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1.0 Introduction & Proposal 
 
MHBC has been asked to review the merits of a rezoning and plan of condominium to permit a 
mixed use development in Downtown Meaford on an amalgamated property located at 12, 18, 22, 
24, 28 and 34 Collingwood Street (the Site). (see Figure 1- Location Map and Figure 5 – Context 
Plan). The property has been subject to an active application (by others) for a mid-rise condominium 
building and has proceeded through part of the planning process, including a public meeting. The 
new Owners have re-visioned the project. This planning review relates to the updated concept. 
 
The proposal is to permit the development of 32 residential units in three buildings in a standard 
condominium format. The building heights would be between four and five stories. The project 
would also include purpose built commercial units on the ground floor of each of the buildings. A 
specifically designed pedestrian access (the mews) would also be provided on the Site to allow for 
access to the adjacent municipal park.  Parking would be provided at grade for the condo apartment 
and within individual garages for the other two buildings.  The at grade parking provides for 30 
spaces; one each for the apartment units and 10 extra. (see Figure 6 for the Concept Plan). 
 
As identified, the three buildings would essentially be in two different types of built formats;  
 

1. A traditional mixed use building with 20 “apartment” units; 10 one bedroom units and 10 
two bedroom units. The building would have ground floor commercial and the residential 
units would be on three floors plus living space in the roof line or loft and, 
 

2. Two townhouse type buildings consisting of 6 (six) units per building. Each would have a 
two car garage and host purpose built commercial space which faces the mews. Each unit 
would have three bedrooms. The commercial space could be used by the home owner or 
rented out to a commercial operator. 

 
The intention of the proposal is to provide for integrated mixed-use buildings that not only respect 
the heritage character and massing of the Downtown, but to provide for alternative living 
opportunities (condominium apartments and multi-storey townhouses) as well as provide more 
commercial opportunities in a unique format. The commercial associated with the townhouses 
(known as the multiple unit dwellings from a zoning perspective) would allow for several 
commercial units which are of modest size thus allowing the users an opportunity to have a 
commercial use without having to commit to a larger commercial footprint. It is suggested that this 
built form would be ideal for a small service commercial user such as an accountant, or an artisan. 
The townhouses are also designed to address a pedestrian “mews” which is proposed to allow for 
pedestrian access through the Site to the municipal park (McCarroll Park) behind. (see Figure 7 for 
the proposed building elevations). 
 
The more traditional mixed use condo building would have commercial at grade along its 
Collingwood Street frontage with parking at grade behind the building.  
 
The proposal provides for an opportunity to expand the commercial market place, provide for 
community building, and also provide for placemaking. 
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The specific planning request is for a draft plan of condominium and rezoning to vary the provisions 
of the site’s existing Downtown Commercial (C1) zone to generally recognize the condominium 
tenure on the Site, to recognize that notwithstanding that the Site is 6 lots that the intention is for 
the property to act as one lot for zoning, and to request an increase in the building height. With 
respect to building height a hold provision is proposed to require the land owner to enter into a 
Bonus Zoning agreement for an increase in height from 3 stores to 5 as well as enter into a site plan 
agreement. 
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2.0 Site Description and 
Surrounding Land Uses 

 
The Site is a land assembly of six (6) lots. It has one road frontage; Collingwood Street. The road 
frontage is approximately 104 metres and the Site area is approximately 0.5 hectares. Although the 
Site is flat, it does slope from south to north and would provide for a building walk out condition. 
The Site is vacant and hosts little to no vegetation except around the property boundary.  (See Figure 
1). 
 
As expected in a Downtown context, the Site is surrounded by an eclectic mix of uses including a 
dental office, residential dwellings, a closed cinema, and across the street is the parking lot for the 
hardware store; across the parking lot is the hardware store and the Meaford Hall Arts and Cultural 
Centre as well as the Municipality’s historic fire hall.  The Cultural Centre is approximately 5 stories 
in height. As discussed, to the rear of the property is McCarroll Park and residential dwellings some 
of which appear to have home based businesses. It is understood that McCarroll Park has recently 
went through a Master Plan update process. The property is one building away from Sykes Street, 
the main Downtown artery. The Site is a short walking distance to Meaford Harbour, the waterfront 
amenity area, Meaford Museum, Beautiful Joe Park, Post Office, and Library. 
 
The Site is within the Meaford Downtown Business Improvement Area and the Downtown Meaford 
Heritage Conservation District. 
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3.0 Planning Analysis 
 
The proposed development has been reviewed in the context of the Provincial Policy Statement 
(2020), the County of Grey Official Plan, The Municipality of Meaford Official Plan, the Municipality’s 
Heritage District policies, the Planning Act, and the Municipality’s Zoning By-law (among other site 
specific reports). This analysis provides an overview of that analysis. 

3.1 The Planning Act 
 
The Planning Act outlines in Section 2 that approval authorities must have regard to matters of 
provincial interest. These are important and generally higher order matters such as protecting 
agriculture, conservation of significant historical features, protection of natural heritage, and the 
development of safe and healthy communities among others.  
 
The Planning Act also outlines in Section 51 details respecting subdivision (condo) design. Regard is 
to be had to various matters which include but are not limited to the suitability of the land to be 
subdivided, the adequacy of the proposed grades, whether the plan conforms to the Official Plan, 
the adequacy of services and flood control. Section 34 (zoning) and Section 37 (bonusing) are also 
applicable to the proposal. 
 
It is submitted that the proposal has had regard for the matters of provincial interest and details 
regarding subdivisions as outlined in the Planning Act. 

3.2 The Provincial Policy Statement (2020) 
 
The Provincial Policy Statement (the ‘‘PPS’’) is the statement of the provincial government’s policies 
on land use planning and is intended to provide policy direction on land use matters which are in 
the Provincial interest. All land use planning decisions are required to be consistent with the PPS. 
This application has been reviewed under the PPS and some high level details are contained herein. 
 
The policies of the PPS, among other matters, direct the focus of growth towards settlement areas 
to ensure their continued viability, encourages densities and a mix of land uses which efficiently use 
land and resources and are appropriate for existing infrastructure. The PPS further contains policies 
that encourage land use patterns that support active transportation and are transit-supportive.  
Opportunities for intensification are encouraged. The Proposed Development is within the 
Municipality’s Urban Area and will be fully serviced, provides a mix of uses and at an intensification 
level and in a location that would encourage active transportation and is transit supportive. 
 
The PPS addresses matters relating to housing. This section encourages a range and mix of housing 
types and densities as well as encouraging planning authorities to permit and facilitate 
intensification, development where appropriate levels of infrastructure exist or are planned, and 
promoting densities for new housing which efficiently uses land, resources, and infrastructure. 
Planning authorities are encouraged to provide an appropriate range and mix of housing through 
permitting and facilitating all housing options and residential intensification, directing development 
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of new housing to locations where appropriate infrastructure and public service facilitates exist, 
promoting densities that make efficient use of services and land, and requiring transit-supportive 
development. The goal of these policies is to minimize costs of housing and facilitating compact 
form. The Proposed Development will assist the Municipality in meeting these housing policies. 
 
The Infrastructure and Public Service Facilities policies of the PPS generally require infrastructure and 
public service facilities to be provided in a cost-effective manner with the use of existing 
infrastructure being optimized. Further, the PPS contains policies relating to sewage, water, and 
stormwater. The PPS identifies municipal sewage services and municipal water services as the 
preferred method of servicing in settlement areas. 
 
The Proposed Development is to be serviced by full municipal water and wastewater systems and 
no extensions/upgrades are required.  
 
The PPS also hosts a suite of policies related to long-term economic prosperity. It is submitted that 
the proposal will assist the Municipality through providing opportunities for economic 
development,  providing for commercial development within Downtown and additional, 
concentrated amount of residential units also within Downtown, providing for a well-designed built 
form and a sense of place by providing for placemaking opportunities via public access to the mews, 
and providing for energy conservation by integrating residential units in close proximity to 
shopping and potentially jobs, among potentially other matters.   
 
The PPS ensures the conservation of significant built and cultural heritage resources. As the Site is 
within the Municipality’s Heritage District, particular attention was paid to the massing, architecture 
and built form to ensure that there is no conflict with the Plan. A scoped Heritage Impact 
Assessment was undertaken and it was determined that there are no significant impacts anticipated 
to the Heritage District or the identified adjacent lands.  
 
Based on a comprehensive review of the proposal and the policies of the PPS, it is my opinion that 
the proposed development is consistent with the PPS. 

3.3 The County of Grey Official Plan 
 
The County Official Plan (OP) identifies the Municipality of Meaford as a “Primary Settlement Area” 
(see Figure 2).  The OP directs growth to Settlement Areas. The County identifies that the viability of 
Settlement Areas is critical to the long-term economic prosperity of the County’s communities, that 
land should be used wisely with efficient development patterns including promoting green spaces 
and ensuring the effective use of infrastructure and public service facilities among other matters.  
 
The OP sets an intensification target for Meaford of 10% and intensification is encouraged mainly in 
Primary Settlement Areas such as Meaford. This project will assist the Municipality in meeting those 
targets. The OP also provides policies for municipalities to undertake various policy directions 
including but not limited to identifying that growth should be compatible with historic areas, 
provide for a wide range of housing types including townhouses and apartments, developments 
within built up areas may be of higher densities, encouraging renewed investment in downtowns 
to support the retention and development of commercial, office, entertainment and tourism uses 
and this should be reinforced through providing a mix of residential uses (among other uses) within 
downtowns.  
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The County OP also hosts various other policies which include but are not limited to effective use 
of existing infrastructure, promoting land use compatibility, providing a variety of housing types and 
encouraging the promotion of cultural heritage when making land use decisions.  
 
A scoped Heritage Impact Assessment was undertaken in part because the County policies identify 
that development may be permitted on lands adjacent to a protected heritage property where an 
appropriate evaluation has been undertaken and it is demonstrated that the historic attributes to 
the protected property is conserved. In this context “adjacent” means within 50 metres. Meaford 
Hall is a protected property with the site being within 50 metres but the building itself is further 
than 50 metres away. As stated, the site is within the Municipality’s Heritage District. The Impact 
Assessment, in effect, concluded that there will be no negative impact to the identified heritage 
building(s) or the District. 
 
The Site is within a well head protection zone – as is the entirety of the Urban Area of Meaford. The 
policy framework and any requirement of the Risk Management Official will be followed however it 
is suggested based on the nature of the project, it is assumed that little to no mitigation would be 
required for this proposal. 
 
The proposal will have consideration for the condominium policies of the County OP including but 
not limited to careful consideration of access, promoting walkability, snow removal and emergency 
vehicle access, a range of housing and employment densities, a mix of housing types. 
 
I have reviewed the applicable policies related to this proposal and am of the opinion that the 
proposal conforms to the County of Grey Official Plan. 

3.4 The Municipality of Meaford Official Plan 
 
The Site is within the Primary Settlement Area of Meaford, within the Urban Area, and within 
Downtown. The Site is designated “Downtown Core Commercial” (see Figure 3). 
 
The Official Plan identifies that the Municipality is made up of an Urban Area and a Rural Area and it 
directs the majority of new residential and employment growth to the Urban Area. The OP 
anticipates that additional urban development will occur within the Urban Area. It is an objective of 
the OP to encourage further intensification of the Urban Area with a target of 10% of new growth 
in the Urban Area is to be achieved through intensification. The Site is located in this Urban Area 
and provides for intensification.  
 
The OP hosts several objectives. These include but are not limited to reinforcing the function of the 
Downtown Area as the primarily cultural, business, entertainment and commercial focal point of the 
community and to encourage development having location, density and connectivity that supports 
and enhances active and alternative modes of transportation.  The proposal both provides support 
for the downtown as a commercial focus and provides for density and connectivity to the 
streetscape and park areas that would enhance active transportation. 
 
The Municipality’s growth policies recognize the efficiencies and environmental benefits of 
compact development and urban growth is encouraged to locate in existing settlement areas such 
as what is proposed. Specifically the OP anticipates that infill and redevelopment in the Downtown 
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Core Commercial Area will provide for medium to high density residential intensification by the way 
of mixed-use proposals; the project directly aligns with this policy context. 
 
From a housing perspective, the OP encourages a wide variety of housing by type, size and tenure 
and identifies that townhouse and low rise apartments units (among other built forms) will provide 
the bulk of housing opportunities to lower and moderate incomes. The OP also hosts housing 
policies which encourages the building and development industry to develop innovative housing 
designs that stress flexibility in use, a mix of compatible land uses, good environmental practices, 
and public safety to maintain a mix of housing by both type and tenure. It is submitted that the 
proposal will assist the Municipality in achieving these policy initiatives by providing for a 
condominium product of various housing forms with a mix of uses. 
 
The Municipality hosts a suite of Urban Character policies. Various of the goals and objectives 
include but are not limited to (paraphrased):  
 

• Maintain and enhance the Urban Area as a diverse, livable, healthy, clean, safe and thriving 
attractive community; 

• Enhance the character of the Urban Area; 
• Ensure applications for development are compatible in terms of built form, character, size 

and massing; 
• Encourage intensification and improve the economic health of the Downtown Core by 

encouraging redevelopment and the broadest mix of compatible uses; 
• Ensure that urban streets in the Downtown area are defined by buildings and public spaces 

wherever possible and appropriate; 
• Ensure that new development is integrated into the fabric of the existing community; 

develop neighbourhoods that are compact, pedestrian-friendly and provide a mix of 
housing types, community facilities, small-scale commercial centres and open spaces; 

• Foster a sense of civic identify through high standard urban design that considers 
integration of public and private spaces, a high degree of visual diversity and aesthetic 
quality, a well defined public realm including interconnected open space network, sensitive 
integration of new development with existing and a pedestrian oriented development 
pattern. 

 
The proposal addresses all of these urban character policies by providing a context sensitive mixed-
use intensification project that provides a connection to the Downtown open space park and a mix 
of housing types and small scale commercial opportunities. 
 
The proposal further assists the Municipality by achieving many of its economic goals and objectives 
by providing opportunities for the creation of jobs including home based jobs, providing 
opportunity to provide a range of goods and services to the public, and providing for tourism 
commercial uses within Downtown. 
 
From a cultural heritage perspective and sustainable development perspective, it is submitted that 
the proposal maintains the objective of providing a development that is an appropriate scale and 
character within the Municipality’s cultural heritage district and provides for a compact form which 
hosts a mix of uses, in an energy efficient built form which encourages active transportation. 
 
As identified, the Site is designated Downtown Core Commercial. The main intent of the designation 
is to promote Downtown as the focal point for commerce and hospitality, encourage tourism and 
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a mix of uses, enhance the Downtown so it continues to be a source of pride in the region, foster a 
pedestrian oriented environment, and improve visual, economic and pedestrian connections 
between the Downtown and Meaford Harbour among other matters. It is submitted that the 
proposal meets these objectives through providing a well designed, pedestrian oriented mix of 
commercial and residential uses. 
 
The Downtown Core Commercial designation permits a suite of uses including but not limited to 
retail uses, service uses, business offices, restaurants and residential uses. The residential uses are not 
permitted to be in a built form which is single detached, semi-detached or duplex dwellings. As 
identified, the residential component includes apartments (condominium units) and multi use 
dwellings (townhouses with ground floor commercial).  
 
The vision for the Downtown Core Commercial designation is to function as the focal point for 
commercial and hospitality and accommodating a diverse mix of commercial, residential, cultural 
and social uses and opportunities.  It is submitted that the proposal will contribute to achieving this 
vision for the Municipality. It is further vision of the Municipality that the scale and location of new 
development enhances the existing character of the Downtown through, in part, by encouraging 
the development of diverse, compatible land uses in close proximity to each other and the 
establishment of a streetscape that is geared to the pedestrian.  The proposal specifically has been 
designed to ensure a pedestrian orientation and provide for compatible diversity of uses. There is a 
further policy related to existing buildings, although not applicable to this proposal, the visionary 
statement seeks to accommodate a wide range of uses with an emphasis on using upper level space 
for offices, residential and accommodation uses. Although this proposal is not in an existing 
building, the proposal will, it is suggested, compliment the existing building approach by providing 
a wide range of uses and maximizing the building by providing an alternative use to commercial on 
the upper floors of the proposed buildings.  
 
The OP hosts a suite of policies within the Downtown Core Commercial designation related to New 
Development. The majority of the policies relate to development along Sykes Street, redevelopment 
of parcel that hosts existing buildings, and flooding related matters for development on or close to 
Bighead River. None of these conditions are applicable to the Site. The policies also encourage land 
assemblies to encourage larger more viable development parcels as has been the approach to this 
property (6 properties are involved). 
 
The Downtown Core Commercial designation permits residential stand alone free standing multiple 
unit buildings on side streets (such as Collingwood Street). As discussed, the proposal is for 3 mixed 
use buildings with ground floor commercial in each building and residential units above and thus, 
notwithstanding that stand alone residential is permitted (under certain policy considerations), 
commercial buildings, with residential above, is being proposed; this type of built form is also 
permitted.  
 
Although the mews is not proposed to be public open space (i.e. owned by the Municipality), it is 
intended to allow public access to not only the commercial uses that face the mews but also a 
pedestrian thoroughfare to McCarroll park behind. This is consistent with the public space polices 
of the Downtown Core Commercial designation which identifies that the Municipality may partner 
with stakeholders to maintain public space in a manner that is complementary to the Downtown.  
 
The property does not host any known environmental features nor is adjacent to any known 
environmental features 
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The OP identifies that the preferred means of servicing in the Meaford Urban Area is full municipal 
water and sewage services as is proposed for this Site. Before considering a rezoning application, 
Council is to be satisfied that the municipal sewage and water systems have sufficient capacity to 
accommodate the use.  A Functional Servicing Report was prepared for the initial application which 
identified adequate servicing. An updated brief dated 22 June 2022 by Crozier and Associates has 
confirmed this.  Recent upgrades have been made on Collingwood Street that provide for the 
needed infrastructure for the Site. Similarly, appropriate stormwater management solutions will be 
provided to the site via use of a combination of parking lot storage, an internal storm sewage 
network, and a recently installed external oil/grit separator.  
 
The OP hosts policies that identify that a transportation objective is to ensure that new development 
does not create a traffic hazard (among other matters). A traffic opinion was provided with the 
original application and this has been reassessed by Crozier and Associates in a letter dated 22 June 
2022 with respect to the updated proposal and it was concluded that the proposed development 
can be supported from a transportation perspective and any minor changes to the proposal will not 
affect that opinion. No external transportation works are required to support the development.  
 
The OP polices also support active and alternative transportation including but not limited  to 
ensuring a built environment that supports and encourages active transportation, locating retailing 
and personal service uses at street level in the Urban Area, connecting walkways and multi-use 
pathways with recreational facilities will be encouraged in the Urban Area and providing for direct, 
safe, convenient and attractive interior pedestrian accesses through developments will be 
encouraged in the Urban Area; all of which are being provided on-site. 
 
The Municipal OP hosts policies related to mitigation of impacts on cultural heritage resources. 
These generally include that development proposals shall conserve significant built heritage 
properties and landscapes and development may be permitted on adjacent lands to a protected 
heritage property where an applicable evaluation has been undertaken that demonstrates that the 
heritage attributes of the protected heritage property will be conserved. As discussed, a Heritage 
Impact Assessment has been undertaken and it was determined that the proposal conforms to the 
heritage policies of the Official Plan as well as the Downtown Meaford Heritage Conservation District 
and Guidelines. 
 
The OP contains various subdivision development policies; these also apply, where applicable, to 
condominiums.  In reviewing plans of condominium (and subdivision) Council is to be satisfied that 
(paraphrased); 
 

• The proposal is not premature and is in the public interest; 
• The lands will be appropriately serviced with infrastructure, schools, parkland, open space, 

community facilities and other amenities as required; 
• The density is appropriate for the area; 
• The proposal will be easily integrated with other developments in the area; the proposal 

conforms with the environmental protection and management policies of the OP; 
• The proposal conforms to the subdivision policies of the Planning Act; 
• The road pattern facilitates passive applicable transportation and consideration be given to 

the orientation of the units to ensure energy efficiency.  
 
It is submitted that the project meets the applicable policy frame work for the Municipality, is in the 
public interest, provides for appropriate densities for the site context and location, is compatible 
with development adjacent and in the area, as discussed conforms to the Planning Act subdivision 
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section, the design encourages active transportation and the building orientation, use and built 
from helps contribute to energy efficiency by providing for compact development provides for 
passive solar orientation,  and provides for residential uses in close proximity to shops and services. 
 
The Official Plan hosts policies related to building height. These policies identify that high rise 
buildings are not considered conducive to the general character of development within the Urban 
Area of Meaford where the project is located. Generally buildings are not to exceed three stories or 
11 metres in height however, bonus zoning may be consider to increase building heights. As 
discussed, the request is for a five (5) storey buildings and a height of 15.5 metres. The policies do 
contemplate this many storeys and this height. It should be noted that the buildings, based on the 
concept plan are proposed to be: 
 

• Condo building -  12.8 m 
• Townhouse building 1 – 12.5 m 
• Townhouse building 2 -  15.24 m 

 
The request is slightly different than the proposed heights in order to allow for flexibility when 
designing the specific site plan for the Site and to allow for some flexibility to not constrain the 
building program i.e. to allow minor changes to be made during the grading and construction on 
the property. The request for the one taller townhouse building is due to the grades on the site i.e. 
this building is a walk-out condition. From a policy perspective, the proposal meets the intention of 
the policy context to host building heights in keeping with the built form in the area while affording 
the Municipality the ability to provide for a mixed-use commercial and residential development 
which is compact in nature, fully serviced, provides for active transportation uses, a connection to 
the adjacent park, provides for intensification on an under utilized site and assists the Municipality 
in achieving many of the policy directives for the Urban Area and Downtown Core Commercial 
designation in particular. 
 
The OP policies of E1.1.1 (Bonus Zoning) specifically allows the Municipality to authorize increases 
in height for the return of facilities, services or matters of public benefit as set out in a site specific 
“Bonus Zoning” by-law. There is some direction for Council’s consideration when looking at a 
request for Bonus Zoning including provision of public areas, parkland and walkways which are not 
otherwise required to be dedicated. In this case, the proposal is to provide for an easement in favour 
of the Municipality over the mews for public pedestrian access to McCarroll Park. It is understood 
that Council is desirous to have this connection and has looked at a redesign for the park which, in 
part, proposes a walkway connection through the lands. It is submitted that the proposed walkway 
is not a token sidewalk width path but is a robust, wide, attractive and activated walkway which 
would compliment the recreational nature of the park.  
 
The proposal is also providing a wide range of housing types and is proposing streetscape 
improvements (which will be reviewed at the site plan stage). All of these components are under 
consideration for Council for Bonus Zoning and, it is submitted are appropriate. Notwithstanding 
the Bonus Zoning provision, I would also submit that the built form is appropriate for the Site. 
 
It is submitted that the proposal conforms to the applicable policies of the Municipal Official Plan. 

3.5 The Municipality Zoning By-law 
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The Site is zoned “Downtown Commercial” (C1) (see Figure 4). A rezoning to a C1-special zone with 
a Holding (H) provision are being proposed. 
 
The general nature of the site specific exemption is to recognize the development of the Site for 
condominium purposes, to recognize the parcel as one lot for zoning purposes (there are 6 lots that 
make up the land holding), and to recognize, and at times ensure, the commercial component use 
of the Site. 
 
Specifically the by-law is to: 
 

• Add “Multiple Unit Dwelling” as a permitted use (although this report speaks to “townhouses” 
a “townhouse” is required to be on its own district, freehold lot. Use of Multiple Unit Dwelling  
can be a townhouse built form but does not require the unit on a distinct lot); 
 

• Permitting  commercial uses in a Multiple Unit Dwelling and requiring it on the ground floor; 
 

• Requiring commercial on the Collingwood Street frontage for the apartment condo 
building except for the building entrance; 
 

• Recognize the 6 lots as one for the purpose of zoning (this would remove the requirement 
for setbacks between each of the lots, among potentially other matters); 
 

• Cap the building height at 5 stories and 15.5 metres; 
 

• Identifying that Collingwood Street is the front lot line for the property;  
 

• Providing for a minimum unit rental time of not less than 30 days (this will diminish short 
term rental considerations but allow home owners or commercial unit owners to rent their 
units to longer term tenants); and; 
 

• Identify that an easement for public accessibility purposes is required between 
Collingwood Street and McCarroll Park. 

 
It is submitted that these zone provisions are appropriate, assist in bringing clarity to the built form 
and conform to the Official Plan. 
 
A holding provision is being proposed for the property to ensure that a site plan agreement with 
bonus zoning provisions is entered into with the land owners and the Municipality. 
 
A copy of the draft by-law is appended in Appendix A to this brief.   
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4.0 Summary & Findings  
 
The proposal to develop three distinct, commercial/residential mixed-use buildings on this land 
assembly has been designed to directly address the applicable policy context of the County of Grey 
and the Municipality of Meaford. It is submitted that the proposal is context sensitive, respects the 
heritage attributes of Downtown Meaford, provides for a unique commercial opportunity for 
prospective users, provides for alternative residential uses in Downtown, is pedestrian oriented, and 
brings elements of placemaking to the Site. 
 
Although several site specific zoning exceptions are being requested, this is more of a reflection of 
how many municipal by-laws work in that they often are not crafted around condominium tenure 
and host zone provisions that are applicable to individual lots. Many of the site specific exceptions 
are to recognize the condominium nature and multi-lot amalgamation of the Site. Two of the 
exceptions are to request an increased height and to ensure that commercial uses are constructed 
on the Site.  
 
With respect to the increased height, the main reason for this request is to not only provide more 
intensification on the Site but to also provide a built form that recognizes that there is a grade 
change on the property that is being taken up within one of the buildings. The Official Plan 
contemplates the proposed height under certain circumstances and, it is submitted, that those 
circumstances are being met by accommodating the vision for McCarrol Park to have a pedestrian 
access through this property to Collingwood Street. 
 
The Site can be properly serviced and is supportable from a transportation perspective. The proposal 
also conforms to the applicable heritage policies of the Province, County and Municipality. 
 
It is my opinion that the proposal has regard for matters of Provincial interest, is consistent with the 
Provincial Policy Statement, conforms to both the County and Municipal Official Plans and is good 
planning. 
 
 
Respectfully submitted, 

MHBC 
 

 
Kris Menzies, BES, BEd, MCIP RPP 
Partner 
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FIGURE 1
SITE LOCATION

Collingwood Street East
12, 18, 22, 24, 28 and 34 Collingwood Street
Township of Meaford
Conty of Grey

SOURCES

DATE

ESRI

22127A - Report Figures - 2022-06-13

LEGEND
Jun. 21, 2022

0 60 120 180 240 30030

Meters

Sykes Street North

S
ykes S

treet S
outh

Nelson Street West

F

Meaford

Subject Site

Georgian Bay



  
 

 
Figure 2 

  



FIGURE 2
COUNTY LAND USE
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FIGURE 3
TOWNSHIP LAND USE

TOWNSHIP OF MEAFORD
LAND USE SCHEDULE A-1

Collingwood Street East
12, 18, 22, 24, 28 and 34 Collingwood Street
Township of Meaford
Conty of Grey

SOURCES

DATE

ESRI
Township of Meaford

22127A - Report Figures - 2022-06-13

LEGEND
Jun. 21, 2022

0 20 40 60 80 10010

Meters

Collingwood Street West

Bayfield Street

Nelson Street West

Bridge Street

S
ykes S

treet N
orth

Lombard Street

C
ook S

treet

Parker Street West

Parker Street East

Nelson Street East

Collingwood Street East

Bayfield Street

F

Subject Site

Downtown Core Commercial

Downtown Core Transitional

Major Open Space

EP

Urban Living Area

Urban Area Waterfront

Two-Zone Policy Area



  
 

 
Figure 4 

  



FIGURE 4
TOWNSHIP ZONING

TOWNSHIP OF MEAFORD
ZONING BY-LAW - SCHEDULE B MAP 9
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FIGURE 5
CONTEXT PLAN
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LLOYD HUNT ARCHITECT

June 21, 2022
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Multi Unit Dwellings ("townhomes") Mews Elevations

Mixed-use Apartment Elevation along Collingwood St.
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22 June 2022 

The Corporation of the Municipality of Meaford 
 

Zoning By-law Amendment No.    
 

Being a by-law to amend Zoning By-law 60-2009 of the Municipality of Meaford 
pertaining to 12, 18, 22, 24, 28 and 34 Collingwood Street; Meaford 

 

Whereas, the Council of the Corporation of the Municipality of Meaford deems it in 
the public interest to pass a by-law to amend By-law 60-2009; and, 

 

Whereas, pursuant to the provisions of Sections 34 and 37 of the Planning Act 
R.S.O. 1990, as amended, by-laws may be amended by Councils of Municipalities; 
and, 

 
The Council of The Corporation of the Municipality of Meaford enacts as 
follows: 

 
1. Map 9 of Schedule B to By-law 60-2009 is hereby amended by re-zoning 

the lands shown on Schedule “A-1”, affixed hereto, from the Downtown 
Commercial (C1) Zone to the Downtown Commercial – Site Specific Hold 
(C1-XXX) (H5) Zone. 
 

2. Section 9 of By-law 60-2009 is hereby amended by adding the following: 
Notwithstanding any other provision of this By-law, the provisions in this 
Section shall apply to those lands denoted on the Schedule to this By-law. 
All other provisions, unless specifically modified/amended by this Section, 
continue to apply to the lands subject to this Section. 

 

9.XXX.1 Additional Permitted Uses 
 

The following additional uses are permitted: 
 

a) Multiple Unit Dwelling; 
 

b)  A permitted commercial use is permitted within a Multiple Unit Dwelling.  
 
 

9.XXX.2 Special Site Provisions 
 

a) The lots subject to this Special Provision shall be regarded as one lot for the 
purposes of meeting zoning regulations;   

b) Development may proceed by way of registered condominium; 
c) The maximum building height shall be five (5) stories and 15.5 metres;  
d) The portion of the building fronting onto Collingwood Street for 

any Apartment Building is required to be non-residential save 
an except for the residential building entrance; 

e) Non-residential uses are required at ground level in any Multiple 
Unit Dwelling save and except for the residential unit entrance or 
residential garage; 

f) Notwithstanding Section 4.5.1, more than one dwelling unit is permitted per 



 

22 June 2022 

lot; 
g) For the purpose of this by-law, Collingwood Street is the front lot line; 
h) Parking shall be provided at a minimum rate of 1 space per dwelling 

unit for residential uses;  
i) Accessible parking spaces are not required for the Multiple Unit 

Dwelling(s); 
j) Residential and non-residential units are permitted to be rented for 30 days 

or more, and; 
k) An easement be granted to the Municipality for pedestrian access through 

the property from Collingwood Street to McCarroll Park. 
 

3. Notwithstanding the provisions of Section 9.XXX.1 and 9.XXX.2 above, a 
Holding provision (H5) is hereby applied to the whole of the Site.  The Holding 
provision shall be lifted provided the following occurs to the satisfaction of the 
CAO for the Municipality of Meaford: 

 

 
a) That a Site Plan Agreement be executed by the Municipality which shall 

include but not be limited to provision of the facilities, services and/or 
matters as set out in item 2k of this by-law.  

 
4. Schedule “A-1”and all notations thereon, are hereby declared to form part of 

this By-law. 
 
 

5. This by-law shall come into force and take effect upon being passed by 
Council, pursuant to the Planning Act, R.S.O. 1990, as amended. 

 

 
 
 
 
Read a first, second and third time and finally passed this ____ day of 
_____________, 2022 

 
 
 
 

Barb Clumpus, Mayor 
 
 
 
 
 

Matt Smith, Clerk 
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