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1 INTRODUCTION

The Planning Justification Report has been prepared on behalf of ANDPET Realty Limited
(*Owner”), in support of a Zoning By-law Amendment Application to permit the construction of
a residential apartment building on land known municipally as 1111 15" Avenue East, Owen
Sound, Grey County ("Site”)(Figure 1).

The Site is 10,125 square metres in size, with frontage on both 15" Avenue East and 10" Street
East. The Site is located at the terminus of 15" Avenue East, with access from an existing cul-
de-sac. The land is currently vacant, with a pocket of trees on the southwest corner of the Site.

The Site forms part of a comprehensive development area, which has been subject to planning
studies and approvals (Figure 2). The Site is located in the Sydenham Heights Planning Area and
forms part of Plan of Subdivision 16M75. A significant portion of the Planning Area has been
developed, including surrounding residential and commercial uses. A particular focus of the
housing within the immediate area has been towards the older adult population, including:

Southbridge Owen Sound Nursing Home

Owen Sound Gardens Retirement Residence

Seasons Retirement Community

Bungalow townhouse dwelling units

Commercial uses, including clinical and financial services

The Owner proposes to construct a new 8-storey residential apartment building on the Site,
designed and programmed to serve the older adult population (*Proposed Development”). The
development is known as East Court Residences Apartments. The building is proposed to
contain 128 dwelling units, generally with 1 or 2 bedrooms. The development will cater to older
adults who continue to seek independent housing while also wanting access to communal
amenities to support their daily lives. This includes programmed activity spaces for socializing
and exercising, as well as a dining option, if desired. This form of housing offers a transition
between completely independent living and a retirement home. The intent is to offer a full range
of amenities to support the older adult population as the age cohort transitions from low-
density, freehold housing.

As part of the Proposed Development, the Owner is including affordable dwelling units, as
defined by the Canadian Mortgage and Housing Corporation (*CMHC”). The Owner proposes
that 10% of the dwelling units be affordable, contributing to housing needs in the City of Owen
Sound.

The Site is designated as “"Residential” on Schedule “"A” to the City of Owen Sound Official Plan
and “"High Density Residential” on Schedule "A2" (Sydenham Heights Phase One and Phase Two
Planning Areas). The City of Owen Sound Zoning By-law zones the Site as “General Residential

(R5)".
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To permit the Proposed Development, the Owner is requesting a Zoning By-law Amendment to
provide for site-specific provisions within the “General Residential (R5)” Zone, including
maximum permitted density, maximum permitted building height, and increased building
setbacks to low-density residential uses for increased building heights

The purpose of this Report is to provide a summary of the Proposed Development, the
applicable land use policies and the required supporting studies. Based on the summary of
applicable information, the Report will address to the appropriateness of the Application and, if
it is appropriate, constitutes good land use planning and is in the public interest.
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2 SITE OVERVIEW
2-1 SITE

The Site is located on the eastern side of the City of Owen Sound within a newly devloping area.
With an overall land area of approximately 1 hectare, the Site has frontage on both 15" Avenue
East and 10" Street East. The Site is located at the terminus of 15™ Avenue East, with access
from an existing cul-de-sac. The Site is legally described as Block 6, Plan 16M-75, subject to an
easement in gross as in GY211952, City of Owen Sound.

The southern portion of the Site, which abuts 10™ Street East, is at an elevation that is
approximately 3to 4 storeys in height above the terminus of the cul-de-sac on 15" Avenue East.
The change in gradient is more pronounced adjacent to 10™ Street East.

The Site forms part of a development block within an approved Plan of Subdivision, and is known
as Block 6. The Owner completed comprehensive planning approvals for the larger area, and
Block 6 is the final portion of the Plan of Subdivision to be constructed. The necessary road and
servicing infrastructure have been installed as part of the subdivision approvals process.

The Site forms part of a comprehensive development area, which has been subject to planning
studies and approvals. The Site is located in the Sydenham Heights Planning Area and forms
part of Plan of Subdivision 16M75. A significant portion of the Planning Area has been
developed, including surrounding residential and commercial uses. A particular focus of the
housing within the immediate area has been towards the older adult population, including:

Southbridge Owen Sound Nursing Home

Owen Sound Gardens Retirement Residence

Seasons Retirement Community

Bungalow townhouse dwelling units

Commercial uses, including clinical and financial services

The Site is also proximate to the commercial shopping area on Highway 26, the Georgian
College Campus and Brightshores Health System - Owen Sound.

The surrounding area is also subject to development proposals, with the use, height and density
illustrated on Figure 2.

The Site is well integrated into Owen Sound'’s transportation network, with access to a collector
road and close proximity to municipal and regional arterial corridors. The subdivision connects
seamlessly to the established road system, including key arterial routes.

Transit service is available within a short walking distance. A bus stop is located southeast of the
site at 10th Street East and 16th Avenue East, served by the Core (Route 2), East Bayshore
(Route 4), and the Crosstown (Route 3) within approximately 5 to 10 minutes. All routes operate
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on 30-minute headways, looping through the Transit Terminal and major city destinations, with
improved combined frequencies near the terminal.

The Site isalso integrated into the city’s active transportation network, which includes on-street
bicycle routes, sidewalks, and multi-use trails. Designated cycling routes along 10th Street East,
8th Street East, and north—south corridors on 16th Street East provide strong neighbourhood
connectivity. Additional trails within the East Court Residences subdivision support recreational
and longer-distance travel.

Sidewalks on all surrounding streets, including 15th Avenue East, ensure continuous pedestrian
access throughout the area.

Image 1: Site (Looking West)

Source: Baker Planning Group, 2026

Image 2: Looking South from Site Towards 10" Street East Retaining Wall
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Image 3: Property Line Condition (Site on Rig

Source: Baker Planning Group, 2026

Image 4: Surrounding Land Uses
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Source: Baker Planning Group, 2026
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3 PROPOSED DEVELOPMENT

The Conceptual Site Plan (Figures 3 to 18) illustrate a purpose-built, eight-storey residential
building containing 128 dwelling units, supported by structured parking, landscaped open space,
indoor and outdoor amenities, and a full suite of site-servicing and access features.

The development will cater to older adults who continue to seek independent living but also
want access to communal amenities to support their daily lives. This includes programmed
activity spaces for socializing and exercising, as well as a dining option, if desired. This form of
housing offers a transition between completely independent living and a retirement home. The
intent is to offer a full range of amenities to support the older adult population as the age cohort
transitions from low-density, freehold housing.

It is the Owners’ intent to offer the proposed dwelling units for rent, with at least 10% of the
units considered affordable by CMHC.

Site Design

The Conceptual Site Plan illustrates the overall organization of the Proposed Development,
including building placement, parking, circulation, and landscaped areas. The proposed building
is positioned on the eastern portion of the Site, with surface parking and internal drive aisles
located to the west. The largest setback—approximately 75 metres—is provided along the
western property line to buffer adjacent low-rise residential uses. Additional setbacks include
7.5 metres from the eastern lot line, 7.35 metres from the north interior side lot line (4.95 metres
to the balcony projection), and 14.18 metres from the south interior side lot line (11.71 metres to
the balcony projection).

Vehicular access is provided via a single entrance on 15th Avenue East, leading to a circular
driveway at the building’s main entrance. A below-grade parking structure extends beneath the
building and part of the site, while surface parking accommodates 169 spaces, including
accessible and EV-charging spaces located closest to the building in the northeast corner.

Pedestrian access is supported by internal walkways that connect the public sidewalk to the
main entrance. Loading, garbage, and service areas are located along the front facade, adjacent
to the parking area. Landscaped areas are incorporated along the site perimeter, within parking
islands, and around the building to enhance site character and buffering.

Overall Building Form

e A singular building is proposed that is 8 storeys in height (27.36 metres, plus the
mechanical rooftop)

e Atotal gross floor area of 13,880 square metres is proposed

e The building footprint is 1,732 square metres, representing 17.1% lot coverage
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Massing and Architectural Design

The proposed building elevations provide for clean, rectilinear massing with:

e A combination of precast concrete panels in white, medium grey, and dark grey.
e Wood-plank beige accents to soften the facade and introduce warmth.

e Regularized window patterns and stacked balconies on multiple elevations.

e A modest mechanical penthouse is screened within the upper massing.

Unit Mix and Residential Program

The building contains 128 units, with a strong emphasis on two-bedroom suites, making the
project suitable for older adults. The unit sizes are as follows:

e 24 One-bedroom units: from 48 to 66 square metres
e 103 Two-bedroom units: from 71 to 111 square metres

The typical floor plan shows 18 units per floor, while the ground floor contains g units.

Amenity Areas

The Proposed Development includes intentionally designed amenity spaces to support the
proposed residents. Thisincludes interior space for active programming (e.g. woodworking), as
well as outdoor recreational amenities such as pickleball. The Owner is proposing to offer these
facilities and programs to those older adults living in the immediate area to provide a hub of
activities and social space for this age cohort.

The amenity areas specifically include:

e Total amenity area provided: 2,765.19 square metres or 20.48 square metres per unit,
which includes:

o Outdoor amenity area on the west side of the site, including seating, fire pit, BBQ,
and seating.

o Indoor amenity spaces, including a woodworking area, scooter storage, and other
shared rooms.

e Patio area of 151.87 square metres.

This level of amenity is well above typical mid-rise standards and supports a high quality of life
for residents.

A conceptual landscape plan has been prepared in support of the Application and includes
plantings and hardscaping across the Site to support the overall design and the amenity areas.
Deciduous street trees line 15th Avenue East, while large-canopy deciduous and coniferous trees
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are placed along site boundaries for screening. Landscaped parking islands include shade trees
to meet municipal standards, and low shrubs, grasses, and perennials frame the building.

Thirty trees are proposed for removal, including 20 in poor or declining condition. The replanting
strategy distributes new street trees, parking lot shade trees, boundary plantings, and
foundation landscaping across the site. More than 40 new trees will be planted, resulting in a net
increase in canopy coverage.

Parking, Bicycle Parking and Accessibility

The Proposed Development includes 172 off-street parking spaces, accommodated through a
combination of surface parking and one level of underground parking. A total of 6 accessible
spaces provided (3 Type A, 3 Type B) are provided. A total of 3% of the required off-street parking
will have electric vehicle charging stations.

The Proposed Development also includes 64 bicycle parking spaces.

Loading, Garbage, and Servicing

Dedicated loading and garbage facilities are provided in the Proposed Development, along with
an interior mail room. A drop-off area and layby is proposed at the main entrance for ease of
access and deliveries.

A fire route of 6.0 metres is illustrated on the Conceptual Site Plan.

As set-out in the Plan of Subdivision, there is an existing 6.0 metre wide servicing easement and
walkway on the western portion of the Site.

Site Access, Circulation, and Walkability

There are two (2) proposed vehicular entrances/exits on the Site —one on the north side and one
on the south side of the site. Both accesses connect to 15" Avenue East. The internal drive aisle
is @ minimum of 6.0 metres wide, supporting two-way traffic.

With respect to pedestrian access and circulation, a barrier-free main entrance is located on the
west facade, which is connected by a series of walkways. The private walkways connect to the
municipal sidewalk on 15" Avenue East. The Conceptual Site Plan also provides for:

e Dropped curbs

e Tactile indicators

e Barrier-free signage

e Accessible charging station

These features enhance walkability and universal accessibility.
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The proposed building provides a 35.98-metre front yard setback, creating a landscaped
forecourt and pedestrian-friendly frontage. The Conceptual Site Plan illustrates extensive
landscaping, with a total landscape open space area of 48.14%. The landscaped areas provide
sufficient opportunity for snow storage.

In summation, the Proposed Development is a well-designed, mid-rise residential building that:

Provides for rental housing geared to older adults, including affordable units.
Exceeds amenity, parking, and bicycle parking requirements.

Incorporates high-quality architectural materials.

Offers generous landscaping and open space.

Ensures safe and efficient site circulation.

Integrates accessibility throughout the site.

It represents an intensification opportunity that aligns with contemporary planning objectives
for complete communities, walkability, and compact urban form.

3-1 PLANNING APPLICATION

To permit the Proposed Development, the Owner is submitting a Zoning By-law Amendment
Application to provide for site-specific provisions within the existing R5 Zone (Figure 19):

e Permitting a Community Lifestyle Facility as a permitted use

e Removing off-street parking requirements for the Community Lifestyle Facility up to 200
m?2 GFA

e Allowing a maximum building height of 8 storeys or 28 m, whichever is greater

e Requiring a 20 m westerly side yard setback where building height exceeds 6 storeys

e Permitting a maximum Floor Space Index (FSI) of 1.4

e Allowing porch projections of 2.5 m into the interior side and rear yard setbacks

3-2 PUBLIC CONSULTATION STRATEGY

The Formal Consultation Comments outlined a requirement to confirm the public consultation
strategy for the required Zoning By-law Amendment Application. Itis the intent of the Owner
to utilize the prescribed process under Section 34(12) and 34(13) of the Planning Act, which
includes a public notice and the scheduling of a Statutory Public Meeting.

The Owner and their project team are available to respond to any public comments received by
City staff.
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4 TECHNICAL STUDIES
4-1  SERVICING FEASIBILITY STUDY

GEI Consultants was retained by the Owner to prepare the Servicing Feasibility Study (April 8",
2026) to confirm the availability of services for the Proposed Development.

e Based on the previously approved SWM Report, no new stormwater management is
required. The Site will produce peak flow rates of 189 L/s, which is adequately sized based
on the SWM Report.

e The proposed on-site sanitary service is expected to provide adequate capacity for the
Proposed Development.

e The proposed on-site water servicing work includes a 200 mm PVC DR18 water service,
connected to the existing 200 mm PVC DR18 watermain stub on 15" Avenue East, within
the City’s Industrial Pressure Zone. This service will provide a fire flow capacity of 28.39
L/s with an anticipated residual pressure of 69.68 psi.

e The storm, sanitary, and water services have been designed in accordance with the
applicable Ontario Building Code requirements, MECP and City design standards.

4-2 URBAN DESIGN BRIEF

The Biglieri Group Ltd. was retained by the Owner to prepare the Urban Design Brief to evaluate
the proposed “East Court Retirement Residences”. The Brief concluded that the Proposal
Development is a well-considered, contextually appropriate form of development that achieves
a high standard of design and responds appropriately to its surroundings.

The Brief states that a defining strength of the Proposed Development is its deliberate building
siting and overall site organization. The building has been positioned toward the eastern portion
of the Subject Site, thereby maximizing separation, approximately 75 metres, from the existing
low-rise residential neighbourhood to the west, which represents the most sensitive interface.
This strategic placement ensures that the Proposal functions as a transitional built form,
situated at the edge of a stable neighbourhood while aligning more closely within an existing
and emerging cluster of mid-rise retirement living, and similar uses located to the north and
east. In this regard, the development does not introduce an abrupt or incompatible form but
rather reinforces an evolving pattern of intensification already present within the area.

The surrounding context further supports this positioning. The Site is not located within the
interior of a low-rise neighbourhood, but rather at its periphery, where land uses transition
toward more intensive forms. The presence of existing mid-rise buildings, including nearby
retirement residences and long-term care facilities, as well as approved hotel developments
along 16th Avenue East, establishes a built form context in which an 8-storey building is both
reasonable and appropriate. The Proposal contributes to this emerging node of higher-density
development, consistent with broader planning objectives for intensification within settlement
areas.
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The Site’s unique topography significantly mitigates the building's perceived height and
massing from the southern interface. The substantial grade differential along the southern edge
of the Site, defined by a retaining wall equivalent to approximately 3 to 4 storeys in height,
creates a condition whereby the building presents as approximately 4 to 5 storeys when viewed
from 10th Street East. This grade separation establishes a strong physical and visual edge,
effectively reducing the building’s apparent scale along this interface and minimizing potential
visual impacts on the lands to the south, which are further separated by the 10th Street East
right-of-way. As a result, the building’s full height is primarily experienced from 15th Avenue
East and the internal subdivision context, where mid-rise forms are anticipated and appropriate
in accordance with the in-force and effect land use designations and zoning.

Additional design measures further reinforce compatibility. The application of a 45-degree
angular plane from the western property boundary, which the proposed building falls well under,
while not required by policy, provides a clear and defensible demonstration of appropriate
massing transition. The building’s articulation, including vertical and horizontal design
elements, balconies, and material variation, reduces perceived bulk and contributes to a visually
refined built form. The comprehensive landscape strategy, including buffering, tree planting,
and amenity integration, further enhances the relationship between the development and its
surroundings.

From a functional and public realm perspective, the Proposed Development successfully
integrates pedestrian connectivity, accessible design, and high-quality amenity spaces. The Site
layout prioritizes safety and legibility, with a clear separation of pedestrian and vehicular
circulation, while enhancing the streetscape along 15th Avenue East. The inclusion of both
private and shared amenity spaces, supported by a cohesive landscape framework, creates a
comfortable and engaging environment for residents.

Overall, the Proposed Development achieves the intent of the applicable urban design policies
by delivering a development that is compatible, well-integrated, and responsive to its context.
It supports intensification within a Primary Settlement Area, contributes to a growing cluster of
mid-rise and retirement-oriented uses, and does so in a manner that carefully mitigates impacts
on adjacent lands.

4-3 FLIGHT PATH ANALYSIS
GEI Consultants Inc. was retained by the Owner to provide a review of the hospital helipad

approach path. The letter confirms that the proposed building on the Site will be well beyond
the 65.0 metre horizontal and well below the 5o metre vertical helipad approach pathway.
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44 TRAFFIC BRIEF

Paradigm Transportation Solutions Limited was retained by the Owner to prepare a Traffic Brief
to assess the proposed vehicular access and the existing traffic control at the intersection of 15th
Avenue East and 14th Street East.

Based on their review, it was determined that:

e Theidentified location is considered a candidate for a pedestrian crossing.
e Anall-way stop is not required at the 15" Avenue East and 14" Street East intersection.
e Thetwo access connections, as proposed, are consistent with TAC guidelines.

4-5 SHADOW STUDY

A Shadow Study prepared by BIM Studio and reviewed by the Biglieri Group, demonstrates that
shadows generated from the proposed 8-storey building fall predominantly onto public road
rights-of-way and the neutralized area south of the Site, where a substantial 3—4 storey retaining
wall and grade change already exist. These conditions effectively absorb potential impacts, as
these areas are not sensitive land uses. The building’s placement on the eastern portion of the
site further limits off-site shadowing, ensuring most shadows remain within the property or
extend only over adjacent streets and other non-sensitive areas.

The study confirms that no shadow is cast onto the low-rise residential dwellings to the west,
the most sensitive neighbouring land use. Minor, time-limited shadowing occurs during early
morning and late afternoon on the mid-rise retirement residence to the northeast, which
contains no balconies. These effects are brief and do not result in prolonged loss of sunlight.
Overall, the Shadow Study concludes that the proposed development maintains appropriate
sun/shadow conditions, avoids adverse impacts on surrounding residential uses and the public
realm, and achieves a compatible built-form relationship within its context.
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This section of the Planning Justification Report provides an overview and assessment of the
relevant planning policies to the Proposed Development and the Zoning By-law Amendment
Application.

5-1

PLANNING ACT

The Planning Act, R.S.0. 1990, CHAPTER P.13, provides provincial legislation that “sets out the
ground rules for land use planning in Ontario. It describes how land uses may be controlled, and
who may control them.”

Section 2 of the Planning Act outlines the matters of provincial interest that the council of a
municipality, a planning board and the Local Planning Appeal Tribunal shall have regard to in
carrying out their responsibilities under the Act. The following table summarizes the provincial
interests and an analysis as they relate to the proposed development and the Application.

Table 5-1: Summary of Provincial Interest

Section | Provincial Interest Analysis
a) the protection of ecological systems, | The Site does not contain any designated
including natural areas, features and | natural areas, features or functions.
functions
b) the protection of the agricultural | The Site is not located within an
resources of the Province agricultural area, and the intensification of
land within a defined settlement area
minimizes the need for urban boundary
expansions on agricultural lands.
C) the conservation and management of | The Site does not form part of a natural
natural resources and the mineral | resource area.
resource base
d) the conservation of features of significant | The Site has not been identified for any
architectural, cultural, historical, | significant architectural, cultural,
archaeological or scientific interest historical, archaeological or scientific
interest.
e) the supply, efficient use and conservation | The Proposed Development can be
of energy and water serviced through the existing
infrastructure grid within the City, and the
infrastructure extended as part of the Plan
of Subdivision.
Higher-density housing reduces per-capita
energy and water consumption.
The design includes bicycle parking (64
spaces provided) and EV-ready parking,
supporting low-carbon transportation.

BAKER

Planning Group

www.bakerpg.com



| 14

Section | Provincial Interest Analysis

f) the adequate provision and efficientuse of | The Proposed Development utilizes
communication, transportation, sewage | existing infrastructure in the City,
and water services and  waste | including municipal servicing,
management systems transportation and waste management.

The Site is proximate to an existing transit
route.

qg) the minimization of waste The Owner provides for an integrated

construction through Stubbe’s precast
modular building system to minimize
waste generated from development.

h) the orderly development of safe and | The Site has been designated for
healthy communities residential development in the Official

Plan.

The development introduces new housing
supply in a fully serviced location with
access to various amenities on-site and
off-site to support the older adult
population.

Fire access, barrier-free routes, and safe
circulation contribute to a healthy
community design.

h.1) the accessibility for persons with | The Proposed Development includes
disabilities to all facilities, services and | accessible dwelling units, along with
matters to which this Act applies accessible parking and scooter parking to

support those with accessibility needs.
The Conceptual Site Plan also includes
dropped curbs and tactile indicators

i) the adequate provision and distribution of | The Site is located within an established
educational, health, social, cultural and | urban area served by schools, health
recreational facilities facilities, parks, and community services.

The proposed building includes indoor and
outdoor amenity areas, exceeding zoning
requirements.

j) the adequate provision of a full range of | The Owner is proposing the inclusion of
housing, including affordable housing affordable dwelling units, at a rate of 10%

of the total dwelling units.

k) the adequate provision of employment | Not applicable.
opportunities

1) the protection of the financial and | The Proposed Development is an
economic well-being of the Province and | intensification ~ of  serviced land,
its municipalities maximizing the efficiency of existing

infrastructure.
The development increases the municipal
tax base.
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Section | Provincial Interest Analysis
Higher-density housing supports local
businesses and transit.

m) the co-ordination of planning activities of | Through the Formal Pre-Consultation, the

public bodies City has provided the opportunity for
applicable agencies to comment on the
application.

n) the resolution of planning conflicts | None identified.
involving public and private interests

0) the protection of public health and safety | No public health or safety concerns have
been identified by the municipality or
commenting agencies.

p) the appropriate location of growth and | The City has designated the Site for

development residential development, with a focus on
intensification, efficient use of land and
meeting the full range of housing needs.

q) the promotion of development that is | The compact form of the development
designed to be sustainable, to support | supports transit viability.
public transit and to be oriented to | The Conceptual Site Plan includes:
pedestrians o Pedestrian connections

o Barrier-free routes
° Bicycle parking
> Qutdoor amenity areas

r) the promotion of built form that:

r.i) is well-designed The Urban Design Brief provides a fulsome
analysis of the built-form and its design,
concluding it is contextually appropriate
for the Site and surrounding land uses.

r.ii) encourages a sense of place Contributes to the residential nature of the
surrounding area, with a particular focus
on housing and services for the older adult
population.

r.iii) provides for public spaces that are of high | The Owner is proposing the opportunity
quality, safe, accessible, attractive and | for the larger public to access the outdoor
vibrant and indoor amenities on the Site.

s) the mitigation of greenhouse gas | Through the efficient use of land and
emissions and adaptation to a changing | services, the proposed development is
climate minimizing the contribution from new

development to climate change.

In summary, the Proposed Development and the implementing Application has regard for
matters of public interest by providing for an efficient and compact development that utilizes
existing infrastructure and community resources while contributing to safe, healthy and well
designed communitities.
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5-2 PROVINCIAL PLANNING STATEMENT, 2024

The Provincial Planning Statement ("PPS”), 2024 is a province-wide policy document that sets
the foundation for requlating development and land use. The PPS is issued under Section 3 of
the Planning Act. The PPS “sets the policy foundation for regulating the development and use
of land province-wide, helping achieve the provincial goal of meeting the needs of a fast-
growing province while enhancing the quality of life for all Ontarians.” The document is to be
read in its entirety, and all relevant policies must be considered. Municipal official plans are the
most important vehicle for implementing the PPS and achieving comprehensive, integrated,
and long-term planning.

The following section summarizes the policy directives relevant to the Proposed Development
and the associated Application.

Creation of Healthy and Livable Communities

The PPS, in Section 2.1.6 states that planning authorities should support the achievement of
complete communities by:

a) accommodating an appropriate range and mix of land uses, housing options, transportation
options with multimodal access, employment, public service facilities and other institutional
uses (including schools and associated child care facilities, long- term care facilities, places
of worship and cemeteries), recreation, parks and open space, and other uses to meet long-
term needs;

b) improving accessibility for people of all ages and abilities by addressing land use barriers
which restrict their full participation in society; and

¢) improving social equity and overall quality of life for people of all ages, abilities, and
incomes, including equity-deserving groups.

Settlement areas shall be the focus of growth and development with efficient land use patterns
that support a mix of land uses. Section 2.3.3 of the PPS supports general intensification and
redevelopment, including planning for a range and mix of housing options.

Housing

Section 2.2 of the PPS explicitly addresses considerations for housing, including intensification,
redevelopment, and the provision of an appropriate range and mix of housing types and
densities. Section 1.4.3 states that planning authorities shall provide for a mix of housing types
and densities by:

Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected needs of current and future residents of the regional market
area by:
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a) establishing and implementing minimum targets for the provision of housing that is
affordable to low- and moderate-income households, and coordinating land use planning
and planning for housing with Service Managers to address the full range of housing
options including affordable housing needs;
b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and well-
being requirements of current and future residents, including additional needs
housing and needs arising from demographic changes and employment
opportunities; and
2. all types of residential intensification, including the development and
redevelopment of underutilized commercial and institutional sites (e.g., shopping
malls and plazas) for residential use, development and introduction of new housing
options within previously developed areas, and redevelopment, which results in a
net increase in residential units in accordance with policy 2.3.1.3;
¢) promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation; and
d) requiring transit-supportive development and prioritizing intensification, including
potential air rights development, in proximity to transit, including corridors and stations.

Planning Analysis

It is our opinion that the Proposed Development and the implementing Application is consistent
with the PPS. As outlined in the preamble to the PPS, the policy-led planning systems in Ontario
seek to address the complex interrelationships among the pillars that contribute to good land-
use planning. This includes agricultural protection, the creation of complete communities, a
range and mix of housing supply, long-term economic prosperity and climate change mitigation.

The PPS guides development patterns that support complete communities, where residents
have convenient access to daily needs, services, and transportation. The Site is located
proximate to commercial uses, community services, and transit routes, enabling residents—
particularly older adults—to meet daily needs without relying on a car. The Proposed
Development includes extensive on-site amenity areas and pedestrian connectivity,
contributing to a complete community for the immediate area

The Proposed Development addresses existing housing needs in the City of Owen Sound,
including a greater range of unit types, sizes, and affordability. It leverages a vacant property
within the settlement area to help create a complete community with a range of land uses and
housing types. The Proposed Development includes the provision of at least 13 affordable
dwelling units and supports aging-in-place by locating older adult housing near services, transit,
and commercial amenities.

The Proposed Development addresses matters related to climate change and agricultural
protection by providing new housing within the built boundary that alleviates long-term
pressure to expand the settlement area.
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5-3 COUNTY OF GREY OFFICIAL PLAN (RECOLOUR GREY), 2018

The Grey County Official Plan ("County OP”), consolidated on May 6, 2025, establishes the
“goals, objectives and policies to manage and direct physical (land use) change and monitor its
effects on the cultural, social, economic and natural environment within the regional community
(Section 1.2).” The Site is designated as “"Primary Settlement Area” on Map 1 to the County OP.
There are no identified cultural or natural heritage resources on the Site (Figure 20).

Primary Settlement Areas are areas suitable for high intensification targets as well as high-
quality urban form and site design (Section 3.5) and permit the full range of urban uses. A
minimum development density of 20 units per hectare is recommended for Primary Settlement
Areas (Section 3.5.5).

In keeping with the PPS, the County OP seeks to create complete communities that include a
full range of housing, support young families, youth, and newcomers, and protect farmland.
Implementing settlement area policies applicable to the proposed Application includes:

e Section 3.4.1 (Intensification Targets): 15% of all new development shall be achieved
through intensification (Owen Sound)

e Section 3.4.1.1: Local municipalities must promote and facilitate intensification

e Section3.4.15(Settlement Area Policies): Development within the built-up areas may be
of higher density to achieve the policy directives of this Plan but should be compatible
with adjacent residential areas. The local municipalities may explore means to ensure
compatibility through measures such as transitional densities, built form, and land uses.

e Section 3.5: New construction through intensification should occur in a manner that
takesinto account the existing built and physical environment and is compatible with the
surrounding land uses

The County OP encourages the provision of affordable housing, including rental housing.
Section 4.2.2 of the County OP defines affordable rental housing means a unit where rent is the
least expensive of the following:

e Atorbelow the average market rent in Grey County or,
e Rent prices do not exceed 30% of gross household income

Seniors housing is encouraged through Section 4.2.7 of the County OP, promoting opportunities
for flexible, experimental seniors housing to assist in accommodating an aging population. The
County OP states that “"Grey County is focused on providing a variety of options that would
account for their psychological, physical, and social needs.”

Section 10.5.9 of the County OP sets out the urban design guidelines, which have been assessed
within the Urban Design Brief for the Proposed Development. The Urban Design Brief concluded
that the “proposed development conforms with the policy direction for compact, transit-
supportive, and pedestrian-oriented development through the provision of a coordinated site
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layout, integrated pedestrian connections, and a landscape framework that enhances
walkability and contributes to a cohesive public realm.”

In our professional opinion, the Proposed Development and the Application conform to the
County OP by providing for the creation of housing geared towards older adults on a vacant,
fully serviced parcel of urban land. The Proposed Development will assist the municipality in
meeting intensification growth targets in the County OP, and minimize the need to expand
s