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October 12, 2016 
 
Township of Clearview   
Community Services  
217 Gideon Street  
Stayner, Ontario L0M 1S0 
 
 
Attn:  Mrs. Mara Burton, Director of Community Services  
 
Re: Application for Draft Plan of Subdivision Approval, and Applications to Amend the Official 

Plan and Zoning Bylaw.  Clearview Garden Estates Subdivision, 6237 27/28 Nottawasaga 
Sideroad.  CGE Capital Management Inc.  

 
We are authorized agent by the owner to submit the above referenced applications (‘development 
application’) for staff consideration and Council approval.  The development application represents an 
opportunity to create an adult lifestyle community in Stayner that will benefit the entire Township.  
Clearview Garden Estates (‘CGE’) is a residential community that provides much needed transitional 
adult lifestyle housing including senior care facilities for assisted living and palliative care.   
 
The proposed development will abut a manmade lake with parkland and pedestrian linkages that will 
connect CGE with adjacent planned communities to the south and the east.  The lake at CGE will provide 
a community focal point with purpose for Township Gatherings and an environmental resource that 
flourishes as a healthy natural heritage area that will revitalize habitat by providing a naturalized feature 
that will attract and sustain indigenous and endangered wildlife and vegetation species.   
 
Since our Pre-Submission Consultation on March 27

th
, 2016, we set out to refine the development 

concept for CGE based on extensive study of the subject site including the effort of environmental 
scientists, geotechnical engineers and our civil engineers.  Our development application represents a 
year of intense effort by our team after taking to heart your comments and the comments and needs for 
the Township expressed by Mayor Vanderkruys and Chief Administrative Officer Sage.   
 
We trust that you will agree that our development application provides for the collective vision we shared 
for the property and the Township at our pre-submission meeting and offer it for your review and 
recommendation to Council for processing and approval.   
 
Upon reviewing the Township’s requirement for a complete application, we respectfully submit the 
following plans and documents:   
 

 Two (2) duly executed originals of the Townships subdivision application form. 

 Two (2) duly executed originals of the Townships official plan and zoning bylaw amendment 
application form. 

 Twelve (12) copies of this letter which includes the Planning Justification Report. 

 Twelve (12) full sized copies of the proposed subdivision folded to 8.5”x11”. 

 Twelve (12) copies of the Functional and Environmental Servicing Report, prepared by The 
Municipal Infrastructure Group (Version 1) and dated September, 2016, which includes the 
following reports: 

1. Functional Servicing Report prepared by The Municipal Infrastructure Group; 
2. Appendix A: Environmental Impact Statement dated September 22, 2016 prepared by 

Dillon Consulting; 
3. Appendix B: Lake Design Report dated September, 2016 prepared by Ecosystem Works 

Inc.: 
4. a)  Appendix C: Preliminary Geotechnical Investigation Report dated January, 2016 

prepared by GeoTerre; and,  
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b) Hydrogeological Report dated March 30, 2016 prepared by Palmer Environmental 
Consulting Inc.; 

 Twelve (12) copies of the Stage One Archeological Assessment prepared by ASI Heritage 
Services. 

 Twelve (12) copies of the Traffic Impact Study prepared by Mark Engineering.  

 One (1) CD containing a digital copy of each of the above noted documents. 

 A cheque in the amount of $52,500.00 payable to the Township of Clearview for required 
application fees ($9,000.00, for the Official Plan/Zoning Bylaw Amendment application, and 
$43,500 for the Plan of Subdivision application). 

 A cheque in the amount of $24,250.00 payable to the Nottawasaga Valley Conservation 
Authority which is 25% of the required payment at the time of application.  

 
 
PLANNING JUSTIFICATION REPORT 
 
On behalf of the owner, we are pleased to submit our Planning Justification Report in support of the 
subject land development application.  Our report considers Provincial, County, and Municipal land use 
policy as well as the input of expert consultants including but not limited to engineers, and environmental 
scientists to determine development constraints so that all forms of adverse impact is satisfactorily 
addressed and deliver a quality subdivision design that balances the needs of the Township with due 
consideration to natural features and Heritage areas. 

Mainline Planning Services Inc. (‘Mainline’) is authorized by CGE Capital Management Inc. (‘the owner’, 
‘CGE’) to act as its authorized agent with respect to all planning and development matters associated with 
the redevelopment of their property.  Our retainer includes the preparation and submission of 
development applications to support the necessary approvals including the proposed draft plan of 
subdivision, and any supporting amendment to the Town’s Official Plan and Zoning By-law.   

A pre-submission consultation meeting was hosted by Township staff on March 31
st
, 2016.  We attended 

the meeting with the owner and his engineers.  We were honoured by the attendance of the Mayor, the 
CAO, the Director of Community Services and a Community Planner.  The minutes of our meeting are 
attached as Appendix “A”.  The meeting was productive resulting in the proposed plan of subdivision and 
identified the submission requirements necessary for a complete application.   

 
The Proposal 
 
The proposed subdivision provides for 730 homes and includes a full range of housing types and 
densities including semi-detached homes, street townhouses, row townhouses, cluster townhouse 
apartments, and 5 storey medium density apartment buildings (See Figure 1).  In addition, the plan 
provides the potential for local commercial uses and a mixed use property for institutional and medical 
support services for an assisted housing complex including a long term care facility and retirement 
building at the northern boundary of the property.  The addition of a 10 hectare naturalized lake will 
provide an excellent focal point to the proposed adult lifestyle community and an excellent amenity to the 
Township that is accessible by the existing rail trail and new pedestrian trails proposed within the 
subdivision. 
 
At our pre-submission consultation, Staff was very supportive of the owner’s vision for development of the 
property.  The Mayor indicated that the Township has an immediate need for assisted living and care 
facilities including retirement housing.  Together we discussed in concept a proposed community that 
included transitional housing as well for mature empty nesters looking to downsize but not necessarily 
ready for retirement in a condominium or rental apartment building.  To develop a marketable community, 
we discussed a naturalized lake that is large enough to create an environmental feature and improve the 
natural connectivity of the expanded natural heritage area including the riverine environment abutting the 
rail and emptying into Lamont Creek.    
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The lake was carefully designed incorporating the expertise of our project team of planners, civil, 
geotechnical and hydrological engineers, environmental scientists, and biologists.  The result is an 
incredible naturalized lake feature with significant depth and design to provide a safe beach access in the 
north and an enhanced/sustainable wetland area to the southeast.  An enhanced wetland is planned to 
create an extraordinary and sustainable habitat in an area otherwise insignificant and challenged.   
 
The lake provides a wonderful feature that the community will rally around making walks along the 
existing Rail Trail connecting directly to the proposed boardwalk and community paths surrounding the 
lake.  The pedestrian trails are purposefully designed to connect the proposed retirement community and 
assisted living/ long term care facility to a future condominium apartment complex of 3 buildings and a 
main floor neighbourhood commercial area containing bistros and personal service shops that overlook 
the lake and boardwalk.    
 
Parkettes are strategically placed between a main park site along the boardwalk to provide tot lot areas 
for the surrounding residents and rest areas for senior citizens exploring the lake.  We believe that a 
lakefront destination will be attractive to existing residents and provide a reason to stay in Clearview in all 
stages of their lives.  The proposed community park and linear park will provide comfort and intimate rest 
areas along the path system with extraordinary views of the lake, a tremendous gathering space for 
township events and the general enjoyment of all citizens including those with children looking for a place 
to relax and cool off on a hot summer day.  
 
The Mayor was very clear in regards to the need for a retirement facility including transitional housing for 
seniors.  The design advice provided by staff was well received and incorporated in this development 
application.   
 
A long term and assisted care facility and retirement building is proposed adjacent to Nottawasaga 
Sideroad at the property’s gateway intersection.  This location was chosen for its immediate proximity to 

Figure 1: Draft Plan of Subdivision  
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the proposed community park and the pedestrian trail system.  The pathway system is essential to link 
seniors safely to the immediate neighbourhood including the boardwalk and proposed restaurants, cafes, 
and personal service shops.  We took the design further to ensure that all future condominium plans in 
CGE have an access to the path system as well.  
 
We believe CGE’s design will create great lifestyle opportunities for Clearview residents by providing a full 
range of transitional housing that will appeal to empty nesters and seniors ready to enjoy retirement 
without sacrificing location and amenities.  We believe that new home buyers interested in condominium 
apartment or townhouse living will also be attracted to this Lakeside community.  This type of 
comprehensive planning will help strengthen community bonds by providing balance to a community that 
is presently losing a valuable resource – their seniors – and with them a wealth of history and knowledge  
leaving Clearview to obtain adult lifestyle and retirement housing in adjacent towns and cities that are 
currently lacking in Clearview (see Figure 2: Development Concept for CGE).   
 
Executive Summary 
 
The proposed subdivision design is supported by expert studies including, but not limited to, studies 
prepared by environmental and biological scientists, civil engineers, hydro-geological and geotechnical 
engineers, and archeological consultants. The proposed subdivision design incorporates the comments 
provided by the township and is considerate of provincial, county and township planning and 
environmental policy which is required to create a balanced community. 
 
The topography of the subject property is typical farmland with a small area containing bush but for the 
most part barren and farmed for feed corn.  A system of swales was created for farming purposes to 
distribute water during storm events.  The property gently slopes from the northwest to the southeast.  
The predominant historical land use of the site has been for agriculture and in recent years the land is 
available to farm on a rental basis.  As a result, the soils are less fertile as a result of limited maintenance 
practices rendering the property underutilized and fallow. 

The Township Official Plan (‘Township OP’) retains the subject property for urban purposes.  The Town’s 
Zoning Bylaw provides a ‘development’ overlay on the subject property to ensure it is available for 
subdivision development.  The development application provides for a re-designation of the subject 
property and zoning appropriate to permit the landuses illustrated on the proposed plan of subdivision. 
 
The proposed development will be serviced by municipal piped water and sanitary sewers.  These 
services have sufficient capacity to support the development as planned and our engineers have 
prepared a functional servicing plan to ensure the orderly and timely development of this subdivision.  
Existing woodlots and wetlands will be protected wherever possible and improved by compensation and 
enhancement measures.   
 
The lake feature was designed by a multi-disciplinary team of engineers and scientists.  Geotechnical and 
hydrological consideration was investigated in detail to ensure the creation of a viable and productive 
natural feature without effecting groundwater, the existing creek system, or adjacent natural features. 
 
In summary, it is the collective professional opinion of our design team that the proposed plan of 
subdivision is comprehensively designed in a manner that is functional and serviceable from an 
engineering and environmental perspective.  Furthermore, the draft plan has due regard to the Provincial 
Policy Statements, is consistent with Provincial Plans and with the appropriate amendments will conform 
to the Township’s OP and Zoning Bylaw.  As an underutilized property, this redevelopment opportunity 
represents an appropriate, contiguous, and logical addition to the residential community of Stayner.  
 

 
 
 
 
 
 
 



kurtrobert
Text Box
Figure 2 - Development Concept for CGE
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Property Location 
 
The subject lands are located in the north-west extremity of the designated settlement area of the former 
Town of Stayner (see Figure 3). 
 
The municipal address of the subject property (‘Clearview Garden Estates’, ‘CGE’, ‘subject parcel’, 
‘subject site’) is 6237 27/28 Nottawasaga Side Road.  The subject property is legally described as ‘Lot 27; 
Concession 3 North; Clearview Township, Simcoe County’. CGE is approximately 39.4 hectares. 

 
Site Description 
 
The subject property is located in the ‘Urban Settlement Area Boundary’ as defined by the Township of 
Clearview Official Plan. The site is relatively level with a number of drainage channels which flow from 
northwest to southeast.  An Environmental Assessment Report was prepared by Dillon Consulting 
(‘Dillon’).  Dillon identified a variety of natural features and environmental areas that were considered prior 
to the proposed subdivision’s design.  
 
Surrounding Land Uses 
 
Lands to the South:   

CGE abuts a draft approved plan of subdivision known as Bridle Park to the south.  Bridle Park will 
provide a wide variety of single family homes including detached and semi-detached homes on lots, 
including street townhouses (freehold) and row townhomes in higher density on blocks of land.  Bridle 

Figure 3: Township of Clearview OP Schedule A3 
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Figure 4: Surrounding Land Uses 
 

 

Park will provide parkland and a 
pedestrian trail system connecting the 
planned development to the Rail Trail, the 
existing residential neighbourhood on 
North Street, and CGE to the north.  
Bridle Park will provide approximately 984 
residential units with a variety of housing 
types and densities (see Figure 4). 

Lands to the West:   
 
Lands to the west are designated for 
agricultural purposes as they have been 
historically used for that purpose.  The 
eastern portion of the adjacent property 
has been left fallow for years and as a 
result a relatively new bush lot has 
emerged (see Figure 4).  
 
Lands to the North:   
 
Lands to the north of 27/28 Side Road 
contain a number of rural residential lots 
mixed with woodlot and farmed fields 
(See Figure 4). 
 
Lands to the East:  
 
The easterly limit of the property is shared with the abandoned Barrie Collingwood Railway corridor. The 
Railway right of way is currently occupied by the ‘Rail Trail’.  The Rail Trail is a significant active 
connection between Collingwood and the Bruce Trail.  Beyond the railway right of way are woodlands 
adjacent to lands that are subject to a proposed plan of subdivision for approximately 116 residential units 
including a mix of single family homes, townhomes, and commercial development. Further to the east, 
across Provincial Highway no. 26 is another plan of subdivision application that proposes a mixed density 
residential/ commercial development containing over 100 units (see Figure 4).  
 
 
PLANNING POLICY REVIEW 
 
Provincial Policy Statement 2014 (‘PPS’) 

 
Issued under the authority of Section 3 of the Planning Act, the updated Provincial Policy Statement 
provides policy direction on matters of provincial interest related to land use planning and development. 
The primary policy directions of the PPS include building strong and economically viable communities, 
while protecting the environment through good planning practice to ensure the wise use and management 
of the Province’s natural features and areas, cultural and natural resources, prime agricultural land and 
protecting public health and safety by identifying hazard lands. In order to achieve the policy directions in 
the PPS, policy ‘focuses growth and development within settlement areas’ (Part IV-Vision). The PPS 
provides standards for planning in Ontario on which County and local municipalities are required to 
include and expand upon in their Official Plan(s).  All land use planning decisions made by the Council of 
a municipality must be consistent with the PPS.     
After reviewing the PPS in its entirety, we identified the following policies as relevant to the proposed 
development application.  The PPS policy is noted in italic font and our comment follows in normal font.  

 PPS Policy 1.1.1  “Healthy, livable and safe communities are sustained by: 
 

 Promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term; 
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 Accommodating an appropriate range and mix of residential... employment... 

institutional... recreation, park and open space, and other uses to meet long-term 
needs; 

 

 Avoiding development and land use patterns which may cause environmental or 
public health and safety concerns;” 

Consistent with Section 1.1.1 of the PPS, the proposed development application is planned upon an 
existing Greenfield site located immediately adjacent to the built urban boundary of Stayner.  
Development of the site for residential purposes represents a logical continuation and efficient 
extension of the existing built-up area and a continuation of the efficient use of existing service 
infrastructure while providing a much needed boost to the Municipal tax-base to pay for a new 
sanitary trunk sewer and capacity at the Wasaga Beach Sewage Treatment Plant.   

The proposed mixed residential densities are consistent with other Greenfield proposals developed 
for subdivisions in the area with the additional value of adding a much needed adult lifestyle 
community with transitional housing opportunities and institutional development for assisted living 
facilities, and retirement housing completely lacking in the Township.   The development provides 
employment opportunity, excellent connections for existing residents through a planned network of 
recreational trails linear parks and a major park block.  In our professional planning opinion the 
proposed subdivision design will result in development that is consistent with the PPS and will meet 
the long term needs of the Township of Clearview.  

The proposed development incorporates natural heritage and conservation practices that not only 
mitigate impacts of the development but will provide for expanded environmental area including a 
lake feature with enhanced wetland that will become a cherished natural heritage addition to the 
Township and a recreational feature that will be utilized by the entire community.   
 

 PPS Policy 1.1.3.1  “Settlement areas shall be the focus of growth and their vitality and regeneration  
shall be promoted.” 

 
The subject property is consistent with Section 1.1.3.1 as it is located in the urban settlement boundary of 
Clearview which is designated for urban growth.  The subject development application will focus urban 
development in Stayner, Clearview’s largest urban centre, on land that is immediately adjacent to 
approved residential subdivisions that are serviced by piped municipal services.  As discussed previously 
approval of the proposed development is logical and will result in sustainable development allowing 
capitalization of services recently acquired by the Township at great expense to the Tax Payer.  As a 
result, the subject property is appropriately located in a settlement area and with Council’s approval of the 
proposed plan of subdivision the result will be development that will most certainly add to the vitality and 
regeneration of the Township. 
 

 PPS Policy 1.1.3.2 “Land use patterns within settlement areas shall be based on: 
 

 Densities and a mix of land-uses which: 
 Efficiently use land and resources; 
 Are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for 
their unjustified and/or uneconomical expansion; 

 Support Active Transportation; 
 Are transit-supportive, where transit is planned, exists or may be 

developed.” 
 

The proposal is consistent with policy 1.1.3.2 as the subdivision is designed at a density that efficiently 
uses land and resources in a manner that is appropriate for, and efficiently uses existing infrastructure 
and road connections planned to the south.  The road pattern throughout the subdivision is an extension 
of the grid pattern approved in Bridle Park and provides for the completion of a collector road from 
Highway 26 to 27/28 Sideroad.  The pedestrian trail proposed in the subject subdivision is connected to 
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the ‘Rail Trail’ and permits an active transportation route in addition to the network of local roads 
connecting CGE to Bridle Park and the urban core of Stayner.  The development of CGE and its 730 
proposed housing units will provide much needed apartments and seniors housing to round out the mix of 
homes provided in the Township of Clearview and Stayner specifically.  The proposed mix of medium and 
high density semi-detached, townhouse and low profile apartment style structures, including a potential 
medical long term care facility together with institutional landuses (assisted living and long term care 
facility) will provide a mix of landuses that are appropriate for the Township and transit supportive when 
such services are provided.  It should be noted that existing and proposed environmental features will be 
preserved in a manner that is consistent with PPS policy.  
 

 PPS Policy 1.1.3.6: “New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and shall have a compact form, mix of 
uses, and densities that allow for the efficient use of land, infrastructure and 
public service facilities.” 

 
Approval of the proposed subdivision is consistent with PPS policy 1.1.3.6.  The proposed development is 
planned on lands immediately adjacent to the existing built-up area of Stayner.  The subdivision design 
will have a compact form including transitional and senior housing and assisted living facilities that are 
desperately needed to allow senior citizens to remain in the community.   As mentioned previously the 
proposed subdivision is designed to continue the efficient use of land, infrastructure and public service 
facilities planned by the Township as it recently developed the properties to the south and east.  
 

 PPS Policy 1.1.3.7:  “Planning authorities shall establish and implement phasing policies to ensure: 
 

 That specified targets for intensification and redevelopment are achieved 
prior to, or concurrent with, new development within designated growth areas; 
and, 
 
  The orderly progression of development within designated growth areas and 
the timely provision of the infrastructure and public service facilities required to 
meet current and projected needs.” 
 

Approval of the proposed development application is consistent with Section 1.1.3.7 as it will allow the 
Township to achieve targets for intensification and redevelopment on lands previously considered in the 
Official Plan for new development in Stayner (a designated growth area).  As discussed previously, the 
approval of this development represents the completion of the progression in urbanization of land to 
27/28 Sideroad by completing a major collector road connecting Bridle Park and CGE to Hwy 26 and 
27/28 Sideroad.  The public service facilities exist to meet the current and projected needs of the 
Township including the development of the proposed subdivision. 
 

 PPS Policies: 2.1.1:  “Natural features and areas shall be protected for the long term.” 
2.1.2:  “The diversity and connectivity of natural features in an area, and the 
long-term ecological function and biodiversity of natural heritage systems, 
should be maintained, restored, or, where possible, improved, recognizing 
linkages between and among natural heritage features and areas, surface 
water features and ground water features.” 
 

Approval of the subject development application is consistent with these PPS policies as indicated by the 
owner’s expert environmental scientists, biologists, and engineers.  The necessary studies are attached 
to this application and consideration to the recommendations proposed was provided for in the design of 
the subdivision.  As such, it is the collective professional opinion of the project team that the development 
will result in the protection of natural features and areas for the long term.   Moreover, development is 
predicated on a strategy that will maintain and even improve the long term ecological function of these 
areas and features including the biodiversity of naturalized areas.  The work completed by our 
geotechnical, hydrological and civil engineers pay special attention to the linkages between and among 
natural heritage features and areas including surface water and ground water features.   
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 PPS Policy 3.0:  “…Development shall be directed away from areas of natural or human-made 
hazards where there is an unacceptable risk to public health or safety or of property 
damage.” 
 

The proposed development has considered issues of safety, public health and property damage. The lots 
have been sited so that they are suitably placed in relation to the development enhanced environmental 
area at the western limit of the property.  The Scoped Environmental Study and the Functional Servicing 
Report addressed this policy and the proposed subdivision design directs development away from areas 
of natural or human-made hazards as necessary to protect the public health or safety and to make 
property safe.   
 
Places to Grow Act (‘PTG’): Growth Plan for the Greater Golden Horseshoe 
 
The Places to Grow Act was approved in 2005 and due to this initiative the Growth Plan for the Greater 
Golden Horseshoe (the ‘Growth Plan’) was enacted by the Province in June of 2006. This Plan was 
developed to help shape growth and development for the County until the year 2031. The Growth Plan 
deals with all aspects of development and directs growth to specific properties with an objective to 
“…build compact and complete communities”.   Growth is directed to specific communities to provide 
sustainable and a logical progression of development that: will support a strong economy; Protect natural 
resources; will result in an efficient use of infrastructure; and, use dynamic approaches to growth 
management that includes collaboration of all stakeholders.  

 
Specifically, the PTG Act includes and expands on the general directions provided by the PPS and directs 
substantive new growth to existing communities where increased densities can be achieved on full 
municipal services. It is our planning opinion that the subject development will meet the provincial 
directive to provide for sustainable development by providing increased densities in housing form 
presently lacking in the Township while making use of available capacity in underutilized infrastructure to 
result in complete communities in a defined settlement area.  
 
The PTG policies are contained within three main categories that include: growth, infrastructure, and 
protection.  It is our professional planning opinion that the proposed development is consistent with the 
growth plan and we offer our comment to the relevant policies as follows.  
 

 PPG Policy 4.1.1:  Where and How to Grow 
 

 Transit-supportive Development:   
 

CGE is designed with a modified grid format so that each home is within close vicinity to a main 
collector road.  The main collector is extended from an approved residential community to the 
south providing a logical progression of development through CGE to 27/28 Side Road.    
 
Although public transit is not provided within Stayner at the present time, it is critical that 
proposed developments consider the existing community transportation network to ensure that a 
transit system when available in the future is sustainable. The street pattern proposed for CGE 
can easily accommodate an efficient transit service as it is connected to the existing community 
to the south including Highway 26 through Bridle Park Subdivision and CGE to 27/28 Side Road.  
Council’s approval of the proposed subdivision plan will result in the completion of a transit 
supportive development and connections to the the downtown core for CGE and Bridle Park.  

 

 Pedestrian Friendly Urban Environments:   
 

CGE is designed to provide a pedestrian friendly environment.  A system of streets, sidewalks, 
active trails, and linear park pathways are provided to connect residents to the proposed 
commercial areas, parks and lake. Opportunities exist for pedestrians and cyclists to safely 
navigate natural and urban amenities in the immediate and extended community.  In addition, 
amenities such as schools, churches and the commercial downtown can be accessed using 
methods other than the automobile due to their close proximity to the proposed subdivision.  The 
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design of the proposed subdivision provides accessibility to existing amenities, a full network of 
pedestrian walkways and an opportunity for house construction that emphasize character of 
construction rather than a garage entrance.  The proposed plan of subdivision will result in a 
community that has street appeal and a lakefront amenity that will promote a pedestrian friendly 
experience. 

 

 Complete Communities:  
 

The proposed development contains a mixture of low, medium, and high density residential 
housing types blended together in an appropriate and appealing manner.  The proposal is unique 
as there is potential for a much needed institutional uses including an assisted living complex 
including a long term care facility.  Council’s approval of the subject development application will 
complete the community by providing much needed adult lifestyle transitional housing utilizing full 
municipal services utilizing available capacity to ensure that infrastructure is sustainable, provide 
a naturalized lake feature that will promote Clearview as a livable and complete community 
offering a desirable and healthy lifestyle to existing and future residents. 

 

 Directing Development to Settlement Areas: 
 

The Township of Clearview Official Plan identifies the settlement area of Stayner as their primary 
location for growth.  An important component for growth is access to full municipal water and 
wastewater systems.  The municipality has undertaken many servicing strategies including 
preparing for growth by construction of the new sanitary trunk sewer to the sewage treatment 
plant in Wasaga Beach.  The subject site is within the settlement area boundary of Clearview and 
Council’s approval of the proposed development application will result in the logical progression 
of development in Stayner in a manner that is sustainable including full municipal services and 
infrastructure with the capacity to support CGE in the densities proposed.  As such, it is our 
professional planning opinion that CGE is appropriate development for Stayner that should be 
supported by Council.   

 

 Designated Greenfield Areas 
 

The proposed subdivision is located in a Designated Greenfield Area as defined by Section 2.2.7 
of the Growth Plan.  The property is designated primarily for ‘Rural’ and ‘Residential’ development 
in the Township’s Official Plan and is entirely within the urban settlement boundary of the 
municipality.  
  
The urban growth boundary concept (‘built urban boundary’) was created as a way to ensure that 
development occurs in a logical and progressive manner utilizing existing and planned services 
efficiently so that sustainable development is the result.  Lands beyond the built urban boundary 
but within the municipal boundary are generally considered Greenfield or surplus to the 
development needs of the settlement area (‘township’) unless a demonstrated need can be 
shown.  It is our professional opinion that the development of the proposed CGE subdivision is 
logical to provide sustainable development to Stayner that will include the capitalization of 
underutilized sewage treatment infrastructure deemed necessary to ensure the healthy 
development of the municipality. 

 
PTG policy 2.2.7.2 and 2.2.7.3 require that the County of Simcoe achieve a minimum density 
target of 50 residents and jobs combined per gross hectare throughout all of the Designated 
Greenfield Areas in the County.  We understand that presently the County of Simcoe has only 32 
persons and jobs per gross hectare. 
 
The proposed development application will result in approximately 51 people and jobs per gross 
hectare (see Table 1). 
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Table 1: Growth Plan Density Analysis – Clearview Garden Estates, Highway 26, Stayner, Ontario 
 

Total Land Area:     39.4 Ha 
Non-developable Area (Growth Plan) 9.4 Ha 
Growth Plan Area     35.1 Ha 
 

Unit Mix and Population Estimate Units PPU* Estimated Population 

Semi Detached Homes 67 2.75 184 

Street and Row Townhomes 243 1.96 476 

Apartments (Blocks 1 and 11) 420 1.81 760 

Total 730   1,421 

* Census Data Inputs to Simcoe County Land Budget – 2014 Update 
 

Employment Population   

*Simcoe’s Estimate Working from Home (%) 6.7% 

Work at Home Population 95 

  Commercial Employment 
 Commercial GFA (sq.m.) 0 

Area per Employee (m²) 40 

Estimated Commercial Employment 0 

  Proposed Development Plan   

Total Estimated Jobs 95 

Total People and Jobs 1516 

    

Subdivision Total People and Jobs/ Ha 51 

 

 

 Infrastructure to Support Growth: 
 

With respect to infrastructure, existing and future infrastructure will support and optimize growth to 
2031.  Infrastructure includes but is not necessarily limited to transit, transportation corridors, water 
and wastewater systems, waste management systems, and community infrastructure.  The proposed 
development conforms to the infrastructure policies of the Growth Plan as follows. 

 
The plan includes a mixture of low and medium density residential, institutional, and commercial 
uses that are proposed at a density factor that is transit supportive.  In addition, the Community will 
include open space, environmental lands, and pedestrian linkages. 

 
The feasibility of incorporating bicycle lanes along collector roads is considered in the design of this 
subdivision.  Pedestrian and bike paths are provided in municipal right of way and connect this 
proposed community to the adjacent community center through the park system.  

 
It is understood that the cost to service the development with municipal water and wastewater 
systems will be the responsibility of the developer.  The site will efficiently utilize the extension of 
existing municipal infrastructure.  New development will be on full municipal services as confirmed in 
the Functional Servicing Report completed by The Municipal Infrastructure Group which concludes 
that the provision of services is feasible and will be more than adequate to service the proposed 
subdivision as designed.   

 
This development application is necessary to proportionately fund the extension of waste water 
infrastructure and treatment services from the Wasaga Beach Sewage Treatment Plant which is 
beneficial to the health and welfare of the entire Township.  As sustainable development is an 
ongoing concern for Council to deal with development pressures within the Stayner growth area, it is 
good planning to permit the completion of this proposed residential community to help fund the 
infrastructure needed for the entire township to grow.  This is a principal tenant of the Province’s 
promotion and implementation of ‘smart growth’ policies. 
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Stormwater management will occur using best management practices, and will be designed to the 
full satisfaction of the Township, the Nottawasaga Valley Conservation Authority and the Ministry of 
the Environment.  The Municipal Infrastructure Group has designed a stormwater management plan 
that addresses both water quantity and quality issues, and is feasible to support this plan of 
subdivision.  The use of low impact development by way of a network of swales to mimic the existing 
farmer swale drainage system is an example of the sensitive approach taken by our engineers to 
ensure the design serves the development while being environmentally responsible. 

 

 Protecting What is Valuable: 
 

The subject property: 
 

 is not included in whole or in part in the Greenbelt Plan Area; 
 is not identified as a ‘prime agricultural area’; 
 is not important for mineral aggregate resources. 

 
As required by Provincial policy and in response to advice received from Town staff and the 
Nottawasaga Valley Conservation Authority (‘NVCA’), a scoped environmental study, lake design 
report, hydrogeological and hydrological studies were undertaken to ensure that the wise 
management and use of natural resources, prime agricultural lands, and hazard lands are identified 
and protected.   Our project team of expert environmentalists, biologists and engineers completed a 
Functional and Environmental Servicing Report to ensure all matters of concern are addressed in the 
design of the subject subdivision.  It is our professional planning opinion that the development site is 
not identified as a ‘prime agricultural area’ and is not important for mineral aggregate resources.  
Furthermore, the subject property is not included in the Greenbelt and is therefore consistent with the 
above referenced PTG policy. 

 

 The Growth Plan was amended in 2005 to include an additional policy Section 6 for the Simcoe 
County Sub-area that includes the cities of Barrie and Orillia. The context of the new policy is to 
“direct a significant portion of growth within the Simcoe Sub-area to communities where the 
development can be most effectively serviced and where growth improves the range of opportunities 
for people to live work and play in their communities”. The intent is to provide a “foundation for 
municipalities to align infrastructure investments with growth management, optimize the use of 
existing, planned and new infrastructure, co-ordinate water and wastewater services and promote 
green infrastructure and innovative technologies.”  

 
Schedule 7 to the Growth Plan (2006, 2013 Consolidation) provides population and employment 
forecasts to the year 2031 with indication that the Simcoe Sub-area is anticipated to grow to a 
population of 667,000 persons and 254,000 jobs which are distributed to the various constituent 
municipalities.  Schedule 7 further enumerates the distribution of the population and jobs to the 
various local municipalities, forecasting a population of 19,700 persons and 5,100 jobs in the 
Township of Clearview by 2031. 
 
Amendment No. 2 to the Growth Plan increases the population forecast for all areas of the Greater 
Golden Horseshoe (‘GGH’) to the year 2041 and increases the allocations for the Simcoe Sub-area to 
796,000  persons and 304,000 jobs during the same period.  The amendment leaves the distribution 
of growth in Simcoe to growth areas with the capacity to accommodate development on full municipal 
water and sewer services.  Some flexibility in population and job allocation is provided by Section 6.1 
in the statement that “the intent of this policy is that by 2031 development for all the municipalities 
within Simcoe County will not exceed the overall population and employment forecasts contained in 
Schedule 7.”  Clearly, Stayner has the capacity in its municipal infrastructure to accommodate the 
growth proposed in the Township’s Official Plan and on this basis approval of the subject 
development application is consistent with the Growth Plan. 

 

 Development may be approved in settlement areas in excess of what is needed to accommodate 
the forecasts in Schedule 7, provided the development : 
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 Contributes to the achievement of intensification targets and density targets identified by 
the Minister in accordance with policy 6.5.3; 
 

 Is on lands for urban uses as of January 19, 2012; 
 

 Can be serviced in accordance with applicable provincial plans and provincial policies; 
 

 Is in accordance with the requirements of the Lake Simcoe Protection Plan, 2009, if 
applicable.  
 

It is our professional planning opinion that the County may approve Township adopted official plans 
or amendments that re-designates land in a settlement area for urban uses provided the property is 
needed for to accommodate logical growth as forecasted in Schedule 7 of the PTG provided it is 
demonstrated that growth: 
 Can be serviced in accordance with applicable provincial plans and policies; 
 Contributes to the achievement of the intensification target and density target set in accordance 

with policy 6.5.3; 
 Contributes to the development of a complete community; 
 Is subject to phasing policies; 
 Contributes to the achievement of the jobs to residents ratio in schedule 7 for the lower tier 

municipality; 
 Is in accordance with the requirements of the Lake Simcoe Protection Plan 2009, if applicable; 
 Is supported by appropriate transportation infrastructure and is in accordance with any 

transportation guidelines and policies developed by the County of Simcoe; 
 Is in accordance with any additional growth management policies specified by the County of 

Simcoe that do not conflict with the policies of this Plan. 
 
It appears that this policy is effective until January 19, 2017 and is applicable to all proposals in place 
after the approval of GGH Amendment No. 1 on January 19, 2012.  It appears that the policy is not 
intended to promote a population increase in excess of 20,000 persons. 
 
This subject development application includes an amendment to the Official Plan and Zoning Bylaw to 
support the proposed Plan of Subdivision.  It is our professional planning opinion that the development 
application is consistent with the aforementioned policy.  The application proposes a total of 730 
residential units along with a long term care facility on approximately 39 hectares.  The unit density 
approximates 20 units per gross hectare of site area at a potential density of 2.5 persons per unit.  This 
achieves the 50 persons and jobs per hectare indicated by policy to be desirable density for Greenfield 
development in settlement areas by the Growth Plan.   
 
The development proposal is located within the urban growth boundary as depicted by the 2001 
Clearview Official Plan and the 2013 approved version of the County of Simcoe Official Plan.  Based on 
our review of Schedule 4 to the Growth Plan the subject parcel is located within the area of Stayner that is 
identified as a “Greenfield Area”.   
 
In order to ensure that sufficient service potential is available for this and other new proposals in the 
Stayner area, the Township of Clearview has entered into an inter-municipal agreement with the Town of 
Wasaga Beach to obtain sewage treatment capacity.  That agreement resulted in the construction of the 
sanitary trunk sewer to Stayner and was financed by the Federal and Provincial Government, the Town 
and Developers.  The capacity of the sewer includes an allocation to develop all designated Greenfield 
lands located on the western edge of Stayner.  This servicing provides an increased employment 
potential for the overall community and enables the development of a more complete community with an 
acceptable job to population ratio.   
 
The community of Stayner also has the ability to utilize the water provision capacity of the 
Alliston/Collingwood water filtration and pipe network which is located in the rail lands that abut this 
proposal.  The water will augment the current Stayner Ground Water sources and there is sufficient 
capacity to accommodate the subject development application. 



- 15 - 

mainline planning services inc 
P.O. BOX 319, Kleinburg, Ontario, Canada   L0J 1C0   Tel: (905) 893-0046   Fax: (888) 370-9474 

Figure 5: County of Simcoe Land Use Designation 

 

It should be noted that the subject property is not located within the Lake Simcoe Protection area.   
Furthermore, the staff and Council of the Township of Clearview have unequivocally indicated that there 
is municipal capacity for both water and sewer services as well as the means to extend services to the 
proposal and therefore we conclude that Council’s approval of the subject development application is 
consistent with the Growth Plan. 
 
In view of the above, it is our professional planning opinion that Council’s decision to approve the subject 
development application is consistent with the Growth Plan. 

 
County of Simcoe Official Plan 

 
The County of Simcoe Official 
Plan (‘Simcoe OP’) provides 
designates the Township of 
Clearview ‘Settlements’.  The 
Simcoe OP directs residential 
development in defined 
settlement areas “where full 
municipal services” are or can 
be made available in compliance 
with the PPS.  As this proposal 
is within the defined urban 
boundary of Stayner, it is our 
professional planning opinion 
that an amendment to the 
Simcoe OP is not required to 
support the proposed 
development application. 

The County of Simcoe Official 
Plan, adopted on November 25, 
2008 was granted substantive 
partial approval on January 22, 
2013 by the OMB. The following 
is based on the partially 
approved version. 

Schedule 5.1 (June 2016 revision) designates the subject lands as “Settlements” with the Settlement 
Area Boundary” being located at the northerly and westerly limits of the proposal as indicated in figure 5. 
The proposed development conforms to the relevant policies of the County’s OP and we offer our 
professional planning opinion as follows. 

The policies in the County’s Official Plan are consistent with the PPS and Growth Plan.  The County 
directs “a significant portion of growth and development to settlements where it can be effectively 
serviced” (Sec 3.1 & 3.2.4).   Stayner is the largest “settlement” area in the Township of Clearview.  
Stayner is serviced by municipal water and sewage services that have sufficient capacity to 
accommodate development of Greenfield lands that are designated for development including the subject 
lands.   

Simcoe OP policies 3.2.12, 3.2.13 and 3.2.14 support the approval of the subject development application 
as the Township presently lacks the landuses proposed which are warranted to provide: 

 A mix of uses including housing type and density, 

 Enhance transportation opportunities including non-motorized, 

 To promote opportunity for employment within a context of achieving density targets 
indicated by the Growth Plan and detailed within the County Plan.    
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Policy 3.2.12 requires that the Township delineate the boundaries of settlement areas in their official 
plans based on what is shown on Schedule 5.1 of this Plan, and establish land use designations and 
policies to ensure that new development occurring within these settlements is planned in a manner that:  

 Provides for a mix of land uses, including residential, employment, recreational and 
human services as appropriate based on the settlement hierarchy and role of each 
settlement area as determined by the local municipality, to enable people to live, work 
and play in close proximity;  

 Provides for enhanced transportation opportunities for pedestrians and cyclists;  

 Provides for densities and land use patterns supportive of transit service where planned 
to be available in the future;  

 Provides for a variety of housing types, including affordable housing; and  

 Is phased according to the availability and provision of infrastructure and public service 
facilities and the phasing policies of this Plan.  
 

County OP Policy 3.2.13 requires the Township to implement policy 3.5 including phasing and other 
strategies to ensure logical and orderly progression of development within settlement areas and minimize 
partially developed communities and time the provision of infrastructure and public service facilities 
required to meet the current and projected needs.  

Policy 3.2.14 requires that the development of lands within settlement areas is managed by a holding by-
law or appropriate draft plan conditions to coordinate development phasing with the availability of 
servicing capacity and transportation infrastructure according to phasing policies of Section 3.5 of this 
Plan. 

Policy 3.5.23 provides for the compact development of settlements as stated in Section 3.5.2 to be based 
on specific density targets for local municipalities in Simcoe County. Accordingly, it is a policy of this Plan 
that development on designated Greenfield areas will be planned to achieve a minimum density target of 
residents and jobs combined per hectare as follows: 

 Township of Clearview has a density target is 32 residents and jobs combined per hectare. The 
average County-wide density target is 39 residents and jobs combined per hectare.     

It has been previously indicated that the subject development application exceeds the County’s density 
target and achieves the Provincial requirement while providing a low profile design that meets the 
requirements of County OP policy 3.5.26. 

Policy 3.5.26 requires that settlements, and the downtowns and main streets of primary settlement areas, 
shall be promoted as focal points for residential, commercial, and institutional uses, through the following: 

 Establishing safe and pleasant pedestrian environments which encourage movement by 
foot and bicycle and transit.  

 Protection of heritage buildings and structures.  
 Development of attractive streetscapes.  
 Encouragement of downtown economic development initiatives.  
 Development of a range of housing types and costs. 

 
It is our professional planning opinion that the County’s approval of the proposed Official Plan 
Amendment to the Town’s Official Plan will result in a development that conforms to the aforementioned 
policies.  The result will be a plan of subdivision that is a logical progression of the existing settlement 
area providing the completion of infrastructure connections to 27/28 Sideroad and a complete community 
that includes adult lifestyle transitional and assisted living housing which is currently lacking and needed 
in Clearview.   As discussed throughout this document, the County OP is consistent with the PPS and 
provincial plans and therefore the justification provided for the subject development application applies to 
this discussion of conformity to County and Township OP policy.  The result will be a subdivision 
designed for a safe and pleasant pedestrian environment, attractive streetscape, and a variety of housing 
types suitable to the amenities that are to be developed as part of the proposal which is in conformity to 
the County OP.  
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With the exceptional increase in municipal service capacity within the Stayner Settlement Area, there has 
been a significant increase in the potential for development and employment growth without the need of 
expanding the existing urban boundary.   

In this context, the subject development application conforms to the Simcoe County Official Plan as 
approved. 

 
Township of Clearview Official Plan  
 
This proposed development application considers the Township’s relevant Official Plan (‘OP’) policies 
including those that describe the vision, goals and overall objectives for growth within the municipality and 
more specifically within the community of Stayner.   

The OP recognizes the area has a unique blend of urban and agricultural tradition.  It is apparent that the 
Township has embraced the role of continuing to provide for the conservation of good agricultural land 
while also acknowledging that Stayner will be a centre of growth.  As outlined in section 2.1 of the Official 
Plan, it is Township’s priority for growth to be accommodated with a discerning eye for ensuring that the 
preservation of local features and the historical character of the area are maintained. In this regard the 
proposed development of the subject lands is appropriate.  

The community of Stayner is the major growth center of the Township. The Township recently invested in 
service infrastructure appropriate to support existing and proposed development in the area.  Clearview 
invested in a new trunk sewer to insure that the Township could plan for logical growth in planned 
settlement areas like Stayner and now rely on orderly development make service infrastructure 
sustainable.  Council’s approval of this development application will contribute to sustainable urban 
growth in Stayner and preserve the County’s rural, and prime agricultural lands.  This is the very essence 
of the Growth Vision for the Township as outlined by the Official Plan.  

The majority of the subject property is designated ‘Rural’ with Greenland-Hazard to recognize three small 
drainage swales (see OP Schedule ‘A3’).  A portion of the subject property is designated for ‘Residential’ 
development (See Figures 1 and 2). An amendment to the Official Plan is necessary to implement urban 
residential development as proposed in the subject draft plan of subdivision.  

The Township’s Official Plan supports urban residential development in Stayner and the subject site is 
considered for urban development as proposed in our applications. These lands are near the built urban 
boundary and existing roads and infrastructure, specifically the future development proposal immediately 
south of the property. Figures 3 and 4, show the proximity the subject site is to existing and future 
development.    

It should be noted that re-designation of the ‘Rural’ classification of this site to ‘Residential’ is appropriate 
to support development of full municipal services in the density and housing forms proposed. Moreover, 
rural development on private services is no longer deemed appropriate by Provincial Policy, County or 
Municipal Official Plans. Re-designation to Residential is considered appropriate and reasonable to 
support the infrastructure necessary to promote growth and the health of the Township.    

As required by Section 4.4.5 of the Official Plan ‘Special Rural Policies – Urban Settlement Areas’ 
recognize the special circumstances of the ‘Rural’ designation located within the defined Urban Boundary.  
The policies very clearly indicate that the Rural Designation has been placed as a holding mechanism as 
a result of servicing constraints or other issues that, at the time of development of the plan, made them 
less suited to development.  The policies recognize the potential for re-designation and, with new 
applications and better servicing methods, this has occurred on other lands to the south within the 
Stayner area in the past.   

This is the last large parcel in the north-west quadrant of the Stayner Settlement area to be considered for 
urban development.  It is noted that the policy direction of recognizing the rural designation within the 
urban context as a holding area conforms to the County of Simcoe Official Plan.  The information 
submitted as part of the application package clearly show that this proposal is consistent with the entire 
applicable Provincial, County and local policy directions for growth within the Stayner Settlement Area. 

Section 4.6.1 of the Plan provides further direction once the lands are designated Residential, indicating 
that the primary form of development would be single family detached with some other forms and 
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densities built into any new proposed design.  Since these policies were written and adopted in 2001, the 
overall planning directive for planning in the Province of Ontario as well as the County of Simcoe has 
been substantially altered in the manner indicated previously in this report.  Single family detached 
housing forms separated from other uses within the community are no longer either an economical use of 
land or services.  In this instance the low density direction of the policies of the Clearview Official Plan are 
not applicable to the planning direction required buy the PPS, GGH or County Plan, particularly with 
respect to provisions of density and employment. Conformity with the direction of the PPS, Growth Plan 
and the Simcoe County Plan must be utilized to determine density and mix of housing types.   

The proposed subdivision has been designated to address issues related to transportation, the properties 
of which are outlined under section 6.0 of the Official Plan. To ensure the proposed subdivision would not 
negatively impact the traffic flows and function, a Traffic Impact Study was completed by Mark 
Engineering. This study demonstrates that the subject lands can be developed as proposed, and makes 
specific recommendations that must be incorporated into the detailed design to make certain that traffic 
safely is secure. The traffic study has been submitted with this application.  
 
As required by section 7.0 of the Official Plan, new development within Stayner will occur on full municipal 
services.  A Functional Environmental Servicing Report (FESR) was prepared by The Municipal 
Infrastructure Group and the client’s environmental consultants to ensure the Clearview Garden Estates 
can be developed on full municipal services.      
 
The design guidelines listed in section 8.12 of the Official Plan were considered in the proposed 
development plan. The proposed development:  
 

 Contributes to a functional and attractive built environment; 
 Shows regard for the historical form and function of the Township’s designated settlement areas;  
 Does not pose risks to heritage resources within the Township;  
 Proposed a similar pattern of growth within the community of Stayner; 
 Utilizes a progressive style of subdivision street pattern to avoid meandering inefficient streets;  
 Does not include reverse lotting;  
 Includes an appropriate blend of lot size and hosing types in order to satisfy the needs of the 

Township while having respect for Provincial development goals as outlines in the PPS and PTG 
documents;  

 Creates an opportunity for enhances streetscapes through the provision of a mixture of lots, and 
a desirable street pattern. This street pattern also creates realistic walking distances for 
pedestrians to encourage mobility in formats other than the automobile.   

 Uses a street pattern that is efficient for vehicles to share;  
 The subdivision will be attractive and will have an appropriate variety of housing designs.  

 
In all other respects, such as improved street design, use of full services, community character and 
environmental considerations, this proposal is considered in compliance with the directions of the 
Clearview Official Plan. 
 
As outlined in the aforementioned, great care has been taken to ensure that the proposed development 
will be a benefit to the community of Stayner. The development design demonstrates both compliance 
and respect for the vision and goals of the Township of Clearview, and strict adherence to the 
development policies of the Official Plan.    

 
Township of Clearview Zoning By-law  

Schedule ‘B4’ of Zoning By-law 06-54 (‘Bylaw’) as amended, zones the subject property as ‘Agricultural’ 
with an ‘Environmental Protection’ designation over the wooded area in the north end of the property (See 
Figures 1 and 2). In addition to these zoning classifications the property is also subject to ‘FP Hazard 
Land Area’.  

An amendment to the zoning bylaw is required to permit the proposed residential land uses. It is our 
professional opinion an amending by-law will reflect the new land areas within the proposal with respect 
to the residential uses and densities as ‘RM1’ and ‘RM2’ designations, commercial uses as 
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Figure 6: Clearview Township ‘Schedule B4 North West Stayner Area’ 

 

‘Neibhourhood Commercial’, the lake and other environmental features and provide such additional new 
regulation as may be required.  

 

Servicing and Grading  

A Functional Environmental Servicing Report (FESR) was prepared by The Municipal Infrastructure 
Group Ltd.  As previously discussed, the unique nature of this proposal, including the construction of a 
small lake will enhance both the recreational and environmental features of the site. The report indicates 
that full services are available and that any grading and drainage issues will be managed in a manner 
consistent with the latest best practices with no expected negative impacts on the surround lands.  
 
Natural Heritage  
 
A Scoped Environmental Impact Statement (EIS) was prepared for the subject site by Dillon 
Environmental.  The EIS and Lake Design Reports indicate that the change in land use as well as the 
alteration of the overall site to include a small lake will result in a net environmental benefit to the lands, 
the area and the community.  In particular, the Lake Design Report indicates that this new feature will 
increase the natural biodiversity of the area while introducing new elements for the recreational 
enjoyment of not only the potential residents of the subdivision but of the wider area that includes all of 
the Stayner community.  
 
Environmental Protection  
 
As the designer of the draft approved subdivision to the south known as Bridle Park, we dealt with the 
Barrie Collingwood Railway (‘BCR’) and any concern respecting potential noise caused by an active rail 
line.  It is noted that railroad activity is terminated along the abutting rail corridor and in fact the rail was 
removed in the Town of Collingwood.   
 
The homes proposed as a result of the approval of the subject plan of subdivision are significantly 
setback from the railway corridor.  From north to south along the rail corridor the subject development 
application proposes a park block, a lake, and wetland area.  An institutional block is setback 
approximately 110m from the rail (see block 11) and the medium density apartment buildings on Block 1 
are set back in excess of 350m.   
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As the detailed development is unknown except in concept pursuant to Figure 2, this plan of subdivision 
only serves to demise blocks of land for development and the location of roads.   The townhouses 
proposed on the west side of Street A are setback approximately 410m at block 9 to 530m at Block 4.  As 
such, there will be no impact or study required pursuant to Ministry of Environment (‘MOE’) requirements 
or the BCR.   
 
The remainder of the subdivision will be developed by Site Plan application which is the appropriate time 
to consider the assessment of noise impact from the Railway.  As such, it is our professional planning 
opinion that any concern expressed by the Barrie Collingwood Railway can be appropriately addressed in 
subsequent planning applications.   
 
Applications 

Official Plan Amendment  
 
The subject lands are currently designated ‘Rural’ and ‘Greenland-Hazard’ on Schedule A3-Stayner of the 
Township of Clearview Official Plan. The policies of the Rural Designation within the defined Settlement 
Are is intended to act as a holding designation and provided for new development to occur based on the 
Municipality passing an Official Plan Amendment to recognize the potential new uses. In this case the 
new uses will be ‘Residential and ‘Greenland’ with further recognition of the hazard lands and 
environmental areas. The residential designation is expected to recognize the form and density of the 
residential uses and permit some small scale commercial and institutional uses.  
 
Zoning By-law Amendment 
 
The lands subject to the application are currently zoning ‘Agricultural’ and ‘Environmental Protection’ with 
a ‘Hazard Land Area’ overlay as shown in Figure 5.  An amending bylaw will reflect the new land areas 
within the proposal with respect to the residential uses and densities, commercial uses, the lake and other 
environmental features and provide such additional new regulation as may be required.  
 
Plan of Subdivision  
 
The proposed subdivision is designed to provide an overall density of homes that is consistent with the 
directions provided by the Places to Grow Plan and the Township of Clearview Official Plan. Density of 
development is appropriate to support the existing transportation system and provide the necessary 
population base to support local and County employment land uses. A break-down of the proposed 
housing unit types is included in the chart below (Table 2).   
 
 
 

Housing Unit Type Number of Units 
Total Area 

(sqm) 
Total Area 
(Hectares) 

High Density (Block 1) 176 21,035.80 2.1 

Medium Density Residential (Block 2) 155 31,247.80 3.1 

Street Townhouses (Blocks 4-9) 30 9,434.80 0.9 

Townhouse/Semi-detached (Blocks 18&19) 125 44,559.00 4.5 

Retirement/Long Terms Care (Block 11) 244 33,276.80 3.3 

Environmental Protection Area (Block 3)/ Green Space 
 

91,493.90 9.1 

Parkland Dedication: Blocks 12-14 
 

19,822.70 2.0 

Lake: Block 15 
 

101,280.00 10.1 

Lands To Be Retained: Blocks 10 
 

2,848.70 0.3 

SWM (Blocks 18-22)/ Paths (Block 23)/Roads 
 

38,655.30 3.9 

Totals 730 393,654.80 39.4 

Table 2: Proposed Unit Count and Areas – Clearview Garden Estates 
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CONCLUSIONS 
 
This planning report supports the development of Clearview Garden Estates as proposed in the attached 
applications for Draft Plan of Subdivision, Official Plan and Zoning By-law Amendment. The proposed 
subdivision is consistent with the key elements of Provincial Policy, conforms to the County of Simcoe 
and Township of Clearview Official Plans, and represents good planning principles to support a desirable 
and compatible form of development for this area. 
 
The subject property is within the settlement boundary of the community of Stayner, on land considered 
most appropriate for growth within the Township. The subject property is immediately adjacent to the draft 
approved Bridle Park subdivision. Due to this proximity, the proposed development represents a logical 
progression of growth within Stayner and can ‘tie-in’ to the existing infrastructure in the settlement area 
which has allocated capacity to provide for the subdivision as designed. Development as proposed will 
realize the completion of a contiguous pattern of growth that is appropriate, contemplated by council and 
staff and represents good planning.  
 
The development will consist of primarily medium density residential homes by condominium block 
development in conformity to the Township’s Official Plan.  The form of development will be compatible 
with the character of the community of Stayner including the recently built homes in the subdivision 
immediately to the south of this property.  A concept plan is provided to assist staff and Council to assess 
the overall vision for the subject development.  The subdivision is designed to provide much needed 
transitional housing based on an adult lifestyle community with an assisted care and long term-care 
facility.  
 
This site will be serviced by public water and sanitary services, and is located within an area that is 
identified by the Municipality for intensification. The project has been designated to facilitate attractive 
development and to bolster the quality of living within Stayner, and the Township as a whole. The 
proposed plan of subdivision conforms to the development guidelines of the Official Plan, and will function 
effectively in all aspects, including enabling sustainable development for the benefit of the entire 
municipality.  
 
It is our professional opinion that the approval of the subject development applications is justified and 
supported by good planning principles as it is complete pursuant to the Planning Act. The subdivision 
design is consistent with Provincial policy and confirms to the County of Simcoe and Township of 
Clearview Official Plans. Approval of the proposed subdivision will create compact development on 
existing municipal services that is logical and contiguous to the Town of Stayner settlement area.  
 
Based on the aforementioned, it is our professional planning opinion that the subject development 
application(s) warrants favorable consideration and a recommended for approval by staff and Council.    
 
Sincerely,        
  
mainline planning services inc. 
 
 
 
 
 
Joseph P. Plutino, M.C.I.P., R.P.P. 
 
cc.  client 
  



  

mainline planning services inc 
P.O. BOX 319, Kleinburg, Ontario, Canada   L0J 1C0   Tel: (905) 893-0046   Fax: (888) 370-9474 
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Celeste Salvagna

Subject: Clearview Garden Estates

 

From: Joe Plutino [mailto:jplutino@mainlineplanning.com]  

Sent: Tuesday, April 12, 2016 4:10 PM 

To: Mayor Christopher Vanderkruys <cvanderkruys@clearview.ca>; Steve Sage <ssage@clearview.ca>; Mara Burton 

<mburton@clearview.ca>; Amy Cann <acann@clearview.ca> 

Cc: Celeste Salvagna <csalvagna@mainlineplanning.com>; daniellane64@gmail.com; David Ashfield 

<dashfield@tmig.ca> 

Subject: Clearview Garden Estates 

 

Good evening Mr. Mayor, 
 
Thank you for taking the time to meet with our group last week.  The synergy in the room was fantastic and I found the 
your comments and the feedback from Steve, Mara, and Amy inspiring.  
 
What came through is your support for our plan of subdivision and acknowledgement that we listened to your wish list 
when we last met and applied the general principles well to propose a community that is centered on a lake thus creating 
a focal point for much needed retirement housing and the entire community.  The lake was carefully designed 
incorporating the expertise of our civil and environmental engineers and geotechnical and hydrological scientists.  The 
result is an incredible naturalized lake feature with significant depth and design to provide a safe beach access in the 
north and an enhanced/sustainable wetland area in the southeast.  The wetland allows our environmental engineer to 
create an extraordinary and sustainable habitat in an area otherwise insignificant and challenged.  The lake provides a 
wonderful feature that the community will rally around making walks along the existing Rail Trail and the proposed 
boardwalk and community paths purposeful to encourage gatherings in an outstanding lakefront destination that I believe 
will strengthen community bonds.  The proposed community park and linear park will provide comfort and intimate rest 
areas along the path system with extraordinary views of the lake, a tremendous gathering space for township events and 
the general enjoyment of all citizens including those with children looking for a place to relax and cool off on a hot 
summer day.  Your comment that the Township needs a retirement facility including transitional housing for your senior 
constituents including long term care facilities is provided for in our plan at a gateway location with immediate access to 
the proposed community park and the paths necessary to link this community to the boardwalk, restaurants and cafes.   
 
We also took Mara’s comments to heart with respect to rear lane driveways to townhomes and redesigned the collector 
road to remove homes and driveways in favor of block plan development.  I believe the collector road design is an 
improvement that is safer and will easily convey traffic in a controlled fashion from Bridle Park Subdivision to the 
Nottawassaga Sideroad.  We also took Mara’s suggestion to heart and added to the pedestrian path to create a 
connection for the residents of Bridle Park at the current dead end street as well as the collector Road entering CGE.  We 
took the design further to ensure that all future condominium plans in CGE have an access to the path system.  
 
Steve mentioned that the boardwalk, condo apartments and commercial podium reminded him of a wonderful site in 
Gravenhurst.  To improve this feature, we added land to the block to create a commercial parking lot at the southern 
frontage of Block 1 to improve access and attract drivers in the Township.  I am proud of this effort and hope this 
development garners as many accolades as the one in Gravenhurst.  
 
Thanks again for providing the time necessary to ensure excellence in the planning of this project.  With your support we 
look forward to assembling our application and submitting it within the next 2 months as discussed.  To ensure this 
timeline, we should consider the following ‘next steps’: 
 

•        We appreciated Mara’s comment that our meeting will satisfy the township’s requirement for a ‘pre-submission 
consultation’.  We understand that the attached draft plan is sufficient for staff to provide submission 
requirements for a ‘complete application’. 

•        We look forward to your support when we meet with the Conservation Authority.  I believe that meeting should 
occur after submission of our application; however, I am happy to consider otherwise with your advice. 
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To close, please rest assured that our consultants are finalizing the functional servicing and environmental report.  We will 
complete the necessary section51 approval application once we have staff’s list confirming the submission requirements 
and comment supporting the attached plan as revised. 
 
Looking very much forward to completing our formal submissions in the coming weeks. 
 
My very best regards, 
 
Joe  
 
Joseph P. Plutino, MCIP, RPP  
mainline planning services inc.  
P.O. Box 319 Kleinburg, Ontario     L0J 1C0  
   
email: jplutino@mainlineplanning.com  
   
tel:  905-893-0046 x221 
fax: 888-370-9474 
The information contained in this electronic mail message is intended for the use of the individual or entity named herein and contains information that may be 
privileged and confidential. If the reader of this message is not the intended recipient or the person responsible for delivering the message to the intended 
recipient, you are hereby notified that any dissemination, distribution or copying of this message or its contents is strictly prohibited. If you have received this 
message in error, please respond to the sender immediately. 
 
We strive to ensure that your personal information is protected at all times; however, no data transmission over the Internet can be guaranteed to be 100 % 
secure. As we cannot warrant the security of any information you transmit to us over the Internet, we advise you to consider sending particularly sensitive or 
confidential information to us by alternative means. If you have any questions about our firm's collection, use or disclosure of personal information, we recommend 
you contact the appropriate parties listed therein. 
 
Although reasonable efforts have been taken to ensure that this electronic mail message (including any attachments hereto) does not contain known computer 
viruses or any other harmful code, you should take reasonable and appropriate precautions to scan for computer viruses. 
 
Thank you.  

 


