ms. McGregor spoke regarding 
ecological high risk significance of destroying a wetland, referencing the Provincial Policy 
Statement and the protection of natural features and areas for the long term.  Ms. 
McGregor noted that she is of the understanding that The Blue Mountains supports and is 
following the Provincial Policy Statement, and noted the proposed development does not 
align with the Provincial, regional and municipal commitments and the development should 
be denied.   Ms. McGregor noted that the two year moratorium of September 2018 to not 
allow privately initiated zoning by-law amendments or developments has been impacted as 
one quarter of this two year timeline included the global pandemic of COVID 19 and noted 
the successes and challenges have not been assessed and reported to the surrounding 
community and municipal land use leaders and therefore this zoning request should be 
denied. 

No one further wished to speak, the Mayor declared the Public Meeting to be closed. 
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 Adjournment 

Moved by: Rob Potter   Seconded by: Jim Uram 

THAT this Special Meeting of Council does now adjourn at 3:56 p.m. to meet again at 
the call of the Chair, 

Councillor Bordignon  Yay 
Councillor Hope  Yay 
Councillor Matrosovs  Yay 
Deputy Mayor Potter  Yay 
Councillor Sampson  Yay 
Councillor Uram  Yay 
Mayor Soever   Yay 
The motion is Carried. 

___________________________ 
Alar Soever, Mayor 

___________________________ 
Corrina Giles, Town Clerk  
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