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This Planning and Urban Design Rationale report has 
been prepared in support of an application by Flato 
Owen Sound Community Inc. to amend City of Owen 

Sound Official Plan (2012) and Zoning By-law No. 
2010-078, as amended in support of a Draft Plan of 

Subdivision application with respect to two adjacent 
properties, located generally south of the 8th Street 
East and 16th Avenue East intersection (the “Subject 

Site”). The purpose of the application is to permit a low, 
medium and high density residential and mixed use 
development within the Sydenham Heights Planning 

Area that implements the vision for these lands 
through the City’s Official Plan and Secondary Plan.  

The proposal will provide the broader community with 
a range of residential and commercial uses as well as 

enhanced public open spaces.
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Figure 1 - Location Map
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A network of public streets that is consistent 
with the proposed network in the Sydenham 
Planning Area plan, will link the Subject Site to 
the surroundings, including extensions to the 
Collector Road network via 16th Avenue East 
and 6th Street East and a new road that bisects 
the Subject Site west of the16th Avenue East 
extension, in accordance with the Sydenham 
Height Planning Area, Schedule A2. 

From a land use planning perspective, the 
proposal supports numerous policy objectives 
that promote new development with a range of 
housing choices within Sydenham Planning Area, 
an area that is planned for development.

From a built-form and urban design perspective, 
the proposal represents an appropriate design 
response to the site’s emerging context and 
will provide new residential dwelling units that 
have regard to the adjacent existing and planned 
residential developments. 

Given the surrounding context and the Subject 
Site’s location in the Sydenham Heights Planning 
Area with existing residential uses to the north 
and northwest, commercial uses further north 
along 6th Street East and emerging developments 
along 8th Street East, the Subject Site is currently 
underutilized. Development of the Subject 
Site will support the creation of a complete 
community as the development will provide 
mixed uses along the north part of the properties 
and a mix of residential units throughout the 
site.  These proposed uses will integrate with the 
existing schools, shopping areas and other uses 
within the immediate vicinity of the Subject Site

The proposal has appropriate regard for the 
matters of the Planning Act identified in Section 
51(24), is consistent with the 2020 Provincial 
Policy Statement (“PPS”) and conforms to the 
planning and urban design framework established 
in the Grey County Official Plan and Owen Sound 
Official Plan. 

For the foregoing reasons, in our opinion, the 
proposal is appropriate for the Subject Site and 
represents good planning. 

This Planning and Urban Design Rationale report 
has been prepared in support of an application 
by Flato Owen Sound Community Inc. to amend 
City of Owen Sound Official Plan (2012) and 
Zoning By-law No. 2010-078, as amended in 
support of a Draft Plan of Subdivision application 
with respect to two adjacent properties, located 
generally south of the 8th Street East and 16th 
Avenue East intersection (the “Subject Site”) 
(see Figure 1, Location Map). The purpose of the 
application is to permit a low, medium and high 
density residential and mixed use development 
within the Sydenham Heights Planning Area. The 
proposal implements the vision for these lands 
as identified through the City’s Official Plan and 
Secondary Plan. The proposal will provide the 
broader community with a range of residential 
and commercial uses as well as enhanced public 
open spaces.

The Subject Site to which the Official Plan 
Amendment, Zoning By-Law Amendment and 
Draft Plan of Subdivision applications (the 
“Applications”) apply to is approximately 29.6 
hectares in size with a frontage of approximately 
711 metres along 8th Street.  It is comprised of two 
properties, one larger than the other, currently 
used for agricultural uses. The smaller property, 
municipally known as 1415 8th Street East, 
includes a single detached dwelling fronting on 
8th Street East. The larger property, municipally 
known as 1305 8th Street East, is currently 
occupied by a 2-storey single detached dwelling 
that also fronts onto   8th Street East. 

The Applications will permit a development that 
includes a mixture of low, medium and high 
density residential and mixed uses in the form of 
single detached dwellings, townhouse dwellings, 
mid-rise apartment buildings, commercial blocks, 
public park blocks, and an open space block 
associated with a realigned channel connected 
to a retained wetland block (the “proposal”). A 
stormwater management facility is proposed 
to service the development. The proposal will 
include a total of 829 residential units resulting in 
an overall net density of 63.8 units per net hectare 
and gross density of 30.7 units per hectare. 
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2.1 The Subject Site 
The Subject Site is rectangular in shape and is 
located on the south side of 8th Street East at 16th 
Avenue East. It is approximately 29.6 hectares 
(73 acres) with a frontage of approximately 711 
metres on 8th Street East (See Figure 2 – Aerial 
Photo). Presently, the Subject Site is comprised 
of two properties of different sizes primarily 
occupied by agricultural uses.

The smaller property, municipally known as 
1415 8th Street East, includes a single detached 
dwelling fronting on 8th Street East. The larger 
property, municipally known as 1305 8th Street 
East, is currently occupied by a 2-storey single 
detached dwelling that also fronts onto 8th Street 
East. The larger parcel contains a constructed 
field drain on the southern portion of the site. The 
field drain conveys drainage through the Subject 
Site, generally from west to east, subsequently 
flowing through the neighbouring lands to the 
east that are owned by Redhawk Construction 
Ltd. The drain outlets into a tributary of the Telfer 
Creek which connects to the Telfer Creek and 
ultimately to Owen Sound Bay. 

Figure 2 - Aerial Photo
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Subject Site, Looking east from 7th Street toward 
Subject Site

Subject Site, Looking east along 8th Street East

Subject Site, Looking east from 6th Street toward 
Subject Site

Subject Site, Looking northeast from 6th Street toward 
Subject Site

Subject Site, Looking south from 7th Street toward 
Subject Site

Subject Site, Looking north from 6th Street toward 
Subject Site
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2.2 Surroundings 
To the immediate north of the Subject Site, on 
the north side of 8th Street East is the Georgian 
College Campus (1450 8th Street East). The 
Campus block is a large site that is generally 
bounded by 16th Avenue East to the east, 10th 
Street to the north, 8th Street to the south. 
There is a residential neighbourhood with 
single detached dwellings to the west along 11th 
Avenue East. The College Campus is comprised 
of multiple buildings. The campus also includes 
the including the East Ridge Community School 
(Miller Grove Elementary School) with associated 
sports field (1550 8th Street East), and surface 
parking. The Sydenham Campus (1130 8th Street 
East) is also located in this block and provides 
surface parking spaces. The Georgian College 
Owen Sound Residence (990 16th Avenue East) 
is located at southwest corner of 16th Avenue 
East and 10th Street East. Vehicular access to 
the Georgian College Campus is provided by 
two driveways from the north side of 8th Street 
East. The Miller Grove School is accessed by a 
driveway from 8th Street East and a driveway from 
16th Avenue East. Access to Sydenham Campus 
buildings is provided by two driveways from 8th 
Street East to the surface parking areas.

The Sydenham Campus is currently subject to 
Zoning By-law Amendment (ZBA No. 32) and Site 
Plan approval applications by the County of Grey 
to re-purpose the existing building and lands into 
a municipally owned and operated innovation 
centre. 

To the northwest of the Subject Site is a low-rise 
residential neighbourhood comprised of single-
detached and townhouse dwellings, including 
the Georgian Heights (11150 10th Street East), a 
nursing home community located immediately 
west of Georgian College Campus on the 
southeast corner of 11th Avenue East and 10th 
Street East. Lands on the west side of 16th Avenue 
East between 10th Street East and 16th Street East 
(East Court Residences) are part of an approved 
plan of subdivision (42T-1850) that will permit 331 
residential units in the form of single detached 
dwelling, townhouses, apartment units and a 
long-term care facility.

Further north, at the northwest corner of the 
16th Avenue East and 10th Street East, is the 
Season’s Retirement Communities apartment 
building (1389 16th Avenue East). Chapman House 
– Residential Hospice of Grey Bruce is located 
further east along 10th Street East west of 16th 
Avenue East (1725 10th Street East).

Subject Site, Looking east from 6th Street toward 
Subject Site
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Further north of the Subject Site, along 16th Street 
East between 9th Avenue East and the east side of 
18th Avenue East, is the East City Commercial Area 
(Heritage Grove), which is currently occupied by 
commercial uses on the north and south sides of 
16th Street East. The East City Commercial Area 
provides a range of retail and service commercial 
uses in the form of large retail buildings and 
smaller stand-alone retail buildings including the 
Owen Sound South SmartCentres and Heritage 
Place commercial plazas. The Owen South 
SmartCentres is an unenclosed shopping centre 
located on the southeast corner of 16th Street 
East and 16th Avenue East, occupied by retail and 
service commercial uses in blocks consisting 
of large retail buildings and smaller stand-alone 
retail buildings including a Canadian Tire, Walmart 
and the Home Depot (1555 18th Avenue East). The 
Heritage Place Shopping Mall is generally located 
at the northwest corner of 16th Street East and 
16th Avenue East and occupies with large retail 
buildings and smaller stand-alone retail buildings 
including Sport Check, Giant Tiger, Leon’s furniture 
store (1350 16th Street East). 

Further north, on the north and south sides 
of 20th Street East are a range of commercial 
and industrial uses, including the Miller Waste 
Systems (20th Street East), Gallagher Power 
Fencing Systems (2090 20th Street East), a gas 
supplier (Linde Canada – 2170 20th Avenue East), 
and fuel supplier (McDougall Energy Inc – 2297 
16th Avenue East). 

Northeast of the Subject Site on the northeast 
corner of 16th Avenue and 8th Street East is the Grey 
Bruce Health Services Hospital (1800 8th Street 
East). To the immediate east of Grey Bruce Health 
Services Hospital are currently vacant agricultural 
properties with a tributary of Bothwell’s Creek that 
is located along southeast corner of the lands. 
These lands are part of the Telfer Creek (Bremont) 
(42T-19501) residential subdivision approved for 
328 residential units in the form of single detached, 
semi-detached, townhouse units and medium/
high density residential/commercial building. The 
approved draft plan of subdivision includes the 
future extension of 20th Avenue East that bisects 
the lands and provides the main access to the 
subdivision from 8th Street East. The plan also 
includes parkland blocks, stormwater management 
facilities as well as hazard lands containing a 
tributary to Bothwell’s Creek. Further east, along 
8th Street East are rural residential lands.

Georgian College Campus 1450 8th Street East

East Ridge Community School (Miller grove elementary 
school) 1550 8th Street East

Sydenham Campus, 1130 8th Street East
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Georgian College Owen Sound Residence, 990 16th 
Avenue East

Georgian Heights, 11150 10th Street East

Chapman House 1725 10th Street East

Telfer Creek (Bremont) (42T-19501) residential 
subdivision

Residential Subdivision (42T-1850), lands west side of 
16th Avenue East north of 10th Street East (East Court 
Residences)

Grey Bruce Health Services Hospital, 1800 8th Street 
East
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To the immediate south of the Subject Site are 
agricultural and vacant lands within the Niagara 
Escarpment Plan.

To the immediate west of the subject site is a 
vacant property that extends south to 6th Street 
(1305 8th Street East). To the northwest of the 
Subject Site along 8th Street are large stand-
alone retail and commercial buildings including 
the Brick (1125 8th Street East), Leon’s Warehouse 
and a bakery (1104-1105 8th Street East). Moving 
further west along 8th Avenue Street is an office/
industrial building (Bellwyck Packaging Solutions 
1025 8th Street East) which has substantial open 
space around the perimeter of the building. The 
southeast corner of 8th Street East and 9th Avenue 
East is occupied with stand-alone small retail and 
commercial with frontages on 9th Avenue East 
including food takeout (795 9th Avenue East), the 
Diamond Motor Inn (713 9th Avenue East). Further 
to the southwest of the Subject Site, along 9th 
Avenue is a range of institutional and community 
uses, including the Owen Sound Courthouse (611 
9th Avenue East), the Grey County Transportation 
and Public Government Offices (595 9th Avenue 
East) the Lee Manor Retirement Home (875 6th 
Avenue East), the Inn on 6th (896 6th Street East) 
and the Quality Inn (950 6th Avenue East). To the 
immediate west of the Subject Site along north 
side of the 7th Street East is the rear portion of the 
Leon’s Warehouse and the Bellwyck packaging 
facility. The Mclean Engineering facility (1000 
6th Street East) and Hydro One Ontario (1025 6th 
Street East) are located along 6th Street East to 
the west of the Subject Site. 

To the immediate east of the Subject Site, on 
the south side of 8th Street East are vacant lands 
with a tributary of Bothwell’s Creek that crosses 
diagonally from the south to the northeast corner 
of the property. The lands are part of Redhawk 
Construction Ltd. residential subdivision (42T-
15501) between 16th Avenue East and the future 
extension of 20Th Avenue East for development of 
366 units in the form of single detached dwellings, 
townhouse units, and multi-unit residential 
buildings. The plan of subdivision includes a 
north/south extension of the future 20th Avenue 
East that will intersect with 8th Street East to the 
north and terminate in a cul-de-sac at the south 
end of the property. There is an east-west road 
that is planned to terminate in a cul-de-sac but 
could connect to the Subject Site to the west as 
part of the extension of 6th Street East.

Lands east of the Subject Site, Redhawk residential 
subdivision (42T-15501)



Site & Surrounding Area
1415 8th Street East & 1305 8th Street East 11

2.3 Transportation Network
Road Network
8th Street East (County Road 5) is identified as a 
County Road in the County Official Plan and City 
of Owen Sound Official Plan. It generally runs in 
east-west direction between 2nd Avenue East and 
28th Avenue East. As identified by Policy 6.1.3.2 
of the City of Owen Sound Official Plan, County 
Roads will have a minimum right-of-way width 
of 30 metres. 8th Street East currently has two-
lanes in each direction, with sidewalks provided 
on north side of the street. No on-street parking 
is permitted along 8th Street East. 

Transit Network 
From a public transit perspective, the City of 
Owen Sound runs the Conventional Transit 
System which is a four (4) route system operating 
during the day from Monday through Saturday 
(See Figure 3 – Owen Sound Transit Route 
Network). All four routes provide ½ hour service 
from 6:30am to 6:00pm. The following surface 
transit serves the Subject Site:

• East Bayshore Bus which operates from 
the Owen Sound Transit Terminal located at 
1020 3rd Avenue East north of 10th Street East 
(Highway 6). This route generally provides 
services along 3rd Avenue East and 16th Street 
East and 16th Avenue East and loops back to 
the Transit Terminal via 8th Street East. There 
are bus stops along 16th Avenue East and 8th 
Street East that serves the Subject Site.

• Midtown Route: The City of Owen Sound 
additionally has the Mobility Transit Service 
which provides residents with door-to-door 
service which is specifically designed for 
residents with physical mobility limitations 
that restrict their ability to use the 
Conventional transit service. which operates 
from the Owen Sound Transit Terminal and 
provides services between the east and west 
side of the Sydenham River. There are bus 
stops along 16th Avenue East and 8th Street 
East that serves the Subject Site.

The City of Owen Sound is currently undertaking 
a Transit Optimization Review to assess the 
existing transit service delivery model and 
identify areas of improvement to optimize the 
City’s transit system. 

Figure 3 - Owen Sound Transit Route Network

SUBJECT
SITE
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3.1 Description of the 
Proposal 

The development of the Subject Site represents 
an opportunity to complete the implementation 
of the Sydenham Heights Planning Area plan and 
responds to the emerging context. 

The proposal provides a mixed use development 
that supports the vision for Sydenham Heights 
Planning Area and the City of Owen Sound 
Official Plan. The plan includes blocks of 
Medium, Medium/High, Low-density and Arterial 
Commercial Blocks with a variety of residential 
unit types, including apartments, back-to-back 
townhouses, on-street townhouses, public rear 
lane townhouses and single detached dwellings. 
A total of 829 residential units are proposed 
resulting in an overall net density of 63.7 units 
per net hectare and gross density of 30.7 units 
per hectare. 

The development includes public park blocks, a 
stormwater management pond, and a public road 
network that will improve pedestrian connectivity 
through the plan area. The plan integrates an 
enhanced open space system comprised of 
public parks and a realigned channel along the 
southerly limit of the Subject Site that connects 
the existing wooded area at the southwest corner 
of the Subject Site to the natural areas to the 
east. The proposal will provide densities in this 
planned intensification area of the City.

The proposed development is based upon a 
network of new public streets that will serve the 
development, providing a grid road pattern with 
high permeability for pedestrian access as is 
shown on Figure 4 – Draft Plan of Subdivision. 

• 16th Avenue East Extension will be the primary 
access to the development and will run 
southward from 8th Street East, extending 
16th Street East to Street ‘C’. It has been 
designed as a collector road with a right-of-
way of 25 metres; 

• 15th Avenue East Extension will be the 
secondary north-south access to the 
development from 8th Street, extending 
future extension of 15th Avenue to Street ‘C’. 
It has been designed as a local road with a 
right-of-way of 20 metres; 

• 6th Street East Extension provides connection 
to the east once the Redhawk Construction 
Ltd. lands are developed and will likely 
connects westerly to a future road once the 
lands to the west are developed. It has been 
designed as a collector road with a right-of-
way of 25 metres;

• 7th Street East extension connects westerly 
to a future road once the lands to the west are 
developed. It has been designed as a public 
road with a right-of-way of 20 metres
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Figure 4 - Draft Plan of Subdivision
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The proposal includes a network of local public 
street with a right-of way of 20 metres as well 
as 8.5 metre public lane ways that provide 
connections throughout the development area. 

The plan will provide important Collector Road 
connections to 8th Street East through the future 
extension of 16th Avenue East and 6th Street 
East. The new network of public streets will 
enhance pedestrian and vehicular connectivity 
throughout the site.

A summary of the development statistics for 
the proposal, as shown in the Draft Plan of 
Subdivision, is provided in Table 1.

The Low-Density Residential area will 
accommodate total of 18 single detached lots 
resulting in a net density of 25.0 units per net 
hectare. These lots will have 11.5 metres to 13.0 
frontages. Lots 1-8 with 13.0m frontages and lots 
9-14 with 11.5m frontages are proposed north 
of the Stormwater management pond. Lots 15-
18 with 13.0m frontages front on Street ‘C’ (6th 
Street East extension) and have been designed to 
complement the approved dwellings to the east 
within the Redhawk Construction Ltd. plan of 
subdivision. 

The plan provides blocks for Medium Density 
Residential development that will accommodate 
back-to-back townhouses, rear lane townhouses 
and on-street townhouses, all located on public 
streets. The plan provides a total of 450 units 
within the medium density blocks, 190 on-street 
townhouse units (Block 19-23, Blocks 28-30 and 
Blocks 31-51) 166 back-to-back townhouse units 
(Blocks 73-82) and 94 rear lane townhouses 
(Blocks 55-64). The net density in the medium 
density residential areas will be 56.7 units per net 
hectare. 

The proposed townhouses would be 2 to 3-storeys 
in height. Each back-to-back unit will have a width 
of 6.4 metres, and a depth of approximately 16.3 
metres to 16.4 metres with a single car garage and 
an additional driveway parking space. On-street 
townhouse lots each have a width of 6.0 metres 
and a depth of approximately 30 metres, with 
a single car garage and an additional driveway 
parking space. Each rear lane townhouse unit will 
have a width of 6.0 metres, a depth of 31.0 metres 
and a single car garage accessed from the rear 
lane.  Because the Grey Bruce Health Services 
heliport flight path crosses the northeast portion 
of the Subject Site, height is restricted in a portion 
of the site. A Flight Path Assessment has been 
prepared by WSP and is submitted on a separate 
cover. Specifically, the flight path assessment 
concluded that height would be restricted in the 
northeast portion of the Subject Site, directly 
south of  8th Street East, as discussed in more 
detail in the report prepared by WSP Group.   To 
address this height restriction, the plan provides 
two blocks of of townhouses (Blocks 65-66) 
with a total of 16 units that would be limited in 
height to no more than two storeys.  This could be 
accommodated either through a bungalow town 
built form or a 2-storey townhouse so that the the 
required clearance between the flight path, its 3 
metre buffer and the highest point of the building 
can be safely accommodated. 

The Medium/High Density Residential blocks will 
accommodate two 4-storey apartment buildings 
located central to the plan, back-to-back 
townhouses, rear lane townhouses and on-street 
townhouses. The plan provides a total of 361 
units within the Medium/High Density Residential 
blocks resulting in a net density of 83.7 units per 
net hectare. The Medium/High Density Residential 
area will provide a total of 160 apartment units 
(Block 89), 152 back-to-back townhouse units 
(Blocks 69-72 and Blocks 83-88), 32 on-street 
townhouse units (Blocks 24-27) and 17 rear lane 
townhouses (Blocks 52-54) all proposed on 
public roads. The central apartment block (Block 
89), with two apartment buildings includes total 
of 160 units.  The apartment buildings will be 
designed to fit within a 45-degree angular plane 
from the surrounding lower-density residential 
units. The design of the back-to-back, on-street 
and rear lane townhouses are similar to the 
medium density block with respect to the unit/lot 
width and depth.



Planning & Urban Design Rationale
Bousfields Inc.16

There are three Arterial Commercial Blocks in the 
plan: Block 101 (0.4 ha) is located in the northwest 
corner along 8th Street East; and Block 102 
(0.895 ha) and Block 103 (0.737 ha) are located at 
the south of 8th Street East to the east and west 
of the 16th Avenue East intersection. All of these 
blocks will accommodate future commercial 
plazas.

A total of 0.94 hectares of parkland are proposed 
in five blocks (Blocks 96-99) throughout the 
plan. The parks are adjacent to public roads 
and are strategically located throughout the 
development to maximize access. 

A 1.94 hectare stormwater management block 
(Block 100) is proposed at the northeast of 16th 
Avenue East extension  and 6th Street East 
extension intersection abutting the Redhawk 
property.  

3.2 Key Statistics
Table 1 - A summary of the proposed development is set out below:

No. of Blocks/Lots No. of Units Area (ha)

Residential Singles (11.5m-13.0m) Lots 1-18 18 0.720

On-Street Townhouses (6.0m) Blocks 19-51 222 4.722

Rear Lane Townhouses (6.0m) Blocks 52-68 111 2.32

Back-to-Back Townhouses (6.4m) Blocks 69-88 318 3.639

Medium/High Density Apartment Block 89 160 1.576

Walkway Blocks 90-91 0.068

Easement Block Blocks 92-95 0.175

Park Blocks 96-99 1.077

Stormwater Management Pond Block 100 1.941

Arterial Commercial Blocks 101-103 2.038

Realigned Drainage Channel Blocks 104-105 2.623

Landscaped Strip Blocks 106 0.012

0.3 Reserve Block Blocks 107-109 0.013

Roads
25.0 ROW (135 m)
20.0 ROW (597m)
8.5m Lane

- -
2.622
5.557
0.492

Total 829 29.602

Realignment of the existing drainage channel 
is proposed, locating the new channel along 
the southerly boundary of the Subject Site. The 
realigned drainage channel is shown as Blocks 
104-105 (2.623 ha) within the proposed plan of 
subdivision in a block that includes the wetland 
area and buffer.  The channel will connect the 
wooded feature and retained wetland in the 
southwest corner of the site to the realigned 
drainage channel on Redhawk lands to the east. 
The realigned feature will provide a corridor width 
of 30m. Ultimately the drainage channel will drain 
into the Bothwell’s Creek tributary to the east. 

It is noted that there is an existing gas-main 
easement traverses the property south to north. 
Within the proposed draft plan of subdivision, 
the easement is shown along the 16th Avenue 
East extension , and the development blocks 
are designed accordingly to avoid private 
encroachment over the gas main and provide 
future accessibility for maintenance. As such, 
easement blocks 92-95 are provided along 16th 
Avenue East extension where possible. 
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3.3 Required Approvals
In our opinion the proposal is generally consistent 
with the City of Owen Sound Official Plan and 
supports the vision for Sydenham Planning 
Area land uses and provides for a mix of built 
forms that are permitted in each of the land use 
designations. The Sydenham Heights Planning 
Area is proposed to be largely a residential 
mixed use community. The Subject Site contains 
three land use designations, as shown on the 
Sydenham Heights Planning Area, Schedule 
A2 Land Use (refer to Figure 9): Residential-
Medium Density in the west and east portion; 
Residential-Medium/High Density in the middle; 
and Arterial Commercial in the northeast and 
northwest. Low Density Residential permits 
single detached, semi-detached, duplex 
dwellings and link homes at a density not 
exceeding 25 units per net residential hectare. 
Medium Density Residential could consist of 
row houses, stacked townhomes/plexes and 
low profile multiple dwellings at densities of 26 
to 50 units per net residential hectare. High-
density residential shall consist of non-ground 
oriented multiple dwelling units at densities 
of 51 to 100 units per net residential hectare. 
The proposal provides for 18 single detached 
dwellings within the low density residential area 
resulting in 25 units per net hectare, 450 units 
in the form of street townhouses, back to back 
and rear lane townhouses within the medium 
density residential resulting in 56.7 unite per net 
hectare and 361 units in the form of two 4-storey 
apartment building, street townhouses, back 
to back and rear lane townhouses within the 
medium/high density residential resulting in 83.7 
units per net hectare.

The proposal requires an Official Plan Amendment 
to increase the permitted maximum density of 50 
units per net hectare with the medium density 
designation to 60 units per net hectare. 

An amendment to the City of Owen Sound Zoning 
By-law as amended is required to implement the 
proposed subdivision design and to permit the 
development of the Subject Site. The zoning by-
law amendment will rezone the majority of the 
property to establish the appropriate zoning and 
adjust the special provisions which will correspond 
with the designations of the Sydenham Heights 
Planning Area. The amendment is also required to 
remove the Holding provisions along the northern 
parcel boundary. Site specific provisions are 
tailored to provide the appropriate development 
standards.

An application for draft plan approval is also 
submitted at this time to create development 
blocks, a stormwater management facility blocks, 
open space (drainage channel) block, open 
space and public park blocks and public roads. 
Applications for Site Plan Approval to facilitate 
the development of blocks will be submitted at a 
later date.

3.4 Public Consultation 
Strategy

The Public Consultation Strategy in support of 
a Zoning By-law Amendment, and Draft Plan of 
Subdivision applications is proposed as follows 
subject to confirmation by Planning Staff:

• Subsequent to the filing of the complete 
application, an updated Notice of Proposed 
Development Application on site will be 
posted. The City will advertise the proposed 
development in newspaper and mail a notice 
to surrounding owners as per Planning Act 
requirements.

• A Community Consultation Meeting will be 
organized by Planning Staff 

• Input from the Community Consultation 
Meeting will be considered with respect to 
revisions to the plan.

• A Statutory Public Meeting will be conducted 
at City Council.

The community consultation and statutory public 
meeting dates will be determined in consultation 
with Planning staff and the local Councillor.
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4.1 Overview
The following provides a summary of the 
applicable policies and regulations set out in the 
Planning Act, the Provincial Policy Statement 
(2020), the Grey County Official Plan (2019), 
and City of Owen Sound Official Plan, all of 
which promote the efficient use of land and 
infrastructure and the achievement of complete 
communities. 

4.2 The Planning Act R.S.O 
1990 c. P.13

The purposes of the Planning Act are outlined in 
Section 1.1 and include the following:

• To promote sustainable economic development 
in a healthy natural environment;

• To provide for a land use planning system led 
by provincial policy;

• To integrate matters of provincial interest in 
provincial and municipal planning decisions;

• To provide for planning processes that are fair 
by making them open, accessible, timely and 
efficient;

• To encourage co-operation and coordination 
among various interests; and

• To recognize the decision-making authority 
and accountability of municipal councils in 
planning.

Section 2 of the Planning Act, R.S.O.1990, 
c.P13 (the “Planning Act”) sets out matters of 
provincial interest which municipal councils 
shall have regard for, among other matters, in 
carrying out their responsibilities pursuant to 
the legislation. Of particular applicability to the 
proposal are the adequate provision and efficient 
use of communication, transportation, sewage 
and water services and waste management 
systems (f); the orderly development of safe and 
healthy communities (h); the adequate provision 
of a full range of housing (j); the appropriate 
location for growth and development (p); and the 
promotion of development that is designed to be 
sustainable, to support public transit and to be 
oriented to pedestrians (q). 

Section 2(1) requires that when approval 
authorities make a decision under subsection 
17(34) of the Planning Act or the Tribunal makes 
a decision in respect of an appeal, it shall have 
regard to:

a. any decision that is under the Act by a 
municipal council or by an approval authority 
and relates to the same planning matter; and

b. any information and material that the 
municipal council or approval authority 
considered in making the decision described 
in clause (a).

Section 3(1) gives the Minister the authority to 
issue policy statements, and Section 3(5) (Policy 
Statements and Provincial Plans) requires that a 
decision of the council of a municipality, a local 
board, a planning board, a minister of the Crown 
and a ministry, board, commission or agency of 
the government, including the Tribunal, in respect 
of the exercise of any authority that affects a 
planning matter: 

a. shall be consistent with the policy statements 
issued under subsection (1) that are in effect 
on the date of the decision; and

b. shall conform with the provincial plans that 
are in effect on that date, or shall not conflict 
with them, as the case may be.

Section 51(24) of the Planning Act R.S.O. 1990, 
specifies that, in considering draft plans of 
subdivision, regard shall be had, among other 
matters, to the health, safety, convenience, 
accessibility for persons with disabilities and 
welfare to the present and future inhabitants of 
the municipality and to:

a. the effect of development of the proposed 
subdivision on matters of provincial interest 
as referred to in section 2;

b. whether the proposed subdivision is 
premature or in the public interest;

c. whether the plan conforms to the official plan 
and adjacent plans of subdivision, if any;

d. the suitability of the land for the purposes for 
which it is to be subdivided;

e. if any affordable housing units are being 
proposed, the suitability of the proposed units 
for affordable housing;

f. the number, width, location and proposed 
grades and elevations of highways, and the 
adequacy of them, and the highways linking 
the highways in the proposed subdivision with 
the established highway system in the vicinity 
and the adequacy of them;
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g. the dimensions and shapes of the proposed 
lots;

h. the restrictions or proposed restrictions, if 
any, on the land proposed to be subdivided or 
the buildings and structures proposed to be 
erected on it and the restrictions, if any, on 
adjoining land;

i. conservation of natural resources and flood 
control;

j. the adequacy of utilities and municipal 
services;

k. the adequacy of school sites;

l. the area of land, if any, within the proposed 
subdivision that, exclusive of highways, is to 
be conveyed or dedicated for public purposes;

m. the extent to which the plan’s design optimizes 
the available supply, means of supplying, 
efficient use and conservation of energy; and

n. the interrelationship between the design of 
the proposed Plan of Subdivision and site plan 
control matters relating to any development 
on the land, if the land is also located within 
a site plan control area designated under 
subsection 41 (2) of this Act or subsection 114 
(2) of the City of Toronto Act, 2006. 1994, c. 23, 
s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3, 
4); 2016, c. 25, Sched. 4, s. 8 (2). 

For the reasons outlined in Section 5.1 of this 
report, it is our opinion that this subdivision 
application meets the requirements outlined in 
Section 51(24) of the Planning Act.

4.3 Provincial Policy 
Statement (2020)

On February 28, 2020, the Ministry of Municipal 
Affairs and Housing released the Provincial 
Policy Statement, 2020, which came into effect 
on May 1, 2020 (the “PPS”). The PPS provides 
policy direction on matters of Provincial interest 
related to land use planning and development. 
In accordance with Section 3(5) of the Planning 
Act, all decisions that affect a planning matter 
are required to be consistent with the PPS. In this 
regard, Policy 4.2 provides that the PPS “shall be 
read in its entirety and all relevant policies are to 
be applied to each situation.”

Part IV of the PPS sets out the Province’s vision 
for Ontario and promotes the wise management 
of land use changes and efficient development 
patterns: 

“Efficient development patterns optimize the 
use of land, resources and public investment in 
infrastructure and public service facilities. These 
land use patterns promote a mix of housing, 
including affordable housing, employment, 
recreation, parks and open spaces, and 
transportation choices that increase the use of 
active transportation and transit before other 
modes of travel. They support the financial well-
being of the Province and municipalities over the 
long term, and minimize the undesirable effects 
of development, including impacts on air, water 
and other resources. They also permit better 
adaptation and response to the impacts of a 
changing climate, which will vary from region to 
region”.

One of the key policy directions expressed in the 
PPS is to build strong communities by promoting 
efficient land use and development patterns. 
Efficient land use and development patterns 
support sustainability by promoting strong, 
liveable, healthy and resilient communities, 
protecting the environment and public health 
and safety, and facilitating economic growth.

In particular, Policy 1.1.1 provides that healthy, 
liveable and safe communities are to be sustained 
by promoting efficient development and land 
use patterns; accommodating an appropriate 
affordable and market-based range and mix of 
residential types, employment, institutional, 
recreation, park and open space, and other 
uses to meet long-term needs; and 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.

Policy 1.1.2 directs that sufficient land shall be 
made available to accommodate an appropriate 
range and mix of land uses to meet projected 
needs for a time horizon of up to 25 years, and 
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Policy 1.1.3.7 provides that planning authorities 
should establish and implement phasing 
policies to ensure a) that specified targets for 
intensification and redevelopment are achieved 
prior to, or concurrent with, new development 
within designated growth areas; and b) the 
orderly progression of development within 
designated growth areas and the timely provision 
of the infrastructure and public service facilities 
required to meet current and projected needs. 

Policy 1.4.3 includes specific directions for 
planning authorities with respect to providing 
an appropriate range and mix of housing options 
and densities. Relevant policies with respect to 
the proposal are: 

 ○ 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 (1.4.3 (c));

 ○ 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 (1.4.3 (d)); 

 ○ establishing development standards for 
residential intensification, redevelopment 
and new residential development which 
minimize the cost of housing and facilitate 
compact form (1.4.3 (f)).

Policy 1.6.1 provides the infrastructure and 
public service facilities shall be provided in an 
efficient manner that prepares for the impacts 
of a changing climate while accommodating 
projected needs. 

Section 1.6.3 states that the use of existing 
infrastructure and public service facilities should 
be optimized, before consideration is given to 
developing new infrastructure and public service 
facilities. 

Policy 1.6.6.1 requires that planning for sewage 
and water services shall integrate servicing 
and land use considerations at all stages of the 
planning process. Policy 1.6.6.7 requires planning 
for stormwater management to, among other 
things, promote stormwater management best 
practices, in stormwater attenuation and re-
use, water conservation and efficiency, and low 
impact development.

within settlement areas, sufficient land shall 
be made available through intensification 
and redevelopment. Within settlement areas, 
sufficient land shall be made available through 
intensification and redevelopment and, if 
necessary, designated growth areas. 

Policy 1.1.3.1 directs that settlement areas shall 
be the focus of growth and development. The 
PPS defines settlement areas as urban areas 
and rural settlement areas within municipalities 
(such as cities, towns, villages and hamlets) 
that are a) built up areas where development is 
concentrated and which have a mix of land uses; 
and b) lands which have been designated in an 
official plan for development over the long-term 
planning horizon provided for in policy 1.1.2. 

Policy 1.1.3.2 supports densities and a mix of 
land uses which efficiently use land, resources, 
infrastructure and public service facilities which 
are planning or available. Policy 1.1.3.3 directs 
planning authorities to identify appropriate 
locations and promote opportunities for, 
accommodating a significant supply and range 
of housing options through intensification and 
redevelopment, where this can be accommodated 
taking into account existing building stock or areas, 
including brownfield sites, and the availability of 
suitable existing or planned infrastructure and 
public service facilities. In addition, Policy 1.1.3.4 
promotes appropriate development standards, 
which facilitate intensification, redevelopment 
and compact form, while avoiding or mitigating 
risks to public health and safety.

Policy 1.1.3.6 provides that new development 
taking place in designated growth areas, where 
designated growth areas are defined as lands 
within settlement areas designated in an 
official plan for growth over the long-term but 
that have not yet been fully developed, should 
occur adjacent to the existing built up area and 
should have a compact form, mix of uses and 
densities that allow for the efficient use of land, 
infrastructure, and public service facilities. 
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Regarding Natural Heritage, the policies of 
Section 2.1 speak to protecting natural features 
for the long term. In this regard, Policy 2.1.8 
provides that development and site alteration 
shall not be permitted on adjacent lands to the 
natural heritage features and areas unless the 
ecological function of the adjacent lands has 
been evaluated and it has been demonstrated 
that there will be no negative impacts on the 
natural features or on their ecological functions.

Section 4.0 establishes how the PPS is to be 
implemented. Policy 4.1 directs that PPS 2020 
applies to all decisions in respect of the exercise 
of any authority that affects a planning matter 
made on or after May 1, 2020. In accordance with 
Policy 4.2, the PPS is to be read in its entirety 
and all relevant policies are to be applied to 
each situation. Policy 4.7 identifies that the 
official plan is the most important vehicle in the 
implementation of the PPS, at the local level, and 
that the policies of the PPS continue to apply 
after the adoption of an official plan. 

For the reasons outlined in Section 5.1 of this 
report, it is our opinion that the requested zoning 
by-law amendment and proposed draft plan of 
subdivision t are consistent with the PPS and, in 
particular, the policies related to development 
in designated growth areas, the efficient use of 
land and infrastructure as well as establishing 
healthy, livable and safe communities.

With respect to transportation systems, Policy 
1.6.7.4 promotes a land use pattern, density and 
mix of uses that minimize the length and number 
of vehicle trips and support current and future 
use of transit and active transportation.

Policy 1.7.1 of the PPS states that long-term 
prosperity should be supported through a 
number of initiatives including: encouraging 
residential uses to respond to dynamic market 
based needs and provide necessary housing 
supply and a range of housing options for a 
diverse workforce; optimizing the use of land, 
resources, infrastructure and public service 
facilities; maintaining and enhancing the vitality 
and viability of downtowns and main streets; and 
encouraging a sense of place by promoting well 
designed built form and cultural planning.

With respect to energy conservation, air quality 
and climate change, Policy 1.8.1 directs planning 
authorities to 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: promote compact 
form and a structure of nodes and corridors; 
promote the use of active transportation and 
transit in and between residential, employment 
and other areas; encourage transit-supportive 
development and intensification to improve the 
mix of employment and housing uses to shorten 
commute journeys and decrease transportation 
congestion.
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Section 3.3 provides that the majority of growth 
will be directed to settlement areas. The County 
OP describes the two main land use types of 
Settlement Areas as follows:

1. Primary Settlement Areas – larger settlements 
with full municipal servicing, and a wide 
range of uses, services, and amenities which 
are intended to be the primary target for 
residential and non-residential growth; and

2. Secondary Settlement Areas – Towns, Villages 
and larger Hamlets which generally have 
significant populations and a wide range of 
uses and amenities. These areas accommodate 
limited residential growth as well as new 
community facilities and employment uses. 
Development within these settlement areas 
may be limited due to external, physical, or 
policy constraints and lack of infrastructure.

The Subject Site is designated as Primary 
Settlement Area and Hazard on Schedule ‘A’ – 
Land Use Types and Secondary Schedule Map 1h 
(see Figures 5 and 6). The Subject Site is adjacent 
to the boundary of Niagara Escarpment Plan (the 
“NEP”) to the south but outside of the NEP. 

Section 3.4 of the County OP outlines the general 
Policies affecting Settlement Area land use 
types. Policy 3.4 (1) sets an overall intensification 
target for new growth at 15%. Table 6 establishes 
a minimum residential intensification Target 
of 15% within Primary Settlement Area for the 
City of Owen Sound. As such, the majority of 
growth, 85%, will be accommodated through new 
development. 

4.4 Recolour Grey - County 
of Grey Official Plan 
(2019)

The new Official Plan for the County of Grey 
(“County OP”) was approved by the Minister of 
Municipal Affairs and Housing on June 6, 2019. 

Growth Projections
Section 2.1 of the County OP anticipates a total of 
109,190 people and total of 45,350 jobs by 2038, 
which is an increase from the 96,070 people 
and 40,890 jobs as of the 2016 census. Table 1 
of the County OP indicates a compound annual 
growth rate of 0.4% for the City of Owen Sound 
between 2018 and 2038. The population growth 
projections and allocations for 2031 is anticipated 
23,330 and 23,950 for year of 2038. 

Settlement Area Land Use Types
Section 3 of the County OP identifies the 
County’s Settlement Area land use types and 
provides a hierarchy of settlement area types. 
The policies provide that the Plan will promote 
development forms and patterns which minimize 
land consumption and servicing costs. This will 
help ensure development is compact in form and 
promotes the efficient use of land and provision 
of water, sewer and transportation, and other 
services. It will be important to encourage the 
development of mixed use settlements and to 
create healthy, sustainable communities.

The Settlement Area land use types applies to 
existing urban centres, towns, villages, and most 
hamlets. Settlement Area land use types are 
divided into Primary and Secondary Settlement 
Area land use types based on servicing 
capabilities, population, and function. 
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Figure 5 - Grey County Official Plan, Schedule A – Land Use Types

Figure 6 - Grey County Official Plan, Secondary Schedule – Land Use Types, Map 1h
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Policy 3.4 (3) provides that local official plans, 
secondary plans, plans of subdivision and 
condominium plans shall ensure a proper and 
orderly street pattern facilitating safe motor 
vehicle, bicycle and pedestrian travel, efficient 
use of services, and a variety of housing and 
development opportunities within Settlement 
Area land use types. Consideration should 
also be given to the orientation of the streets 
and dwelling units in order to ensure energy 
efficiency, convenient access to retail facilities, 
schools, recreational facilities, and services via 
motor vehicle, bicycle and pedestrian travel. 
Street design and layout should also promote 
healthy community design.

Policy 3.4 (4) provides that local official plans 
and/or secondary plans should allocate land use 
types or sufficient land area to accommodate 
development potential for a minimum of ten 
years to a maximum of 20 years.

Policy 3.4 (6) provides that development within 
growth areas should occur adjacent to the 
existing built-up area and will have a compact 
form, mix of uses, and densities that allow for the 
efficient use of land, infrastructure, and public 
service facilities.

Policy 3.4 (7) provides that local municipal 
official plans will establish and implement 
policies to ensure that specified targets for 
intensification and redevelopment are achieved 
prior to, or concurrent with, new development 
within designated growth areas (a); and the 
orderly progression of development within 
designated growth areas and the timely provision 
of the infrastructure and public service facilities 
required to meet current and projected needs as 
per the servicing policies of the County OP (b). 

Policy 3.4 (9) provides that appropriate 
development be accommodated in settlement 
areas in accordance with the servicing policies 
of the County OP. Policy 3.4 (14) provides that 
the development of communities occur with a 
wide range of housing types, including detached, 
semi-detached, townhouse, and apartment 
units, be provided, along with a mix of affordable 
housing, including second units and special 
needs housing, range of alternative locations, 
forms and densities of housing, and price ranges 
to meet a variety of housing needs. 

Policy 3.5 (1) states that the Primary Settlement 
Area land use types permit a full range of 
residential, commercial, industrial, recreational, 
and institutional land uses. These areas will be 
the focus of the majority of growth within the 
County. Policy 3.5 (2) provides that land use 
policies and development standards in areas 
designated Primary Settlement Areas will be 
in accordance with local official plans and/or 
secondary plans. Policy 3.5 (3) states that the 
County OP promotes the development of Primary 
Settlement Area land use types for a full range of 
residential, commercial, industrial, recreational, 
and institutional land uses. These areas will be 
the focus of the majority of growth within the 
County. 

Policy 3.5 (5) recommends a minimum 
development density of 25 units per net hectare 
for the Primary Settlement Areas within the City 
of Owen Sound. 

Section 4.1 of the County OP sets outs the housing 
policies. With respect to the housing supply, the 
County OP provides that 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.

With respect to the housing 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, the County wants to prioritize housing 
accessibility and affordability. New residential 
developments will be promoted at densities 
which efficiently use available servicing and 
are appropriate to site conditions and existing 
patterns of development.
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i. Institutional uses including hospitals, 
nursing homes, pre-school, school 
nurseries, day care and schools, where 
there is a threat to the safe evacuation 
of the sick, the elderly, persons with 
disabilities or the young during an 
emergency as a result of flooding, failure 
of flood proofing measures or protection 
works, or erosion; or 

ii. Emergency services such as that 
provided by fire, police, and ambulance 
stations and electrical substations, which 
would be impaired during an emergency 
as a result of flooding, the failure of flood 
proofing measures and/or protection 
works, and/or erosion; or 

iii. Involve hazardous substances, and their 
disposal, manufacture, treatment or 
storage of. 

e. The advice or approval where required, of the 
appropriate conservation authority shall be 
obtained. The County and the conservation 
authority will consider the mitigation of 
effects on vegetation, wildlife and fishery 
resources, and the natural features of the site.

f. There is no feasible location for the 
development outside of the Hazard Lands 
land use type.

Policy 7.2 (10) provides that where new 
development is proposed on a site, part of 
which is Hazard Lands, then such lands may 
not be acceptable as part of the five per cent 
dedication for parkland. All lands dedicated to 
the municipality shall be conveyed in a condition 
satisfactory to local municipality.

Policy 7.2 (11) states that precise delineation of 
Hazard Lands will be shown in the local zoning by-
laws. An amendment to the Official Plan will not 
be required to permit redefining of a Hazard Land 
boundary. Modifications to the Hazard Lands may 
occur through a zoning bylaw amendment after 
consultation with the conservation authority (in 
the case of Subject Site Grey Sauble Conservation 
Authority) and the approval authority.

Section 4.3 of the County OP provides healthy 
environment policies. Section 4.3(1) states, the 
County will require the provision of shade, either 
natural or constructed, to provide protection 
from sun exposure, mitigate urban heat island 
effects within our settlement areas, and reduce 
energy demands. We want to promote shade 
and UVR (Ultraviolet Radiation) protection within 
our communities. In addition, developments are 
directed away from natural hazards that may pose 
a potential health or safety risk for residents. 

Section 7.2 sets out policies with respect to Hazard 
Lands which include floodplains, steep or erosion 
prone slopes, organic or unstable soils, poorly 
drained areas, and lands along the Georgian Bay 
shoreline. New development shall generally be 
directed away from Hazard lands. The policies of 
this section of the Plan work together with MNRF 
Natural Hazards Technical Guidelines, as well as 
conservation authority regulations, and policies. 

Policy 7.2 (2) provides that permitted 
uses in the Hazard Lands land use type 
are forestry and uses connected with the 
conservation of water, soil, wildlife and other 
natural resources. Other uses that are also 
permitted include agriculture, passive public 
parks, public utilities and resource based 
recreational uses. Policy 7.2. (3) states that 
in the Hazard Lands land use type, buildings 
and structures are generally not permitted. 
Minor extensions or enlargements of existing 
buildings and structure may be permitted 
subject to the policies of section 7.

Policy 7.2 (9) states that development and 
site alteration will only be considered if all of 
the following can be satisfied:

a. The hazards can be safely addressed and 
new hazards are not created or existing ones 
aggravated;

b. No adverse environmental impacts will 
result. The County, in consultation with 
the conservation authority, may require an 
environmental impact study to be prepared at 
the proponent’s expense, in accordance with 
this Plan; 

c. Vehicles and people have a way of safely 
entering and exiting at all times;

d. The development does not include: 
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With respect to a healthy community, the 
checklist provides that the way a community is 
constructed can positively impact health. Well-
designed communities support physical activity, 
have gathering places for people to socialize, are 
clean, safe and can increase an overall sense 
of wellbeing. A healthy community includes 
components of the natural, social and built 
environment. This includes consideration for 
safe, affordable housing, active transportation 
options, nutritious foods and greenspace. Age-
friendly communities support active aging and 
take these components into account in order to 
meet the needs of older adults and people of all 
ages.

The checklist also sets out the features that 
would help create heathy built environment and 
is divided into the following subsections: 

Neighbourhood Design:
• Supporting mixed land use by integrating a 

variety of residential development within 800 
meters of retail, recreational centers, parks 
and public spaces

• Optimizing opportunities for infill, 
intensification and revitalization

• Maximizing safety and minimizing vandalism 
by including street lighting, clear sight lines, 
and designs that promote natural observation

• Addressing neighbourhood aesthetics to 
support mental health and wellbeing through 
landscaping, greenspace, urban art, and 
street furniture

Housing:
• Including a variety of affordable housing 

options, prioritizing those available for low 
income households

• Designing every home with a front yard 
and porch to enhance opportunities for 
interactions between neighbours

• Units that support aging in place, exhibit 
no-step entrances and single floor living 
amenities

Appendix B of the County OP identifies a ‘stream’ 
on the Subject Site. Policy 7.9.(2) provides that 
no development will be permitted within 30 
metres of the banks of a stream, river, or lake 
unless an environmental impact study prepared 
in accordance with section 7.11 of this Plan 
concludes setbacks may be reduced and/or 
where it has been determined by the appropriate 
conservation authority these setbacks may be 
reduced. Landowner are encouraged to forest the 
areas within 30 metres of any stream to maintain 
and improve fish habitat, ecological function of 
the stream, and to increase natural connections.

Appendix A of the County OP identifies a portion 
of the lands within the ‘Intake Protection Zone 
3’. Section 8.11.2(1)(a) states, 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.

Section 8.3 sets out road network policies. 8th 
Street East is identified as a County local road on 
Appendix D – Functional Road Classification and 
Planned Corridors of the County OP. Policy 8.3 (3) 
provides that County local roads are planned with 
generally 30 metre right-of-way width however 
County Transportation Services may investigate 
options to reduce this width under the County 
road widening policy. 

For the reasons outlined in Section 5.1 of this 
report, it is our opinion that the requested zoning 
by-law amendment and proposed draft plan of 
subdivision conforms to the Grey County OP.

4.4.1 Healthy Development Checklist 
The County’s Healthy Development Checklist was 
created in partnership with Grey Bruce Health 
Unit, developers, and lower-tier municipalities 
to address healthy community design including 
public health and safety needs embedded within 
residential intensification, redevelopment, and 
new residential development. 
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4.4.1 Healthy Community & 
Residential Subdivision Guidelines
The Healthy Community and Residential 
Subdivision Guidelines (the “Guidelines”) 
supplement Grey County’s new Official Plan, 
Recolour Grey with respect to development-
based policies. These residential subdivision 
guidelines aim to provide assistance to planning 
and development stakeholders in creating 
healthy, supportive, and unique settings for the 
residents of Grey County. The Guidelines are not 
intended to be applied as a means of approving 
or rejecting development proposals, but as a set 
of informative guidelines that provide direction 
throughout the planning and development 
process, alongside the policies and regulations 
that are already in place in Grey County (Provincial, 
Municipal, County) with which all developments 
should comply. Where a conflict may exist 
between the approved Niagara Escarpment Plan, 
any Official Plans, Zoning By-laws, or engineering 
standards and these guidelines, the former shall 
prevail.

The Guidelines provide a set of key considerations 
including Inclusive Design, Design for 
Sustainability, Street Design, Parks and Open 
Spaces, Compatibility and Site Design. 

With respect to the inclusive community design, 
two components of safety and age friendly 
design should be considered. The objectives 
of integrating safety into inclusive design is 
to ensure that the residents of the County feel 
comfortable travelling, living, and engaging in 
the communities in which they live. Communities 
should be designed in a manner that promotes 
public safety, health, and well-being. The 
following guidelines should be considered when 
designing and creating safe spaces: 

Safety design features should be used to 
discourage criminal activity by ensuring that 
public spaces are visible. This may involve 
integrating the use of various architectural and 
security features into the community design. 
This includes: 

Natural environments/Food Systems:
• Locating development near greenspace that 

is accessible, safe and provides connecting 
links to other community amenities

• Committing to the preservation of the natural 
heritage system by maintaining existing trees, 
soil integrity and landscaping using native 
species

• Preserving urban forests and dedicating no 
less than 5% of the total proposed land area to 
outdoor public spaces

• Supporting natural features that reduce 
air pollution, water pollution and urban 
heat islands such as using porous and light 
coloured pavement materials and by planting 
trees and shrubs

• Using infrastructure and building materials 
that support energy conservation, storm 
water management and green buildings

• Allotting space for community gardens or 
other forms of urban agriculture

Transportation Networks:
• Providing for sidewalks that are at least 

1.5meters wide, are separated from motorized

• traffic, have curb cuts at each intersection 
and

• are located on both sides of the street

• Including cycling infrastructure such as bike

• lanes, paved shoulders, bicycle parking and

• signage

• Including streetscape elements such as shade

• trees, planters, gardens and benches

• Locating development near and providing

• connective linkages to transportation options

• such as cycling paths, trails, sidewalks and

• transit that are convenient and safe for a 
range

• of ages.

• Avoiding the use of cul de sacs and crescent

• streets in order to promote active forms of 
transportation

• Designing neighbourhood blocks that are less

• than 250 meters in length

• Inclusion of traffic calming measures such as

• reduced lane widths, street parking, speed

• bumps and raised intersections
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• Plan for the creation of accessible spaces 
as per the Accessibility for Ontarians with 
Disabilities Act, 2005 (AODA). Examples 
include developing spaces with few stairs, 
wheelchair ramps that are not too steep, 
accessible washrooms, push-button doors, 
benches that are at an appropriate height, 
rest areas, and recreational spaces;

• Make adjustments and adaptations in your 
community design that help seniors and 
young families feel safe in their communities. 
This includes creating walkable spaces and 
neighbourhoods; using landscaping to create 
welcoming spaces that are aesthetically 
pleasing; planting trees and flowers, providing 
places to sit in shaded areas, curb cuts for 
accessibility, good lighting, clear signage, 
security features, and adequate vehicle and 
pedestrian safety at intersections; access to 
green space; access to public transit and other 
essential services (grocery stores, libraries, 
healthcare, churches, and restaurants);

• Ensure that your community has access to 
those public services that are integral to 
healthy living, especially for seniors;

• Consider designs which provide a mix of 
residential unit types in any given development, 
such that housing for all demographics and 
age groups is interspersed throughout the 
community, rather than an individual housing 
type being centralized in one location.

With respect to the Sustainability, the County 
encourages sustainable development that 
supports energy efficiency and protects 
environmental and natural resources. The 
following guidelines should be considered when 
developing around natural features, among 
others:

• Support natural features and their ability to 
filter water and air pollution and reduce urban 
heat islands; 

• Recognize and support the integral role 
the natural environment plays in providing 
ecosystem services, increased biodiversity 
and providing wildlife habitat;

• Protect or enhance the habitat of Threatened 
and Endangered species;

• Protect or enhance wetlands, woodlands and 
valleylands;

• Orienting main entrance ways and large 
windows streetside for residential and 
commercial buildings. Creating sidewalks 
and streets that are inviting to pedestrians 
by including adequate street lighting in 
design; using landscaping to create buffers, 
shaded areas, and welcoming spaces that are 
aesthetically pleasing; ensuring that sidewalks 
are an adequate width; and including public 
art when possible in the design of streets and 
other public spaces;

• The natural environment should be used where 
possible to reinforce the physical design of 
the community. This includes using landscape 
plantings, pavement designs, gateway 
treatments, and fences to create boundaries 
that do not compromise natural surveillance. 
Identify areas of risk; and

• If possible, provide the services and resources 
required to support community safety.

In the County a large proportion of the population 
is composed of an aging demographic, and 
is experiencing a decline in youth and young 
families. However, the County needs to plan for 
both ‘what is’ currently, but also ‘what will be’ 
as our communities evolve over time. As such, it 
is integral that communities within the County 
are designed in a manner that is inclusive and 
cognisant of the populations that may be over 
or under-represented. The following guidelines 
should be considered when creating age and 
family friendly spaces:

• Consider developing alternative forms of 
housing that suit the older adults , young 
professionals, and families. This includes 
creating secondary suites, tiny homes, 
garden suites, affordable apartments, multi-
generational homes, and independent living 
options;

• Create a neighbourhood and community 
design that embraces an orderly street pattern 
that facilitates safe motor vehicle, bicycle, 
and pedestrian travel, as well as the efficient 
use of services and housing opportunities;

• Plan for walkable sidewalks, pathways, and 
trails;
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4.5 City of Owen Sound 
Official Plan (Office 
Consolidated 2017)

The City of Owen Official Plan (the “OP”) was 
adopted in 2006 and was updated in 2012 as part 
of a 5-year review. The most recent consolidated 
plan is dated January 2017. The City of Owen 
Sound has initiated a review of the OP that is 
underway per the Planning Act requirement 
of Official Plan review every 10 years and to 
undertake the conformity exercise to address the 
Provincial and County policies. This OP review is 
being undertaken in four phases. Currently, the 
OP review is in Phase 4 (Finalize Official Plan) and 
a final draft OP has been completed in June 2021. 

Section 1 of the OP provides a description of the 
physical attributes of the City, a brief history, 
and the City’s planning document hierarchy, 
including the Strategic Plan. Section 2 of the 
OP describes the purpose and structure of the 
plan. Section 3 of the OP sets out the general 
goals and objectives the City aims to achieve. 
With respect to the economic vitality, it is the 
objective of the OP to achieve an overall density 
of 25 dwelling units per net hectare in areas of 
new residential development (3.2.2.8). With 
respect to managing growth, it is the objective of 
the OP to accommodate and encourage a broad 
range and mix of housing in terms of dwelling 
types, densities, tenure and cost for a diverse 
community (3.3.2.6). With respect to the equity, 
diversity and accessibility, it is the objective of 
the OP to promote policies that meet the needs of 
people of all ages, abilities and interests, and of 
all cultural and ethnic groups (3.5.2.3). 

Section 4 of the OP provides land use designation 
policies. The Subject Site is primarily designated 
‘Residential’ with some of the land along the 
northern site boundary, at 8th Street, designated 
Arterial Commercial , as shown on the Schedule A 
Land Use (see Figure 7).

Lands directly south of the property are 
designated Escarpment Protection, lands to the 
north, are designated Institutional and Arterial 
Commercial and lands to the west are designated 
Employment and East City Commercial. Lands to 
the east are designated Residential and Hazard 
Lands.

• Maintain movement corridors for both plants 
and animals;

• Ensure that natural features and their 
ecological functions are not negatively 
impacted by the development through 
appropriate setback and mitigation measures;

• Support tree retention or tree re-planting 
programs where feasible;

• Work with community partners, agencies, or 
conservation organizations to ensure that 
natural features are appropriately dedicated 
and maintained following development.

With respect to the Parks and Open Spaces, three 
components of access and location, connectivity 
and design should be considered. The following 
guidelines should be considered when designing 
park and green space, among others:

• Smaller parks and parkettes can be distributed 
in multiple locations across a neighbourhood 
for accessibility;

• At least two sides of a greenspace should be 
accessible from a public street where feasible;

• In cases where housing backs onto public 
green space, considerations should be 
provided for safety, security and access while 
ensuring that the parkland is not perceived as 
private space for surrounding homeowners;

• “Openness” in parks with unobstructed 
views and multiple entry points provides a 
sense of neighbourhood cohesion as well as 
an opportunity for surveillance and social 
interaction;

• Stormwater services can provide additional 
open space opportunities, where safety can 
be appropriately managed.



Policy & Regulatory Context
1415 8th Street East & 1305 8th Street East 31

Figure 7 - Owen Sound Official Plan, Schedule A Land Use
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Policy 4.1.2.2 provides that density shall be 
allocated in residential areas in accordance with 
the following: a) Lands shall have access to hard 
services at sufficient capacity for the intended 
density; b) Adequate soft services such as parks, 
schools, emergency services, transit and similar 
shall be available as required to support the 
intended density; c) Lands intended for medium 
and high-density uses should have access 
to collector or arterial roads and proximity to 
compatible land uses including but not limited 
to local institutional and neighbourhood 
commercial uses. 

Policy 4.1.2.3 states that lands designated 
Residential shall have access to full municipal 
services, including piped water supply, storm 
drainage and sanitary sewer systems, installed 
according to requirements of the City and other 
applicable agencies.

Section 4.6 provides that areas designated 
Arterial Commercial, located on arterial roads 
provide for local convenience shopping and 
certain specialized uses. Policy 4.6.1.1 provides 
the permitted uses: a) retail or service business 
of a local convenience nature, generally providing 
for the local shopping and automotive needs of 
the adjacent residential area. Examples would 
include, but not be restricted to: convenience 
stores, laundromats, hairdressing and barber 
shops, automobile service stations, small 
restaurants, food services and other retail and 
service shops; b) specialized uses such as motel 
accommodation, medical clinics, professional 
offices and similar; c) non-commercial uses 
such as medium density forms of housing, senior 
citizens housing, nursing homes, housing for 
special groups, places of worship and other 
institutional uses. development within lands 
designated as Arterial Commercial shall be 
consistent with the Urban Design Guidelines 
(Section 7.8 of the OP) including sections 
7.8.6.3 (side or rear yard parking), 7.8.6.4 (Front 
Yard parking), 7.8.7 (parking and access), 7.8.8 
(adjacent uses). Policy 4.6.2.7 states that high 
traffic generating uses such as gas stations and 
restaurants should be located at intersections 
wherever possible to provide greater access 
points. 

Section 4.1 of the OP provides that the Residential 
designation is intended to permit the development 
of lands for residential dwellings and shall be the 
predominant use of the lands. Residential uses 
may include single detached, semi-detached, 
row homes, and apartment buildings. Residential 
uses shall be permitted at low, medium and high 
density and a variety of tenure including freehold, 
rental, co-operative and condominium. Other 
uses that are complementary and provide service 
to residential uses, such as elementary schools, 
parks, places of worship and convenience 
commercial type uses are also permitted in this 
designation subject to criteria in OP. Section 4.1.1.1 
provides that single detached, semi-detached, 
duplex, linked homes, row homes, stacked 
townhouse, apartment dwellings and other forms 
of multiple housing dwellings, neighbourhood 
commercial uses, such as small scale retail, 
service shops, convenience stores, coffee shops, 
small restaurants are the permitted uses among 
others. 

With respect to density, policy 4.1.2.1 states that 
gross residential density is defined as the total 
number of residential units per hectare of land 
and shall include all residential land, local roads, 
school sites, parks, places of worship sites, and 
neighbourhood commercial sites, but exclude 
arterial roads and lands designated Hazard 
Lands. Net residential density is defined as the 
total number of residential units per hectare of 
land excluding roads, school sites, parks, places 
of worship sites, and neighbourhood commercial 
sites, and lands designated Hazard Lands. Lands 
designated Residential shall be developed in 
accordance with the following densities:

a. Low-density Residential shall consist of 
a density not exceeding 25 units per net 
residential hectare; 

b. Medium-density Residential shall consist of 
densities of 26 to 50 units per net residential 
hectare;

c. High-density Residential shall consist of 
densities of 51 to 100 units per net residential 
hectare. High-density residential units are 
generally permitted on lands designated 
Residential, Downtown Commercial and 
Waterfront Mixed Use;

d. Development on residential land in new 
planning areas shall be planned to provide for 
a mix of housing types and achieve an overall 
density of 25 dwelling units per hectare.
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Transportation
Section 6 of the OP provides policies related to the 
transportation and servicing. With respect to the 
road network, 8th Street East (Grey Road 5), which 
abuts the Subject Site to the north, is identified 
as a County Road. North of 8th Street East, 16th 
Avenue East is identified as an Arterial Road, as 
shown on Schedule C of the Owen Sound Official 
Plan (see Figure 8). Both 6th Street East and 16th 
Avenue East are proposed to extend east and 
south and are proposed Collector Roads. The 6th 
Street East extension would abut the southern 
property line, and the 16th Avenue East extends 
south from 8th Street East.

The minimum planned right of way width for 
County Roads (8th Street) is 30 metres (Policy 
6.1.3.2.1), and for Collector Roads (16th Street 
East and 6th Street East extension) is 25 metres. 
The local roads shall generally have a right of way 
width of 20 metres while the City may consider 
a reduction on the right-of-way width consistent 
with accepted engineering standards where it is 
considered unnecessary to provide an allowance 
of 20 metres. 

Section 4.6.4 provides policies with respect to 
proposed commercial areas on 8th Street East, 
east of 9th Avenue East that are intended to serve 
existing and future residential neighbourhoods, 
educational facilities and the regional health 
centre. In this regard Policy 4.6.4.1 provides 
that this area should continue to develop with a 
mixture of service and convenience commercial, 
medical clinics, institutional and medium to high-
density residential uses at appropriate locations 
and sites of sufficient frontage and area. Policy 
4.6.4.2 provides that access to 8th Street East 
shall be carefully controlled and sited to maintain 
the arterial function of the street. To that end, the 
City and/or County may require a road widening 
along 8th Street East as a condition of applicable 
planning approvals to achieve the desired road 
standard outlined in this Plan. Policy 4.6.4.4 
requires the site design to address integration 
of land uses, buffering and screening of the 
adjacent residential use and similar urban design 
objectives of the City.

Figure 8 - Owen Sound Official Plan, Schedule C Transportation 

SUBJECT
SITE
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the City will ensure tree protection in maintaining 
healthy trees. The City will require the planting of 
street trees in new development areas through a 
tree survey plan.

With respect to Experiencing the City, it is the 
City’s intention to strengthen the positive image 
of Owen Sound as an attractive and liveable city 
by making the main streets enjoyable and easily 
understood. Policy 7.8.3.5 provides that the City 
may identify certain points of entry into the City 
and certain key intersections as Gateways and 
Nodes. These are points that may be used to 
create a sense of welcome and arrival, assist in 
orientation and create a memorable image of the 
City. In addition, Policy 7.8.3.6 states that certain 
key intersections may be identified as Nodes or 
points of arrival through area studies. They may 
feature architectural and landscaping treatments 
together with appropriate signage.

Section 7.8.4 provides the Pedestrian Environment 
policies. Policy 7.8.4.2 provides that the City 
will promote the principles of “Living Streets” 
by a) Encouraging walking throughout the City; 
b) Providing continuous safe and comfortable 
walking routes; c) Reducing potential pedestrian 
conflict with vehicles and separating pedestrian 
paths from roadways where possible; and d) 
Reducing vehicular speeds on local roads. Policy 
7.8.4.4 promotes public and private development 
that provides a comfortable, human scale 
environment, supports social interaction and 
which addresses the issues of year-round use. In 
retail areas, Policy 7.8.4.6 promotes the provision 
of a comfortable pedestrian environment 
suitable for shopping, with wide sidewalks and 
some weather protection. Retail areas should 
provide opportunities to meet people or to sit in 
outdoor cafes. Sidewalks should not be utilized 
for snow storage. Policy 7.8.4.7 promotes public 
and private development that achieves the 
optimum conditions of sun, shade and wind 
conditions throughout the seasons in all outdoor 
pedestrian areas. Conditions should be suitable 
for the expected activities, whether active, such 
as walking or passive, such as sitting. Optimum 
conditions may be achieved through the 
appropriate siting of buildings and open spaces, 
the shape of taller buildings, the use of building 
elements such as awnings and walls and the use 
of landscaping elements to provide windbreaks 
and shade. In areas where taller buildings may 

Housing
Section 7.6 of the OP set outs the housing 
policies. With respect to the supply of residential 
lands, Policy 7.6.1.1 requires an appropriate range 
of housing types and densities to meet projected 
requirements of current and future residents of 
the regional market area. Regional market area 
refers to an area, generally broader than a lower-
tier municipality that has a high degree of social 
and economic interaction. An appropriate range 
of housing types and densities will be provided 
by maintaining:

a. The ability to accommodate residential growth 
for a minimum of ten years through residential 
intensification and redevelopment as well 
as having available lands designated and 
available for new residential development;

b. Land suitably zoned and with servicing 
capacity sufficient to provide at least a three 
year supply of residential units available 
through intensification, redevelopment and in 
draft approved and registered plans.

Urban Design
Section 7.8 of the OP sets out the Urban design 
Policies. 

With respect to the natural settings, Policy 
7.8.2.1 provides that the development and 
redevelopment shall be encouraged that 
protects and enhances natural features and 
the opportunities to enjoy them. Policy 7.8.2.3 
states that new development should be designed 
to protect and enhance this natural setting. 
Significant natural features such as river valleys, 
ravines, wetlands escarpments and woodlands 
within or adjacent to any development should be 
protected with suitable setbacks, access points 
and visibility. In addition, Policy 7.8.2.4 provides 
that parks, streets and public spaces should 
be designed to reflect this natural setting with 
appropriate landscaping, providing a suitable 
balance between the man-made and the natural 
world. Policy 7.8.2.5 encourages the protection 
and replacement of mature trees throughout the 
City particularly on the slopes of the escarpment 
and along the streets. Moreover, Policy 7.8.2.6 
where new development is proposed, locations 
of existing mature trees should be considered 
in the preparation of a site plan. Through the 
implementation of the Tree Preservation Policy, 
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be built or where there is direct exposure to open 
water, the City may require wind testing and 
shadow studies of proposed development and 
the adjacent pedestrian areas and public spaces.

Section 7.8.6 sets out the Streetscape policies. 
Policy 7.8.6.1.1 provides for the achievement of 
well coordinated and designed streetscapes 
throughout the City, particularly in the 
commercial areas and along arterial roads. 
They should provide comfortable pedestrian 
environments, safe vehicular movement and 
reinforce the desired or established character 
of the area. Policy 7.8.6.1.4 provides that the City 
may provide, or may require of new development, 
enhancement of the public right of way consistent 
with the character of the neighbourhood and 
applicable urban design guidelines, using 
streetscaping elements such as special lighting, 
landscaping, paving stones, street furniture, 
public art and other complimentary features and 
fixtures. Policy 7.8.6.1.4 states that streetscape 
adjacent to parks, open space, natural areas or 
waterfront should be designed to visually extend 
the natural elements and spaces. Policy 7.8.6.1.5 
provides that streetscape adjacent to parks, 
open space, natural areas should be designed to 
visually extend the natural elements and spaces. 
With respect to street front retail Policy 7.8.6.2.2 
provides that buildings shall be located without 
setback at the street edge with few gaps between 
buildings except to provide access to parking. In 
addition, Street Front Retail development requires 
some on-street parking and separate parking 
areas generally located within the development 
block. Vehicular access shall generally be limited 
to a few locations within a block. Pedestrian 
access to the street front may be through gaps 
between buildings or through rear entrances to 
the businesses (7.8.6.2.3). Regarding the side or 
rear yard parking, Policy 7.8.6.3.1 provides that 
in an area where existing development is less 
than 10 m from the sidewalk or where a higher 
level of landscaping is desired to present a more 
attractive street edge, non residential buildings 
should be kept at a fairly uniform distance from 
the street, with parking located behind the line 
of the front of the building. The area between 
the building and street should be landscaped in 
accordance with applicable design guidelines 
(7.8.6.3.2). Policy 7.8.6.3.3 states that sidewalks 
may be set back from the road with landscaped 

boulevards where appropriate. With respect to the 
front yard parking, Policy 7.8.6.4.1 provides that 
where lots are of sufficient depth, non-residential 
development may be set back to permit parking 
between the street and the buildings. The setback 
should be fairly consistent with adjacent similar 
development and in accordance with urban 
design criteria applicable to the area. In this form 
of development, parking should be separated 
from the sidewalk by a landscaped buffer. 
Sidewalks may also be set back from the road 
with landscaped boulevards where appropriate. 
These areas should be landscaped in accordance 
with any applicable design guidelines (7.8.6.4.2). 
In a retail commercial area, consideration should 
be given to continuous pedestrian access along 
the building fronts and connecting to adjacent 
development. Safe and comfortable pedestrian 
points of access from the street should be 
provided at regular intervals (7.8.6.4.3). 

With respect to access, Policy 7.8.7.3 states 
that access points should be clearly visible and 
distinguishable, limited in number and designed 
in a manner that will minimize hazards to 
pedestrian and motor traffic on the immediate 
area. 

With respect to the adjacent uses, Policy 7.8.8.2 
provides that the City shall consider the potential 
impact of abrupt changes in building height 
and scale on surrounding uses and protected 
views when considering zoning bylaws and 
site plan approvals. Generally, the City will 
seek compatible building forms. Policy 7.8.8.4 
provides that wherever a residential type of use 
abuts an industrial use, a commercial use, an 
institutional use, a parking area, a loading area 
or any other incompatible use, the City may 
develop and enforce setback requirements, 
site plan requirements and design guidelines 
to provide adequate visual and aural separation 
and privacy for the residential use. Policy 7.8.8.5 
requires that where a non-residential site abuts 
a residential use, the location of access lanes, 
parking areas, loading areas and waste storage 
close to the residential use should be avoided. 
A landscaped buffer and appropriate screening 
should be required along the adjoining lot lines. 
Additional screening may be required where noise 
levels generated by the non-residential use are 
considered unusually high and would negatively 
impact the residential use.
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With respect to signage, policy 7.8.13.1 
provides that site signage shall be designed to 
complement and enhance the building and site 
design. Building signage shall be in scale with 
the building design, proportionate to the building 
façade and architecturally integrated with the 
building design. Encourage ground related 
signage to be integrated with landscape plans.

4.5.1 Sydenham Heights Planning 
Area
Section 5 of the City’s OP addresses Planning 
Areas, as Shown on Schedule B. The Subject Site 
is within the Sydenham Heights Planning Area 
Phase 2. The Sydenham Heights Planning Area is 
located in the southeastern part of the City and 
has been intended and planned for development 
since being incorporated within the City 
boundary. Due to the lack of infrastructure and 
fragmented land ownership most of the Planning 
Area has remained undeveloped and vacant. The 
Sydenham Heights Planning Area is proposed to 
be largely a residential mixed use community. 
The Planning Area is to be distinguished by its 
natural environmental features, existing major 
institutional uses, a mixed use node at 16th 
Avenue East and 8th Street East and residential 
development to accommodate future growth in 
the City.

The Subject Site contains four land use 
designations, as shown on the Sydenham Heights 
Planning Area, Schedule A2 Land Use (see Figure 
9): Residential-Medium Density in the west and 
east portion; Residential-Low Density along the 
east portion; Residential-Medium/High Density 
in the middle; and Arterial Commercial in the 
northeast and northwest. The portions of the 
Subject Site designated Arterial Commercial, 
generally located around the 8th Street East and 
16th Avenue East intersection, are located within 
the Future Mixed Use Node. 

Section 7.8.9 sets out policies for new residential 
development. Policy 7.8.9.1 states that new 
residential development should be planned in 
neighbourhoods through Planning Areas, creating 
identifiable areas of the City with simple street 
patterns, a coherent built form, a well connected 
and safe pedestrian system and accessible 
local amenities such as a neighbourhood park, 
convenience shopping and an elementary school. 

Policy 7.8.9.2 provides that buildings should be 
sited to provide relatively consistent streetscapes 
within an area, with similar setbacks, defining the 
visual width of the streets. Street trees should be 
planted in accordance with an appropriate plan. 
Policy 7.8.9.3 states that in new comprehensively 
designed residential development, building 
setbacks and lot sizes may be permitted which 
vary from surrounding development where 
these are determined to be appropriate to the 
proposed form of development in accordance 
with accepted design guidelines. Policy 7.8.9.4 
provides that new development should support 
the maintenance of a continuous open space 
system and provide appropriate pedestrian 
access. 

With respect to the outdoor lighting, Policy 
7.8.10.1 provides that new development 
and redevelopment shall be designed with 
responsible lighting practices that create safe 
outdoor environments and minimize glare and 
impact to night sky, public view and surrounding 
properties. Regarding the Landscape design, 
Policy 7.8.11.1 provides that landscaping shall 
be designed to enhance the presence of each 
building and used as a major visual element 
to unify the proposed building, streetscape 
and surrounding environment. Landscaping 
design shall utilize a diversity of plant material 
that are appropriate for the site conditions in 
all seasons, including a focus on native plant 
material where appropriate, and avoid the use 
of invasive species in accordance with City 
policies and guidelines (7.8.11.2). Policy 7.8.12.1 
states that new development and redevelopment 
shall be designed to promote safe, comfortable 
and accessible environments for all users with 
emphasis on pedestrians and bicyclists through 
the principles of CPTED (Crime Prevention 
Through Environmental Design).
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The Plan also shows an approximate location of 
the proposed Trunk Sanitary Sewer alignment 
further east of the Subject Site. The Plan also 
includes conceptual locations of proposed roads 
within the Subject Site, including the extension of 
16th Avenue East to the south bisects the Subject 
Site and connecting to a proposed east-west road 
which provides connection to 6th Avenue Street 
East on the west side of the Subject Site, as well 
as another north-south road that bisects the 
Subject Site on the west side of the 16th Avenue 
East extension.

The lands to the immediate east of the site 
are designated Residential-Low Density with 
Residential-Medium Density along 8th Street East 
and Hazard Lands further east. Lands to the south 
are within the Escarpment Protection designation. 
Lands to the north, on the north side of 8th Street 
East, are designated Institutional with Residential 
– Medium Density and Arterial Commercial along 
the west side of 16th Avenue East. Further north, 
there are lands designated Residential -Low 
Density, and East City Commercial. Lands to the 
west are outside of Sydenham Heights Planning 
area and are designated Employment and Arterial 
Commercial along 8th Street East on Schedule A 
of the City of Owen Sound OP (refer to Figure 7). 

Figure 9 - Sydenham Heights Planning Area, Schedule A2 Land Use  

TS
AE

  .
E

V
A 

ht
61

18th   A
V

E EA
ST

PHASE 1

16th ST. EAST HIGHWAY   NO. 26

D
A

O
R 

YE
R

G  
/  

TS
AE

  .
E

V
A 

ht
82

8th ST. EAST

PHASE 2

SUBJECT
SITE

Phase Boundary



Planning & Urban Design Rationale
Bousfields Inc.38

e. building locations to frame the intersection as 
a focal point; and, 

f. implement urban design guidelines and 
objectives of the City.

Policy 5.2.1.8 states that development on areas 
designated Arterial Commercial shall take place in 
accordance with Section 4.6 Arterial Commercial 
of the City of Owen Sound OP. 

With respect to the Development Policies, as 
applicable to the Subject Site, Policy 5.2.2.1 
provides that the Sydenham Heights Planning 
Area is comprised of a mix of residential, 
commercial and open space designations with a 
future mixed use node. Medium and Medium/High 
density Residential is focused in the mixed use 
node. The City may require a study to assess the 
impact of proposed development on the heliport 
flight paths [Grey Bruce Health Services].

With respect to Parkland, Policy 5.2.3 describes 
the planned trail system along the former railway 
corridor that bisects the north portion of the 
Hazard Lands within the Sydenham Height 
Planning Area as is shown on Schedule A2 and 
identifies four neighbourhood parks with links to 
the trail system to provide local parkland needs 
for residents in the Area. The lands designated 
Hazard Lands form part of the flood plain of 
a tributary of Bothwell’s Creek that traverses 
the Sydenham Heights area and will not be 
considered as parkland dedication. This planned 
trail system is associated with the north portion 
of the Hazard lands within the Sydenham Height 
Area further east of the Subject Site located 
north of 8th Street east.

With respect to the road network, Policy 5.2.4.1 
provides that all lands shall be developed in 
general conformity with the schematic road 
system plan illustrated on Schedule A2, subject 
to the policies contained herein. For local and 
collector roads, the road system plan may be 
considered illustrative and changes to the 
location and configuration of such streets shall 
be permitted without amendment to the Plan, 
provided the planned streets do not adversely 
impact the developability of adjoining lands or 
the general traffic flow system provided, and 
the layout is in accordance with suitable design 
principles. 

With respect to the permitted unit types and 
density, Policy 5.2.1.3 states that a range of 
dwelling types are anticipated for the Sydenham 
Heights Planning Area. Low-Density Residential 
shall consist of single detached, semi-detached, 
duplex dwellings and link homes at a density not 
exceeding 25 units per net residential hectare 
(5.2.1.3 (a)). Medium Density Residential could 
consist of row houses, stacked townhomes/
plexes and low profile multiple dwellings at 
densities of 26 to 50 units per net residential 
hectare (5.2.1.3 (b)). High-density residential 
shall consist of non-ground oriented multiple 
dwelling units at densities of 51 to 100 units per 
net residential hectare (5.2.1.3 (b)). 

Further, Policy 5.2.1.4 provides that in order to 
ensure that a wide range of housing types are 
available and to ensure that infrastructure is 
used effectively the overall density target for the 
Planning Area is not less than 25 units per net 
hectare. It is noted that the density is calculated 
based on the gross developable land area which 
is total area less the area of protected natural 
heritage features and approved buffers. While 
each specific proposal does not need to comply 
with this policy, this target shall be planned for in 
an equitable manner across the entire secondary 
plan area. Densities will be monitored by the City 
throughout development in the secondary plan to 
ensure that the target density is achieved, across 
the secondary plan area.

A future mixed use node is planned for the 
intersection of 16th Avenue Ease and 8th Street 
East to provide services to the surrounding 
community and create an opportunity for higher 
density to support transit. Permitted uses for 
the Future Mixed Use Node include Institutional, 
Arterial Commercial, Residential-Medium Density, 
Residential – Medium/High Density. Policy 5.2.1.5 
provides the development basis for Future Mixed 
Use Node: 

a. mixed use multi-storey buildings in the Arterial 
Commercial designation and encourage these 
types of buildings along the street frontages; 

b. appropriate height transitions between 
buildings in the node to surrounding 
residential uses; 

c. pedestrian linkages between properties;

d. a density and mix of uses that supports 
transit; 
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a summary of the directions which are to be 
considered as part of development applications 
for the lands including criteria for design of 
SWM facilities; recommendation to establish 
centralized SWM facilities at low points in the 
local topography to service more than one 
development and identification of preliminary 
SWM facility locations. The City shall ensure 
that, as development occurs, measures to reduce 
the impact of runoff and manage storm water 
quality are undertaken in accordance with the 
policies of Section 6.2, Municipal Services and 
the Stormwater Management Strategy developed 
as part of the East Owen Sound Master Servicing 
Study. The proponent(s) of development in this 
area shall be responsible for the provision and 
design of a stormwater management facility 
to be approved by the City in consultation with 
Grey Sauble Conservation Authority, the County 
of Grey, the Ministry of Environment and the 
Ministry of Transportation, as may be required. 
Sanitary Servicing and Water Strategies are set 
out in Policies 5.2.5.3 and 5.2.5.4.

Section 5.2.6 provides Policies with respect to 
the phasing areas within Sydenham Heights. The 
Sydenham Heights Planning Area includes two (2) 
phases, as outlined on Schedule A2. The Subject 
Site is located within the Phase 1 development 
area (refer to Figure 9). Policy 5.2.6.1 provides 
that Phase 1 development is intended to satisfy 
the City growth needs for the City to the year 
2026. Based on the current growth projections, 
up to 1,350 units providing a range and mix of 
unit types shall be permitted to develop in Phase 
1 in keeping with the overall planned density 
target, excluding any infill, intensification 
or redevelopment. The City will monitor the 
unit numbers and density target through the 
development approvals process. Development 
beyond 1,350 units in Phase 1 before 2026 will be 
subject to further assessment and approval in 
accordance with the projected growth needs, to 
the satisfaction of the City. 

With respect to the proposed road network in the 
Sydenham Heights Plan within the Subject Site, 
16th Avenue East and 6th Street East are proposed 
to extend south and east, respectively, as 
proposed Collector Roads (refer to Figures 8 and 
9). The 6th Street East extension would abut the 
southern property line, while the 16th Avenue East 
extension would bisect the property. Schedule 
A2 of the Sydenham Heights Plan proposes 
a local road to the east of the 16th Avenue East 
extension in north-south direction connecting 
the 6th Street extension to 8th Street East. The 
illustrated collector roads are conceptual and 
changes to their alignment are not subject to an 
official plan amendment. The City may request a 
traffic study to determine the alignment.

Section 5.2.5 of the Sydenham Heights Planning 
Area provides services policies including 
stormwater management, sanitary and water 
servicing strategies. Policy 5.2.5.1 provides that 
all development within the Sydenham Heights 
Planning Area shall proceed on the basis of full 
municipal sewage and water services and will be 
required to provide a functional servicing report 
addressing such issues as sanitary sewer and 
water capacity, preliminary grading and storm 
water management system and practices prior 
to final approval. The East Owen Sound Master 
Servicing Study (2007) provides the framework 
for the water supply servicing, sanitary sewer 
servicing and stormwater management for 
the eastern section of the City and Sydenham 
Heights Planning Area. The study was completed 
as a Master Plan using an approach consistent 
with the framework outlined for Master Plans as 
identified in the Municipal Class Environmental 
Assessment (EA) framework. The Master Plan 
will serve as a base reference document for the 
City and property owners wishing to undertake 
development relative to servicing the remaining 
land in the eastern part of the City to allow for 
orderly development. Policy 5.2.5.2 sets out the 
Stormwater Management Strategy and provides 
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4.5.2 Proposed Final Official Plan 
(June 8, 2021)
As noted above, the City of Owen Sound has 
initiated a review of the OP and a final draft OP 
has been completed in June 2021. On June 28, 
2021 City Council passed By-law No. 2021-080 to 
adopt the proposed final Official Plan (“proposed 
OP”). The Final Official Plan would need to be 
submitted to the County of Grey as the approval 
authority, along with the confirmation of the City 
Council’s endorsement and other submission 
materials. 

With respect to the density, the proposed OP 
Policy 3.1.2, provides the following densities:

• Low-density: maximum 25 units per net 
residential hectare;

• Medium-density: 26 to 60 units per net 
residential hectare; and

• High-density: 61-125 units per net residential 
hectare.

Further, Policy 3.1.2.2 provides that High-density 
residential may be permitted up to a maximum 
density of 125 units per net residential hectare 
subject to the satisfaction of the following 
criteria:

i. The proposed density is deemed 
appropriate and compatible within 
the neighbourhood and provides an 
acceptable height and density transition 
to existing residential uses and lands 
designated Medium-density or Low-
density Residential;

ii. Surface parking is minimized in favour of 
more intensive forms of parking; 

iii. The proposal demonstrates a high 
standard of urban design and architectural 
design; 

iv. Appropriate consideration has been 
given to screening, landscaping, over-
look, shadow impacts and other conflict 
mitigation measures;

v. The proposal identifies and implements 
any required transportation 
improvements;

vi. Infrastructure capacity is not exceeded;

vii. If applicable, safe access, flood prevention 
and geotechnical stability is achieved to 
the satisfaction of the City and the Grey 
Sauble Conservation Authority; and,

viii. viii. The proposal satisfies all other 
applicable policies of this Official Plan.

Policy 3.1.2.3 provides that development on 
residential land in new planning areas shall be 
planned to provide for a mix of housing types and 
achieve a minimum density of 25 dwelling units 
per net hectare.

Section 4.2 of the proposed OP sets out the 
Sydenham Heights Planning area policies. The 
Sydenham Heights Planning area continues to 
designate the Subject Site for arterial commercial, 
low-density, medium-density and medium-high 
density on Schedule A2. Policy 4.2.2.6 states 
that A future mixed use node is planned for the 
intersection of 16th Avenue East and 8th Street 
East to provide services to the surrounding 
community and create opportunity for higher 
density to support transit. The following land 
uses are permitted in the mixed use node, in 
accordance with the land use policies in Section 
4.2 of this Planning Area: institutional; arterial 
Commercial; residential - medium density and 
residential – medium / high density. Policy 4.2.2.7 

Policy 4.2.2.7 provides that development within 
the mixed use node shall be considered on the 
basis of: a. mixed use multi-storey buildings 
in the Arterial Commercial designation and 
encourage these types of buildings along the 
street frontages; b. appropriate height transitions 
between buildings in the node to surrounding 
residential uses; c. pedestrian linkages between 
institutional, residential and open space uses; d. 
a density and mix of uses that supports transit; 
e. building locations to frame the intersection 
as a focal point; and, f. implement urban design 
guidelines and objectives of the City.

With respect to the phasing of development, as 
per Policy 4.2.7.2 the proposed OP continues 
to project to accommodate up to 1,350 units 
providing a range and mix of unit types in support 
of the overall planned density target, excluding 
any infill, intensification or redevelopment. The 
City will monitor the unit numbers and density 
target through the development approvals 
process.



Policy & Regulatory Context
1415 8th Street East & 1305 8th Street East 41

residential. At a time when the “Holding” symbol 
is removed MR 14.32 permits single, semi and 
duplex dwellings (as existing on the date of this 
By-law coming into effect), townhouse dwelling, 
converted dwelling, apartment dwelling, dwelling 
units in combination with a permitted non-
residential use, bed and breakfast house, boarding 
or lodging house, accessory apartment, clinics, 
personal service uses, day nursery, long term care 
facility, place of worship, public park and schools.

As long as the ““Holding” symbol is affixed to 
the Arterial Commercial (C4 (H) 14.62) zone, 
the permitted uses include public parks, single 
detached dwellings and home occupation in rural 
residential. At a time when the “Holding” symbol 
is removed C4 14.62 permits offices and clinics, 
seniors living facility, places of worship and 
dwelling units in combination with permitted non-
residential uses.

The Rural (RUR) zone permits uses permitted in 
the Agricultural (A) Zone including agricultural 
use, animal shelter, single detached dwelling 
(or an existing lot of record), home occupation, 
kennel, veterinarian clinic as well as public parks 
(with exceptions).

The Hazard zone (ZH) permits a boat launch and 
dock facility, public park and works and facility 
in connection with the prevention of erosion, 
flood control, pedestrian access, protection of 
vegetation and wildlife. 

4.7 Zoning 
Part of the Subject Site is zoned for development 
(the blocks fronting onto 8th Street East) however 
the majority is zoned rural (Rural (RUR) and Hazard 
Zone (ZH), in the City of Owen Sound Zoning By-
law 2010-078, as amended (see Figure 10). For the 
blocks fronting onto 8th Street East, the Subject 
Site is zoned as Medium Density Residential 
Holding (R4 (H) 14.24), Multiple Residential Holding 
(MR(H) 14.32), Arterial Commercial Holding (C4 
(H) 14.62) fronting onto 8th Street East. There 
are holding provisions for the lands zoned R4, 
MR and C4 that are in regard to the extensions of 
infrastructure required to service the lands. Table 
2 below outlines the regulations for the specific 
zone categories.

As long as the “Holding” symbol is affixed to the 
Medium Density Residential (R4 (H) 14.24) zone, 
the permitted uses include public parks, single 
detached dwellings and home occupation in rural 
residential. At a time when the “Holding” symbol 
is removed R4 14.24 zone permits single detached 
semi-detached, duplex, townhouse dwellings and 
converted dwellings (maximum of 10 units) as well 
as apartment dwellings (maximum of 10 units), 
boarding or lodging house, long term care facility, 
places of worship and public parks. 

As long as the ““Holding” symbol is affixed to 
the Multiple Residential (MR (H) 14.32) zone, 
the permitted uses include public parks, single 
detached dwellings and home occupation in rural 

Figure 10 - City of Owen Sound Zoning By-Law 2010-078, Schedule A  
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Table 2 - Zone Regulation 

Zone Category Regulations

R4 (H) 14.24 –  
Medium Density 

Residential 

• Notwithstanding the provisions of the Medium Density Residential (R4) 
Zone and for lands shown on Schedule A, Zoning Maps 13, 14 and 20, no 
person shall use any lot or erect, alter or use any building or structure 
subject to the following provisions:

a. For any purpose except one of the following uses so long as the “Holding” 
symbol is affixed to the R4 (14.24) lands: 

iv. Public Parks 

v. Dwellings, Single Detached 

vi. Home Occupation, Rural Residential

• No person shall use any lot or erect, alter or use any building or structure for 
any of the permitted uses listed above except in accordance with Section 
13.2 of this By-law for such uses in a RUR Zone.

b. (b)At a time when the “Holding” symbol is removed by the City the following 
uses may be permitted:

i. Single Detached Dwellings, Semi-Detached Dwellings 

ii. Duplex Dwellings 

iii. Townhouse Dwellings 

iv. Converted Dwellings have a maximum of 10 units 

v. Apartment dwellings having a maximum of 10 units

vi. Boarding or Lodging House 

vii. Long Term Care Facility 

viii. Public Parks 

ix. Places of Worship

• For long term care facility, public parks and place of worship the provisions 
of the Institutional (I) zone (Section 5.17.9) shall apply.

• For single detached dwellings R4 zone provisions (Section 6.5) shall apply 
with the exception of the following: 

 ○ Lot area (min): 250 sqm

 ○ Front Yard Set back (min): 5.0m

 ○ Rear Yard setback (min): 5.0m

 ○ Lot coverage: 50%

 ○ Maximum density: 1 dwelling unit for each 250 sqm of lot area for the 
total development parcel

• For apartment use general residential (R5) zone provisions shall apply.

• For boarding or loading house use the regulations of a single-detached 
dwelling in the Medium Residential (R4) Zone shall apply.

• For all other permitted uses, the Medium Residential (R4) zone shall apply.
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Zone Category Regulations

MR (H) 14.32 –  
Multiple Residential 

• Notwithstanding the provisions of the Multiple Residential (MR) Zone and 
for lands shown on Schedule A, Zoning Map 13, no person shall use any 
lot or erect, alter or use any building or structure for any purpose except 
one of the following uses so long as the “Holding” symbol is affixed to the 
MR (14.32) lands: (a) Public Parks (b) Dwellings, Single Detached (c) Home 
Occupation, Rural Residential 

• No person shall use any lot or erect, alter or use any building or structure for 
any of the permitted uses listed above except in accordance with Section 
13.2 of this By-law for such uses in a RUR Zone.

• At a time when the “Holding” symbol is removed by the City, the provisions 
from the Multiple Residential (MR) Zone shall apply.

C4 (H) 14.62 – Arterial 
Commercial

• Notwithstanding the provisions of the Arterial Commercial (C4) Zone, and 
for lands shown on Schedule A, Zoning Map 14, no person shall use any 
lot or erect, alter or use any building or structure for any purpose except 
one of the following uses so long as the “Holding” symbol is affixed to the 
C4 (14.62) lands: (a) Public Parks (b) Single Detached Dwelling (c) Home 
Occupation

• No person shall use any lot or erect, alter or use any building or structure 
for any permitted use listed above except in accordance with Section 13.2 
of this By-law for such uses in a RUR Zone 

• At a time when the “Holding” symbol is removed by the City and 
notwithstanding the provisions of the C4 Zone, no person shall use any 
lot or erect, alter or use any building or structure except for the following 
uses: (a) Offices and clinics (b) Seniors Living Facility (c) Places of worship 
(d) Dwelling units in combination with permitted non-residential uses

• No person shall use any lot or erect, alter or use any building or structure 
for any permitted use except in accordance with the following provisions:

 ○ Lot frontage (min): 30.0m

 ○ Lot area (min): 2,500 sqm

 ○ Lot Coverage (max): 50%

 ○ Building setbacks (min): 8.0m from front lot line; 3.0m from side and 
rear lot line

 ○ Building height (max): 10.0m

 ○ Density (max): 1 unit per 200 sqn of lot area

 ○ Landscaped open space (min): 40 sqm for each dwelling unit

 ○ Gross Floor Area (min): 35 sqm for a dwelling unit

RUR - Rural

• Lot frontage (min): 10.0m

• Lot area (min): 1.0 ha

• Lot Coverage (max): 20%

• Front Yard Setback (min): 30m

• Rear Yard Setback (min): 30m

• Interior Side Yard Setback (min): 5.0m

• Exterior Side Yard Setback (min): 5.0m

• Building height (max): 11.0m

• Gross Floor Area (min): 80 sqm for single detached dwelling
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Currently, the blocks fronting onto 8th Street 
East, within the northern part of the Subject Site 
have been placed in ‘Holding Zone’. The purpose 
of the proposed Zoning By-law amendment is to 
implement the proposed subdivision design and 
to permit the development of the Subject Site 
(see Figure 11). As per policy 8.1.2.3 of the City of 
Owen Sound OP, the actions or requirements for 
the removal of the ‘H’ symbol or holding provision 
shall be set out in the proposed Zoning By-law 
amendment and may include the following: 

• The allocation of municipal servicing capacity 
by the City.

• The phasing and logical progression of 
development in accordance with the 
necessary approvals and the orderly 
progression of “hard services” including 
sanitary sewers, waterlines, roads and other 
municipal services. 

• The provision of parkland. 

• The completion and confirmation that 
environmental contamination remediation 
has occurred on site, or that satisfactory 
verification of suitable environmental site 
condition is received by the City.

• The completion of appropriate supporting 
study to the satisfaction of the City, in 
consultation with other agencies as required. 

• The subdivision of the land and the completion 
of a servicing agreement and including the 
execution of the appropriate agreements.

• The granting of site plan approval by the City 
and the execution of a site plan agreement.

• Compliance with the policies of the City of 
Owen Sound Official Plan.
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Figure 11 - Proposed Zoning By-Law Schedule   
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5.1 Land Use
As set out below, it is our opinion that the 
proposed Official Plan and Zoning By-law 
Amendments andPlan of Subdivision applications 
are appropriate and is in conformity with the Grey 
County and Owen Sound Official Plans.  

In the County Official Plan,  the Subject Site is 
designated as Primary Settlement Area. The 
portion of the site associated with a stream/
drainage channel that traverses from east to the 
southeast portion of the Subject Site is designated 
Hazard.. The proposal implements the Grey 
County Primary Settlement Areas designation 
and Settlement Area Land Use types by providing 
a mixed use development in a compact urban 
form in a manner that is compatible with emerging 
development within the surrounding context. In 
accordance with Policies 3.4 (14) and 3.5 (1) of the 
County Official Plan the proposal provides a wide 
range of housing types including single detached, 
townhouse, and apartment units as well as retail 
and commercial land uses.  

In accordance with Policy 7.2 (11), the precise 
delineation of Hazard Lands is intended to 
be shown in the local zoning by-laws. An 
amendment to the Official Plan will not be 
required to permit redefining of a Hazard Land 
boundary. Modifications to the Hazard Lands may 
occur through a zoning bylaw amendment after 
consultation with the conservation authority (in 
the case of Subject Site Grey Sauble Conservation 
Authority) and the approval authority. As such, 
the proposed drainage channel realignment 
to the southerly boundary of the Subject Site, 
shown as Blocks 102-103 within the draft plan 
of subdivision, does not require an Official 
Plan Amendment. In accordance with the 
applicable policies, no development is proposed 
in these relocated hazard lands. Further detail 
regarding the environmental features and 
functions, including the realigned channel and 
its connections to the  a wetland/wooded area 
at the southwest corner of the Subject Site and 
the connection of the realigned channel to the 
adjacent lands to the east (Redhawk ) is provided 
under separate cover in Environmental Impact 
Study report and the Functional Servicing Report 
report prepared by SLR Consulting and CROZIER 
Engineering Consultants, respectively.

In the City’s Official Plan, the majority of 
the Subject Site is designated Residential-
Medium Density in the west and east portions, 
with Residential-Low Density along the east, 
Residential-Medium/High Density in the middle 
and Arterial Commercial in the northeast and 
northwest, as shown on the Sydenham Heights 
Planning Area, Schedule A2 Land Use. The 
proposal conforms to the  City’s Official Plan land 
use policies, in that the proposal provides for a 
mix of built forms that are permitted in each of 
these land use types.

The proposal provides a mixed use development 
that supports the vision for these land in the 
Sydenham Planning Area and the City of Owen 
Sound Official Plan. The plan includes blocks 
of Medium, Medium/High and Low-density 
Residential as well as Arterial Commercial 
Blocks.  The residiential development will include  
a variety of residential unit types, including 
apartments, back-to-back townhouses, on-street 
townhouses,  rear lane townhouses and single 
detached dwellings. The plan provides total of 
0.94 hectare of public parkland comprised of four  
blocks adjacent to proposed public roads, each 
ranging between 0.1 hectare to 0.27 hectares. 
Given the size of the plan area, approximately 
0.4 hectare of parkland is required in accordance 
with the Planning Act requirement of 5% of 
residential area and 2% of commercial area and 
for the proposed high density areas based on 
the alternative rate (1 hectares per 300 units) 
approximately 0.6 hectares will be required.

The plan provides an enhanced open space 
system comprised of public parks and a realigned 
channel along the southerly limit of the Subject 
Site that connects the existing wooded area at 
the southwest corner of the Subject Site.  This 
open space system connects to the adjacent 
lands, including the natural areas to the east.

In our opinion, the proposed land uses are 
appropriate and consistent and conform with the 
applicable policies and plans. 
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5.2 Density
The proposal features a carefully designed mixed 
use and residential development that implements 
the policy directions articulated in the PPS, the 
Grey County Official Plan and the City of Owen 
Sound Official Plan, all of which promote compact 
built form in areas for new development as well as 
the efficient use of land and resources, including 
municipal infrastructure. Although the County 
and City’s policies are not yet in conformity with 
the most recent version of the PPS the Grey 
County and Owen Sound Official Plans both 
promote new development in compact form, mix 
of uses and densities within growth areas. 

In our opinion, the proposal is consistent with the 
PPS. The Subject Site is ideally situated to support 
new development within designated growth 
areas and is consistent with the key policies of 
the PPS which support a mix of land uses which 
efficiently use land, resources, infrastructure 
and public service facilities, promote range 
of housing options and provide compact built 
form (Policies 1.1.3.2, 1.1.3.3, 1.4.3). Further, 
Policy 1.1.3.6 provides that new development in 
designated growth areas adjacent to the existing 
built up area and should have a compact form, 
mix of uses and densities that allow for the 
efficient use of land, infrastructure, and public 
service facilities. 

The Subject Site is within the Primary Settlement 
Areas, which are areas suitable for new 
development with the municipal services, and 
is located within the Sydenham Planning Area, 
in accordance with the City’s Official Plan.  As 
such, the Subject Site is  part of an area that is 
planned for compact development with a range 
of densities. The proposal makes efficient use of 
land, resources, infrastructure and other public 
service facilities, improves housing choices, and 
will support quality of life for existing and future 
residents of Sydenham Area. 

Consistent with the PPS, the County Official 
Plan promotes development within growth areas 
adjacent to the existing built-up area with a 
compact form, mix of uses, and densities. Policy 
3.5 (5) of the County OP recommends a minimum 
development density of 25 units per net hectare 
for the Primary Settlement Areas within the City 
of Owen Sound. The proposed development 
supports this density requirement by providing a 
mix of low, medium and high density residential 
uses. 

The level of density proposed is consistent with 
both good planning practice and Official Plan 
policy directions. In particular, the Sydenham 
Planning Area policies require an overall density 
of not less than 25 dwelling units per net hectare. 
The proposal provides an overall proposed 
density of approximately 63.8 units per net 
hectare.  

Specifically, the proposal provides for 18 single 
detached dwellings within the low density 
residential area, resulting in a density of  25 
units per net hectare, 450 units in the form of 
street townhouses, back to back and rear lane 
townhouses within the medium density residential 
designation resulting in a density of 56.7 unite 
per net hectare and 361 units in the form of two 
4-storey apartment building, street townhouses, 
back to back and rear lane townhouses within 
the medium/high density residential resulting in 
a density of 82.6 units per net hectare. Although 
the proposed medium density residential density 
exceeds the maximum permitted 50 units per net 
hectare that currently applies in the in-effect 
Official Plan, this proposed density is consistent 
with the proposed Official Plan that wasendorsed 
by the Council on June 28, 2021, which proposes 
a maximum density of 60 units per net hectare 
within  medium density residential.  As such, 
the proposed Official Plan Amendment seeks to 
increase the current maximum permitted density 
of 50 units per net hectare to 60 units per net 
hectare.  All other residential and mixed use 
areas comply with the densities prescribed in the 
Official Plan. 
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5.3 Draft Plan of 
Subdivision

The proposed draft plan of subdivision meets the 
criteria outlined in Section 51(24) of the Planning 
Act including: 

• the Application’s consistency and conformity 
with provincial policies (PPS), as discussed in 
Sections 4.0 and 5.0 of this Report (a);

• the Application’s intention to be serviced by 
the municipal stormwater, sewer and water 
system therefore, not premature (b);

• the Application’s conformity to the County 
and City of Owen Sound OPs, as discussed 
in Sections 4.0 and 5.0 of this Report, and its 
connections to surrounding public roads (8th 
Street East and proposed 16th Avenue East, 
6th Street east and 7th Street East extension) 
(c)(d);

• the Application’s development blocks and 
park block are provided at an appropriate 
scale and with good proportion (f)(g);

• the Application’s proposed servicing and 
stormwater management approach, as well 
as its adjacency to existing services and 
facilities in the surrounding area, as identified 
in this Planning Rationale Report (i)(j)(l);

• the Application’s proposed park block which 
is to be conveyed and dedicated for public 
purposes (k); and, 

• the Application’s intention to submit a Site 
Plan Control application to the City of Owen 
Sound (m).

5.3 Urban Design
As discussed, this planning report has been 
prepared in support of an application to amend 
the City of Owen Sound Official Plan and Zoning 
By-law and supports the plan of subdivision 
application. A site plan application with additional 
detail on the designwill be submitted at a later 
date. As such, we have prepared the following 
urban design analysis regarding height, massing 
and built form in the context of the applicable 
applications. In our opinion the proposed built 
form and massing are appropriate and would fit 
within the existing and emerging context in the 
surrounding area, in particular:

• The Subject Site is sufficiently sized to 
accommodate variety of built forms and unit 
types including apartments, back-to-back 
townhouses, on-street townhouses, public 
rear lane townhouses and single detached 
dwellings;

• The proposal is generally consistent with the 
vision for the Sydenham Heights Planning 
area;

• The proposal supports and provides 
community facilities and services as well as  
parks and open spaces in the area;

With respect to natural settings, according to 
the City Official Plan Policy 7.8.2.1, the proposal 
protects and enhances existing natural features 
through integration of the existing wooded area 
and the realigned channel along southerly limit 
of the Subject Site that connects the existing 
wooded area at the southwest corner of the 
Subject Site to the natural areas to the east. 
Further, the proposal provides parks blocks along 
the realigned channel and within the site to reflect 
the natural setting with appropriate landscaping, 
providing a suitable balance between the man-
made and the natural world as per Policy 7.8.2.4.

With respect to urban design policies addressing 
experiencing the city (Policy 7.8.3.6), the proposal 
provides two blocks of Arterial Commercial 
(Blocks 106-107) also identified as future mixed 
use nodes in Sydenham Height Planning Area, 
that are intended to be developed with retail and 
commercial buildings that will be appropriately 
designed to frame the streets and provide active 
uses, animating the public realm and screening 
the surface parking.
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With respect to the pedestrian environment and 
streetscape policies in the City’s Official Plan,  
the proposed design provides important collector 
road connections to 8th Street East through the 
future extension of 16th Avenue East and 6th 
Street East.  The new network of public streets 
will create desirable pedestrian and vehicular 
connectivity throughout the site, providing a 
grid road pattern with high permeability for 
safe and comfortable pedestrian access. The 
proposed single detached units, townhouses and 
apartment buildings will front onto new public 
streets, providing active frontages. The location 
of the proposed public parks contribute to the 
visual extension of  the natural elements within 
the residential neighbourhood as per City’s 
Official Plan Policy 7.8.6.1.5.  

With respect to the built form, the proposal 
represents an appropriate design response to 
the site’s emerging context and provides variety 
of built forms that have regard to the adjacent 
existing and planned residential developments. 
The configuration of the site, including the 
proposed network of collector and local roads and 
the proposed mix of housing types are consistent 
with the vision for Sydenham Heights Planning 
Area. The proposed single detached units have 
been designed to complement the dwellings that 
will be constructed on the property to the east. 
The townhouse blocks are configured to provide a 
range of unit types, including street townhouses 
and back-to-back townhouses, that front onto 
and have vehicular access from the proposed 
public roads as well as rear lane townhouses that 
front onto the public roads but providevehicular 
access from a public rear lane. The proposal 
includes anapartment block in the centre of the 
plan. Block 89 will accommodate two apartment 
buildings and will be 4-storeys in height and the 
townhouses will be 2 to 3-storeys in height. 

As noted above, because the Grey Bruce Health 
Services heliport flight path crosses the 
northeast portion of the Subject Site, height is 
restricted in a portion of the site. A Flight Path 
Assessment has been prepared by WSP and is 
submitted on a separate cover. Specifically, the 
flight path assessment concluded that height 
would be restricted in the northeast portion of 
the Subject Site, directly south of  8th Street 
East, as discussed in more detail in the report 
prepared by WSP Group.   To address this height 
restriction, the plan provides two blocks of of 
townhouses (Blocks 65-66) with a total of 16 
units that would be limited in height to no more 
than two storeys.  This could be accommodated 
either through a bungalow town built form or 
a 2-storey townhouse so that the the required 
clearance between the flight path, its 3 metre 
buffer and the highest point of the building can 
be safely accommodated

5.5 EIS
A preliminary Environmental Impact Study 
has been prepared by SLR consulting dated 
August 2021 in support if the proposed 
development. The purpose of this preliminary 
EIS is to present preliminary existing condition 
findings, environmental constraints and review 
components of the proposed development plan. 
The forthcoming detailed EIS will be prepared 
following the completion of field investigation, as 
limited field investigations have been undertaken 
at this time, due to suitable seasonal timing and 
conditions. The purpose of the detailed EIS is 
to characterize existing conditions; identify 
significant natural heritage features, functions 
and sensitivities; assess potential effects 
associated with proposed development; and 
apply mitigation strategies and techniques to 
minimize potential effects and show consistency 
with the Provincial Policy Statement (PPS, 2020) 
and other natural heritage policy and legislation, 
thus supporting the development proposal.
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The report indicates that the proposed 
development will require realignment of the 
drainage feature from the wetland at the 
southwest corner of the property, along the 
southern property boundary with a short jog north 
to meet the channel on the adjacent property 
(Redhawk Land) to the east. With regards to the 
realignment of the drainage channel, an area 
of 2.64 ha along the southern boundary of the 
property will be allotted for the realignment and 
restoration of terrestrial habitat. This will result 
not only in the maintenance of the drainage 
channel and associated habitat as a potential 
movement corridor but will also increase the 
overall area of the feature relative to the existing 
area providing connectivity with the deciduous 
swamp in the southwest corner, as well as an 
increase in the abundance and diversity of 
native vegetation through restoration planting. 
Ultimately, the result will be a net increase in 
the quality and quantity of available habitat. 
An appropriate restoration planting plan using 
species native to the region and suited to the 
site conditions will be completed at the detailed 
design stage. As part of the proposed realignment 
of the drainage feature, the deciduous swamp 
will be protected by a naturalized that abuts the 
southern road alignment and residential property 
boundaries. The realigned drainage feature will 
be designed to retain the existing contours of 
both the swamp and channel itself to maintain 
the shallow flooding regime of the swamp which 
provides habitat for Western Chorus Frog.

The report concludes that the findings 
documented to date suggest that the principal 
constraints on the site include a wetland and 
associated wooded areas, the drainage feature 
extending east-west across the site and several 
hedgerows. The wetland will be protected, 
and the drainage feature will be realigned and 
enhanced in a new corridor. The area of natural 
habitat will be increased, and diversity of habitat 
form and function will be enhanced through this 
process. Undertaking the proposed changes with 
appropriate mitigation should not represent an 
impediment to approval for the proposed Draft 
Plan of Subdivision at this time.

5.6 Transportation 
A Traffic Impact Assessment has been prepared 
by Crozier Consulting Engineers dated August, 
2021. The report concluded that the proposed 
development is supportable from traffic 
operations and traffic safety perspectives. The 
proposed development is anticipated to generate 
approximately 403 and 582 primary two-way 
trips during the weekday a.m. and p.m. peak 
hour, respectively. The proposed development is 
anticipated to generate approximately 159 pass-
by trips during the weekday p.m. peak hour. The 
report provides recommended improvements to 
the roads with respect to the signalization and 
auxiliary lane analyses. 

Assessment of sight distance at the site accesses 
on 8th Street East indicate there is sufficient 
sight distance for vehicles entering and exiting 
the future site accesses. Accordingly, the full 
moves accesses can be supported from a sight 
distance perspective. Site access and internal 
roadway configurations and sightlines will be 
reviewed and confirmed during the detailed 
design phase.
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5.7 Servicing and 
Stormwater 
Management

A Functional Servicing and Stormwater 
Management report dated August 2021 has 
been prepared under separate cover by Crozier 
Consulting Engineers in support of the proposed 
development. The report concludes that the 
proposed development can be adequately 
serviced:

• The development will be serviced via an 
internal gravity sanitary sewer system that 
will outlet to the proposed sanitary stub on 
the Redhawk lands along Future 6th Street 
East.

• Internal watermain will follow the alignment of 
the internal road network complete with all

• valving, appurtenances and hydrants to meet 
City of Owen Sound Standards. The proposed 
watermain will connect to the existing 300 mm 
diameter watermain on 8th Street East and 
the proposed watermain stub on the Redhawk 
lands along Future 6th Street East.

• The Subject Development will be designed 
with a dual drainage system. Minor storm 
events will be conveyed within a storm sewer 
system, which follows the alignment of the 
internal roadways. The major system will be 
conveyed overland within the internal road 
network. Both the major and minor storm 
systems will outlet to the SWM Facility.

• A SWM facility is proposed to meet the 
stormwater quality and quantity control 
criteria, as well as erosion control objectives. 
The SWM facility will outlet to the drainage 
channel on the Redhawk Lands.

• Stormwater quantity control up to and 
including the 100-year storm event will be 
provided to meet the ‘post-to-pre’ peak flow 
objectives.

• Water quality control to an ‘enhanced’ level of 
protection will be provided via the SWM

• Facility along with 24 hour extended detention 
of the 25 mm event runoff volume.

• The SWM facility block shown of the Draft 
Plan is sufficiently sized to meet the SWM 
objectives.

• Utilities are available to service the site.

• Erosion and sediment controls will be 
specified as to ensure effective prevention 
and control of sediment from migrating into 
nearby swales, ditches and watercourses.

5.8 Holding Provisions
The proposed Zoning By-law amendment 
includes modifications to to remove the “Holding” 
provisions that currently apply to the blocks 
zoned as XXXX that front onto 8th Street East. In 
accordance with policy 8.1.2.3 of the Official Plan, 
the requirements to remove the holding provision 
will be met through the approval of this proposed 
development application, specifically:  

• As discussed in the submitted FSR, a phased 
and logical progression of development for 
hard services including sanitary sewers, 
waterlines, roads are proposed;

• 1.077 hectares of Parkland is provided; 

• requested supporting studies have been 
provided, as outlined in the checklist from the 
pre-consultation meeting with the City; and

• a plan of subdivision application has been 
prepared and submitted.



5.9 Flight Path Assessment
A Flight Patch Assessment (Aeronautical 
Impact Assessment) report dated August 2021 
has been prepared under separate cover by 
WSP in support of the proposed development. 
The report concludes that the proposed 
development would provide sufficient clearance 
from the Obstacle Limitation Surfaces (OLS) 
for the Grey Bruce Health Services Heliport as 
recreated from available published information. 
Considerations and adjustments need to be 
made for construction and maintenance of the 
buildings proposed. It has been found that a 
buffer of three metres from rooftops can under 
certain circumstances be found acceptable. 
Furthermore, adequate clearance would be 
required on the rooftop elements for obstruction 
lighting in accordance with the Canadian Aviation 
Regulations. The Applicant would need to revisit 
the proposed site plan for 1305 Eighth Street and 
resubmit for an additional Aeronautical Impact 
Assessment. Furthermore, considerations should 
be made for the building maintenance elements 
and construction  methodology, including use of 
construction cranes, to ensure that maintenance 
and construction activities are clear of the 
Southern Flight Path OLS. To avoid impact 
to continued safe heliport operations, WSP 
recommends that an Applicant should identify 
and ensure that no person shall use land or use, 
erect, locate or permit a building, structure or 
natural growing object, for any purpose, if the 
use of the land or if any portion of such building, 
structure or naturally growing object penetrates 
into aerodrome Obstacle Limitation Surfaces. It is 
important to note that the above statement also 
includes all materials, equipment, persons and 
cranes during the construction. Therefore, during 
all stages of construction, WSP recommends that 
the Applicant ensure that no material, equipment, 
person and the use of crane intrudes the obstacle 
limitation surfaces at any time.



6 Conclusion



The purpose of the proposed applications is to 
permit a medium and high density residential 
development with mixed use components on this 
site in the Sydenham Heights Planning Area.  The 
proposalimplements the vision for these lands as 
defined in the City’s Official Plan and Secondary 
Plan.  The proposal will support a complete 
community within the broader area by providing 
a a range of residential and commercial uses as 
well as enhanced public open spaces. 

From a land use planning perspective, the 
proposal supports numerous policy objectives 
that promote new development with a range 
of housing choices within Sydenham Planning 
Area, an area that is planned for mixed use 
development.. The proposed density is 
appropriate and generally consistent with the 
direction in the Sydenham Planning Area policies 
that require overall density of not less than 25 
dwelling units per net hectare, with an overall 
proposed density of 63.8 units per net hectare.

The proposal has appropriate regard for the 
matters of the Planning Act identified in Section 
51(24), is consistent with the 2020 Provincial 
Policy Statement (“PPS”) and conforms to the 
planning and urban design framework established 
in the Grey County Official Plan and Owen Sound 
Official Plan.  As such, it is our opinion that the 
applications are appropriate and represent good 
planning, conform to the provincial, county and 
local planning policies.  






