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1. Introduction and Overview 

 
1.1 Qualifications and Expertise 
 
MB1 Development Consulting Inc. is a unique and highly specialized land use planning services firm with 
experience in all aspects of land use planning and development. MB1 focuses on the following practice areas: 
 

x Land Use Planning Reports and Analysis; 
x Planning and Development Approval Management; and 
x Appeal Support and Representation. 

 
I am the founder and President of MB1, a Registered Professional Planner (RPP) and full member of the 
Ontario Professional Planners Institute (OPPI). My experience includes Over 20 years of real estate 
development management experience across Ontario and Canada and experience in all land use planning and 
development matters for residential, commercial, mixed use, institutional and industrial projects. This 
experience includes numerous infill and intensification proposals within an existing urban setting. Many of 
these projects have included retrofitting and adaptive reuse of existing structures, including those with 
heritage attributes and designations and in communities focused on transit-oriented development initiatives. 
I have previously been qualified by the Local Planning Appeal Tribunal (LPAT) and Ontario Municipal Board 
(OMB), as well as the Toronto Local Appeal Body (TLAB), as an Expert in Land Use Planning. 
 
1.2 Retainer 
 
I was retained by the Owner of 1 Legion Road in the Municipality of Meaford (the “subject property”) to 
provide expert land use planning services in support of the development proposal, including preparation of 
this Planning Justification Report to support the required planning and development applications. I have also 
been retained to provide ongoing support throughout the application process, including correspondence and 
communication with the Municipality of Meaford and other relevant agencies. 
 
1.3 Background and Overview 
 
This report is an update to the Planning Justification Report dated September 2020 that was submitted with 
the complete application for Zoning By-Law Amendment for the subject property. This updated report has 
been prepared to supersede the September 2020 report and provide one comprehensive document that also 
addresses the comments provided in the following documents: 
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x Municipality of Meaford Municipal Review Comments in a memorandum from Liz Buckton, Manager 
of Development Services; 

x Grey County Planning and Development Department comments dated November 13, 2020; and 
x Grey Sauble Conservation Authority comments dated November 23, 2020.  

 
The development proposal includes a 5-storey residential apartment building with 150 dwelling units and 192 
parking spaces, including a below-grade parking structure.  The proposed apartment building is a permitted 
use, but an amendment is required to the Municipality of Meaford Zoning By-Law to modify the following 
regulations of the RM-190 (H5) zoning: 
 

x Maximum Building Height of 16.57 metres (13 metres permitted); 
x Minimum Interior Side Yard of 0.93 metres (2.4 metres required); 
x Minimum Rear Yard of 1.96 metres (7.5 metres required); 
x Minimum Off-Street Parking Requirement of 1.28 spaces per dwelling unit (1.5 spaces per unit 

required); 
x Minimum Setback from a Slope or Embankment Greater than 33% of 0 metres (6.0 m required). 

 
1.4 Land Use Planning Opinion 
 
It is my opinion that the development proposal represents an appropriate residential intensification of an 
under-utilized property that will increase the range and variety of housing available in the community and 
support transit and active modes of transportation.  
 
The proposed building height (3.57 metres higher than currently permitted) will allow the subject property to 
provide additional residential density within a compatible built form that can be accommodated by the 
existing municipal infrastructure, supports transit and active modes of transportation and will be compatible 
with surrounding land uses. It is important to note that the proposed building height has been measured from 
the grade elevation of the centreline of Legion Road, per the requirements of the Municipality. 
 
The minimum interior side yard of 0.93 metres is required for the main wall of the below grade parking 
structure, which will not be visible at grade level. The interior side yards of the above grade building levels will 
comply with the minimum requirements of the Zoning By-Law. 
 
The minimum rear yard of 1.96 metres is required only to account for the location of the main walls of the 
below grade parking structure. The rear yard of the above grade building levels will comply with the minimum 
requirements of the Zoning By-Law. 
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The proposed parking ratio of 1.25 spaces per dwelling provides a balance between ensuring the 
development provides sufficient on-site parking and also supporting objectives for transit-supportive 
development and active transportation. The Traffic Impact Study prepared in support of the application 
provides additional analysis with respect to the proposed parking supply. 
 
The proposed setback to the existing slope at the rear of the property has been accommodated within the 
development proposal through site grading and structural elements of the building to minimize the impact to 
the existing topography of the property and surrounding lands. 
 
It is my opinion that the development proposal and requested Zoning By-Law Amendment: 
 

x Are consistent with the applicable policies of the Provincial Policy Statement, 2020; 
x Conform to the Grey County Official Plan; and 
x Conform to the Municipality of Meaford Official Plan. 

 
1.5 Recommendations 
 
Based on the evidence provided in this report, I have the following recommendations: 
 

x That the Zoning By-Law Amendment be adopted to facilitate the development propsal; 
x The Owner of the subject property enter into an agreement with the Municipality of Meaford with 

respect to the proposed height per the bonusing zoning provisions of Section E1.1 of the Meaford 
Official Plan; 

x That the development proposal proceed to Site Plan Approval; and 
x That the Holding Symbol remain on the subject property until the appropriate Development 

Agreement has been executed.  
 

2. Existing Conditions and Context 
 
2.1  Site Location and Existing Conditions 
 
As illustrated in Figure 1, the subject property is located on the north side of Legion Road, east of Owen 
Street. The aerial site view in Figure 2 demonstrates that the subject property is occupied by a vacant 
structure and paved surface parking area. The property is accessible via multiple driveways on Legion Road. 
Views of the existing building and parking area are provided in Figures 3 and 4. The property has most 
recently been occupied and operated by the Royal Canadian Legion. 
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Figure 1 – Site Location 

 

 
Figure 2 – Subject Site Aerial View 
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Figure 3 – Existing Building Front Elevation 

 

 
Figure 4 – View of Existing Building and Parking Area 

 
2.2 Surrounding Uses and Built Form 
 
The subject property is surrounded by the following uses: 
 

x To the east:  Single detached dwellings (Figure 5); 
x To the west: Two-storey (30 unit) apartment building owned by Grey County (Figure 6); 
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x To the north: Rear yards of single detached dwellings on Trowbridge Street; (Figure 7); and 
x To the south: Open space and natural heritage features (Figure 8). 

 

 
Figure 5 – Single Detached Dwellings to East of Subject Property 

 

 
Figure 6 – Apartment Building to West of Subject Property 
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Figure 7 – Single Detached Dwellings to North of Subject Property 

 

 
Figure 8 – Open Space to South of Subject Property 
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3. Development Proposal 
 
3.1 Proposal Details 
 
The current site plan for the development proposal is included in Figure 9. Figure 10 shows the floor plans for 
the two basement levels. Figure 11 includes the front elevation of the building from legion Road. The proposal 
for the subject property involves construction of a 5-storey residential condominium building with 150 
residential dwelling units (13,698.84 m2 of gross floor area) on five floors above grade. The proposal includes 
a total of 192 parking spaces (1.28 spaces per unit), including 7 barrier-free parking spaces and 1 loading 
space. The proposal orients the building towards Legion Road with parking and vehicular circulation areas 
screened from view in the public realm. Placing the bulk of the massing close to Legion Road also allows the 
rear of the property to act as a buffer to the residential properties backing onto the subject property. While 
the Owner considered including a green roof with access available to residents, this feature was ultimately 
not included and no roof access will be available. 
 

 
Figure 9 – Proposed Site Plan 
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Figure 10 – Basement Floor Plans 
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Figure 11 – South (Front) Elevation 

 
3.1.1 Servicing 
 
S. Llewellyn & Associates, the civil engineering consultant retained by the Owner, has prepared a revised 
Grading & Erosion Control Plan (Drawing C101), Servicing Plan (Drawing C102) and General Notes and Details 
(Drawings C103) to address the comments received from the Municipality of Meaford, Grey County and Grey 
Sauble Conservation. The site has been designed to match existing grades at the property lines to minimize 
adverse impacts to the adjacent properties and effectively control stormwater flow on the property. The 
existing slope at the north limits of the property will be accommodated through retaining walls constructed as 
part of the building and below grade parking structures. Redevelopment of the subject property provides the 
opportunity to ensure proper grading and drainage, including infiltration, relative to the surrounding areas. 
 
The development is proposed to be connected to municipal services through the following: 
 

x Municipal water service will be provided via a 150 mm domestic connection and 200 mm fire 
connection via existing 200 mm watermain on Legion Road; 

x Sanitary service will be provided via 200 mm service connecting to existing 300 mm sanitary on Legion 
Road; 

x Stormwater management through installation of storage tank, on-site ponding and new storm sewer 
connection. 

 
3.1.2 Transportation and Parking 
 
The development proposal will have two access driveways on Legion Road that provide access to the interior 
of the site, including the below grade parking structure. The surface parking and vehicular circulation areas 
will be screened from the public realm by the building with the majority of the 192 parking spaces being 
located in the parking structure. The proposed parking supply equates to a ratio of 1.28 spaces per dwelling 
unit, which balances vehicular parking with transit-supportive development and active transportation. 
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3.1.3 Natural Environment 
 
There are no natural heritage features on the subject property that require protection as part of the 
development proposal. The proposed design ensures that the existing topography and natural character of 
adjacent lands is maintained and municipal services are provided without adversely impacting surrounding 
lands. The land use planning analysis in this report specifically identifies and discusses the applicable natural 
environmental policies. 
 
3.2 Zoning Review 
 
Figure 12 provides a Zoning Review for the current development concept to ensure that all modifications and 
exceptions required to be addressed through site specific provisions in the amending Zoning By-Law. Figure 
13 is a copy of the proposed site plan with the building line for the below grade parking structure illustrated in 
red. The following definitions from the Zoning By-Law relevant: 
 

x Front Yard: Means a yard extending across the full width of the lot between the front lot line and the 
nearest main wall of the main building or structure on the lot.  

x Interior Side Yard: Means a yard other than an exterior side yard that extends from the front yard to 
the rear yard between the interior side lot line and the nearest main wall of the main building or 
structure on the lot. 

x Minimum Required Yard: Means the minimum distance of a yard required from a lot line. No part of 
a required minimum yard for a building or structure shall be included as part of a required minimum 
yard for another building or structure. In calculating minimum required yards, the minimum 
horizontal distance from the respective lot lines shall be used.  

x Rear Yard: Means a yard extending across the full width of the lot between the rear lot line and the 
nearest main wall of the main building or structure on the lot. 

x Main Wall: Means the exterior front, side and/or rear wall of a building and all structural components 
essential to the support of a fully enclosed space. 

 
Since the below grade parking structure is essential to the support of the above grade levels of the proposed 
building, the walls of the parking levels are “main walls” shown on Figure 13 are used to establish the 
minimum required yards.  

 
Figure 12 - Zoning Review for RM-190 (H5) Residential Multiple Zone 

Zoning Regulation Permitted Proposed 
Minimum Lot Area 600 m2 6,655.5 m2 
Minimum Required Front Yard 3.05 m (sp 190) 3.05 m (south) 
Minimum Required Interior Side Yard 2.4 m 3.35 m (west) / 0.93 m (east) 
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*does not conform 
Minimum Required Rear Yard 7.5 m 1.96 m (northeast corner) 

*does not conform 
Maximum Height 13.0 m (9.190.3 Special Site Provisions) 16.57 m (to top of parapet) 1 

*does not conform 
Maximum Lot Coverage for Main 
Buildings 

50% 42.4% 

Minimum Off-Street Parking 
Requirements 

225 (1.5 spaces per unit) 192 (1.28 spaces per unit) 
*does not conform 

Minimum Setback from Slope or 
Embankment that exceeds 33% (3:1) 
(Section 4.23.3) 

6.0 m 0 m 
* does not conform 

Minimum Parking Space Size 2.7 m width X 5.8 m length 2.7 m X 5.8 m 
Minimum Parking Aisle Width (spaces 
angled 60-90 degrees) 

5.8 m 5.8 m 

Minimum Width of Driveway Providing 
Access to Parking 

3.0 m 6.0 m 

Maximum Width of Driveway Providing 
Access to Parking 

9.0 m 6.0 m 

Minimum Setback to any Lot Line from 
Parking Space or Driveway 

1.0 m 1.0 m 

Minimum Required Barrier Free Parking 
Spaces (101-200 spaces) 

5.8 (1 + 3% of parking spaces) 7 

Type of Barrier Free Parking Spaces 
Required 

x Equally divided between Type 
A and Type B, if an even 
number of parking spaces is 
required.  

x Any additional ‘odd’ space 
may be either Type A or B.  

x Minimum of one Type A 
space shall be provided. 

Provided 

Minimum Type A Barrier Free Parking 
Space Size 

3.4 m width X 5.8 m length 3.4 m X 5.8 m 

Minimum Type B Barrier Free Parking 
Space Size 

2.4 m width X 5.8 m length 2.4 m X 5.8 m 

Minimum Access Aisle Width for Barrier 
Free Parking Space 

1.5 m 1.5 m 

Maximum Barrier Free Spaces Sharing 
Access Aisle 

2 2 

1 The maximum building height has been measured from the grade elevation of the centreline of Legion Road. 
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Figure 13 – Proposed Site Plan (below grade walls shown in red) 
 
3.3 Land Use Planning Applications 
 
The development proposal represents a residential intensification of an under-utilized property that will 
increase the range and variety of housing available in the community and support transit and active modes of 
transportation. However, the proposal requires an amendment to the Municipality of Meaford Zoning By-Law 
to modify the following regulations of the RM-190 (H5) zoning to facilitate a number of elements of the 
proposed residential development: 
 

x Maximum Building Height of 16.57 metres (13 metres permitted); 
x Minimum Interior Side Yard of 0.93 metres (2.4 metres required); 
x Minimum Rear Yard of 1.96 metres (7.5 metres required); 
x Minimum Off-Street Parking Requirement of 1.28 spaces per dwelling unit (1.5 spaces per unit 

required); 
x Minimum Setback from a Slope or Embankment Greater than 33% of 0 metres (6.0 m required). 

 
Site Plan Approval will be required once the required zoning amendment is in place. The Holding Symbol (H5) 
will remain on the subject property until a development agreement is in place that ensures the details of the 
development are finalized. 
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4. Land Use Planning Policy Analysis 

 
4.1 Provincial Policy Statement, 2020 
 
The Provincial Policy Statement is issued under the authority of section 3 of the Planning Act and came into 
effect on May 1, 2020. The following statements are provided in Part II of the PPS:  
 

In respect of the exercise of any authority that affects a planning matter, section 3 of the Planning Act 
requires that decisions affecting planning matters “shall be consistent with” policy statements issued 
under the Act. Comments, submissions or advice that affect a planning matter that are provided by the 
council of a municipality, a local board, a planning board, a minister or ministry, board, commission or 
agency of the government “shall be consistent with” this Provincial Policy Statement. 

 
The following are key principles set out in the Preamble (Part I): 
 

x The Provincial Policy Statement provides for appropriate development while protecting resources of 
provincial interest, public health and safety, and the quality of the natural and built environment. 

x Provincial plans and municipal official plans provide a framework for comprehensive, integrated, 
place-based and long-term planning that supports and integrates the principles of strong 
communities, a clean and healthy environment and economic growth, for the long term. 

x Municipal official plans are the most important vehicle for implementation of this Provincial Policy 
Statement and for achieving comprehensive, integrated and long-term planning. Official plans shall 
identify provincial interests and set out appropriate land use designations and policies. 

x Zoning and development permit by-laws are also important for implementation of this Provincial 
Policy Statement. Planning authorities shall keep their zoning and development permit by-laws up-to-
date with their official plans and this Provincial Policy Statement. 

 
It is my opinion that the development proposal and requested Zoning By-Law Amendment are consistent with 
the objectives and specific policies of PPS 2020 in that they will lead to built form that is compatible with the 
prevailing character of the community and mitigates the potential for adverse impacts on surrounding land 
uses and natural heritage features. The matrix in Figure 13 provides overview of the relevant policies of the 
PPS 2020. 
 

Figure 13 – PPS 2020 Policy Matrix 
Definitions (Section 6.0) 
 
Active transportation: means human-powered travel, including but not limited to, walking, cycling, inline skating and travel 
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with the use of mobility aids, including motorized wheelchairs and other power-assisted devices moving at a comparable speed. 
 
Transit-supportive: in regard to land use patterns, means development that makes transit viable, optimizes investments in 
transit infrastructure, and improves the quality of the experience of using transit. It often refers to compact, mixed-use 
development that has a high level of employment and residential densities, including air rights development, in proximity to 
transit stations, corridors and associated elements within the transportation system. Approaches may be recommended in 
guidelines developed by the Province or based on municipal approaches that achieve the same objectives. 
The Vision for Ontario’s Land Use Planning System (Part IV of PPS 2020) 
 

x Land use must be carefully managed to accommodate appropriate development to meet the full range of current and 
future needs, while achieving efficient development patterns and avoiding significant or sensitive resources and areas 
which may pose a risk to public health and safety. 

x Efficient development patterns optimize the use of land, resources, public investment in infrastructure and public 
service facilities. 

x Strong, liveable and healthy communities promote and enhance human health and social well-being, are economically 
and environmentally sound, and are resilient to climate change. 

x Strong communities, a clean and healthy environment and a strong economy are inextricably linked. Long-term 
prosperity, human and environmental health and social well-being should take precedence over short-term 
considerations. 

1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use Patterns 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 
 

a) promoting efficient development and land use patterns which sustain the financial well-being of the Province and 
municipalities over the long term; 
b) accommodating an appropriate affordable and market-based range and mix of residential types (including single-
detached, additional residential units, multi-unit housing, affordable housing and housing for older persons), employment 
(including industrial and commercial), institutional (including places of worship, cemeteries and long-term care homes), 
recreation, park and open space, and other uses to meet long-term needs; 
c) avoiding development and land use patterns which may cause environmental or public health and safety concerns; 
d) avoiding development and land use patterns that would prevent the efficient expansion of settlement areas in those 
areas which are adjacent or close to settlement areas; 
e) promoting the integration of land use planning, growth management, transit-supportive development, intensification and 
infrastructure planning to achieve cost-effective development patterns, optimization of transit investments, and standards 
to minimize land consumption and servicing costs; 
f) improving accessibility for persons with disabilities and older persons by addressing land use barriers which restrict their 
full participation in society; 
g) ensuring that necessary infrastructure and public service facilities are or will be available to meet current and projected 
needs; 
h) promoting development and land use patterns that conserve biodiversity; and 
i) preparing for the regional and local impacts of a changing climate. 

1.1.3  Settlement Areas 
 
1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land uses which: 
 

a) efficiently use land and resources; 
b) are appropriate for, and efficiently use, the infrastructure and public service facilities which are planned or available, and 
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avoid the need for their unjustified and/or uneconomical expansion; 
c) minimize negative impacts to air quality and climate change, and promote energy efficiency; 
d) prepare for the impacts of a changing climate; 
e) support active transportation; 
f) are transit-supportive, where transit is planned, exists or may be developed; and 
g) are freight-supportive. 
 

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, redevelopment and compact 
form, while avoiding or mitigating risks to public health and safety. 
1.4  Housing 
 
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options and densities to meet projected 
market-based and affordable housing needs of current and future residents of the regional market area by: 
 

a) establishing and implementing minimum targets for the provision of housing which is affordable to low and moderate 
income households and which aligns with applicable housing and homelessness plans. However, where planning is 
conducted by an upper-tier municipality, the upper-tier municipality in consultation with the lower-tier municipalities may 
identify a higher target(s) which shall represent the minimum target(s) for these lower-tier municipalities; 
 
b) permitting and facilitating: 
 
1. all housing options required to meet the social, health, economic and well-being requirements of current and future 

residents, including special needs requirements and needs arising from demographic changes and employment 
opportunities; and 

2. all types of residential intensification, including additional residential units, and redevelopment in accordance with 
policy 1.1.3.3; 

 
c) directing the development of new housing towards locations where appropriate levels of infrastructure and public service 
facilities are or will be available to support current and projected needs; 
d) promoting densities for new housing which efficiently use land, resources, infrastructure and public service facilities, and 
support the use of active transportation and transit in areas where it exists or is to be developed; 
e) requiring transit-supportive development and prioritizing intensification, including potential air rights development, in 
proximity to transit, including corridors and stations; and 
f) establishing development standards for residential intensification, redevelopment and new residential development 
which minimize the cost of housing and facilitate compact form, while maintaining appropriate levels of public health and 
safety. 

1.6.7 Transportation Systems 
 
1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the length and number of vehicle trips 
and support current and future use of transit and active transportation. 
1.8 Energy Conservation, Air Quality and Climate Change 
 
1.8.1 Planning authorities shall support energy conservation and efficiency, improved air quality, reduced greenhouse gas 
emissions, and preparing for the impacts of a changing climate through land use and development patterns which: 
 
a) promote compact form and a structure of nodes and corridors; 
b) promote the use of active transportation and transit in and between residential, employment (including commercial and 
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industrial) and institutional uses and other areas; 
c) focus major employment, commercial and other travel-intensive land uses on sites which are well served by transit where 
this exists or is to be developed, or designing these to facilitate the establishment of transit in the future; 
d) focus freight-intensive land uses to areas well served by major highways, airports, rail facilities and marine facilities; 
e) encourage transit-supportive development and intensification to improve the mix of employment and housing uses to 
shorten commute journeys and decrease transportation congestion; 
f) promote design and orientation which maximizes energy efficiency and conservation, and considers the mitigating effects of 
vegetation and green infrastructure; and 
g) maximize vegetation within settlement areas, where feasible. 

 
It is my opinion that the development proposal and requested Zoning By-Law Amendment are consistent with 
the applicable policies of PPS 2020 on the following basis: 
 

x The proposal represents intensification of an under-utilized property in the existing urban area, rather 
than a greenfield or new community; 

x The density, intensity and efficiency of land use on the subject property will be increased in a manner 
that is compatible with the character of the surrounding community and is consistent with objectives 
for transit-supportive development and active transportation; 

x The proposal will make more efficient use of existing municipal infrastructure, including water and 
sewer services, transit and cycling infrastructure, without requiring additional municipal investment in 
this infrastructure; 

x The Municipality will incur no costs to provide the required services and infrastructure to support the 
development; 

x  The proposed residential building will increase the range of housing options available in the 
community in terms of form, variety and tenure; 

x The proposed parking ratio aligns with objectives for reduced transportation reliance on private 
automobile through modal shift to transit, cycling and walking; this approach also helps to reduce the 
amount of site area that is consumed through parking and vehicular circulation area and, 
consequently, reduces open space, landscaped areas and other pervious areas; 

x The development proposal significantly intensifies and increases the number of people living in the 
community and provides a parking ratio that balances demand against these objectives for 
development that supports transit and active transportation; and 

x Principles of sustainable development and environmental protection, enhancement and preservation 
will be supported through the proposed building and site design, including the incorporation of the 
existing slope at the north end of the property into the site and building design. 

 
4.2 Grey County Official Plan 
 
Grey County Council adopted its Official Plan on October 25, 2018 and the Official Plan was approved by the 
Province June 6, 2019. The Grey County Official Plan applies the following designations to the subject lands: 
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x Schedule A (Map 1):   Primary Settlement Area; 
x Appendix A (Map 1):   Intake Protection Zone 2; and 
x Secondary Schedule Map 1n:  Primary Settlement Area. 

 
Figure 14 includes a includes a summary of the applicable Grey County Official Plan policies. 
 

Figure 14 - Grey Plan Official Plan Policy Matrix 
9.18 Definitions 
 
INTENSIFICATION: means the development of a property, site or area at a higher density than currently exists through: 1) 
Redevelopment, including the reuse of brownfield sites; 2) The development of vacant and/or underutilized lots within previously 
developed areas; 3) Infill development; and 4) The expansion or conversion of existing buildings. 
1.4.1 Our Opportunities:  
 
1) Aging Demographics - The population of Grey County is growing. One of the more prominent demographic trends in the area is 
population aging. When compared to provincial statistics, the median age within Grey County is older. This represents a planning 
opportunity for the community, where the County needs to consider an age-friendly approach to development, design, and 
decision-making. 
 
2) Supporting Young Families, Youth and Newcomers - We need to consider the reasons why we have fairly high out-migration of 
youth and the implications this may have on our community in the future. The needs of our youth and young families must be 
valued to ensure we improve population retention. Newcomer attraction will be key in addressing our workforce needs. It will be 
important to consider how we can accommodate the needs of those who migrate to Grey County in the future. A few of these 
needs include attainable housing, recreation, and childcare. Our planning approach intends to be inclusive, with the hopes of 
better informing how we build environments that provide for youth, young families, and newcomers to the area.  
 
7) Challenges of Affordability - Housing prices are an ongoing challenge in most communities in Ontario, as they continue to 
fluctuate and generally increase. Policy makers, government officials, developers and other stakeholders in community 
development need to prioritize housing affordability in Grey County. Some of the opportunities to do so include housing 
intensification, secondary dwelling units in existing homes and mixed use development.  
 
8) Complete Communities - It is important to design and build our communities to support people’s needs by providing equitable 
and convenient access to an appropriate range of services, infrastructure and facilities. Complete communities are about 
providing:  
 

x A mix of employment opportunities 
x Local services 
x A full range of housing 
x Access to public transportation and active transportation opportunities, and 
x Community infrastructure such as affordable housing, schools, recreation and open space for our residents.  

 
It is about creating complete communities to support people’s daily needs for all age groups. Complete communities encompasses 
place-making that creates livable communities by providing an identifiable character, a sense of place and a high quality of life.  
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10) Natural Environment and Cultural Heritage - The natural and cultural environments are important aspects to Grey County and 
are reasons why many people value this area. We need to protect our natural and cultural environments to benefit future 
generations, as they serve as important components to the County’s rich biodiversity and culture. It is necessary to promote 
activities and development that work well with the landscape and support the tourist industry. 
3.5 Primary Settlement Areas  
 
Primary Settlement Areas are areas suitable for high intensification targets, public transit services, and have full municipal services. 
Municipalities with primary settlement areas will, in their official plans, identify and plan for intensification within these areas.  
 
The development of high quality urban form and open public spaces within these areas is also encouraged through site design, and 
urban design standards, to create attractive and vibrant places that support walking and cycling for everyday activities and are 
transit-supportive.  
 
5) For the City of Owen Sound and the Town of Hanover, it is recommended that a minimum development density of 25 units per 
net hectare will be achieved for 36 new development. For all other Primary Settlement areas, a minimum development density of 
20 units per net hectare will be achieved for new development. The County encourages new development to be of a form and 
density which is supportive of future transit needs in accordance with the Province’s Transit Supportive Guidelines, or to develop 
similar municipal guidelines that achieve the same objective  
 
6) Intensification opportunities are strongly encouraged within Primary Settlement Areas. Municipalities must develop and adopt 
intensification strategies to ensure that the residential intensification targets identified in Section 3.4.1 of the Official Plan are met. 
Intensification strategies in Primary Settlement Areas shall enable: 
  

a) Brownfield redevelopment;  
b) ‘As-of-right’ permissions in official plans and zoning by-laws for second units (see Section 4.2.5);  
c) The development of vacant and/or underutilized lots within previously developed areas;  
d) The expansion or conversion of existing buildings.  

 
New construction through intensification should occur in a manner that takes into account the existing built and physical 
environment and is compatible with the surrounding land uses. 
4.1 Housing Policy  
 
Supply  
 
The County will ensure that residential growth can be accommodated for a minimum of 10 years through residential 
intensification, redevelopment and if necessary, lands which are designated and available for new residential development.  
 
Municipalities must maintain land with servicing capacity sufficient to provide at least a three year supply of residential units 
available through: lands suitably zoned to facilitate residential intensification and redevelopment, and land in draft approved and 
registered plans.  
 
Variety 
 
The County will aim to provide a variety of housing types to satisfy the present and future social, health, safety, and well-being 
requirements of residents. In doing so, we want to prioritize housing accessibility and affordability.  
 
This plan encourages housing opportunities that address the needs of seniors and persons with physical, sensory, and mental 
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health disabilities. We want people to be able to remain in a neighbourhood as housing needs change over time. It will be 
important to consider experimental housing types (i.e. life lease, cooperative housing, or “life-style” communities). These 
neighborhoods and facilities should be oriented as being age-friendly and encouraged within urban settings with appropriate 
services.  
 
New residential developments will be promoted at densities which efficiently use available servicing (subject to Section 8.9) and 
are appropriate to site conditions and existing patterns of development.  
 
In considering working towards barrier-free environments, create solutions that respect the cultural heritage value and promote 
the protection of property. It is important to , recognize that heritage properties may require unique accessibility plans to ensure 
that alterations do not adversely affect the heritage attributes.  
 
Council encourages this practice for publicly and privately-owned heritage buildings that are open to and used by the public, and 
for private residences.  
 
Residential Intensification  
 
This Plan contains policies encouraging intensification mainly in Primary Settlement Areas but also, to a lesser extent to Secondary 
Settlement Areas. The strategic approach to intensification intends to retain small town character and revitalize downtown areas 
through:  
 
1) Supporting increased densities in newly developing areas with a broad mix of housing types and integrated mixed-use 
developments, accessible housing and integrated services, and housing forms;  
2) Facilitating intensification in all areas within settlement areas including adaptive re-use or redevelopment of sites that 
previously had development and underutilized lands;  
6) Encouraging intensification which results in new rental accommodation;  
9) Directing development to be cost effective, environmentally sound, sustainable, and compatible with existing uses;  
10) Ensuring adequate infrastructure is, or will be, established to serve the anticipated development. 
8.11 Protecting our Drinking Water 
 
8.11.1 Objectives  
 
1) To support local municipalities in implementing the source protection plans through the identification of vulnerable areas and 
the development of policies and provisions to mitigate land uses that would be a significant threat to municipal drinking water 
supplies.  
2) To encourage the development of education and community outreach programs in collaboration with the Source Protection 
Authority, local municipalities, and the Province to promote best management practices to protect surface water and groundwater 
resources.  
3) Local municipalities will amend their local official plan and zoning by-laws to conform to the significant threat policies, and have 
regard to the moderate and low threat policies that affect land use decisions under the Planning Act and the Condominium Act as 
identified in the applicable source protection plans.  
 
8.11.2 Significant Threats  
 
1) Vulnerable areas include Wellhead protection areas (WHPA), Surface Water Intake protection zones (IPZ), highly vulnerable 
aquifers (HVA), Events-based Areas, and significant groundwater recharge areas. Vulnerable areas that are protected through the 
local source protection plans in the County are generally shown on Appendix A. Significant groundwater recharge areas and highly 
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vulnerable aquifers generally have few policies associated to these areas in source protection plans. More detailed mapping can be 
found in local municipal official plans or in the source protection plans and Assessment Reports. For more information on how 
vulnerable areas are delineated, consult the Technical Rules: Assessment Report made under the Clean Water Act, 2006.  
 

a) Intake protection zones (IPZ’s) are areas of land and water, where run-off from streams or drainage systems, in conjunction 
with currents in lakes and rivers, could directly impact on the source water at the municipal drinking water intakes. Within the 
context of Grey County, vulnerability scores for IPZ’s range from 4 to 7. IPZ’s are shown on Appendix A of this Plan and further 
information can be found in the local source protection plans. 

8.11.3 Existing / Future Uses  
 
1) During pre-submission consultation and development application review, County planning, Risk Management Official and local 
municipal staff will provide information related to source water protection to the proponent, to indicate whether the proposed 
application is within a vulnerable area and that the associated source protection plan policies, and any other policies, may apply.  
2) Within designated vulnerable areas identified in the source protection plans, any use or activity that is, or would be, a significant 
drinking water threat is required to conform to all applicable source protection plan policies and, as such, may be prohibited, 
regulated or otherwise restricted by those source protection plan policies. Local municipalities will implement land use restrictions 
where necessary to protect municipal drinking water supplies and designated vulnerable areas as shown on Appendices A and F. 
Land use decisions within designated vulnerable areas will need to protect, improve, or restore the quality and quantity of water. 
Land use planning decisions should take into consideration surface and groundwater features at the watershed and subwatershed 
level and have regard for issues that cross jurisdictions. A groundwater impact assessment may be required for development 
within designated vulnerable areas to demonstrate how the vulnerable water feature will be protected, improved, or restored.  
3) The County encourages the protection and/or restoration of natural heritage features as a means to improve and protect water 
quality and quantity.  
4) Recreational, open space, naturalized areas, and other land uses that provide filtration and improve water quality are 
encouraged in vulnerable areas as identified on Appendices A and F.  
5) In accordance with Section 59(1) of the Clean Water Act, all land uses identified within the County Official Plan and/or zoning by-
laws and located within a Wellhead protection area (WHPA) or Intake protection zones (IPZs) are hereby designated as Restricted 
Land Uses. Within the designated land use categories in source protection areas identified in clauses a, b, and c below, a written 
notice of approval from the Risk Management Official will be required prior to approval of any Planning Act application. Any 
building or development application submitted on lands within a WHPA or IPZ in local municipalities as shown in official plans, local 
zoning bylaws or in the source protection plans, must include a Notice from the Risk Management Official as part of a complete 
application l under Section 59(2) of the Clean Water Act, 2006, as amended.  

 
It is my opinion that the development proposal meets the definition of intensification in that it represents 
development of a vacant and underutilized lots without a previously developed area. The proposal is also 
reflective of infill development. The development proposal and requested Zoning By-Law Amendment 
conform to the applicable policies of the County of Grey Official Plan in the following ways: 
 

x Increasing the range of housing options available in the community in terms of type, size and tenure 
to support the demographic range from young families, youth and newcomers to the aging 
population, to ensure residents of all ages are able to remain in the community; 

x Supporting and making more efficient use of existing municipal services and infrastructure; 
x Balancing growth and development with protection of the adjacent natural heritage features and the 

location of the subject property within an Inlet Protection Zone; 
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x A considerable level of attention has been given to ensuring the proposed building incorporates a 
high level of design and aesthetics, as well as sustainable building elements. This includes 
incorporation of the existing slope and topography at the rear of the property into the building and 
site design through retaining walls and other slope stabilizing features; 

x The development proposal will be compatible with the surrounding land uses through a combination 
of the following: 

x High quality architectural design that respects and reinforces the existing community 
character; 

x Buffers provided by natural environmental features and physical separation from lower 
density residential uses; 

x Screening of on-site parking and vehicular circulation areas from the public realm. 
x The development proposal will significantly increase the number of people living in the community 

with a level of parking that encourages reduced reliance on private automobiles. This increased 
density will support objectives for transit-supportive development and active modes of 
transportation; 

x The development proposal will support the County’s residential growth targets through 
redevelopment and intensification of an under-utilized property in the Primary Settlement Area; 

x The proposal will increase the number and variety of housing options available to existing and future 
residents of the community, which allows individuals and families to remain in the area even if their 
needs and desires change over time; 

x The proposed residential development will make more efficient use of land, municipal services and 
infrastructure while supporting municipal financial stability; 

x The intensified and higher density land use will support transit and active modes of transportation; 
x The development application submitted for this property includes detailed engineering design 

outlining how municipal services and stormwater management will be handled through the 
development proposal. As a result, the future land use will be approved on the basis of a stormwater 
management and servicing configuration that meets or exceeds applicable standards for source water 
protection and preservation of natural heritage features. 

 
4.3 Municipality of Meaford Official Plan 
 
The map in Meaford Official Plan Schedule A-1 confirms that the subject property is designated Urban Living 
Area under the Official Plan, as is most of the surrounding community. Figure 15 includes a matrix outlining 
the applicable policies of the Meaford Official Plan.  
 

Figure 15 - Meaford Official Plan Policy Matrix 
A2.1 The Natural Environment  
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A2.1.1 Goal  
 
It is a goal of this Plan to protect and enhance significant natural heritage features and functions in the Municipality and to support 
the rehabilitation of those that have become degraded.  
 
A2.1.2 Strategic Objectives  
 
1. To ensure that the protection of significant environmental features and their associated ecological functions takes precedence 
over the development of such lands.  
2. To ensure that an understanding of the natural environment, including the values, opportunities, limits and constraints that it 
provides, guides land use decision-making in the Municipality.  
3. To make planning decisions that contribute to the protection, conservation and enhancement of water and related resources on 
an integrated watershed management basis with particular focus on the protection of ground water recharge areas, cold water 
streams, lakes and other surface waters for their habitat, recreational, ecological and drinking water benefits.  
4. To make planning decisions which discourage the loss or fragmentation of significant woodland features and the habitats and 
ecological functions they provide.  
5. To prohibit changes to the water quality and hydrological and hydrogeological characteristics of watercourses, lakes, aquifers 
and wetlands and to restrict development that will negatively impact the critical functions and processes of these features.  
6. To make planning decisions which aim to prevent the loss or fragmentation of Provincially Significant Wetlands and Areas of 
Natural and Scientific Interest and the habitats and ecological functions they provide.  
7. To discourage further large-scale development serviced by private sewage disposal systems.  
8. To encourage the establishment of an open space system that links environmental and recreational resources both within and 
beyond the boundaries of the Municipality as part of the development of a Natural Heritage/Recreational Strategy.  
9. To make planning decisions that contribute to the protection of air quality and the minimization of air-born contaminants. 
A2.2 Growth and Settlement  
 
A2.2.1 Goal  
 
It is a goal of this Plan to direct most forms of development to the urban area where full sewer and water services are available.  
 
A2.2.2 Strategic Objectives  
 
1. To direct the majority of new residential and employment growth to the urban area, where full municipal services and other 
community facilities exist.   
9. To encourage development having location, density and connectivity that supports and enhances active and alternative modes of 
transportation.  
10. To encourage the maintenance of integrated affordable housing in the Municipality, ensuring there are a range of alternative 
locations, forms and densities of housing and price ranges for all residents. 
A2.2.4 Intensification Targets  
 
Intensification means the development of a property, site or area at a higher density than currently exists. It is achieved through 
redevelopment, including the reuse of brownfield sites; the development of vacant and/or underutilized lots within previously 
developed areas; infill development; and, the expansion or conversion of existing buildings. Generally, new construction through 
intensification should occur in a manner that takes into account the existing built and physical environment and be sympathetic in 
form.  
 
Primary Settlement Area (Urban Area of Meaford):  
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In order to support achieving the growth targets identified in A2.2.3, this Plan establishes that as a minimum target, 10% of new 
growth in the primary settlement area of Meaford is to be achieved through intensification. Further, an overall average 
development density of 20 units per hectare shall be achieved for new development within the Urban Area.  
 
Based on the existing form of the Urban area, opportunities for intensification vary. In the Downtown Core Commercial Area it is 
anticipated that infill and redevelopment will provide for medium to high density residential intensification by way of mixed-use 
proposals. In the Urban Special Policy Areas it is anticipated that intensification will occur by way of comprehensive redevelopment 
of the lands in accordance with Section B1.8 of this Plan.  
 
Existing built-up residential areas in the Urban Living Area provide an opportunity for minor infilling by way of lot creation and 
intensification via the creation of new accessory apartments. Council may additionally permit higher density intensification via 
approval of re-zoning applications which satisfy the criteria of Section B1.1.5 of this Plan.  
 
Existing lower density areas at the periphery of the Urban Living Area provide an opportunity for new mixed density development. 
Intensification of these existing lower-density areas should be encouraged at a sufficient density to promote the efficient use of 
existing and planned infrastructure. 
A2.2.5 Housing  
 
It is a policy of the Municipality of Meaford to encourage a wide variety of housing by type, size and tenure to meet projected 
demographic and market requirements of current and future residents of the Municipality. The Municipality generally supports:  
 

• Intensification and redevelopment, primarily within Settlement Areas, and within other areas where an appropriate level of 
physical and social services are available. 
• The provision of alternative forms of housing for special needs groups, where possible. Special needs groups may include, 
but are not limited to, seniors, physically or mentally challenged and low income earners.  
• The maintenance and improvement of the existing housing stock. This will be encouraged through local maintenance and 
occupancy standards by-laws.  
• The utilization of available programs and/or funding, if any, from applicable levels of government for assisted housing for 
households, including those with special needs, as well as programs to rehabilitate older residential areas.  
• Housing accessible to lower and moderate income households provided by a variety of unit types and sizes and which is well 
mixed and integrated into the existing community. In this regard, accessory apartments, semi-detached, duplex, townhouse 
and low rise apartment units will provide the bulk of affordable housing opportunities and will likely be provided within 
settlement areas with appropriate levels of servicing being available. Outside of the settlement areas accessory apartments 
will be the most likely means of increasing housing affordability.  
• A ‘housing-first’ approach to the disposal of surplus municipal lands whereby the suitability, desirability and potential for 
affordable housing development on the lands will be considered prior to disposal for another use or purpose.  
• The use of bonus zoning provisions established by Section E1.1.1 to secure affordable housing, where appropriate. 
Affordable means:  

a) in the case of ownership housing, the least expensive of: i. housing for which the purchase price results in annual 
accommodation costs which do not exceed 30 percent of gross annual household income for low and moderate income 
households; or ii. housing for which the purchase price is at least 10 percent below the average purchase price of a resale 
unit in the regional market area;  
b) in the case of rental housing, the least expensive of: i. a unit for which the rent does not exceed 30 percent of gross 
annual household income for low and moderate income households; or, ii. a unit for which the rent is at or below the 
average market rent of a unit in the regional market area.  

 
The municipality encourages the building and development industry to develop innovative housing designs that stress flexibility in 
use, mix of compatible land uses, good environmental practices, and public safety to maintain a mix of housing by both type and 
tenure.  
 
The character and quality of existing and historic residential areas is to be maintained in accordance with policies of the applicable 
designations and via Site Plan Control and Community Improvement policies, where appropriate.  
 
The creation of accessory apartments is recognized as an opportunity to increase the number of affordable units within the 
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Municipality. Where appropriate, Accessory apartments will be supported in the Urban Living Area; Downtown Core, Urban 
Highway Commercial and Downtown Core Commercial Areas; in the Rural, Agricultural, and Specialty Agricultural Designations as 
well as the Shoreline Designation, and Rural Settlement Areas . 
A2.3 Urban Character  
 
A2.3.1 Goal  
 
It is a goal of this Plan to protect and enhance the character of the existing urban area.  
 
A2.3.2 Strategic Objectives  
 
1. To maintain and enhance the urban area as a diverse, livable, healthy, clean, safe, thriving and attractive community.  
2. To protect and enhance the 19th century character of the urban area wherever possible.  
3. To respect the character of existing development and ensure that all applications for development are compatible, in terms of 
built form, with the character, size and massing of adjacent buildings and the adjacent neighbourhood.  
4. To encourage the intensification and use of the lands within the downtown core and to make every effort to improve the 
economic health of the core by encouraging redevelopment and the broadest mix of compatible uses.  
5. To maintain and enhance the character and stability of existing and well established residential neighbourhoods by ensuring that 
development and redevelopment is compatible with the scale and density of existing development.  
6. To ensure that all urban streets in the Downtown area are defined by buildings and public spaces wherever possible and 
appropriate.  
7. To ensure that new development areas are integrated into the fabric of the existing community.  
8. To encourage the development of neighbourhoods which are compact, pedestrian-friendly and provide a mix of housing types, 
community facilities, small-scale commercial centres and open spaces.  
9. To provide community facilities that are safe, visible and accessible to residents in each neighbourhood.  
10. To foster a sense of civic identity through a high standard of urban design in all future development that considers:  

• the appropriate integration of the design of public and private spaces;  
• a high degree of visual diversity and aesthetic quality;  
• a well-defined public realm, including an interconnected open space network;  
• the sensitive integration of new development with existing development; and,  
• a pedestrian oriented development pattern.  

11. To properly plan the entrances along Highway 26 into the Meaford urban area to ensure that they serve as desirable gateways 
into the urban area. 
A2.9 Sustainable Development  
 
A2.9.1 Goal  
 
It is the goal of this Plan to promote and encourage sustainable forms of land use and development.  
 
A2.9.2 Strategic Objectives  
 
1. To minimize Meaford’s ecological footprint and the impacts of growth by ensuring that all new development is based on the 
principles of sustainable development.  
2. To promote the use of leading edge sustainable development and energy conservation policies designed to reduce greenhouse 
gas emissions.  
3. To provide human and social services, that are within the Municipality’s scope of responsibility, and which support Meaford as a 
complete community where people of all ages, backgrounds and capabilities can meet their needs throughout the various stages of 
their lives.  
4. To reduce the per-capita consumption of energy, water, land and other non-renewable resources.  
5. To promote practices which conserve water, and protect or enhance water quality.  
6. To promote a compact urban form and develop an energy-efficient mix of land uses, where appropriate, to provide liveable, 
healthy communities.  
7. To encourage reductions in the use of private automobiles by promoting active transportation and the use of Transportation 
Demand Management measures, such as public transit, cycling and walking.  
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8. To encourage efficient site design, and building design and construction techniques that minimize space heating and cooling 
energy consumption, and encourage the upgrading/retrofitting of existing buildings and facilities.  
9. To support land use and development patterns that minimize adverse impacts on air quality.  
10. To reduce the occurrence of excessive light emissions while still ensuring that adequate levels are maintained for public safety.  
11. To support residents in efforts towards food sovereignty and the creation of a sustainable local food economy. 
B1.1 Urban Living Area  
 
B1.1.1 Objectives  
 
It is the intent of this Plan to:  
• maintain compatibility and where necessary, enhance the character and identity of existing residential areas;  
• encourage the provision of a full range of housing opportunities to meet the Municipality’s projected housing needs;  
• promote the efficient use of existing and planned infrastructure by creating the opportunity for various forms of residential 
intensification, where appropriate;  
• ensure that residential areas permit a variety of complementary and compatible land uses; and,  
• promote a built form that contributes to a healthy community.  
 
B1.1.2 Location  
 
The Urban Living Area applies to developed lands on full municipal sewer and water services and undeveloped lands proposed to 
be serviced by full municipal sewer and water in the Meaford urban area. Any expansion of the Urban Living Area beyond the 
existing Settlement Area boundaries shall be supported by the completion of a Comprehensive Review.  
 
B1.1.3 Permitted Uses  
 
Permitted uses in the Urban Living Area designation include: 
  
a) single detached dwellings;  
b) accessory apartments in single-detached dwellings subject to Section B1.1.4;  
c) semi-detached dwellings;  
d) duplex dwellings;  
e) townhouse, multiple and apartment dwellings subject to Section B1.1.5;  
f) home occupations subject to Section B1.1.6;  
g) bed and breakfast establishments in single detached dwellings, subject to Section B1.1.7; 
h) private home daycare for up to five children; and,  
i) complementary uses such as residential care facilities, daycare centres, small-scale institutional uses and local commercial uses 
subject to Section B1.1.8.  
 
And on those lands described as Part of Lot 1242, R.P. 309 being 1 Legion Road in the former Town of Meaford, now in the 
Municipality of Meaford, an additional permitted use being a Royal Legion Hall. (OPA 6) 
 
B1.1.5 Townhouse, Multiple and Apartment Dwellings  
 
In considering a zoning by-law amendment and site plan application to permit a townhouse, multiple or apartment development, 
Council shall be satisfied that the proposal:  
 
a) respects the character of adjacent residential neighbourhoods, in terms of height, bulk and massing;  
b) can be easily integrated with surrounding land uses;  
c) will not cause or create traffic hazards or an unacceptable level of congestion on surrounding roads;  
d) is located on a site that has adequate land area to incorporate required parking, sustainable design elements, recreational 
facilities, landscaping and buffering on-site;  
e) if large in scale, will not obstruct views of Georgian Bay along streets that terminate at or close to the water’s edge; and  
f) can be serviced by municipal sewer and water services 
Part C – Environmental and Groundwater Management Policies  
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C1 Objectives  
 
It is the intent of this Plan to:  
 
• recognize and protect all significant rivers and streams and other bodies of water in the Municipality from development that may 
have an impact on their function as an important component of the natural heritage system;  
• ensure that development does not occur on lands that are unstable or susceptible to flooding;  
• ensure that development does not occur on hazardous slopes; • protect the quality of water available for drinking water 
purposes.  
• ensure that the integrity of the municipality’s watersheds are maintained or enhanced;  
• identify what is required to support an application for development in an area that is considered to be environmentally sensitive; 
and,  
• identify what information is required to support an application that may have an impact on the hydrogeological resources of the 
Municipality. 
 
C4 Water Resource Management  
 
At the present time, the majority of the Municipality’s rural residents obtain drinking water from private wells. Residents in the 
Meaford urban area as well as the settlement of Leith obtain water from Georgian Bay through municipally owned water systems.  
 
It is an objective of this Plan to:  
 
a) protect existing sources of drinking water for future use;  
b) manage water resources in a manner that ensures their continued availability while maximizing both environmental and 
economic benefits;  
c) encourage the preparation of watershed and subwatershed plans to assist in the proper management of water as a key resource;  
d) protect existing surface and ground water quality from degradation and to improve and restore water quality where degraded;  
e) to incorporate source protection objectives into the land use planning process to ensure that the sources of water are not 
compromised in the future as a result of land use decisions;  
f) avoid competition for water supplies through appropriate regional planning initiatives and decision-making processes;  
g) encourage the establishment of water conservation measures as a way to meet water supply needs in the same manner that 
alternatives to create new supplies are investigated;  
h) educate the public on the value of protecting the resource and how they can contribute to its protection; and,  
i) ensure the protection of drinking water sources by recognizing wellhead protection areas and intake protection zones and by 
controlling development within these zones that are deemed to pose a significant threat to the quality or quantity of the drinking 
water source.  
 
Municipal Intake Protection Zones (IPZ) identified via the Drinking Water Source Protection Program are included on Schedule B of 
this Plan and shall be considered a special protection area within which the following requirements must be fulfilled prior to 
development or redevelopment in these areas.  
 
Any Planning Act applications proposed within the IPZs identified on Schedule B of this Plan will be subject to a review by the 
Municipality and County to assess the risks of such uses to potentially contaminate groundwater or surface water and, based on 
this assessment, to determine whether or not a Hydrogeological Study or Environmental Impact Study is required to the 
satisfaction of the Municipality and County of Grey. It may be necessary for staff to consult with Drinking Water Source Protection 
staff on these matters. A Hydrogeological Study or Environmental Impact Study must be completed by qualified individuals. Where 
an Environmental Impact Study or Hydrogeological Study is required to identify any impacts or mitigation measures on the IPZs, 
such studies shall be scoped based upon the nature of the development being proposed. 
 
C7 Hazardous Slopes  
 
The following policies shall apply to development proposed in association with steep slopes and ravines.  
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a) Development will not be permitted on slopes that are subject to active erosion or historic slope failure.  
b) Development shall be sufficiently setback from the top of bank of slopes steeper than 33%. The development setback distance 
shall be determined in consultation with the Municipality and the Grey Sauble Conservation Authority and be subject to the 
following criteria:  
 

i) soil type and groundwater patterns;  
ii) vegetation type and cover;  
iii) severity of slope; and,  
iv) nature of development.  

 
c) In some instances, where a sufficient development setback cannot be achieved, the proponent shall be required to provide a 
slope stability analysis as a prerequisite to any development. The analysis shall be prepared to the satisfaction of the Municipality 
and the Grey Sauble Conservation Authority. 
 
D1 Water and Sewer Servicing Strategy  
 
D1.1 Objectives  
 
It is the intent of this Plan to:  
 
• ensure that public health and safety is protected;  
• ensure that new development is carried out in a manner which respects the 'Environment First' philosophy of this Official Plan;  
• identify the preferred means of servicing in the Municipality;  
• ensure that the most appropriate servicing options are considered when major new development is proposed; and,  
• ensure that appropriate agreements are in place before development on private communal services occurs.  
 
D1.1.2 Evidence of Site Suitability for Private Services  
 
Where an application is submitted under the Planning Act for lot creation or redevelopment that substantially increases the 
usability of a parcel in a location where municipal services are not available, evidence shall be provided indicating the site’s 
suitability to provide adequate quality and quantity of water supply and confirming that the site can accommodate an approved 
sanitary sewage disposal system. Evidence of the site’s suitability regarding provision of water supply shall be provided in the form 
of an evaluation conducted in accordance with the Ministry of the Environment Guidelines (or a municipal procedure that achieves 
the same objective).  
 
In cases where new development is being proposed in proximity to existing development, the provision of neighbouring well water 
records may be sufficient to determine adequate water supply. Evidence of the site’s suitability to accommodate an approved 
sewage disposal system shall be provided in the form of an evaluation conducted in accordance with the Ministry of Environment 
Guidelines or the Ontario Building Code, where applicable.  
 
D1.2 Preferred Means of Servicing in Meaford Urban Area  
 
The preferred means of servicing in the Meaford urban area is by full municipal water and sewage services. The existing form of 
development and extent of servicing arrangements make it feasible to provide or extend municipal water and sewage services to all 
land use designations pursuant to Section B1 of this Plan. Prior to the creation of any new lot, approval of any new development or 
redevelopment or zoning by-law amendment in the Meaford Urban Area,  
 
Council shall be satisfied that Municipal Water and Municipal Sewage Systems are available to the lands and that there is sufficient 
capacity to accommodate the use.  
 
1) The requirement for municipal water or sewage services shall not apply to the development of existing lots within the Urban 
Area for single detached dwelling purposes.  
2) Notwithstanding the provisions of paragraph 1:  
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a. Connection to municipal water and sewage services shall be encouraged where existing service lines are in the vicinity 
(i.e. in proximity to the lot frontage), or where service extensions are anticipated in the forseeable future;  

b. Development shall not be permitted on any existing lot which is zoned under a Holding (h) zoning category unless 
specifically provided otherwise;  

 
Major development and expansion of existing uses with the use of private on-site or communal services shall not be permitted 
within the Urban Area. Multiple residential, accommodation uses, restaurant and other uses which have significant servicing 
requirements shall not be permitted unless municipal water and sewer services are made available. This shall not prevent the 
creation of one accessory apartment dwelling unit per lot, or a home occupation, custom workshop or Bed & Breakfast use within a 
single detached dwelling in accordance with Sections B1.1.4, B1.1.6 and B1.1.7 of this Plan. A residential care facility may be 
considered, by way of Zoning Amendment, on private or partial services within the urban area however evidence of suitability for 
private services must be provided, in accordance with Section D1.1.2.  
 
Any proposal that would require the extension of water or sewage services shall provide a comprehensive servicing analysis prior to 
consideration of the proposal, in accordance with Section D1.8. 
D2.6 Active & Alternative Transportation  
 
D2.6.1 Objectives  
 
a) To ensure a built environment that supports and encourages active transportation.  
b) To ensure that the design of new residential development provides convenient pedestrian access to schools, neighbourhood 
recreational facilities, shopping areas and employment areas.  
c) To recognize that public safety and security must be encouraged in the planning and design of sidewalks and walkways  
d) To ensure that that the design of transportation facilities considers the need to provide safe, convenient and attractive sidewalks 
and walkways.  
e) To design roads that ensure the safety of all users.  
f) To develop a connected system of regional trails and bike-friendly streets/lanes/paths to permit linkages between municipalities.  
 
D2.6.2 General Policies  
 
a) The planning and design of active transportation facilities shall be focused on the role of these facilities as both recreational and 
active transportation infrastructure. Where required as part of new/re-development, such facilities will generally be considered 
transportation infrastructure. Unless specifically appropriate for recreational purposes only, such facilities will not be counted 
towards required parkland dedication.  
b) Design for roads, crossings and new developments shall use active transportation and engineering best practice approaches that 
increase safety for non-vehicle road users and reduce traffic speeds without the need for enforcement. 
c) Trails shall be permitted in all designations of this Plan. Inclusion of trails as a specified permitted use in certain designation-
specific policies is intended to highlight the potential for such uses in these areas. Trails are not generally encouraged in 
environmentally sensitive areas, however where proposed, shall be subject to approval by the Grey Sauble Conservation Authority.  
 
D2.6.3 Urban Area Policies  
 
a) Transportation facilities in the Urban Area shall include safe, convenient and attractive pedestrian facilities such as sidewalks, 
multi-use pathways, corner ramps and pedestrian signals, where appropriate. On some low-volume roads, pedestrian facilities may 
not be needed.  
b) The development of streetscapes that are safe, convenient and attractive for pedestrians shall be encouraged through measures 
such as providing wide sidewalks, locating retailing and personal service uses at street level, and by encouraging street furniture, 
trees and other amenities.  
c) The connection of sidewalks, multi-use pathways, and walkways with recreational facilities and schools shall be encouraged.  
d) The provision of direct, safe, convenient and attractive interior pedestrian access through developments will be encouraged. 
D5 Height  
 
a. It is the intent of the Plan that high rise buildings shall not be considered conducive to the general character of development 
within the Urban Area of Meaford. The maximum height for buildings and structures in the municipality shall generally be eleven 
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(11) meters, except for those structures which by their nature, such as barns, silos, antennae, water towers, require a greater 
height.  
b. Residential, commercial and industrial buildings shall generally not exceed three storeys.  
c. It is intended that a variety of building heights be encouraged in order to improve the visual effect, variety and community 
identify within the Urban Area. The height limitations specified under the Plan shall be considered maximum provisions however, 
the implementing Zoning By-law may provide for a range of lower height restrictions to establish the desired diversity for various 
zoning categories based on the indeed principle of development for neighbourhoods, commercial districts and industrial areas.  
d. In some cases the bonus zoning provisions of Section E1.1.1 may be considered to permit increased building heights under strict 
control. These provisions shall generally be applied in the Urban Area where Council deems a greater height is necessary and 
appropriate to accommodate a proposed development which maintains the general intent of this Plan. Bonus height provisions 
shall generally be restricted to a maximum of 15.5 meters and/or five (5) storeys.  
e. Along the Sykes Street corridor within the downtown core, the preferred height of new infill buildings is two to three (2-3) 
storeys to a maximum of four (4). The fourth storey shall be accommodated by stepping back the fourth floor exterior wall or 
sloping the roof with dormers. Developments that propose an additional fourth storey shall be reviewed on a case by case basis 
subject to compatibility and the bonus zoning provisions of Section E1.1.1. 
D9 Sustainable Community Development  
 
The following sustainable development policies are intended to recognize the importance of, and to support, sustainable site and 
building design in both the public and private realms. 
 
D9.2.1 Energy Conservation and Efficiency Measures  
 
Energy conservation and efficiency is an important component to achieve sustainability goals and objectives. Energy conservation 
and efficiency not only reduces environmental footprints, it helps to reduce energy costs for individuals, businesses and 
organizations.  
 
It is a policy of the Municipality to:  
 
a) support initiatives and educational programs that promote energy conservation and efficiency measures;  
b) promote the reduction in energy consumption in all Municipally-owned, maintained and operated facilities and equipment in a 
cost-effective manner, including upgrading and retrofitting of existing buildings where practical;  
c) ensure that all new Municipal facilities are designed to incorporate energy conservation measures;  
d) require, where appropriate, new commercial and industrial development to use light coloured roofing material;  
e) seek to minimize energy consumption by:  

i) promoting mixed use development, compact urban form and complete communities;  
ii) maximizing existing infrastructure;  
iii) encouraging the adaptive reuse of existing buildings;  
iv) promoting building designs and orientations that incorporate energy conservation features; and,  
v) promoting walking and cycling, and providing for bicycle parking and secure bicycle storage facilities;  

 
f) support the use of renewable energy systems, such as geothermal systems (provided such systems do not negatively impact 
natural heritage features and areas, and hydrologic features and their functions) and solar photovoltaic, solar hot water, and solar 
air heating systems, in locations where they can operate in full sun year-round;  
g) require new development to be designed to maximize solar gains and encourage building design that allows for future solar 
installations;  
h) encourage innovative development that incorporates energy conserving principles into building design;  
i) encourage the application of energy conservation measures in the rehabilitation and upgrading of existing buildings; and,  
j) promote increased use of solar energy systems to heat water, air and/or generate electricity; 
 
E1.1.1. Bonus Zoning  
 
a. Council may pass a by-law in accordance with Section 37 of the Planning Act to authorize increases in the height of development 
otherwise not permitted in return for the provision of facilities, services or matters of public benefit as are set out in the by-law. It 
is the intent of the Plan that such Bonus Zoning will enable Council to achieve objectives for development above and beyond those 
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that would otherwise be required by providing incentives to the developer.  
b. The developer may either develop to the standard zoning provisions or receive the height bonus for providing the additional 
identified matters, facilities or services that represent enhanced public benefit as stated in this Plan.  
c. The extent of the increase permitted under Bonus Zoning should be compatible with the scale and general amenity of the 
surrounding area. Any Bonus Zoning increase shall not exceed the limits imposed under this Plan, except as may be provided under 
paragraph (e). Specific provisions for height increases shall be restricted to those situations described in Section D5.  
d. Further to the provisions of paragraph (c), Council shall encourage appropriate provisions and/or dedications for the following 
facilities, services or matters of public benefit when considering Bonus Zoning:  
 

i. land or physical space to provide recreational or social services;  
ii. restoration/preservation of buildings having historic or architectural value;  
iii. land/or restoration of buildings related to municipal economic development initiatives such as municipal parking lots or 
revitalization of existing or abandoned buildings;  
iv. public areas, parkland and walkways which are not otherwise required to be dedicated;  
v. public institutional facilities;  
vi. heritage buildings and features;  
vii. protection of significant vistas and views;  
viii. provision of a wide range of housing types including special needs, assisted or other low-income housing;  
ix. provision of affordable housing;  
x. provision of green technology and sustainable architecture, such as green roofs;  
xi. provision of streetscape improvements or other local improvements identified in community improvement plans, strategic 
plans, capital budgets or other implementing plans or studies.  

 
e. An agreement shall be required between the landowner and the Municipality of Meaford relating to the Bonus Zoning 
provisions. 
 
It is my opinion that the development proposal and requested Zoning By-Law Amendment conform to the 
applicable policies of the Meaford Official Plan on the following basis: 
 

x There are no natural heritage features on the subject property that will be adversely impacted; 
x The proposed design, including grading and servicing, will ensure there are no impacts on natural 

heritage features adjacent to the subject property; and 
x The servicing and grading design will ensure that stormwater and wastewater will be appropriately 

managed on the subject property and through municipal infrastructure. 
x The subject property is located within the existing urban area with access to full municipal services on 

Legion Road; 
x The proposed height of the apartment building will allow for a greater number of residential units to 

be accommodated on the subject property, which will support the Municipality’s objectives for 
greater housing variety and availability; 

x The increased number of people living in the community, in conjunction with the reduced parking 
requirements, supports the objectives for transit and active modes of transportation; 

x The subject property is situated outside of the GSCA regulated area and will be developed in a 
manner to ensure that stormwater on the site is controlled and does not result in any adverse impacts 
from a quality or quantity perspective; 
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x The subject property is adequately buffered from the GSCA regulated area to the south to ensure 
there are no adverse impacts to slope stability, floodplains or other natural and hazard features; 

x Redevelopment of the subject property provides opportunities to enhance stormwater management 
on-site and to implement other features that better protect and preserve natural environmental 
features on and near the site; 

x The development will be fully on municipal services rather than private well and sewage disposal 
systems; 

x The subject property is located in the existing urban area with municipal services and community 
facilities rather than on a greenfield or rural site; 

x The development will bring significant incremental property tax increases relative to the previous use 
of the property by the Royal Canadian Legion; 

x The proposed residential condominium represents a reasonable intensification of a vacant and 
previously under-utilized property that will increase residential density and diversity in the 
community, which also supports objectives for increasing pedestrian and other alternative modes of 
transportation; 

x The nature of the land uses adjacent to the subject property provides buffering and compatible 
transition between the proposed condominium building and these uses, including: 
x Open space and natural area to the south with no residential or commercial uses that would 

be impacted; 
x The residential properties to the north that back onto the subject property have large rear 

yards and significant natural vegetation that provides considerable buffer space; 
x There will be the surface parking area and large setback separating the building from the 

residential properties to the east; and 
x The property to the west is occupied by an existing apartment building rather than more 

sensitive single detached dwellings. 
x The development proposal will diversify the built form character of the community and provide a 

range of unit types that can be easily integrated into the fabric of the area; 
x Intensification of the subject property will significantly increase the level of activity, vibrancy, and 

overall built form and urban character of the site, which will also enhance its attractiveness to 
pedestrians, visitors and neighbours; 

x The site design will provide more controlled access to the property from Legion Road and circulation 
within the property; 

x The proposed building and site design will significantly improve the quality and character of built form 
on the subject property in a manner that is more appropriate for a residential community than the 
current site conditions; 

x The proposal provides a parking supply that balances parking demand with the objectives of 
promoting active transportation and facilitating more efficient land use and development; and 



 

 
 

35 
Planning Justification Report 1 Legion Road, Meaford 
 

x The proposed building height is appropriate given that the buffering and setbacks from adjacent 
properties, as well as the limited number of surrounding sensitive land uses, will mitigate any adverse 
impacts of the height; the proposed height also allows for accommodation of a greater number of 
residential units than could be accommodated at a lower height. 

 

4.4 Municipality of Meaford Zoning By-Law 60-2009 
 
Schedule B – Map 8 of Meaford Zoning By-law 60-2009 confirms that the subject property is designated RM-
190 (H5) Residential Multiple zone with Exception 190 and a holding provision on the property. The general 
purpose of a Zoning By-Law is to implement the broader objectives and policies of the Official Plan. Section 
E1.1 requires of the Official Plan requires that the Municipality’s comprehensive zoning by-law be undertaken 
to ensure that they properly implement the policies of this Plan. In other words, the intent is that the Zoning 
By-Law implements the purpose and intent of the Official Plan. 
 
The development proposal represents reasonable intensification of the subject property in a manner that 
respects the existing built form character and its context related to surrounding properties. The proposed 
changes to the zoning regulations will not adversely impact the effectiveness of the Zoning By-Law in 
implementing the Official Plan. Rather, the Zoning By-Law Amendment will allow the Zoning By-Law to more 
effectively implement objectives for intensification, residential growth and diversity, and urban design. The 
proposal is also consistent with the principles of the Provincial Policy Statement, which guides municipal land 
use policy.  
 
On this basis, it is my opinion that the development proposal and Zoning By-Law Amendment are appropriate 
in that they will allow for effective implementation of key policies of the Official Plan and will not negatively 
impact the role of the Zoning By-Law in guiding appropriate land use and built form. 
 
4.5 Grey Sauble Conservation Authority Regulated Area 
 
Figure 16 is an excerpt from the Regulatory Mapping for the Grey Sauble Conservation Authority. The subject 
property is located immediately adjacent to the regulatory area on the south side of Legion Road. Grey Sauble 
Conservation Authority (GSCA) is a circulated agency for all development applications in the Municipality of 
Meaford. The objective is to work with municipalities and other agencies to promote the wise and best use of 
land and water in the Grey Sauble watershed is a high priority. When GSCA reviews development applications, 
the following issues are taken into consideration: 

 
x Natural hazards, including floodplains, stream corridors, wetlands, slopes and organic soils; 
x Natural heritage issues, such as fish habitat, significant wildlife habitat, significant woodlands, 

significant valleylands, Species at Risk and Areas of Natural and Scientific Interest; and 
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x Watershed management. 
 

The comments provided GSCA on November 23, 2020 confirmed the following: 
 

x A permit will be required from GSCA as part of the overall development approval process; 
x There are no natural heritage features on the subject property, but there features nearby that must 

be taken into consideration; 
x The subject property provides minimal linkage to nearby natural heritage features; 
x No significant wetlands, woodlands, wildlife habitat, valleylands, or areas of natural and scientific 

interest are located on the property; and 
x The proposed stormwater management design is generally acceptable. 

 
In general, GSCA has no objections to the development proposal and requested Zoning By-Law Amendment. 
However, GSCA expressed concerns with the slope located at the north limits of the subject property and how 
it will be accommodated into the development proposal. The revised design drawings submitted to the 
Municipality of Meaford have addressed these concerns and provide details of how the slope will be stabilized 
within the context of the site and building design. 
 

 
Figure 16 – Conservation Authority Regulatory Mapping 
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5.  Conclusions and Recommendations 

 
It is my opinion that the development proposal and requested Zoning By-Law Amendment to permit the 
proposed building height, parking ratio and setback to the existing slope are consistent with the Provincial 
Policy Statement, 2020 and conform to the applicable policies of the Grey County Official Plan and 
Municipality of Meaford Official Plan. Specifically, the development proposal will: 
 

x Increase the availability and variety of housing options in the community; 
x Intensify an under-utilized property in the Primary Settlement Area in built form that will not result in 

adverse impacts to surrounding residential uses and natural environment areas; 
x Support objectives for transit and active modes of transportation; 
x Enhance the quality of built form and housing character in the area; and 
x Preserve and protect existing natural heritage features on the subject property and in close proximity. 

 
The subsequent Site Plan Approval in conjunction with the Holding Provision on the subject property will 
ensure that the appropriate design considerations are implemented on the subject property.  
 
Regards, 

 
Michael Barton, RPP 
President 


