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On behalf of our client, Flato Shelburne
Development, Phase 1 c/o 796413 Ontario Ltd
(“Owner”), we are pleased to submit this Planning
Rationale Report in support of applications for an
Official Plan Amendment to the Dufferin County
Official Plan (“DCOP”) and Town of Shelburne
Official Plan (the “Shelburne OP”), a Zoning
By-law Amendment and a Plan of Subdivision. The
proposal provides for a mixed use development
on the west side of the Town of Shelburne, in the
County of Dufferin, focused on seniors housing
and retail/neighbourhood commercial uses (the
“Proposal”). The Proposal is contemplated as
the first phase of a broader future development.
The Official Plan Amendments apply to this first
phase of development (“Phase 1”) as well as the
adjacent second phase (“Phase 2”) to create a
logical extension to the existing settlement area
boundary. The Zoning By-law Amendment and Plan
of Subdivision applications apply only
to the Phase 1 area.
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Figure 1 - Location Map
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On behalf of our client, Flato Shelburne
Development, Phase 1 c/o 796413 Ontario Ltd
(“Owner”), we are pleased to submit this Planning
Rationale Report in support of applications for an
Official Plan Amendment to the Dufferin County
Official Plan (“DCOP”) and Town of Shelburne
Official Plan (the “Shelburne OP”), a Zoning Bylaw Amendment and a Plan of Subdivision. The
proposal provides for a mixed use development
on the west side of the Town of Shelburne, in the
County of Dufferin, focused on purpose-built
rental seniors housing and retail/neighbourhood
commercial uses (the “Proposal”). The Proposal is
contemplated as the first phase of a broader future
development. The Official Plan Amendments
apply to this first phase of development (“Phase
1”) as well as the adjacent second phase (“Phase
2”) to create a logical extension to the existing
settlement area boundary. The Zoning By-law
Amendment and Plan of Subdivision applications
apply only to the Phase 1 area.
The Subject Site, also referred to as the Phase 1
area, is approximately 2.96 hectares in size and is
located on the north side of Main Street (Highway
89), east of 4th Line. The Subject Site includes part
of lots 11-17, 26-30, 36, 37 and 60; all of lots 31-35;
part of Queen Street; and part of Prince Street
(all closed by the court order registered by inst.
No. MF62334) of Registered Plan 28A (formerly in
the Township of Melancthon), now in the Town of
Shelburne.
The Subject Site is part of a larger consolidation
of land intended for future development, referred
to herein as the “future development lands”. All
of the lands, including the future development
lands and the Subject Site are described as part
of lots 11-17, 26-30, 37, 62-64; all of lots 31-36,
39-62, 65, 66 and 67; part of King Street, part of
Queen Street, part of Prince Street and part of
Duke Street (all closed by court order registered
by inst. No. MF62334); and part of lots 1,2 and
3, concession 3, old survey (formerly in the
Township of Melancthon), now in the Town of
Shelburne.

The purpose of the proposed applications for an
Official Plan Amendment to the DCOP, an Official
Plan Amendment to the Shelburne OP (2006
Consolidation), a Zoning By-law Amendment for
the Town of Shelburne 38-2007 and a Draft Plan
of Subdivision, is to establish the necessary
permissions for a mixed use development to
provide a seniors housing building with up to 93
units, with a gross floor area of approximately
7,448 sq.m. and a commercial plaza of
approximately 1,875 sq.m. of gross floor area.
The report concludes that the proposed
development is consistent with the Provincial
Policy Statement, 2020 (“PPS”), A Place to Grow:
The Growth Plan for the Greater Golden Horseshoe,
2020 (the “Growth Plan”), the DCOP, the Shelburne
OP (2006 consolidation) and the draft Shelburne
West Secondary Plan (the “Secondary Plan”), as
well as the Town of Shelburne Zoning By-law No.
38-2007, as amended. The Subject Site, as shown
on Figure 1, is located within the Town’s urban
boundary but is outside of the existing Settlement
Area boundary. In accordance with the Provincial
policy, an expansion to the Settlement Area
boundary through a privately initiated Official
Plan Amendment will be required. From a land
use perspective, the proposal will provide seniors
housing and retail uses that are an appropriate
use in that they contribute to a complete
community and support provincial priorities,
policies and plans. The proposal will contribute
to numerous policy objectives that promote the
efficient use of lands, a mix of uses and a range
of housing options.
For the foregoing reasons, the proposed
applications are consistent with the PPS, the
Growth Plan, the DCOP, the Town’s Official Plan
and represent good planning.
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2

Site &
Surrounding
Area

2.1 Site Description
The Subject Site is located in the Town of
Shelburne’s urban boundary to the east of 4th Line
on the north side of Main Street West (Highway
89), west of the Urban Settlement Area boundary
(Figure 2 – Aerial Photo of Subject Site).
The Subject Site is 2.96 hectares in size with a net
developable area of 2.2 hectares. The frontage of
the site along Main Street West is 236 metres.
The Subject Site forms the southern portion of
a larger consolidation of land owned by Flato
Developments Inc. that is intended for future
development. A conceptual phasing plan is
included as Figure 4 to identify the Subject Site
relative to the future development lands. The
future development lands are located within a
triangular shaped area which is bounded by Main
Street West to the south, 4th Line to the west

and the Trans-Canada rail trail generally to the
northeast. These future development lands are
divided into two separate areas, separated by
natural areas and a non-participating landowner,
one located along 4th Line (‘North Parcel’) and
one on Main Street West (500 Main Street West,
‘South Parcel’). These future development lands
do not currently have a municipal address.
Existing uses on the Subject Site consist of
agricultural land and natural areas. The John
Theaker Municipal Drain flows north-easterly
along the western limit of the Subject Site and
the future development lands to the north and
crosses the Trans Canada Trail (the former
railway line) through an existing culvert where
it transitions to Walter’s Creek on the east side
of the trail. A detailed description of the natural
features is provided in a separate report prepared
by SLR Consulting.
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Figure 2 - Aerial Photograph of Subject Site
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Looking north towards the south parcel from Main
Street West.

Looking northwest along the Trans-Canada trail from
Main Street West.

2.2 Surrounding Context
Given the location of the Subject Site on the edge
of the Town, the surrounding context is varied.
Immediately west of the Subject Site and east
of 4th Line are rural residential lots with single
detached dwellings (510 and 512 Main Street
West).
Further west, to the west of 4th Line and south of
Main Street West, are rural and agricultural lands
in the Township of Melancthon in the County of
Dufferin.
Further to the west, as well as to the north and
south, are a number of wind turbines. The closest
wind turbine to the Subject Site is more than
2.5 kilometres to the west. The wind turbines
to the west of the Subject Site are part of the
Melancthon wind facility, owned and operated by
TransAlta, including 133 wind turbines producing
200 megawatts of power. According to TransAlta’s
website, the wind turbines are GE 1.5MW turbines
on 80 metre towers. Phase 1 of the project
commenced operation in 2006 and Phase 2 began
operations in 2008. To the south of Shelburne,
another operator, wpd Canada, manages the wind
turbines. This project, known as the Whittington
Wind Project, is located more than 5 kilometres
from the Subject Site. This project is estimated to
feed 15,972,300 kWh and is considered a Class 4
project under the provincial process.
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Looking Northwest towards wind turbines from 4th
Line.

Looking west towards wind turbines from 4th Line.

To the north of the Subject Site, within the
future development lands, are a mix of rural
residential and agricultural land uses, as well as
natural environment areas. North of the Trans
Canada Trail (former railway line), are lands in
the Township of Melancthon which are located
outside of the Town of Shelburne boundary.
There is a small cluster of rural residential houses
along 4th Line directly north of the trail crossing.
In addition to these rural uses, the lands to the
north are comprised of agricultural uses.
Looking south from Main Street West and 4th Line.

To the northeast of the future development lands
is a former rail line that is currently maintained
by the County as an all-season trail. The trail
right-of-way includes a transmission line which
connects to the wind turbines in the surrounding
area. Further east, across the rail trail, are areas
of existing residential development as well as
an undeveloped area to the northeast that is
within the urban boundary but also not within the
settlement area boundary.

Looking West from 4th Line and Main Street West.

Looking northeast along 4th Line (Future Development
Lands, North Parcel).

Looking East toward Silk Drive/Muriel Street from the
Trans-Canada Trail.

Looking southeast along the Trans-Canada Trail from the northwest limit of the future development lands.
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Directly south of the Subject Site, on the south
side of Main Street, are lands in the Township of
Amaranth that are currently used for rural and
agricultural uses. These lands to the south are
not included in the Town of Shelburne nor are they
located within a settlement area. As discussed,
there are wind turbines further to the south.
To the southeast of the Subject Site, south of
Main Street West, is another undeveloped area
that is within the settlement area boundary and
that is planned for future development. This area
was included in the portion of the Shelburne West
Secondary Plan that was approved and is in-force,
which provides for a mix of uses including Low
Density Residential, Medium Density Residential
and Community Commercial.

Looking south from Main Street West and 4th Line.

Looking southeast from Main Street West towards
future development lands

Looking East along Main Street West towards the
Downtown Core Area.

Looking north from Main Street, east of the
Trans-Canada Trail, from Main Street West.

Looking Southwest along Silk Drive (213-217 Silk
Drive).
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Proposal

3.1 Description of Proposal
The proposed development of the Subject Site
will include a mix of uses including purpose-built
rental seniors housing and a neighbourhood retail/
commercial plaza shown as Phase 1 on Figure
3. Because an expansion to the settlement area
boundary is required to permit this development,
the Phase 2 area has been included in the
area subject to the Official Plan Amendments,
however the Zoning By-law Amendment and Plan
of Subdivision are for the Phase 1 lands, only.
Rezoning and plan of subdivision applications for
Phase 2 will be advanced at a future date.
The conceptual phasing plan shows how the plan
for the Subject Site would be integrated with the
development of the future development lands,
planned as phases 2-4 (see Figure 4 – Phasing
Plan). These later phases of development
would provide for Low Density Residential

0

25

50

and Medium Density Residential land uses, as
well as Neighbourhood Parks and Stormwater
Management Facilities. As discussed, permission
for development of Phases 2-4 are not being
requested at this time.
The Subject Site is located adjacent to a municipal
drain. As such, the limits of development were
determined through environmental, flooding and
erosion studies. A more detailed description of the
determination of development limits is provided
under separate cover in reports prepared by SLR
Consulting and IBI Group, but it is important to
understand that their studies conclude that the
limits of the floodlines and natural areas shown
in the Shleburne OP can be modified through
upgrades to the culvert under the rail trail to the
northeast of the Subject Site. As such, the limits
of development in the proposed plan differ from
the Official Plan schedules, and are based on the
completion of these planned upgrades.
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The ultimate build-out of all phases of
development will provide a network of 20 metrewide local roads. For the Phase 1 development,
one point of access from Main Street is provided
at the southeast limit of the Subject Site. Until
the future phases of the development are
constructed, this local road will terminate in a
cul-de-sac. This local road will connect to the
future proposed road network and the cul-de-sac
will be removed to establish a road network that
will provide connections to future development
to the north, east and west. Consistent with the
draft Shelburne West Secondary Plan (Official
Plan Amendment No. 36) that was prepared by
the Town, a potential future connection has been
identified crossing the John Theaker Municipal
Drain that could connect future Phases 2 and 3 of
the development providing two additional points
of access (refer to Figure 4). In some locations,
the roads are single-loaded, providing views
and connections to the adjacent open spaces
network.

A Plan of Subdivision has been prepared for Phase
1 which provides two development blocks (Block
1 and Block 2) including a high density residential
block of up to 93 Retirement Residence Apartment
units and a commercial block, an environmental
block (Block 3), an open space block (Block 4) and
a proposed public road (See Figure 5, Draft Plan
of Subdivision).
The Phase 1 concept plan, that will be refined
as part of a subsequent site plan application,
shows the proposed Phase 1 development, which
is comprised of a purpose-built rental seniors
housing building with up to 93 Retirement
Residence Apartment units with a gross floor
area of approximately 7,448 sq.m. and a retail/
commercial plaza of approximately 1,875 sq.m. of
gross floor area (See Figure 6, Phase 1 Concept
Plan). The proposed seniors apartment and the
retail/commercial plaza are planned adjacent
to Main Street. The plaza would be served by
surface parking and the retail/commercial
building would serve the new community as well
as the surrounding area.
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DRAFT PLAN OF PROPOSED SUBDIVISION
Figure 5 - Draft
Plan of Subdivision
Part of lots 11-17, 36, 37; and part of Prince Street
(all closed by the court order registered by inst. No.
MF62334) of Registered Plan 28A (formerly in the
Township of Melancthon), now in the Town of
Shelburne, County of Dufferin

OWNER'S AUTHORIZATION

LEGEND
Boundary of Subdivision

NOTES
All dimensions are in metres.
All area measurements are computer generated.
All elevations refer to Geodetic Datum.

ADDITIONAL INFORMATION REQUIRED UNDER
SECTION 51(17) OF THE PLANNING ACT
A, B, E, F, G, J, L - As Shown on Plan
C. Land owned by the applicant shown on the key plan.
D. High Density Residential, Commercial Block, Environmental Lands,
Open Space, Temporary Development Block, Roads.
H. Piped water to be provided.
I. Clay loam soil.
K. Sanitary & storm sewers to be provided.

Subject Lands
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BOUSFIELDs INC.

SURVEYOR'S CERTIFICATE

3 Church Street, Suite 200
Toronto, Ontario M5E 1M2
P (416) 947-9744
F (416) 947-0781
E drafting@bousfields.ca

I certify that: the boundaries of the lands to be subdivided and their
relationship to the adjacent lands are correctly shown.

1 : 500

Other Lands Owned
by Applicant
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I/we, c/o 796413 Ontario Limited.
being the registered owner(s) of the subject lands hereby
authorize BOUSFIELDs INC.
to prepare and
submit a draft plan of subdivision for approval.

March 16, 2021
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3.2 Key Statistics
Table 1 - A summar y of the proposed development.

No. of Blocks

No. of Units

Area (ha)

High Density Seniors
Apartment Block

Block 1

93

0.901

Retail/Commercial Block

Block 2

-

0.655

Environmental Block

Block 3

-

0.758

Open Space Block

Block 4

-

0.120

Temporary Development
Block

Block 5

-

0.019

20.0 m R.O.W

-

0.510

Public Road
Total

2.963

3.3 Required Approvals
Applications are required to amend the DCOP and
Shelburne OP. As discussed, the purpose of the
applications are to permit the development of the
Phase 1 area, and expand the settlement area to
include the Phase 2 area, which will be subject
to future development applications. Temporary
stormwater facilities to serve the Phase 1 area will
be located in the Phase 2 lands and the sanitary
service connection will be located through the
Phase 2 lands.
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The Zoning By-law Amendment and Plan of
Subdivision applications are required to permit
the Phase 1 development. The application to
amend the Town of Shelburne Zoning By-law
38-2007 is required to rezone the lands from
Development Zone and Natural Environment to
permit commercial and residential uses, natural
areas and open spaces on the Subject Site.
An application for draft plan of subdivision is
required to implement the proposal to establish
the blocks and the proposed new public road.

4

Policy &
Regulatory
Context

4.1 Overview
The following provides a summary of the
applicable policy set out in the Planning Act,
the PPS, the Growth Plan, the DCOP, Shelburne
OP, and Shelburne West Secondary Plan, all of
which promote the efficient use of land and
infrastructure and the achievement of complete
communities.

4.2 Provincial Policy
Statement (2020)
On February 28, 2020, the Ministry of Municipal
Affairs and Housing released the PPS, which
came into effect on May 1, 2020.
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”.
The PPS emphasizes an increased mix and
supply of housing, protecting the environment
and public safety, reducing barriers and costs for
development by providing greater certainty, and
supporting the economy and job creation.
Part IV of the PPS sets out the Province’s vision
for Ontario, and promotes the wise management
of land use change 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”.

16

Planning & Urban Design Rationale
Bousfields Inc.

One of the key policy directions expressed
in the PPS is to build strong communities by
promoting efficient development and land use
patterns. To that end, Part V of the PPS contains
a number of policies that promote intensification,
redevelopment and compact built form,
particularly in areas well served by public transit.
In particular, Policy 1.1.1 provides that healthy,
livable 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;
• promoting
cost-effective
development
patterns and standards to minimize land
consumption and servicing costs;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 1.1.3 provides policies regarding Settlement
Areas and states that land use patterns within
Settlement Areas should support a mix of land
uses and densities that efficiently utilize land,
resources and infrastructure, promote energy
efficiency and support active transportation.
Policy 1.1.3.6 speaks to the need for new
development within designated growth areas to
occur adjacent to existing built-up areas. This
development is encouraged to have compact
form and a mix of uses and densities that
promote the efficient use of land, infrastructure
and public service facilities.
Policy 1.1.3.8 provides that a planning authority
may allow the expansion of a settlement area
boundary only at the time of a comprehensive
review and only where it has been demonstrated
that a) sufficient opportunities for growth are not
available through intensification, redevelopment
and designated growth areas to accommodate
the projected needs over the identified planning

horizon; and b) the infrastructure and public
service facilities which are planned or available
are suitable for the development over the long
term, are financially viable over their life cycle,
and protect public health and safety and the
natural environment.

Moreover, Policy 1.4.1 states:

In addition, Policy 1.2.4 provides that, where
planning is conducted by an upper-tier
municipality, the upper-tier municipality in
consultation with the lower-tier municipalities
shall:

• maintain at all times the ability to accommodate
residential growth for a minimum of 15 years
through residential intensification and
redevelopment and, if necessary, lands which
are designated and available for residential
development; and

a. identify and allocate population, housing
and employment projections for lower-tier
municipalities. Allocations and projections
by upper-tier municipalities shall be based on
and reflect provincial plans where these exist
and informed by provincial guidelines;
b. identify areas where growth or development
will be directed, including the identification of
nodes and the corridors linking these nodes;
c. identify targets for intensification and
redevelopment within all or any of the lowertier municipalities, including minimum targets
that should be met before expansion of the
boundaries of settlement areas is permitted
in accordance with policy 1.1.3.8;
d. where major transit corridors exist or are to be
developed, identify density targets for areas
adjacent or in proximity to these corridors
and stations, including minimum targets
that should be met before expansion of the
boundaries of settlement areas is permitted
in accordance with policy 1.1.3.8; and
e. provide policy direction for the lower-tier
municipalities on matters that cross municipal
boundaries.
Through the County’s Municipal Comprehensive
Review (“MCR”) process, it was determined that
approximately 1,600 additional persons of the
reserved population allocation for the County
could be accommodated within the Town of
Shelburne, but that any additional growth past the
2031 projection and allocation of 10,000 persons
would require an expansion to the Town’s Urban
Settlement Area, subject to servicing capacity
analysis.

• To provide for an appropriate range and mix
of housing options and densities required to
meet projected requirements of current and
future residents of the regional market area,
planning authorities shall:

maintain at all times where new development is
to occur, 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.
Policy 1.4.2 further provides that, where planning
is conducted by an upper-tier municipality:
• the land and unit supply maintained by the
lower-tier municipality identified in policy 1.4.1
shall be based on and reflect the allocation
of population and units by the upper-tier
municipality; and
• the allocation of population and units by the
upper-tier municipality shall be based on and
reflect provincial plans where these exist.
With respect to housing, Policy 1.4.3 requires
the provision of an appropriate range of housing
options and densities to meet projected marketbased and affordable housing needs of current
and future residents by, among other matters:
• establishing and implementing minimum
targets for the provision of housing which
is affordable to low and moderate income
households and which aligns with applicable
housing and homelessness plans.
○ However, where planning is conducted
by an upper-tier municipality, the uppertier municipality in consultation with the
lower-tier municipalities may identify a
higher target(s) which shall represent the
minimum target(s) for these lower-tier
municipalities;
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• permitting and facilitating all housing options
required to meet the social, health, economic and
well-being requirements of current and future
residents, including special needs requirements
and needs arising from demographic changes
and employment opportunities; and all types of
residential intensification, including additional
residential units, and redevelopment in
accordance with policy 1.1.3.3
• 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
• 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
With respect to public open spaces and active forms
of transportation, Policy 1.5.1(a-d) provides that
healthy, active communities should be promoted
by:
a. planning public streets, spaces and facilities
to be safe, meet the needs of pedestrians,
foster social interaction and facilitate active
transportation and community connectivity;
b. planning and providing for a full range and
equitable distribution of publicly- accessible
built and natural settings for recreation,
including facilities, parkland, public spaces,
open space areas, trails and linkages; and
c. providing opportunities for public access to
shorelines;
recognizing provincial parks, conservation
reserves, and other protected areas, and minimizing
negative impacts on these areas.
The efficient use of infrastructure is a key element
of provincial policy (Section 1.6). Policies 1.6.3-1.6.5
provide that:
• before consideration is given to developing new
infrastructure and public service facilities, the
use of existing infrastructure and public service
facilities should be optimized, and opportunities
for adaptive re-use should be considered, where
feasible;
• infrastructure and public service facilities
should be strategically located to support the
effective and efficient delivery of emergency
management services; and
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• that public service facilities should be colocated in community hubs, where appropriate,
to promote cost-effectiveness and facilitate
service integration, access to transit and active
transportation.
Regarding Municipal Services, Policy 1.6.6.1 provides
that in planning for sewage and water service,
growth shall be directed and accommodated
in a manner that promotes the efficient use
and optimization of existing municipal sewage
service and municipal water services, and private
communal sewage services and private communal
water services, where municipal sewage services
and municipal water services are not available.
Policy 1.6.6.6 provides that planning authorities
may allow lot creation only if there is confirmation
of sufficient reserve sewage system capacity and
reserve water system capacity within municipal
sewage services and municipal water services or
private communal sewage services and private
communal water services. The determination of
sufficient reserve sewage system capacity shall
include treatment capacity.
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 the current and
future use of active transportation. Additionally,
Policy 1.7.1 provides that long-term prosperity
should be supported by optimizing the use of
land, resources, infrastructure and public service
facilities, maintaining and enhancing the vitality
and viability of downtowns and main streets.
Regarding Natural Heritage Landscapes, 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.
The PPS definition of affordable means: a) in the
case of ownership housing, the least expensive of:
1) housing for which the purchase price results in
annual accommodation costs which do not exceed
30 percent of gross annual household income for
low and moderate income households; or 2) housing
for which the purchase price is at least 10 percent
below the average purchase price of a resale unit
in the regional market area; b) in the case of rental

housing, the least expensive of: 1) a unit for which
the rent does not exceed 30% of gross annual
household income for low and moderate income
households; or 2) a unit for which rent is at or below
the average market rent of a unit in the regional
market area
For the reasons set out in Section 5 of this report,
it is our opinion that the proposal is consistent with
the PPS (2020) and, in particular, the policies relating
to the efficient use of land and infrastructure, the
protection and preservation of natural features
and natural heritage landscapes and establishing
healthy, livable and safe communities.

4.2 A Place to Grow:
The Growth Plan for
the Greater Golden
Horseshoe (2020)
On August 28, 2020, an amendment to the 2019
Growth Plan (A Place to Grow: The Growth Plan for
the Greater Golden Horseshoe) came into effect
(the “2020 Growth Plan”). All decisions made on
or after this date in respect of the exercise of
any authority that affects a planning matter will
conform with the 2020 Growth Plan, subject to
any legislative or regulatory provisions providing
otherwise.
The amendments that came into effect on August
28, 2020 were to ensure continued alignment
with the new PPS, which came into effect on
May 1, 2020. The 2020 Growth Plan includes
changes to the population and employment
forecasts, the horizon year of planning and other
policies to increase housing supply, create jobs,
attract business investment, and better align
with infrastructure. The forecasts are updated
and extended from 2041 to 2051 to ensure
municipalities have sufficient land to support
the forecasting of complete communities,
economic development, job creation and housing
affordability.
The Guiding Principles, which are important for
the successful realization of the 2020 Growth
Plan, are set out in Section 1.2.1. Key principles
relevant to the Proposal include:
• supporting the achievement of complete
communities that are designed to support
healthy and active living and meet people’s
needs for daily living throughout an entire
lifetime;

• prioritizing
intensification
and
higher
densities in strategic growth areas to make
efficient use of land and infrastructure and
support transit viability;
• Provide flexibility to capitalize on new
economic and employment opportunities as
they emerge, while providing certainty for
traditional industries, including resourcebased sectors;
• supporting a range and mix of housing
options, including second units and affordable
housing, to serve all sizes, incomes, and ages
of households;
• Improve the integration of land use
planning with planning and investment in
infrastructure and public service facilities,
including integrated service delivery through
community hubs, by all levels of government;
• Provide for different approaches to manage
growth that recognize the diversity of
communities in the GGH;
• Protect and enhance natural heritage,
hydrologic, and landform systems, features,
and functions.
Section 1.2.3 provides that the 2020 Growth Plan
is to be read in its entirety and the relevant policies
are to be applied to each situation. The 2020
Growth Plan policies emphasize the importance
of integrating land use and infrastructure
planning, and the need to optimize the use of the
land supply and infrastructure.
The 2020 Growth Plan provides objectives in
support of a range and mix of housing options.
Section 2.1 notes:
“…many communities in the GGH are facing
issues of housing affordability, which
are being driven primarily by sustained
population growth and factors such as
a lack of housing supply with record low
vacancy rates. This Plan helps to address
this challenge by providing direction to
plan for a range and mix of housing options,
including second units and affordable
housing and, in particular, higher density
housing options that can accommodate
a range of household sizes in locations
that can provide access to transit and
other amenities. There is also a need for
stakeholders to work collaboratively to find
opportunities to redevelop sites using more
age-friendly community design.”
Policy & Regulatory Context
Flato Shelburne Development Phase 1

19

Section 2.2.7, Designated Greenfield Areas, sets
out policies that are applicable to the Subject
Site as a greenfield area. Being located within
a greenfield area, new development on the
Subject Site should create street configurations,
densities and an urban form that support active
transportation within the community. Policy
2.2.7.2 requires that the average density across an
upper-tier municipality for Designated Greenfield
Areas within Dufferin County be a minimum of 40
residents and jobs per gross hectare.

Notwithstanding policy 2.2.8.2, municipalities
may adjust settlement area boundaries outside
of a MCR, or in accordance with (2.2.8.4), or
Policy 2.2.8.5. Policy 2.2.8.5 provides that,
notwithstanding policies 2.2.8.2 and 5.2.4.3, a
settlement area boundary expansion may occur
in advance of a municipal comprehensive review,
provided:

Policy 2.2.2 (5) provides that an alternative target
may be established. In this respect, the upper
tier DCOP establishes a gross greenfield density
target of 41 residents and jobs per gross hectare
over greenfield areas in the Town of Shelburne.

b. b) the location of any lands added to a
settlement area will satisfy the applicable
requirements of policy 2.2.8.3;

The 2020 Growth Plan directs that population
growth should be directed to settlement areas
and that intensification be prioritized (Section
2.1). Section 2.2.8 of the 2020 Growth Plan
provides policy direction to guide settlement area
boundary expansions, including a requirement
that an expansion may only occur through a MCR
(2.2.8.2), subject to Policy 2.2.8.5. Policy 2.2.8.3
provides that where an expansion has been
justified, the expansion will be determined and the
appropriate location will be identified based on a
set of criteria including provision for financially
viable infrastructure and facilities to support
a complete community, with consideration for
prime agricultural lands and adjacent agricultural
uses.

d. d) the settlement area is serviced by municipal
water and wastewater systems and there is
sufficient reserve infrastructure capacity to
service the lands; and

a. a) the lands that are added will be planned to
achieve at least the minimum density target in
policy 2.2.7.2 or 2.2.5.13, as appropriate;

c. c) the affected settlement area is not a rural
settlement or in the Greenbelt Area;

e. e) the additional lands and associated
forecasted growth will be fully accounted for
in the land needs assessment associated with
the next municipal comprehensive review.
Policy 2.2.8.6 provides that for a settlement area
boundary expansion undertaken in accordance
with policy 2.2.8.5, the amount of land to be
added to the settlement area will be no larger
than 40 hectares.
In accordance with policy 4.2.2(3) and section
4.2.4, a natural heritage evaluation has been
undertaken by SLR Consulting to confirm that
there will be no negative impacts on any natural
heritage features or their functions.
The proposed development conforms with the
Growth Plan, in particular the policies described
above.
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4.3 Dufferin County Official
Plan (consolidated July
2017)
In September 2013, Dufferin County initiated the
preparation of their first Official Plan in response
to the Province’s amendment to Regulation
352/02 of the Planning Act, requiring the County
to adopt an Official Plan. The DCOP was modified
and approved by the Ministry of Municipal Affairs
and housing on March 27, 2015.
The County is currently undertaking a MCR to
bring the Official Plan into conformity with the
Growth Plan and to include the population and
employment forecast to 2051. The County is
required to complete the MCR by 2022.
The DCOP provides over-arching policy direction
on matters of County-wide significance. The DCOP
directs County growth management and land use
decisions by providing land use planning guidance
to the lower-tier municipalities. The authority to
undertake detailed land use planning and to make
local decisions is delegated to the lower-tier, or
local, municipalities and is administered through
local municipal official plans.

According to the DCOP, the Subject Site is located
within the Municipal Boundary of the Town of
Shelburne in Dufferin County. With respect to
the Regional Structure in the DCOP, the lands are
currently located outside the ‘Urban Settlement
Area’ boundary (see Figure 7).
The DCOP provides direction on growth
throughout the County. As the upper-tier
municipality, the County of Dufferin is responsible
for establishing growth forecasts and allocations
to each of the lower-tier municipalities. Prior to
undertaking the DCOP, the County prepared a
Growth Management Study, 2009, forming the
basis for growth management matters in the
DCOP. As an outcome of the County’s Growth
Management Study, it was determined that there
was a lack of municipal services to accommodate
the full 2031 population forecast for the County
of 80,000 persons at that time. It was resolved
that a portion of roughly 4,000 people of this
population growth be reserved with the intention
that it be allocated when more certainty had
been established regarding servicing capacity
status and improvements in the lower-tier
municipalities.
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Figure 7 - Dufferin County Official Plan, Community Strcuture and Land Use Schedule B1
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While a portion of the unallocated growth was
able to be accommodated within the Grand
Valley Urban Settlement Area, a total of 2,332
persons were unable to be allocated, due to
municipal servicing limitations. Through the
preparation of the DCOP, it was understood that
the Town of Shelburne was undertaking their own
servicing capacity studies in support of their
MCR to increase the Town’s servicing capacity
and support the expansion of the Shelburne
West Settlement Area. Through the MCR , it was
determined that approximately 1,600 persons
of the reserved population allocation could be
accommodated within Shelburne, for a total
population of 10,000 persons to 2031.
The DCOP provides that Shelburne is expected
to grow from 5,846 people in 2011 to 10,000
people in 2031. Table 3.2a of the DCOP indicates
that the population growth beyond the forecast
and allocation of 10,000 people for Shelburne is
currently constrained due to ‘the lack of approved
municipal water services and municipal sewage
services’ but that ‘additional future reserved
allocation may be accommodated within
Shelburne, subject to satisfying the Shelburne
Urban Settlement Expansion policies of Section
3.5.1.2 of the DCOP.
Section 3.5.1.2 indicates that the Town has
been undertaking preliminary work in support
of an environmental assessment to increase
municipal sewage capacity and that through the
MCR process (described in Section 3.5.1.1 of the
DCOP), the Town will determine the quantity and
location of land required, as well as expansion
to the urban settlement area boundary, if
required. An amendment to the DCOP will be
required in conjunction with the Shelburne OP if
the settlement area expansion is required. The
policies of Section 3.5.1.2 also indicate that if
Shelburne is unable to demonstrate sufficient
servicing capacity to accommodate the future
population growth allocation prior to the first
County review of the Official Plan, the County may
reallocate the growth. Schedule B ‘Community
Structure and Land Use’ indicates that Section
3.5.1.2 applies to the Subject Site.
Section 3.7 of the DCOP addresses housing
and affordability. Policy 3.7.1.1 directs that local
municipalities are encouraged to provide an
appropriate range of housing types and densities
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to meet the needs of current and future residents,
maintaining at all times a minimum of 10 years of
supply for residential development and servicing
capacity equating to 3 years of residential
supply. In addition, Policy 3.7.1.1 directs that
local municipalities are encouraged to work with
proponents to ensure a full range of housing types
and densities to support demographic changes
and meet the social, health and well-being
of current and future residents. In particular,
Section 3.7.3 e) states that the County and local
municipalities will encourage the provision of
housing for aging-in-place for seniors.
Section 5 of the DCOP addresses natural heritage
and water resources. Schedule E reflects the
known natural heritage features (see Figure 8)
and Section 5.3 of the DCOP indicates that these
boundaries are considered to be approximate and
that they may be refined without an amendment
to the DCOP. The DCOP provides direction with
respect to the preparation of an Environmental
Impact Study (Policy 5.3.10).
Section 6 addresses natural and humanmade hazards. Section 6.2.1(h) directs that
development and site alteration may be permitted
in those portions of hazardous lands where the
effects and risk to public safety are minor and
can be mitigated, in accordance with provincial
standards and subject to a set of criteria outlined
in the DCOP.
Section 7 of the DCOP addresses transportation,
infrastructure and servicing. The County’s
transportation system is set out in Schedule
G (see Figure 9). Main Street (Highway 89) is
identified as a Provincial Highway. Section 7.2.2
provides that a more efficient use of the road
network to improve active transportation be
supported and that land use patterns, density
and mix of uses be designed to reduce the
length and number of vehicle trips. Further, this
section of the DCOP directs that the impact of
a development proposal on the transportation
systems, including means of access be examined
and that the development improves the
transportation system, make necessary financial
contributions for the required improvements and
dedicate rights-of-way for the development of
roads. According to Schedule H1, there is planned
active transportation along Highway 89 (see to
Figure 10).

Shelburne
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Figure 8 - Dufferin County Official Plan, Natural heritage System Schedule E1
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Figure 9 - Dufferin County Official Plan, Transportation Schedule G
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Figure 10 - Dufferin County Official Plan, Active Transportation Schedule H1
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With respect to Main Street (Highway 89), Policy
7.2.2.1 directs that where development is proposed
in proximity to this provincial highway, that the
Ministry of Environment Noise Assessment will
be applied, and that direct access to the highway
will only be permitted according to the Ministry of
Transportation’s access management practices,
taking into account sight lines and turning
movements. Where new development abuts a
provincial highway, the DCOP encourages, where
possible, the development gain access from a
County or local municipal road.

4.4 Town of Shelburne
Official Plan (December
2017 Consolidation)

With respect to sewage and water systems,
the DCOP directs that full municipal sewage
and water services are the preferred form of
servicing in all urban settlement areas (7.3.1 a))
and that all new development within settlement
areas will only occur on the preferred form of
servicing applicable to the settlement area (7.3.1
e)). Further, the local municipality must confirm
the availability of the required servicing capacity
prior to development being approved and not
until an appropriate servicing agreement is in
place (7.3.1.f)). The County encourages local
municipalities to prepare comprehensive master
servicing plans for the planning, expansion and
on-going operation of sewage treatment and
water treatment facilities (7.3.1 i)).

The Subject Site is located within the municipal
boundary for the Town of Shelburne but outside
of the Town’s Urban Settlement Area, as shown
on Schedule ‘A’ (Land Use) to the Shelburne OP
(see Figure 11 – Town of Shelburne Official
Plan Land Use). The Subject Site is currently
designated ‘Natural Environment’ and ‘NonUrban’ on Schedule ‘A’ of the Shelburne OP.
Natural Environment lands are located within
the ‘Non-Urban’ designation, including the
watercourse and its buffer which extend along
the northwest limit of the Subject Site.

The DCOP provides direction with respect
to stormwater management, encouraging
municipalities
to
plan
for
stormwater
management to minimize changes in water
balance, not increase risks to health and safety
and maximize the extent of vegetative and
pervious surfaces (7.3.2 a)). Where development
is proposed, existing drainage patterns are to
be maintained and related infrastructure is to
be within the limits of development wherever
practical (7.3.2 b)).

The Shelburne OP was adopted by Council on
March 23, 1970 and approved by the Ministry on
November 24, 1972. The Plan was subsequently
amended with the latest consolidation
dated December 2017, including Official Plan
Amendments 34 and 36, both approved by the
Ministry in June 2017.

Land use designations for adjacent lands within
the Town of Shelburne include residential
development to the northeast and to the
southwest limit of the property. Abutting the
Trans-Canada Trail to the northeast are more
lands designated ‘Non-Urban’ and ‘Natural
Features’, with a mix of ‘Residential’ land uses
and ‘Natural Features’ further north within the
limits of the Town’s existing Settlement Area.
Lands to the southeast of the Subject Site include
a mix of ‘Residential’ ‘Commercial’ and ‘Natural
Environment’ designations, with a Special Policy
Area designation (Policy 4.2.4.2), which permits
uses shown on Schedule ‘A’ (Land Use Plan)
as well as Schedule ‘A1’ (Land Use Plan for the
Shelburne West Secondary Plan Area), subject to
an Environmental Impact Assessment.

Policy & Regulatory Context
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Figure 11 - Town of Shelburne Official Plan – Land Use, Schedule A

The Shelburne OP includes a transportation plan.
The Subject Site is bounded by Highway 89/Main
Street West, a designated ‘Arterial Road’ and
‘MTO Permit Control Area’, to the south, as shown
on Schedule ‘C1’ of the Shelburne OP (see Figure
12 – Transportation Plan).
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Northeast of the Subject Site and along the
northeast limit of Phases 2 and 4 of the Phasing
Plan, is the TransCanada Trail, which is designated
as an ‘Existing Off Road Trail’ on Schedule ‘C2’
(Active Transportation Plan) of the Shelburne OP
and connects to a ‘Future Off Road Trail’ planned
to extend north, from the TransCanada Trail to
Muriel Street, Maple Court and Susan Street (See
Figure 13 – Active Transportation Plan).
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Figure 12 - Town of Shelburne Official Plan –Transportation Plan, Schedule C1
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Figure 13 - Town of Shelburne Official Plan - Active Transportation Plan, Schedule C2
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Section 4.8 of the Shelburne OP provides that
permitted uses under the Natural Environment
designation are limited as these areas play
a vital role in contributing to the sustainable
development of the community. Lands
designated Natural Environment include areas
of natural heritage such as woodlands, wetlands,
valleylands, watercourses and natural hazard
areas (e.g. Floodplains) as shown on Schedule E
(Natural Heritage System and Natural Hazards).
Permitted uses are limited to passive and active
recreation (excluding buildings) such as trails
and connecting pathways in some corridor
areas, subject to the approval of the Town and
the Nottawasaga Valley Conservation Authority
(“NVCA”).

Section 4.8.1 provides that the boundaries of
mapped natural hazards, including portions
extending beyond the limits of the Natural
Environment
designation,
are
identified
separately and related policies will be applied
and addressed prior to development within these
areas. In this regard, policy 4.8.4 provides that
it is intended that the boundaries of Natural
Environments may be imprecise and subject to
change and that the Town shall determine the
extent of these areas on a site-by-site basis
when considering development proposals in
conversation with the NVCA. Further to the
Natural Heritage features shown on Schedule
E of the Shelburne OP, the Shelburne West
Lands, inclusive of the Subject Site, are located
within Wellhead Protection Areas of varying
vulnerabilities and include lands designated
‘Highly Vulnerable’, as shown on Schedule ‘F’
(Source Water Protection Designated Vulnerable
Areas) (see Figure 14 - Source Water Protection
Designated Vulnerable Areas).
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Figure 14 - Town of Shelburne Official Plan – Source Water Protection Designated Vulnerable Ares, Schedule F
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Section 2 of the Shelburne OP, sets out the basis
for the Plan, including identifying the approach
to growth. Table 1 provides the population and
employment forecasts from 2016 to 2036, with
growth from 7,650 to 10,000 residents and a job
increase from 2,855 to 3,760. The objectives
of the Plan are outlined in Section 3, including
encouraging well-planned and attractive new
development, providing a mix of housing forms,
providing a safe and effective pedestrian network,
protecting environmental systems and features,
promoting the use of open space networks and
planning for and providing infrastructure and
public service facilities in a coordinated and costeffective manner.
Section 4 of the Shelburne OP addresses land use
policies. Section 4.1 of the Shelburne OP speaks to
general land use policies and provides that:
• the Town’s growth is to be focused on land use
designations within the urban area as delineated
on Schedule ‘A’ for which infrastructure is
provided for or planned;
• development in all areas shall be monitored
to ensure efficient development and land
use patterns, consistency with the PPS and
conformity with the Growth Plan and DCOP; and
• opportunities
for
intensification
and
redevelopment shall be promoted in all
urban land use designations where it can be
accommodated taking into account existing
building stock, brownfield sites and the
availability of suitable existing or planned
infrastructure.
Section 4.2 addresses residential land uses
including ensuring a variety of housing types to
accommodate the diverse needs of residents and
encouraging a high standard of urban design.
Section 4.2.3.4 directs that the Town shall maintain
a sufficient supply of residential land for at least
a 10 year supply and that at least a 3 year supply
of serviced residential units be provided. Further,
4.2.3.4 c) directs that residential development
shall be planned and located to contribute to the
following targets: an overall town-wide housing unit
mix of 70% low density (single and semi-detached),
15% medium density (including townhouses, duplex
and triplex, fourplex and apartments less than 2
storeys) and 15% high density (multi-unit residential
not exceeding 3 stories in height); and contribute to
a greenfield density target of 41 residents and jobs

combined per hectare within Designated Greenfield
Areas. The achievement of these residential targets
are contingent upon adequate capacity in municipal
water and wastewater treatment supply.
Table 2 of the Shelburne OP provides minimum and
maximum gross residential densities: Low Density
ranges from 15 to 24 units per gross hectare;
Medium Density ranges from 24 to 40 units per
gross hectare; and High Density ranges from 40 to
80 units per gross hectare.
Section 4.2.3.7 addresses Special Needs Housing
and states in subsection a) special needs housing
includes “a variety of housing types to meet
supportive housing needs for the elderly, persons
with disabilities and others with special needs…”.
Subsection c) states that the Town will encourage
the development of age-friendly communities
through the provision of a diverse range of housing,
housing in proximity to public service facilities and
universal design principles.
Section 4.2.3.9 addresses housing affordability
and provides that “Council should assist and/
or encourage whenever possible, developments
and programs designed to meet the needs of the
average household or special groups such as
seniors.”
Section 4.9 of the Shelburne OP provides that
lands within the ‘Non-Urban’ designation are
predominantly vacant, undeveloped lands not
deemed necessary for urban development to meet
the Town’s projected needs. Furthermore, Policy
4.9.2 provides that the objective of this designation
is to discourage premature fringe development
that would create adverse economic burden to
the Town and to reserve a land base required to
accommodate additional population growth (our
own emphasis), in accordance with the Urban Area
Expansion policies of section 8.27 of the Shelburne
OP and sections 3.5.1.1 and 3.5.1.2 of the DCOP.
Policy 4.9.3 provides that the pre-dominant use
for lands within the ‘Non-Urban’ designated is
purposed for agricultural and rural uses, excluding
livestock facilities, manure storage, and anaerobic
digesters. Other permitted uses include recreational
and cultural facilities, public and community uses,
and parks and open space, temporary uses such as
community events, festivals and farmers markets,
forestry, wildlife management and conservation
use, and public works facilities.
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Section 5 of the Shelburne OP provides direction
with respect to transportation. The objectives of
the Plan are to provide an adequate road system
including a network of pedestrian and cycling
facilities that support active transportation. The
Shelburne OP identifies Main Street (Highway
89) as an Arterial Road. The primary function of
Arterial Roads is to distribute traffic to or from
other classes of roads. Section 5.3.3 provides
that development along Provincial Highways,
such as Highway 89, within the Ministry of
Transportation’s permit control area, are
subject to MTO approval. The Town will circulate
applicable applications to the Ministry. Right-ofway widths for these Provincial highways will be
in accordance with MTO requirements. County
Roads are subject to County requirements for
entrance permits and County requirements for
right-of-way widths.
Section 5.3.5 addresses local roads. The primary
function of local roads is to provide access to
adjacent land uses. The minimum right-of-way
width should generally be 20 metres (5.3.5 e)) and
sidewalks will generally be required on at least
one side of all new local roads within residential
plans of subdivision.
Policy 7.8 a) directs that all new development within
the urban area shall be connected to full municipal
sewage and municipal water services, where
the proposed use requires servicing. Further,
Section 7.8 d) provides that no new development
shall be approved unless uncommitted sewage
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treatment and water supply capacity is available
and the allocation of required servicing capacity
is granted by Council. Section 7.8 e) states that it
is the intention of this Plan to provide and reserve
servicing capacity for development within the
urban area to accommodate the population and
employment forecasts of this Plan. All stormwater
management plans and programs shall be
developed in accordance with the requirements
of the NVCA and the applicable Town standards
(7.8 g)).
Community Improvement Plans are addressed in
Section 7.14. Schedule D of the Shelburne OP (see
Figure 15) indicates that all of the lands within
the Town’s boundary are within the Community
Improvement Area. Criteria for the selection of a
Community Improvement Area include amongst
other matters deficiencies or inadequacies in
physical services, the road systems, recreational
services and facilities, as well as cultural and
social facilities.
Urban Design policies are provided in Section
7.16 and address matters such as the public
realm, public art, built form, parking, access and
circulation and landscaping. Section 7.16.8 a)
directs that the Town may adopt Urban Design
Guidelines for various locations of development.
Section 8.27 indicates that the Town intends that
all land within the Town Boundary will be included
within the urban area by future amendment(s) to
the Shelburne OP and the DCOP and that such
an expansion will only be considered at the time
of a MCR in accordance with the Shelburne OP
policies 3.5.1.2 and DCOP policies 3.5.1.1.

PHASE 1
SUBJECT
SITE
PHASE 2
SUBJECT
TO OPA

Figure 15 - Town of Shelburne Official Plan – Community Improvement Plans, Schedule D

4.5 Town of Shelburne
Comprehensive Review
& Shelburne West
Secondary Plan (2016)
Although many of these policies are included
in the December 2017 consolidation of the
Shelburne OP, the following section summarizes
the policies of the Shelburne West Secondary
Plan and the two corresponding Official Plan
Amendments (OPA 34 and OPA 36). OPA 34 and
OPA 36, both enacted on July 25th, 2016, were
prepared concurrently and work together. Only
the lands south of Highway 89 were included
in the approved Official Plan Amendments.
However, some of the lands that were included in
the draft OPAs were not included in the approved
amendments, including the Subject Site.

The Town’s MCR was initiated in support of
the DCOP policies to determine the need and
justification for settlement area expansion
to include lands to the west of the existing
settlement area and to identify opportunities
for the conversion of employment lands to
accommodate some of the unallocated forecast
growth identified in the DCOP.
OPA 34 was prepared as part of the Town’s
provincial policy conformity process and applies
to all lands in the Town of Shelburne. Modifications
to the Official Plan resulting from this Official
Plan Amendment included the introduction of
a broader mix of housing types and densities,
an intensification strategy, employment and
population forecasts, conversion of some of
the employment lands and future greenfield
development. Further, OPA 36 was prepared in
support of the Shelburne West Secondary Plan,
which implemented the land use and policy
regulation changes put forth by OPA 34.
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The Secondary Plan was drafted in November
2015, however only Part 1 of the Secondary Plan
Area, the lands south of Main Street West, was
approved by the County and was implemented
through OPA 36. The Secondary Plan included a
second part (Part 2), which includes the Subject
Site, but the Official Plan amendment for Part
2 has not yet been approved. An official plan
amendment for Part 2 will be brought into effect
once the Town confirms the approach required to
service the western expansion lands.
Although not yet in effect with respect to the
Subject Site, the policies of both OPA 34 and 36
have proposed that the Shelburne West Lands
that include the Subject Site, be brought into the
Settlement Area boundary. In this regard, Policy
4.11.1 of the Shelburne OP provides that ‘the
Shelburne West Secondary Plan is part of and is
intended to be read and applied in conjunction
with the Official Plan in its entirety and that in
the event of a conflict between this subsection
and any other subsection of the Official Plan, the
more restrictive policies shall apply.’
As discussed, the Secondary Plan includes the
Subject Site. The objectives of the Secondary
Plan, as stated in Section 4.11.3, generally provide
for the following:
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• development
of
new
residential
neighbourhoods on the west side and
supporting uses including compatible
commercial,
park,
open
space,
and
institutional uses;
• development that supports the downtown core
by directing new development in proximity to
the downtown core with street connections
and trails linking areas of the west side to the
east;
• full municipal services and new development
that is directed in accordance with the
servicing staging area and the staging of
development policies of the Official Plan;
• a safe and connected transportation network
that promotes active transportation and
reduces automobile dependency;
• development that conserves natural features
on the west side and encourages the
conveyance of natural open space into public
ownership and provides for compatible forms
of public recreational use; and
• directing new development
hazardous lands.

away

from

Part 2 of the Secondary Plan proposes that the
Subject Site be designated as primarily ‘Low
Density Residential’ uses with ‘Medium Density
Residential’ uses and ‘Community Commercial’
uses located along Main Street West, as shown
on Schedule A1 (Draft - OPA 36, Shelburne West
Secondary Plan) (see Figure 16 – Shelburne
West Secondary Plan - Draft OPA 36).

PHASE 2
SUBJECT
TO OPA

PHASE 1
SUBJECT
SITE

Figure 16 - Shelburne West Secondar y Plan (Draft - OPA 36)
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Policy 4.11.3 of the Secondary Plan provides that
within the ‘Low Density Residential’ areas, the
primary permitted uses shall include a range of
housing types such as single detached, semidetached, duplex and townhouse dwellings,
while permitted uses within ‘Medium Density
Residential’ areas shall include a range of
multiple residential housing types such as
apartments, townhouses, triplex, fourplex and
other multi-unit dwellings. Permitted uses
within the ‘Community Commercial’ designation
include a range of ‘office’, ‘service commercial’
and ‘retail commercial’ uses of a community
or neighbourhood scale and nature, primarily
intended to meet the day to day needs of
local residents and businesses. Furthermore,
secondary uses that support the objectives of the
Secondary Plan are permitted within all three of
these designations and include recreational and
cultural facilities, public and community uses,
home occupation, second units, parks and open
spaces, and minor institutional such as existing
public and utility uses. Accessory dwelling units
may also be permitted as secondary uses within
certain commercial establishments as provided
in the Zoning By-law.
In support of objectives identified in section
4.11.2, the Draft Secondary Plan (Part 2) identifies
Natural Environment designated areas. In this
regard, section 4.11.3.1 (permitted uses) provides
that Natural Environment areas, as designated
within Schedule ‘A1’, are subjected to the limited
permitted uses and policies of subsection 4.8
of the Shelburne OP. It is important to note that
the boundary of these Natural Environment
lands indicated on the Secondary Plan land use
Schedule differs from the boundary identified
on the Town’s in-force Official Plan land use
Schedule (Schedule A), and, in accordance with
subsections 4.8.4 and policy 4.11.3.8(a)(vi) of the
Shelburne OP, the precise boundaries must be
determined on a site-by-site basis through the
review of site-specific Environmental Impact
studies in discussions with the NVCA.
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The Draft Secondary Plan (Part 2) also identifies
a trail network within the Natural Environment
designation,
connecting
the
Residential
Development north of the Downtown Core,
through Main Street West. In addition, the Draft
Secondary Plan identifies locations for potential
neighbourhood parks and provides locations
within the adjacent future development lands
identified as Phases 2 and 3 of the Concept
Plan. In this regard, Section 4.11.3.2a provides
that the location of roads, intersections, trails,
neighbourhood parks, stormwater management
facilities and boundaries of land uses shown on
Schedule ‘A1’ should be considered approximate
and that amendments will not be required for
minor adjustments to the location of these
features. The Secondary Plan further provides
that Neighbourhood parks shall be located,
planned and designed in a manner that provides
for street frontage and a high level of access
and visibility with connections to existing and
future trail routes and linkages, and that parkland
shall be dedicated as a condition of future
development in accordance with subsection 4.7
of the Shelburne OP (4.11.3.7b and 4.11.3.7c).
Further to the Development Criteria outlined
in section 4.4 of this Report, as well as those
prescribed in subsections 4.11.3 of the Shelburne
OP, the Secondary Plan provides that development
of the lands adjoining or near the west limit of the
downtown core shall be complementary to the
planned function of the Commercial Core and
Downtown Mixed Use area, and shall provide for
efficient access and a high level of connectivity
to the downtown core including the provision
of sidewalks and community trails, pedestrian
crossings, and signage.
Finally, section 4.11.3.4 provides that a housing
mix of 60% Low Density Residential uses and 40%
Medium Density Residential uses will be targeted
within the approved Secondary Plan Area
and that development within the Low Density
Residential designation shall have a gross
residential density ranging between 15 and 24
units per hectare, and between 24 and 40 units
per hectare for development within the Medium
Density Residential designation and 40 to 80
units per hectare for High Density Residential. It
is important to note that these provisions apply
only to the approved Secondary Plan area.

4.6 Zoning By-law
The Subject Site is subject to the (Consolidated)
Town of Shelburne Zoning By-law 38-2007.
Schedule ‘A’ – Map 2 indicates that the Subject
Site is zoned ‘Development’ (D) and ‘Natural
Environment’ (NE) (see Figure 17).
Similar to the land-use designation permission in
the Shelburne OP, permitted uses in the Natural
Environment zone are limited to conservation
uses, passive and public park uses and resource
management. The Natural Environment (NE) zone
is also subject to exceptions.

Permitted uses under the Development (D)
Zone include existing buildings and structures,
public utility, resource management, and singledetached dwellings on an existing lot of record
in accordance with the Residential Type One (R1)
provisions of the By-law. Permitted uses under
the R1 Zone include single-detached dwellings,
converted dwellings, home occupation, open
space, and public parks.

PHASE 2
SUBJECT
TO OPA
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SUBJECT
SITE

Figure 17 - Town of Shelburne Zoning By-law 38-2007, Schedule ‘A’
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5

Planning &
Urban Design
Analysis

5.1 Urban Structure, Land
Use and Density
Settlement Area
The policies of the PPS and Growth Plan direct
that settlement area boundaries can only be
expanded and the creation of new settlement
areas is not permitted.
The Subject Site is located within the Town’s
municipal boundary, adjacent to the western
settlement area boundary but not within the
settlement area.
While the Subject Site is located outside of
a settlement area boundary, it is adjacent to
the existing settlement area boundary. The
2020 Growth Plan provides policies permitting
settlement area expansion in advance of a MCR,
in particular policies 2.2.8.5 and 2.2.8.6 provide
that, notwithstanding policies 2.2.8.2 and 5.2.4.3,
a settlement area boundary expansion of up to 40
hectares may occur in advance of a MCR, subject
to criteria set out in policy 2.2.8.5.
The proposal conforms to these policies given
that the size of the proposed settlement
area boundary expansions is approximately
17.8 hectare in size. Further, the proposed
development conforms to and is consistent with
the intent of the PPS and Growth Plan in that it
is an expansion of an existing settlement area
boundary. The proposal would provide a logical
extension to the settlement area.
Further, while the Subject Site is not currently
located within the settlement area boundary,
the Town has indicated its intent to includes
these lands in the settlement area boundary.
OPA 36 (expansion of the Shelburne Settlement
Area, Shelburne West Secondary Plan) is pending
approval subject to confirmation of servicing
capacity. OPA 36 would add the lands to the
settlement area boundary and would redesignate
the lands to permit residential and commercial
uses. Further, Shelburne OP Policies 8.27a and
8.27b (Urban Area Expansion), provide that all
lands within the Town’s boundary will be included
within the urban area for future amendments to
both the County and Town Official Plans.

The Official Plan Amendment applications
to expand the settlement area boundary
demonstrate that the lands can be adequately
serviced with municipal sanitary and water
services through the efficient and logical
extension of existing services. The proposed
development will be serviced with water, sewer,
and storm drainage in accordance with the
standards of both the Town of Shelburne and
Dufferin County as detailed in the submitted
Functional Servicing & Stormwater Management
Report prepared by IBI Group. Further, traffic,
access and circulation can be safely provided by
way of new municipal roads and there will be no
negative impacts to the adjacent natural heritage
features. As such the proposal is consistent
with the criteria for settlement area boundary
expansions.
Further, the PPS and the Growth Plan direct that
communities are sustained by the provision of the
long-term supply of residential uses in an efficient
and cost-effective pattern of development that
will promote the efficient expansion of settlement
areas to minimize servicing costs and to avoid
areas of environmental concern. The policies of
the DCOP and the Shelburne OP are consistent
with this direction.
The design of the proposed development will
promote efficient settlement area expansion,
cost-effective and efficient development
patterns thereby minimizing servicing costs and
avoiding areas of environmental concern.

Land Use
The proposed Official Plan Amendments seek
to redesignate the Subject Site from Non
Urban and Natural Environment to Residential,
Commercial and Natural Environment. As
discussed, refinements to the extent of the
Natural Environment area are proposed. Through
IBI and SLR’s analysis, it has been demonstrated
that upgrades to the culvert under the existing
rail trail would result in a reduction in the flood
lines and natural areas. Further, the field work
conducted for this application resulted in further
refinements to the boundaries of natural areas
included in the Official Plan, which would have
been based on desktop analysis.
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With respect to residential uses, Section 4.2,
Residential of the Shelburne OP provides that
the Town wishes to encourage residential
development in the community which can satisfy
the needs of a variety of individuals, ranging
from young families to senior citizens through
various housing types. In support of this, the
‘residential’ land use designation permits a wide
range of housing forms, including special needs
housing. Permitted ‘secondary uses’ which are
complementary to the residential uses including
parks, open space and home occupation.
Institutional and public uses such as schools,
cemeteries, religious institutions, hospitals and
nursing homes are also permitted.
To ensure that the objectives of the ‘Residential’
land use designation (as prescribed in Section
4.2.2) are achieved, Section 4.2.3.2 sets out
criteria that must be met, including:
• the proposed development will contribute to
achieving the residential targets of this Plan
and to creating a ‘complete community’ (as
defined in Section 9.6);
• the adequacy of municipal services to service
the development in accordance with this Plan
and a Council approved Servicing Allocation
Policy;
• an adequate road system to accommodate the
increased traffic volume;
• the proposed street configurations, densities
and urban form and the availability of existing
or planned pedestrian and cycling pathways
will promote active transportation and reduce
automobile dependency;
• the adequate provision of parks and recreation
facilities in accordance with subsection 4.7
Open Space Recreation and the proximity to
existing or planned public service facilities
such as parks, schools, the downtown core
and other commercial and mixed use areas,
and with local roads providing efficient access
to arterial and/or collector streets to reduce
consumption of energy for transportation to
such areas and facilities;
• the physical layout and design of development
optimizes the available supply, means of
supplying, efficient use and conservation of
energy;
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• land use compatibility and regard for density
and character of adjacent development and
appropriate integration of the proposed use
into the residential community with respect
to building location, form, general exterior
design features and landscaping of the site;
• the proposed development implements
the Town’s Urban Design Guidelines and
Development standards as may be adopted by
Council;
• the adequate provisions for access and
off-street parking facilities, with the latter
generally being located in the rear or side yard
in the case of an apartment building;
• the proposed development will conserve
identified heritage resources, in accordance
with Section 6; and,
• the requirements of Section 7, development
Policies have been met.
The integration of a seniors apartments in the
Town will support provincial and Town policies to
provide a range of housing types and will support
the residential targets in the Official Plan. The key
guiding principles for growth outlined in Section
2.1 of the Growth Plan include supporting the
achievement of ‘complete communities’ that
support healthy and active living and meet
people’s needs for daily living throughout an
entire lifetime. Policy 2.2.1(4) provides that this
will be achieved by, among other things:
• providing for a diverse mix of land uses;
• improving social equity and overall quality
of life for people of all age’s abilities and
incomes;
• providing a diverse range and mix of housing
options; and
• providing for a more compact built form
The proposed development supports a mix of
land uses and contributes to the development of
complete communities, including the provision
of purpose-built rental seniors apartments and
retail/commercial plaza as well as open space
areas that would serve the new community as well
as the surrounding community within Shelburne
West.

Table 2 - Permitted Primar y Dwelling Types and Minimum and Maximum Gross Residential Densities

Density Designation

Primary Dwelling Types and Gross Residential Densities
Primary Dwelling

Min. Density

Max. Density

Single detached, semi-detached,
duplex dwelling

15 units per
hectare

24 unit per
hectare

Medium Density

Multiple residential including
apartment, townhouse, triplex,
fourplex and other multi-unit
dwellings not exceeding
2 storeys in height

24 units per
hectare

40 unit per
hectare

High Density

Multiple residential including
apartment, townhouse, triplex,
fourplex and other multi-unit
dwellings not exceeding
3 storeys in height

40 units per
hectare

80 unit per
hectare

Low Density

Section 4.2.3.4 provides that the following
residential targets be achieved through
residential development: residential development
shall be planned and located to contribute to
achieving a Town-wide housing unit mix of 70%
low density, 15% medium density, and 15% high
density in accordance with Table 2 below.
Table 2 –Permitted Primary Dwelling Types
and Minimum and Maximum Gross Residential
Densities
PPS policy 1.1.3.6 directs that development is
encouraged to have compact form and a mix of
uses and densities. In addition to the residential
uses, the proposed development supports a mix
of uses as it is planned to accommodate retail
or neighbourhood commercial uses along Main
Street.
The proposal is for purpose built rental for
seniors that will be provided at market rental
rates. In this regard, the proposal does not
constitute affordable housing, per Shelburne
Official Plan policy 4.2.3.9 and the PPS definition
of affordable. Further, while Shelburne Official
Plan policy 4.2.3.7 c) encourages age-friendly

communities, which the proposal supports, the
description in Policy 4.2.3.7 a) of special needs
housing refers to supportive housing needs and
therefore does not apply to the proposed use.
In our opinion, the proposed land uses are
appropriate as the proposal provides a mix of
uses in a compact form and in particular, provides
for uses that support provincial objectives.

Density
The proposed residential uses in Phase 1 are in
the form of apartment units which are planned to
be developed for seniors housing.
A Draft Plan of Subdivision has been prepared
to provide a high density residential block with
93 apartments for seniors. The high density
residential and commercial uses are generally
located along the arterial road frontages, while
the lower-density residential units will be
provided along the interior local roads as part
of Phase 2. The proposal for Phase 1 provides
an overall density of up to 40.1 units per gross
hectare for the seniors apartments, which is in
keeping with the density range for High Density
Residential (refer to Table 3).
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If this Settlement Area Boundary Expansion is
approved the Subject Site would be considered
as designated greenfield areas and therefore
the Town of Shleburne OP policies on greenfield
density target would apply.
Section 4.2.3.4 of the Town of Shelburne OP
provides that a greenfield density target of 41
residential jobs combined per hectare within
Designated Greenfield Areas.

Further, the Proposal supports the overall
objectives of the draft Shelburne West Secondary
Plan that was prepared for the Subject Site which
included Medium Density Residential, Community
Commercial, and Natural Environment on the
Subject Site in the draft land use schedule.
The proposal generally supports the intent of
these designations by providing growth and
development that are in line with the policies of
the Shelburne OP.

Table 3 - Table 3 : Proposed Units and Density

Gross Area
(ha)

Official Plan
Density
Range

Proposed Units and Density
Number of units

Apartments

2.23

40 to 80 uph

The Proposal provides gross densities of up
to 40.4 units per hectare in the High Density
designation. As noted earlier, the Official Plan
Amendments apply to Phase 1 of development
as well as the adjacent Phase 2 area to create a
logical extension to the existing settlement area
boundary.
Further, the Growth Plan (2020) directs that
Designated Greenfield Areas for the upper-tier
municipality will achieve a minimum density
target of 40 residents and jobs per hectare, as
outlined in policy 2.2.7.2 (b) and will contain
a compact urban form. While the County, the
upper-tier municipality, has not yet completed its
MCR to determine if it can achieve the density of
40 residents and jobs per hectare or if it requires
a reduced target, the proposed development
would contribute to the County’s overall density
target through the provision of the proposed
compact form and range of densities and housing
types. The proposed development will support
the urbanization along Main Street, which is
appropriate within the Town’s urban boundary.
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93

Units per gross ha

40.1

Further, the proposed development will contribute
to the Town and County’s ability to achieve the
population targets in their in-force Official Plans.
Through the County’s earlier MCR process,
completed for the in-force Official Plan, it was
determined that an additional approximate 1,600
persons of the reserved population allocation
for the County could be accommodated within
the Town of Shelburne, but that any additional
growth past the 2031 projection and allocation
of 10,000 persons would require an expansion
to the Town’s Urban Settlement Area, subject to
servicing capacity analysis.
In our opinion, the proposed densities are
appropriate as the proposal provides a mix of
uses in a compact form and in particular, provides
for uses that support Provincial objectives and
policies.

5.2 Functional Servicing
Report & Stormwater
Management Report
A Functional Servicing and Stormwater
Management Report for Flato Shelburne
Development Phase 1 has been prepared by
IBI Group. The proposed development can be
serviced by both municipal sanitary and water
services, in accordance with the policies set out
in the PPS, the DCOP and the Shelburne OP. The
municipal grading and servicing to support Phase
1 of the proposed subdivision has been designed
in accordance with the Town of Shelburne
Standards. Based on the review of municipal
grading and services considered the report
concludes that, it is feasible to provide municipal
servicing to the Flato Shelburne Development,
Phase 1 based on the proposed Draft Plan of
Subdivision
With respect to the water supply, Phase 1 will be
serviced by connecting into the existing 400mm
diameter HDPE watermain on Main St W (Highway
89). A 250mm diameter watermain will be
extended along the internal roads to service the
Seniors Residence and the Commercial block. The
watermain will temporarily terminate at the north
limit of the Phase 1 development with a hydrant
and temporary blow-off , and temporary looping
will be provided at the turning circle, which are to
remain in place until the watermain is extended
into Phase 2. . Watermain sizes for future phases
will be confirmed during the functional design of
those phases.
Regarding sanitary servicing, The internal sanitary
sewer system for the entire development will be
serviced by gravity sewers. Since the available
outlet is located at the Muriel Street servicing
easement, a sanitary sewer is to be extended
from Phase 1, through Phase 2 and across the
existing community trail in order to connect
into the existing sewer. To support Phase 1, the
identified main line section of sewer within Phase
2 is proposed to be constructed. Servicing stubs
to service Phase 2 and the external lands located
west of the Muriel Street servicing easement are
to be provided for future connections.

A stormwater (SWM) pond to service Phase 1
is proposed to be graded and constructed in
the ultimate SWM pond location that will be
required to service both Phase 1 and 2. Storm
flow will be conveyed from Phase 1 to the SWM
pond along a temporary drainage swale. To
support Phase 1, the SWM pond will operate as an
interim pond to specifically provide the required
quantity and quality control for Phase 1. As part
of the development of Phase 2, the pond outlet
structure will be adjusted to provide the ultimate
quantity and quality controls for Phase1 and
2. The proposed interim SWM pond will meet
the requirements of the Town of Shelburne,
Nottawasaga Valley Conservation Authority
(NVCA), and Ministry of the Environment,
Conservation, and Parks (MOECP).

5.3 Environmental Impact
Study
The natural features have been evaluated by
SLR Consulting Ltd. and appropriate buffers
have been identified to demonstrate that the
proposal will be consistent with the PPS. The
report concludes that the proposed 10 meter and
15 metre buffers represent effective mitigation
strategies in order to protect natural features
on site and connecting corridors to adjacent
features. Further, understanding that the
Shelburne OP policies protect the NHS, but is
subject to further study, the EIS demonstrates
that the extent of the Natural Environment
on Schedule A was artificially large due to the
undersized culvert and lack of drain maintenance.
The EIS and FSR reports describe the field study
and engineering used to justify the realignment
of the NHS, incorporating the woodlands, the
watercourse contained within the drain and
most wetlands. NVCA, the Town and engineers
planning the drain maintenance have all worked
together to identify the adjusted flood plain and
resulting optimized natural and development
areas. In addition,identification of an undersized
culvert under the Trans Canada Trail presents
an opportunity to install an appropriately sized
culvert which could achieve goals associated with
improved safety from flooding hazards, upstream
expansion of tile drainage, and altered floodplain
area and associated flood lines. Remodelled flood
lines also support sound planning principles and
enhanced natural areas.
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5.4 Traffic Impact Study
A transportation report has been prepared
under separate cover by LEA in support of the
proposed application on the Subject Site. The
transportation report concludes the proposed
development is expected to have an acceptable
impact on the transportation network in the study
area. With respect to the traffic conditions, the
Subject Site is projected to generate 93 and 91
primary trips in the AM and PM peak hours. Under
the future total traffic conditions, all movements
at the Own Sound Street and Main Street West
are anticipated to operate below capacity with
acceptable LOS during the studies peak hours.
All movements at the studied unsignalized
intersections, including the proposed site access
on Main Street West, are expected to operate
significantly below capacity and with a maximum
delay of 12 seconds. Therefore, the proposed
development will have an acceptable impact
on the local transportation network in the 2024
study horizon.
With respect to the Parking and Loading, a
parking supply of 149 parking spaces is proposed
for the Proposal, which satisfies the minimum
requirement of 141 spaces as per the Town’s
By-law. A minimum of one (1) loading space is
required for the proposed commercial use, which
is expected to be provided on the subject site. A
loading space is not expected to be proposed for
the residential use, which meets the requirements
as this use does not require a loading space.
Thus, the proposed loading provisions for the
subject site is expected to meet the minimum
requirements.
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Conclusion

The applications for Official Plan Amendment,
Draft Plan of Subdivision and Zoning By-law
Amendment are intended to facilitate the
proposed development on full municipal services
as part of an expansion of the Town’s settlement
area, in Shelburne West. The development
provides a logical and efficient extension to
the settlement area, contributing to a complete
community with a compact built form, mitigates
impacts on the adjacent natural heritage
features, and can be adequately serviced with
full municipal services in accordance with the
standards of Town of Shelburne, Dufferin County,
and the NVCA.
The development supports provincial priorities
including a people-first approach and the
provision of a range of housing options, including
housing for seniors.
It is our opinion that the proposed development is
consistent with the policies of the PPS, conforms
to the policies and direction set out in the Growth
Plan, DCOP, and the Shelburne OP. As such, the
proposed development is both desirable and
appropriate, and represents good planning.

