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Planning & Development Services



• Application Materials

• Staff Reports

• Subscriber Link

• Project Updates

Project information www.thebluemountains.ca

http://www.thebluemountains.ca/


Applications and 
Site Location

Owners

Applicant

Town of The Blue Mountains
MacPherson (Blue Mountain) Ltd

peopleCare – LTC
MacPherson (Blue Mountain) Ltd

Location Part Lot 159 Plan 529

Applications Zoning By-law Amendment:

peopleCare – LTC
  - Development D to Institutional I
  - Reduced Parking Stall Sizes
  - Lot (Street) Frontage Requirements

MacPherson – Rental Housing
  - Development D to Residential R2
  - Reduced number of Parking Stalls



Background – peopleCare LTC

Spring 2022 Provincial Announcement assigning Long Term Beds to TBM
Spring 2023 Town RFP: peopleCare + SkyDev proposal at 125 Peel Street (Campus of Care)
Fall 2023 Prelimininary Site Assessments, Engineering Design,18 Draft Agreements prepared.
Winter 2024 Town Announcement that project not proceeding primarily due to costs associated 

with the servicing, development charges, and other costs. 
Summer 2025 New partnership announced with peopleCare to consider a new LTC home at Former 

Tees Please property at Grey Road 19/21 in Craigleith
Fall 2025 Preliminary Site Assessments, Floodplain Analysis, and Water Booster Station design
Spring 2026 Town Announcement that the peopleCare LTC project will be relocated from the Tees 

Please property to the ‘Fire Hall 2’ property to align with provincial safety standards for 
vulnerable land uses in flood-prone areas. 

April 2026 Council support of Agreement of Purchase and Sale for Fire Hall 2 Site
May/June 2026 Complete Applications Received, Information Report to Council, and Public Meeting



Background – HomeFarm Rental Housing

Summer 2015 Applications received for the Home Farm Subdivision OPA/ZBA/SUB @ 277 units 
including Town Owned Lands as part of a Land Swap considered under a MOU

Summer 2020 Files appealed to the LPAT (Now OLT) Settlement includes removal of Town Land, 
reduction to 215 units and approvals for Draft Plan of Subdivision and Zoning 

Spring 2023 Deputation by Home Farm on Affordable Housing Concept
Fall 2023 Fire Hall #2 site announced on Town Lands.  Council direction to continue to pursue 

partnership for 20 affordable housing units with MacPherson - HomeFarm
Winter 2024 Council direction to finalize concept plan and prepare OPA and ZBA for 

implementation
Spring 2026 Revised concept plan for 112 purpose built rental units received in coordination with 

the peopleCare LTC site
May/June 2026 Complete Applications Received, Information Report to Council, and Public Meeting



Background – Fire Hall #2

Summer 2021 Council initiated process to consider Town Owned Lands to be used for new Fire 
Hall

Spring 2022 The Blue Mountains Fire Master Plan is adopted and identifies need for New Fire 
Hall to replace the existing Fire Hall #2.  Originally built in 1989 and needing 
replacement to accommodate growing population 

Fall 2023 Fire Hall #2 site announced on Town Lands.  Council direction to continue to pursue 
partnership for 20 affordable housing units with MacPherson - HomeFarm

Spring 2024 Budget Authorization to proceed with project
Summer 2024 Design Process initiated, Site Assessments Completed
Fall 2025 Construction begins with initial ground breaking and site works.  Construction is on-

going
May/June 2026 Telecommunication Proposal Received, Information Report to Council, and Public 

Meeting



Planning Process
Site / Location Finalization

Applications Received

Applications Deemed Complete

Notice of Public Meeting Circulated, Public Meeting Held

Staff Review of Application and Public Comments

Staff Recommendation to Committee of the Whole

Council Decision

Appeal Period

Site Plan Approval and Agreements (Delegated Approval)



Joint Public Meeting
Zoning By-Law Amendment Applications
File No. P3584 & P3583

peopleCare Long-Term Care Facility & MacPherson Purpose-Built Rental Development
June 23rd 



Purpose of the Public Meeting

Introduce the joint Zoning By-law Amendment applications for 
the proposed peopleCare Long-Term Care development and the 
MacPherson purpose-built rental development



Community Plan 
& Integrated Vision

Home Farm Subdivision

Trail Connections

Road Connectivity

New Fire Hall Station

peopleCare LTC Development
3-storeys (192 beds)

112 purpose built rental units



peopleCare Development Overview
ZBA File No. P3584

peopleCare Long-Term Care Facility
June 23rd, 2026



Site Context



Development 
Proposal

Long-Term Care Facility

Beds: 192

Height: 3-storeys

Landscaped Open Space: 42%

Vehicle Parking: 125 parking spaces 
(4 accessible) + 2 Loading Spaces

Bicycle Parking: 13 spaces



Site Plan



Site Plan
Primary Circulation
Secondary Circulation
Primary Building Entry
Staff Entry
Loading/ Garbage Entry
Secondary Building Entry (Patio)
Exit Stairs
Bike Parking

MACPHERSON 
FUTURE 

DEVELOPMENT 
(BY OTHERS)

PARKBRIDGE 
FUTURE 

DEVELOPMENT 
(BY OTHERS)

EXISTING 
RESIDENTIAL 

HOMES



Conceptual Views

DROP OFFMAIN ENTRANCE



Conceptual Views
SEATING AREA

DROP OFF



Conceptual Views

MAIN ENTRANCE

STAFF ENTRANCE

RESIDENT LOUNGE



Policy Context
Official Plan

• County of Grey Official Plan (Recolour Grey)
o Schedule A Map 2 - ‘Recreational Resort Settlement Area’

• Town of Blue Mountains Official Plan 
o Schedule A-4 – ‘Institutional Area’



Policy Context
Zoning By-law

• Town of Blue Mountains Zoning By-law #2018-65
o Schedule ‘A’ Map 3: Zoned ‘Development’



Zoning By-law 
Amendment

Rezoning from Development (D) to Institutional (I-X) 
with site-specific provisions to address: 

o Building height 
o Number of loading spaces
o Planting Strip buffer
o Accessible parking length
o Assumption of the public road
o Retaining Wall Location



Changing the World of Senior Living



where people thrive, live and work with purpose and vitality

Tillsonburg LTC 160 beds • 94,000 sq ft • Opening 2026AR Goudie LTC 208 beds • 125,000 sq ft • Opened 2025

Meaford LTC 128 beds • 76,000 sq ft • Opened 2022 Delhi LTC 128 beds • 79,000 sq ft • Opened 2025

Stratford LTC 288 beds • 169,000 sq ft • Opening 2027

Tavistock LTC 128 beds • 82,000 sq ft • Opened 2024



PROCESS

We are here 
Public Meeting

Staff 
Recommendation & 

Council Decision

Site Plan Approval
(Town Staff)



Thank You
Questions will be answered at the end of the presentation

Zoning By-law Amendment
Public Meeting

2026.06.23

Rachel Bossie, MCIP, RPP
Senior Planner
GSP Group Inc.
rbossie@gspgroup.ca 
www.gspgroup.ca 

Wade Stever
Director of Development
peopleCare Inc.
wstever@peoplecare.ca 
www.peoplecare.ca

mailto:Rbossie@gspgroup.ca
http://www.gspgroup.ca
mailto:Wstever@peoplecare.ca
http://www.peoplecare.ca


MacPherson Development Overview
ZBA File No. P3583

Home Farm Residential Subdivision
June 23rd, 2026



Community 
Plan



Development 
Proposal 



MacPherson Purpose Built Rental Development - Streetscape



Purpose Built Rental Development – Townhome Rendering Elevation "A"



Purpose Built Rental Development – Townhome Rendering Elevation "B"



Purpose Built Rental Development with Accessory Dwelling Unit - St. Thomas, Ontario.



Purpose Built Rental Development Floorplan with Accessory Dwelling Unit - St. Thomas, Ontario.
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