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Application Details: Subdivision Application SUBD04.2007 
 Zoning By-law Amendment Application Z42.2007  
Location:    Part of Lots 1 and 2, Concession 6,  

The Former Township of Euphrasia 
Applicant:    D.C. Slade Consultants Inc.  
Registered Owner:   Martin and Maria Kiener 
Grey County Official Plan:  Recreation 
Grey Highlands Official Plan: Recreation and Hazard  

with an identified Cold Water Stream and  
identified Areas of Karst Topography 

Zoning By-law 2004-50: Hazard (H) and Development (D) 
 
 
Proposal:  
The Plan of Subdivision Application is to develop forty five (45) single detached dwelling units on individual 
lots.  Each lot is proposed to be serviced with individual wells and septic systems.  The subject property 
comprises approximately 29.74 hectares (73.48 acres). The Draft Plan Conditions are included as part of 
this Report.  
 
 
Recommendation: 
RESOLVE That Council accept Planning Report PL.10.95 for discussion purposes.  
 
 
1.0 Overview: 
An application for approval of the proposed Plan of Subdivision is currently under review with the County.  
As part of this review, the County has requested the Municipality to provide a list of Draft Plan Conditions to 
include as part of their own review of the Application. 
 
A previous Planning Report for the application was presented to Council on August 18, 2008 as part of the 
Public Meeting for this file.  A copy of the report has been attached to this report for reference purposes.  
As Council is aware, the County of Grey is the delegated ‘Approval Authority’ for Plan of Subdivision 
Applications.   
 
Draft Plan Conditions are intended to provide criteria to the Applicant that must be fulfilled prior to final 
approval of the Plan of Subdivision.  At the present time, no standard Draft Plan Conditions exist within the 
Municipality.  In order to facilitate the provision of Draft Plan Conditions for this project, Planning Staff have 
prepared the following document for review by Council.  Should this development be approved by the 
County, it is imperative the concerns of the Municipality be addressed within the Draft Plan conditions. 
 
2.0 Subject Lands: 
 
The subject lands are located North of Bowles Bluff Road and East of the 7th Line Sideroad.  The lands are 
presently designated Recreation and Hazard under the Municipality’s Official Plan and are situated 
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amongst existing residential and rural development in the area, in addition to being within close proximity to 
the Beaver Valley Ski Club. 
 
The Applicant is proposing to create a Residential Plan of Subdivision containing 45 lots on private 
services.  Each lot is proposed to contain an individual well and an advanced Class IV septic system.  It is 
intended that the subdivision will be developed with open, grassed ditches and the Proponent has indicated 
that they will be encouraging residents to maintain the natural conditions of their respective sites, while also 
being requested to collect roof-water runoff for irrigation purposes.  The lot will be accessed by an internal 
roadway that contains two (2) separate access points on Bowles Bluff Road.  A portion of the lands 
proposed for development will be utilized for the purposes of stormwater management facilities. 
 
The subject lands measure approximately 48.02 hectares in size however the portion proposed for 
development is comprised of 29.74 hectares. 
 
3.0 Official Plan Review: 
 
The subject lands are designated Recreation Area within the Municipality of Grey Highlands Official Plan. 
The following criterion applies to all development, 
 

(a) All new development proposed on private services must demonstrate that an adequate quality 
and quantity of water is available, and that soils are suitable to support an individual waste disposal 
system. An independent engineering report may be required in support of new development. 

 
There has been an extensive review completed by Burnside Engineering of the Servicing reports 
including a Hydrogeologic Evaluation. Burnside’s has provided that the Supplementary 
Hydrogeological Evalution Report provides a summary of the well construction details, well testing 
results, interference potential and provides an update to the geologic setting of the site. Further to 
assess long term aquifer performance and examine the capabilities of the aquifer to produce a 
consistent supply of water for the development, a well testing program was implemented. Burnside 
has required as a condition of draft approval that, “the Owner agrees to install wells on each of the 
lots for the purposes of testing the quantity and quality of water, prior to building permit issuance”. 

 
With respect to quality, Burnside’s review has concluded that it appears the bedrock aquifer is 
capable of supplying sufficient water to meet typical domestic demands. Burnside agrees with the 
proponents recommendation of correlating well construction and building permit approvals. Each 
well should be tested to determine the safe yield and recommendations provided related to pump 
size, online storage requirements or water conservation measures. 

 
(b) New development must be designed to provide adequate drainage and outlets for stormwater 
run-off. 
 
A preliminary stormwater management report has been completed by Henderson Paddon and has 
been reviewed by Burnside Engineering. There are two stormwater management facilities 
proposed. However, there are not dedicated stormwater Blocks on the draft Plan of Subdivision. 



Municipality of Grey Highlands 
Planning Report PL.10.95   

                         December 13, 2010 
 

3 of 10  
 

We would recommend that this be completed as a red line to the draft plan in order that the 
proponent is then able to convey the stormwater facilities as part of the draft conditions.  
 
The geotechnical report to be completed will include recommendations as to the lining of the storm 
water facilities. There are a number of comments from Burnside’s that will be dealt with at the time 
of the design stage and the completion of the Final Design Stormwater Management Plan.  
 
Burnside’s is generally satisfied with the preliminary stormwater management plan.  

 
(g) New development shall not be permitted within 30 metres of a cold water stream or 15 metres 
of a warm water stream, except for the restoration or minor expansion of buildings or structures 
legally existing at the date of approval of this Plan. 

 
The Conservation Authority has provided mapping for the two stream locations and development is 
maintained outside of the Hazard Land areas as identified by the CA. These Hazard Lands will be 
zoned and are part of an Open Space Block rather than part of the individual residential lots. 
Typically these types of Blocks are not conveyed to the municipality as it incurs liability, unless 
there is some specific reason, for example trail systems or parks.   

 
(i) All development proposals should address how the proposed use will maintain and enhance the 
surrounding landscape (i.e. buffering, landscaping).  

 
A Landscape Plan has been completed and has been accepted by municipal staff and the NEC. 
Recommendations are included within the draft conditions. Clearance on these recommendations 
has been received from the Niagara Escarpment Commission.  

 
Section 3.7 of the Official Plan provides specific provisions related to Plans of Subdivision. The following 
policies apply,  
 

(a) Lot boundaries will not extend into hazard lands or wetland areas. 
 
Lot Boundaries are outside of the Hazard Lands. The Open Space blocks have currently included 
these hazard lands. As part of this report, staff are requesting that the draft plan be redlined to 
provide separate blocks for the stormwater facilities and for the hazard lands. As per the Official 
Plan the stormwater facilities will be conveyed to the municipality, while the parkland and/or cash in 
lieu will be negotiated with the developer as part of draft conditions.  
 
(b) Hazard lands or wetland areas must be maintained as a single block for the purpose of 
conveyance to the Municipality, and must be appropriately zoned to preclude development from 
occurring within the limits of the hazard lands. 

 
The Hazard Lands are currently located within Blocks 1 and 2 on the draft Plan. Staff would 
request that the plan be red lined or modified in order to identify the hazard lands. These hazard 
lands will not be considered as part of the parkland dedication. The Hazard Lands will be zoned 
Hazard.  
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(c) The following information and studies may be required prior to draft approval or final approval of 
all plans of subdivision; geodetic mapping of the site to display topographic information using 5.0 
metre contour intervals at a minimum, grading and filling plans, drainage and stormwater 
management plans and reports, sediment and erosion control plans, hydrogeological and well 
evaluation studies, environmental impact studies, environmental site assessments, traffic reports, 
servicing options studies, heritage impact assessments, archaeological impact assessments, 
community plans, and site plans for lots abutting hazard lands. 
 
All required reports have been submitted and peer reviewed. The review below, and draft 
conditions outline the findings of the reports and the draft conditions that have been taken from the 
recommendations of these reports or peer reviews.  
 
(d) All subdivision/condominium proposals shall be appropriately designed to ensure the efficient 
deployment of services and amenities. In addition, the orientation of streets and dwelling units 
should ensure efficient and convenient access to retail facilities, schools, recreational facilities and 
services. 

 
The subdivision consists of 45 units on a crescent road system. The lots are outside of the Hazard 
Land areas. Staff are generally satisfied with the orientation of the design, and take into 
consideration the extent of the Hazard Lands.    
  

The lands are identified as being within the Recreation Area, and as such the Recreation Area Policies 
apply as per Section 4.9.3,  
 

(b) New development in the Recreation Area designation, which exceeds infilling, shall be subject 
to the Servicing policies of this Plan. Infilling in the Recreation Area is defined as the creation of 
one new lot on an existing lot of record as of the date of adoption of this plan. 

 
 This proposal would exceed the infilling definition.  
 

(d) New privately serviced residential development should not exceed 3 units per hectare. 
However, this Plan does provide for increased densities based on the recognition of changing 
technologies and infrastructure to support new growth, and to allow for a more efficient use of land. 
Where increased densities are contemplated, communal or full municipal services will be required 
and a maximum density of 30 units per hectare will be permitted. 

 
The Official Plan provides for a density of 3 units per hectare. The Official Plan does not 
specifically define density based on a gross or net calculation.  The consultants planning report 
identifies the site as having a density of 1.5 units per hectare. This calculation is based on 45 units 
on the total acreage of 29.74 hectares. From a planning perspective, we know that the intent of 
density calculations is not to necessarily fit the highest density onto a relatively small parcel of land, 
but when a density is provided, its intent is that the density would be relative to the entire site, or 
disseminated throughout.  
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By definition, Net Density is the number of dwelling units per hectare of residential designated use 
divided by the number of hectares devoted to that type or types of dwelling units within that 
designated use area, exclusive of roads or open space areas. Typically, density in an urban area is 
calculated based on developable hectares; whereby the Open Spaces lands will become public 
lands as part of the approval process.    

 
In this case, a considerable amount of lands are Open Space and are to become public lands. As a 
result, the following is a summary of the density calculations: 
 

- The net density of this proposal would be 6.0 units per hectare (45 
units/7.54 hectares).  

- The density of this proposal would be 1.5 units per hectare (45 
units/27.74 hectares). 

- Based on the Conservation Authority mapping, approximately 8.52 
hectares of lands are identified as Hazard Lands. If we were to consider 
that the density is dispersed on the site, minus the Hazard Lands, the 
density would be calculated at 2.12 units per hectare (45 units/21.22 
hectares). 

 
The Official Plan defines a density of 3.0 units per hectare and does not specifically define net 
density. In which case, the proposal would meet the Official Plan policies. In saying that, the intent 
of the Official Plan was to create lower density developments within these types of areas that are 
related to recreational developments. The net density as calculated above would be 6.0 units per 
hectares and as such would generally be a doubling of the intended density calculation.  

 
4.0 Project Review Summary: 
A Public Meeting for this proposal was held on August 18, 2008.  The agency review comments were 
provided as part of the Public Meeting process.  Comments were provided from Public Agencies with 
respect to the submitted documents.  Several of the review comments related to the proposal were with 
respect to the use of private services on the subject lands, in addition to the cumulative impact of additional 
private services on the area as a whole. 
 
To address the issues related to water quantity and quality, additional requirements have been included 
within the recommended Draft Plan Conditions and Plan of Subdivision Agreement. 
 
Planning Staff are generally satisfied that the balance of the documents submitted have been reviewed and 
any concerns appropriately addressed through the review and comment process. 
 
There have been two additional issues that have been raised by the County of Grey which include Possible 
Road Upgrades and Karst Topography. The following identifies the discussions and proposed outcomes: 
 
4.1 Cumulative Impacts  
 
A matter which is outstanding and must be addressed by the County is the cumulative impact of 
development within the Recreation Area.  It was determined after the initial submissions and in response to 
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the concerns raised by the Province and the public that a study addressing the cumulative impact of 
development was required. Although there was uncertainty with respect to the protocols dealing with the 
review of this study, it is noted that it was forwarded to the MOE for review. The MOE has informed the 
County that they are not satisfied with the study and indicated that it has not adequately addressed the 
servicing issues for the recreation area. This is addressed in MOE letter to MAH of March 30, 2009 and that 
letter also refers to a letter of March 3, 2009 addressed to the County of Grey.  
 
Planning Staff of the municipality of Grey Highlands are generally satisfied that the balances of the 
documents submitted have been reviewed and any concerns appropriately addressed through the review 
and comment process. 
 
4.1 Road Upgrades 
 
A further issue that has arisen based on County comments includes the access and potential upgrades 
required.  
 
The Beaver Valley Village proposal consists of a proposed forty five (45) single detached residential lots to 
be accessed by a municipal crescent. The crescent will gain access from the municipal road, being Bowles 
Bluff Road via two intersection points. The subject lands consist of 29.74 hectares and are currently vacant. 
The applicant also owns 18.28 hectares of additional lands to the north. The lands are located along 
Bowles Bluff Road just east of Hutchinson’s corner in the Municipality of Grey Highlands. 
 
The County of Grey (TAPS) has made the Municipality of Grey Highlands staff aware that they may not 
support the development based on the restricted site lines at the intersection of Grey Road 30 and Bowles 
Bluff Road, if vehicles from the proposed subdivision are permitted to exit both east and west.  
 
A number of options have been discussed as a solution to the existing and long term operation of the 
intersection. The following outlines the options:  
 

Option 1: Consider that this development does not significantly increase vehicular 
movements at the Grey Road 30/Bowles Bluff intersection, and that no 
improvements are required at this time.  

 
Option 2: Eliminate all access to and from Bowles Bluff Road at Grey Road 30 and construct 

a turning basin for maintenance vehicles by way of a Hammer Head or Cul-de-sac 
at the end of Bowles Bluff Road. Neither Grey County nor Grey Highlands have 
budgeted for any future work at this intersection. 

 
Option 3:  Create a single lane access off County Road #30. This would allow vehicles to 

access Bowles Bluff Road off County Road 30 but all vehicles would be required 
to exit at the intersection of Hutchinson’s corner. Neither Grey County nor Grey 
Highlands have budgeted for any future work at this intersection. 

 
Option 4:  Reconstruct the intersection. This would require a great deal of engineering, 

construction and possibly the expropriation of lands surrounding the area around 
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the intersection. Neither Grey County nor Grey Highlands have budgeted for any 
future work at this intersection. 

 
Additional discussions have taken place between municipal staff and the developer. The following provides 
one additional option: 
 

Option 5:  At the cost of the developer both exits from the development to Bowles Bluff Road 
have dedicated right-hand turn lanes with “pork chop” islands which would direct 
traffic exiting the proposed subdivision to Hutchinson’s corner. Staff has been 
provided information that many landowners within the proposed subdivision would 
utilize the parking lot at the top of Beaver Valley Ski Club, and as such would 
require a left turn movement out of the subdivision. As such, this is not feasible.  

 
Option 1 has been considered the most appropriate.    
 
Staff have concluded that Options 2, 3 & 4 would all require a significant level of preliminary work (including 
legal, survey and engineering) in order to provide a cost estimate and a preliminary design for each 
scenario. TAPS has not provided direction to County staff to proceed with this preliminary work.   
 
Options 5 is not feasible due to the potential for landowners within the subdivision to require a left turn 
movement out of the subdivision to park at the Ski Club parking area located at the top of the resort.  
 
4.3 Karst 
 
The subject land does include areas that are identified as having potential for Karst topography. The 
County of Grey as the delegated approval authority was charged with overseeing the review of the Karst 
reports including a review of the Environmental Impact Study and Servicing reports.  
 
The County of Grey retained Mr. Marcus Buck, P. Geo, Karst Solutions to provide a peer review of the 
pertinent documents and to provide the County staff with the appropriate mapping and conditions relating to 
a draft plan approval.  
 
Mr. Buck has provided that he is satisfied with the development and has provided revisions to the 
recommended conditions of draft approval:  
 

Condition: A requirement to conduct regular inspections of the ponor and its associated 
sinkholes (Karst Area A) to ensure they do not become blocked during the 
construction of the stormwater facility and associated subdivision servicing as well 
as inspections of the sinkholes at Karst Area B to ensure they are not disturbed as 
a result of grading and construction activities. 

 
It remains the County of Grey’s responsibility to ensure that, development or site alteration in the areas 
identified as Karst topography are assessed. Further, the County will ensure that the appropriate conditions 
of development are placed on the draft approval as per the Peer Review documents.  
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5.0 Proposed Conditions:   
 
The following Draft Plan Conditions are proposed: 
 

A) General Conditions: 
1. The lands within this draft plan of subdivision shall be appropriately zoned by a Zoning  

By-law Amendment which has come into effect in accordance with the provisions of the Planning 
Act, R.S.O. 1990, as amended. 

 
2. That the proposed internal road be named to the satisfaction of the Municipality of Grey Highlands.  
 
3. As a requirement of development, the Owner will be responsible for entering into a Subdivision 

Agreement with the Municipality of Grey Highlands to satisfy all requirements, financial or 
otherwise of the Municipality with regard to the provision of services, landscaping, fencing and 
payment of development charges. 

 
4. That the Subdivision Agreement between the Owner and the Municipality of Grey Highlands shall 

be registered against the lands to which it applies prior to the registration of the Plan of 
Subdivision.  This shall be completed at the Owner’s expense. 

 
5. That the Owner shall convey 5% of the land and/or cash in lieu for Parkland Dedication purposes 

to the Municipality for parkland and/or trail purposes, to be negotiated. 
 

6. That the Owner shall provide a revised Landscape Plan (based on the July 30th, 2009 ‘Visual 
Assessment’ prepared by Stempski Kelly Associates Inc.).  The Plan shall be submitted to the 
Niagara Escarpment Commission for approval and shall include a 20m (66 ft.) wide reforested 
buffer strip to be established between the building envelope and the roadway. 
 

7. That the Subdivision Agreement contains clauses satisfactory to the Ministry of Culture, 
recognizing that should human remains or other cultural heritage materials or features be 
discovered on site that the requirements of the Ontario Heritage Act shall be adhered to.  
 

8. The Owner agrees that the height of the dwelling units shall not exceed 8.0 metres and that this 
height shall also be denoted within the Zoning By-law Amendment for the subject lands.  The 
Height shall be defined as 'with reference to a building, the vertical distance measured from the 
average finished grade level of such building to: 

a. in the case of a flat roof, the highest point of the roof surface, or the parapet, whichever is 
the greater, and 

b. in the case of a pitched roof, to the peak.' 
 

9. That all easements and or agreements for drainage, gas line or utility purposes shall be dedicated 
to the appropriate authority or public authority. Should the relocation of any utilities be required as 
a result of this development, that all associated costs be at the Developer’s expense.  
 

10. That the Owner agrees to establish Architectural Guidelines and Site Planning Guidelines.  
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11. That the Owner agrees to provide substantive planting in the locations identified in the redlined 

Landscape Concept Plan DWG:575-06-LCP.  
 

12. That prior to final approval, the developer implements the recommendations contained in the 
Environmental Impact Study (November 2007) prepared by Neil Morris, Consulting Ecologist and 
the Ecology Addendum (November 2008) prepared by Neil Morris, Consulting Ecologist, the R.J. 
Burnside and Associates Peer Review of the EIS (via correspondence to the Municipality of Grey 
Highlands dated February 27th, 2009) and that these recommendations be incorporated in the 
Subdivision Agreement, to the satisfaction of the Municipality.  

  
13. That prior to final approval, the developer conducts a Geotechnical Investigation on the site that 

clearly confirms the assumptions made by the Hydrogeological Analysis.  
 
14. That prior to final approval, the developer conducts a Traffic Impact Study to the satisfaction of the 

Municipality of Grey Highlands peer review consultant.  
 

15. That prior to final approval, the developer implements the recommendations contained in the 
Stormwater Management Report and that these recommendations be incorporated in the 
Subdivision Agreement, to the satisfaction of the Municipality and the Grey Sauble Conservation 
Authority.  
 

16. That the Subdivision Agreement includes a provision requiring the Owner to implement the 
recommendations of the Hydrogeological and Karst Report(s) provided in correspondence between 
Mr. Geoff Rether and Mr. Daryl Cowell and the Peer Review consultants R.J.Burnside & 
Associates Ltd. and Marcus J. Buck that includes:  

a)  a requirement to conduct regular inspections of the ponor to ensure it does not become 
blocked during the construction of the stormwater facility and associated subdivision 
servicing  

b)  a requirement to disinfect all private water supplies through properly maintained UV (or 
equivalent)  

c)  a requirement that a well be constructed and subjected to contractor’s testing, for the 
purpose of identifying water quality and quantity, prior to issuance of a building permit 
on a lot by lot basis  

d)  a requirement that Test Well 4 to be equipped with a datalogger and be monitored for a 
period of 2 years  

e)  a requirement to re-develop, disinfect and re-sample Test Well 5  
f)  a requirement that a door to door survey of all residences within 200m of the developed 

portion of the site occur to establish pre-existing conditions. Any resident’s refusal to 
participate, either directly or by ignoring the survey will be documented.  

 
17. That the Subdivision Agreement includes provisions for the utilization of fully raised Class IV 

systems meeting the Ontario Building Code tertiary effluent criteria.  
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18. That prior to final approval, the County of Grey is advised in writing by the Ministry of Culture how 
condition 5 has been satisfied. 

 
19. If prior to final approval, the County of Grey is advised in writing by the Municipality of Grey 

Highlands how conditions 2-17 have been satisfied. 
 

20. That the Developer / Owner agree to register the Plan of Subdivision within three (3) years of Draft 
Approval.  If the plan is not registered within that time limit the Municipality may recommend that 
draft approval be withdrawn.  The Developer / Owner may apply for a one year ‘extension’ which 
shall be reviewed on a merit basis to substantiate the request for extension. 

 
 
B) Subdivision Agreement Conditions: 
 
1. That the Owner agrees to install wells on each of the lots for the purposes of testing the quantity 

and quality of water, prior to building permit issuance. 
 
2. That individual Class IV Sewage Disposal Systems will be installed on each lot and include a 

tertiary treatment system (i.e. EcoFlo, Biofiler Design) and that such requirements shall be included 
within the Subdivision Agreement. 

 
 
 
_______________________ 
Kristine Loft, BES BAA MCIP RPP 
The Jones Consulting Group Ltd. 
 
 
Attachment No. 1 –  Map of Proposed Subdivision 
Attachment No. 2 –  Planning Brief – August 18, 2008 
Attachment No. 3 –  Chronology of Municipal File 
Attachment No. 4 –   Ratepayer Comments  
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