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Staff Report

Planning & Building Services —
Planning Division

Report To: COW - Operations, Planning and Building Services

Meeting Date: June 9, 2026

Report Number:  PBS.26.049

Title: Information Report on Application for Zoning By-law Amendment:

peopleCare Long Term Care, MacPherson Home Farm Rental Units and Application for
Telecommunications Tower: Fire Hall #2 (new)”
Prepared by: Shawn Postma, Manager of Community Planning

A. Recommendations

THAT Council receive Staff Report PBS.26.049, entitled “Information Report on Application
for Zoning By-law Amendment: peopleCare Long Term Care, MacPherson Home Farm
Rental Units and Application for Telecommunications Tower: Fire Hall #2 (new)”for
information purposes;

B. Overview

This report provides Council with an overview of three related projects in the Grey Road 19 /
Craigleith area: (1) the MacPherson Home Farm purpose-built rental housing proposal, (2) the
peopleCare long-term care home proposal, and (3) the Town’s proposed Fire Hall 2
telecommunications tower. This report summarizes how the projects have come together, their
individual intent and vision, their coordinated infrastructure and land use relationships, and
each project’s current status in the approval pathway from public meeting through to
construction.

The three projects are separate applications with different proponents, but they are being
advanced in a coordinated way because they are adjacent to one another, rely on related
access and servicing arrangements, and together respond to identified community needs for
long-term care capacity, workforce / rental housing, and municipal communications
infrastructure. The MacPherson and peopleCare proposals are both zoning by-law amendment
applications which were deemed complete on May 19, 2026. Notice of Complete Application
and Public Meeting was circulated shortly after, along with the statutory public meeting date
scheduled for 9:30am June 23, 2026. The telecommunications tower is a Town-led project
being presented through the Town’s public consultation protocol for new Telecommunications
Towers. A Notice of Application and Public Meeting were also circulated as part of the same
notice package with a separate meeting to be held on the same date.
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C. Background

Although each project has a different owner/applicant and approval path, the proposals are
interrelated by location, timing, infrastructure planning, and mutual benefit. The MacPherson
rental housing lands are located within the broader Home Farm subdivision and are directly
adjacent to the Town-owned lands containing the under-construction fire hall and the
proposed peopleCare long-term care facility site. Both the MacPherson and peopleCare have
submitted that their applications are identified as 'mutually supportive' in that a long term care
facility is identified as a need in the Town which also requires a large workforce. At the same
time, the rental housing project can provide for a much needed alternative housing type within
the Town offering a range of small and larger units that can also support the long term care
facility in addition to the greater Craigleith/Blue Mountains area.

The projects are also linked by way of infrastructure connections. The long-term care home
depends on infrastructure being delivered through the Home Farm lands, including access to
stormwater facilities, the sanitary pumping station, associated pipes and forcemains, and a
connection to a new watermain along a future municipal road. The MacPherson lands are also
proposing to accommodate certain municipally owned sanitary and stormwater connections
needed to serve the long-term care facility.

The Town’s proposed telecommunications tower is physically located on the new Fire Hall 2
property and although not required for the Home Farm or peopleCare projects, it is being
considered in the same general project area. The tower is intended to support Fire Department
communications including two-way radio communication, as well as municipal network
connectivity, wastewater and reservoir operations, and enhanced metering infrastructure for
surrounding development areas. The site selection report also notes that construction of the
tower can occur concurrently with, or immediately following, the fire hall build so that required
services can be brought online in a timely manner. The Town Telecommunications Tower
Protocol requires public consultation prior to Council consideration and that the Council
decision is forwarded on to Innovation, Science and Economic Development Canada (ISED) who
are the federal government approval body for new telecommunications towers.

Table 1 below provides a general summary of the three proposed projects:

Project Proponent / Owner Core proposal Key intent

Provides rental housing

MacPherson Builders 112 rental units in townhouse form, | supply; supports staffing

MacPherson purpose- . with a larger 3- or 4-bedroom unit demand associated with

. . (Blue Mountains)
built rental housing Limited above and a 1-bedroom basement the long-term care home
unit below. and nearby employment

areas.

New three-storey, 192-bed long-
term care facility of approximately
10,520 m? on a portion of the Town-
owned lands.

Town of Blue
Mountains LTC Inc. /
peopleCare

Provides needed long-term
care capacity, community-
serving institutional use,
and aging-in-place

peopleCare long-term
care home
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infrastructure within the
Town.
Supports Fire Hall / on-
Fire Hall 2

telecommunications
tower

Town of The Blue
Mountains

New free-standing lattice
telecommunications tower at the
new Craigleith Fire Hall #2 site.

scene communications,
municipal network
redundancy, wastewater /
reservoir connectivity, and
enhanced metering
infrastructure.

Table 1: General description of three projects

Figure 1 below provides a key map showing the location of each project area by
owner/proponent and Figure 2 further below provides a preliminary Concept Plan of how the
three projects are generally proposed to be built out. It is noted that minor modifications from
this older concept plan are under consideration, however the general site layout remains

relevant.
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Figure 1: Location Key Map
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Figure 2. Conceptual relationship of the rental housing, long-term care facility, and fire hall lands.

Further details on the each of the three applications are available for viewing on the Town of
The Blue Mountains website. A project overview along with all submitted reports, drawings,
and plans are posted, along with a project subscription feature, where individuals can opt in to
receive direct emails specific to one or more projects by entering in their email details. Email
updates are provided whenever new information is posted to the project website. Please visit
the following webpages for more information:

www.thebluemountains.ca/peopleCareZBA
www.thebluemountains.ca/HomeFarm
www.thebluemountains.ca/TelecommunicationsTower-Firehall2

General Overview of 3 Applications:

peopleCare long-term care home

The peopleCare proposal is for a new three-storey, 192-bed long-term care home on a portion
of the Town-owned lands east of Grey Road 19, and adjacent to and north of the new fire hall.
The application materials submitted present the facility as a major institutional and community-


http://www.thebluemountains.ca/peopleCareZBA
http://www.thebluemountains.ca/HomeFarm
http://www.thebluemountains.ca/TelecommunicationsTower-Firehall2
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serving use intended to increase long-term care capacity and respond to demographic change,
including the Town’s aging population.

J To be developed on a 3.2-acre portion of the larger Town-owned parcel; balance of the
lands remains in Town ownership for municipal uses.
J Approximately 10,520 m? building area with resident, visitor, and staff access from a

new public road extending from a proposed public street to be constructed as part of
the original Home Farm subdivision lands.

J Includes parking, loading, walkways, landscaping, and outdoor amenity / courtyard
areas.

J Expected to proceed through a separate Site Plan Approval process following zoning
approvals.

A Zoning By-law Amendment is required and is proposing to rezone a portion of the Subject
Lands from the Development ‘D’ Zone to the Institutional ‘I-X’ Zone with site specific variances
that would increase the maximum permitted height of the facility from 11 metres to 12 metres,
decrease the number of Loading Spaces from 3 spaces to 2 spaces, to reduce the minimum
width of a planting strip where a fence is provided from 1.5 metres to 1.4 metres, and to reduce
the minimum parking space size from 2.75 x 5.5 metres to 2.40 x 5.5 metres for a standard
space and from 3.4 x 5.8 metres to 3.4 x 5.5 metres for a barrier free space.
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Figure 3: peopleCare LTC Concept Site Plan (prepared by GSP Group)

MacPherson purpose-built rental housing

The MacPherson proposal seeks zoning approval for 112 residential rental units on lands
directly adjacent to the fire hall lands and the proposed peopleCare site. The concept is
townhouse-based and is intended to broaden housing options in the Town, with a particular
focus on workforce housing. The submitted application materials emphasize flexibility in
occupancy by providing larger family-oriented or shared accommodation units and smaller one-

bedroom units within a shared built form.
Proposed as a purpose-built rental development within the broader Home Farm

community.
Designed to connect to servicing, roads, trails, and open space amenities already

approved or under development through Home Farm.
Relies on coordinated infrastructure planning with the adjacent long-term care

proposal.
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Promoted by the applicant as a needed form of housing close to Blue Mountain Village
and other employment areas.

A Zoning By-law Amendment is required and is proposing to rezone a portion of the Subject
Lands from the Development ‘D’ Zone to the Residential ‘R2-X’ Zone along with site specific
variances to reduce the minimum parking requirement per residential unit from 2.25 and 1.25
parking spaces per unit plus 0.25 visitor spaces per unit to 2.0 and 1.0 parking spaces per unit
plus no visitor parking.
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Figure 4: Home Farm Purpose Built Rental Housing Concept Site Plan (MacPherson HomeFarm)
Fire Hall 2 telecommunications tower

The telecommunications tower is a Town-led municipal infrastructure project rather than a
Planning Act zoning application. It is proposed for the new Craigleith Fire Hall #2 site and is
being consulted on through the Town’s telecommunications facility protocol. The proposal
addresses municipal operational needs, including Fire Department communications, point-to-
point network connectivity to other critical facilities, and advanced metering infrastructure for
surrounding development areas.
J Proposed as a free-standing triangular lattice style tower of approximately 24.38 metres
(80 feet) in height.
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J Supports connectivity to the Craigleith Wastewater Treatment Plant, Happy Valley
Reservoir, old / former Fire Hall 2, and Fire Department radio systems.

J Expected to improve enhanced metering infrastructure coverage for the surrounding
area, including approximately 600 new units identified in the site selection report.

. Preferred on the fire hall lands because the Town can own and control the tower and

equipment, maintain timely access, and integrate the system with fire operations.
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Figure 5: Telecommunications Tower Location and Tower Design

Projects Status

All three projects currently remain in the public review and pre-decision stage. No decision has
been made on any of the three applications. The current status can be summarized as follows.

It is noted that the MacPherson and peopleCare files are aligned in timing and should be
understood as coordinated, but separate, zoning by-law amendment applications. Each still
requires completion of the statutory public meeting process, staff review of comments and
technical input, separate Zoning By-law Amendments and future Council decision(s). If
approved, neither project would move directly from zoning to construction. Both projects still
require additional implementation steps such as detailed engineering, site plan approval,
required agreements, easements or servicing arrangements, building permit issuance, and pre-
construction coordination. These additional steps may be initiated at anytime and can be
considered concurrent with the Zoning By-law Amendment Application or subsequent to the
decision on the Zoning By-law Amendment Application.

The telecommunications tower follows a somewhat different path because telecommunication
facilities are under federal jurisdiction, with Innovation, Science and Economic Development
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Canada as the approval authority. Locally, the Town’s public consultation protocol is still being
followed, after which any remaining municipal, technical, and federal steps would need to be
completed before installation can begin.

Figure 6 below provides a basic overview of the required steps for the Zoning By-law
Amendments from application receipt to construction start:

Planning Process

Applications Received

Applications Deemed Complete

Notice of Public Meeting Circulated / Public Meeting Held
Staff Review of Applications and Public Comments

Staff Recommendation to Council / Committee of the Whole
Council Decision

Appeal Period / Decision Final

Detailed Design and Technical Clearance

Site Plan Approval / Agreements / Easements, as required

E O B E A B aE

Building Permit and Pre-Construction Coordination

Construction Begins

TOWN OF THE BLUE MOUNTA

Figure 6: Development Application Process

D. Analysis

It has been submitted that these projects provide a coordinated development model in which
separate proponents are advancing independent interests while also supporting a broader
public outcome. The rental housing proposal contributes to workforce accommodation. The
long-term care proposal addresses a major institutional service need. The telecommunications
tower supports emergency communications and core municipal operations. Their proximity
allows infrastructure to be planned more efficiently than if each project were pursued in
isolation.

Furthermore, these projects suggest:

e Land use compatibility: the long-term care facility is positioned as an institutional use
within a broader growth area already transitioning through subdivision and fire hall
development.

e Infrastructure efficiency: proposed municipal water, wastewater, road, stormwater, and
related systems are being coordinated across project boundaries.
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e Community benefit: the combined outcomes respond to identified Town priorities
around long-term care, housing choice, workforce accommodation, and municipal
servicing resilience.

e Public consultation and decision process: despite the coordinated approach, each file
still requires its own review, public input, and decision-making process.

The three Grey Road 19 / Craigleith projects have come together because they occupy the same
geographic area and can deliver stronger outcomes when planned in a coordinated manner.
The MacPherson rental housing and peopleCare long-term care proposals are closely linked
through adjacency, access, servicing, and mutual benefit, while the Town’s telecommunications
tower supports the fire hall and broader municipal infrastructure needs in the same area. At
this stage, the projects are before the public and remain subject to full review, future
recommendations, and future Councila decisions.

As noted, additional implementation approvals would still be required before construction
could begin including detailed engineering, site plan approval, required agreements, easements
or servicing arrangements, building permit issuance, and pre-construction coordination.

E. Strategic Priorities

1. Communication and Engagement

We will enhance communications and engagement between Town Staff, Town residents
and stakeholders

3. Community

We will protect and enhance the community feel and the character of the Town, while
ensuring the responsible use of resources and restoration of nature.

4, Quality of Life

We will foster a high quality of life for full-time and part-time residents of all ages and
stages, while welcoming visitors.

F. Environmental Impacts

Environmental Impact Assessments have been completed for the subject lands as part of the
original MacPherson — Home Farm development. These assessments have been reviewed again
with letters of opinion provided. Environmental Impacts will be reviewed as part of the Zoning
By-law Amendment process with further details to be provided in future reports.

G. Financial Impacts

The Town has received application submission fees for the review of these applications.
Additional financial impacts will be reviewed in further detail in future reports.
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H. In Consultation With

Lauren Potter, Communications Coordinator
Tim Murawsky, CBO / Acting Director of Planning and Building Services

I.  Public Engagement

The topic of this Staff Report will be the subject of a Public Meeting and/or a Public Information
Centre on June 23, 2026 at 9:30am. Notice of each Public Meeting has been circulated in
accordance with the Planning Act, and the Town Protocol on Establishing a New
Telecommunication Tower. Written comments from external agencies, town departments,
residents, and other members of the Public are requested to be provided for June 18™ so that
they can be included as part of the Public Meeting presentation. Comments can be provided up
until a decision is made by Council on these files. Please refer to the Public Meeting Notices for
further information on the Public Meeting process.

Any comments regarding this report should be submitted to Shawn Postma, Manager of
Community Planning at planning@thebluemountains.ca

J. Attached

1. Nil

Respectfully submitted,

Shawn Postma, MCIP RPP
Manager of Community Planning
Town of The Blue Mountains.

For more information, please contact:

Shawn Postma, Manager of Community Planning
planning@thebluemountains.ca

519-599-3131 extension 263d
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Attachments:
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This report and all of its attachments were approved and signed as outlined below:
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