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#

Circulation Comment

Responsibility

Consultant Response

Grey County- Planning and Development comments
October 7, 2024

Preliminary comments from the Grand River Conservation Authority (GRCA)
should be obtained and may assist in determining the delineation of any
hazard features on the subject lands. If changes to the Hazard Lands
mapping are required, County staff would defer to GRCA for detailed review
and comments in this respect. Please note, if an update to the County’s
Hazard mapping is required for general mapping accuracy purposes, this
would not generally trigger a County Official Plan Amendment.

IPS

See GRCA comments below. Original email from Trevor Heywood
(dated September 5, 2024) is included with this submission.

Staff would note that the property is situated within the traditional territory of
the Six Nations of the Grand River and the Historic Métis community. Prior to
moving forward with the above studies, staff would recommend consultation
with local First Nations and Métis communities. It may be helpful for
Indigenous partners to provide further insight into Terms of Reference for
any of the above studies, to request additional studies and/or provide
general planning comments at an early stage.

IPS

Noted.

PPS 2020 and PPS 2024

1

The proposed site is located within 200 metres to the northwest and directly
adjacent to the west of major industrial areas, including the Township’s
industrial Eco Park lands. Please clarify how the proposed design will
comply with Sections 1.2.6 and 1.3 of the 2020 PPS and Sections 2.8 and
3.5 of the 2024 PPS to mitigate the impacts of the continued use and future
expansion of these industrial lands and their associative sensitive uses.

IPS

Sonair
Environmental

See Planning Justification Report for a full evaluation of how the
project complies with the Provincial Planning Statement (PPS), 2024.

D-2, D-4, and D-6 Studies are part of this application submission.




Appropriate studies to demonstrate will be required. Proximity to sensitive
uses such as an historic landfill site, municipal wastewater treatment
facility, and industrial land use sites require studies including a D-4, D-2,
and D-6 to determine the effects of land use suitability.

County of Grey Official Plan

Schedule A of the County OP designates the subject lands as Primary IPS Noted. See Planning Justification Report for a full evaluation of how
Settlement Area, which are intended for a full range of residential, the project conforms to the County of Grey Official Plan.
commercial, industrial, recreational, and institutional land uses. These areas
are suitable for high intensification targets, public transit services, and have
full municipal services. The development of high-quality urban form and open
public spaces within these areas is also encouraged through site design, and
urban design standards to create attractive and vibrant places that support
walking and cycling for everyday activities and are transit supportive. New
residential developments will be promoted at densities which efficiently use
available servicing (subject to Section 8.9) and are appropriate to site
conditions and existing patterns of development.
2 The proposed development represents a form of residential intensification IPS Noted.
supported by the County’s policies and aligns with development appropriate
to a Primary Settlement Area. The County OP supports intensification within
settlement areas and encourages new rental accommodation. Please note
that additional comments in this regard are provided below.
3 Section 3.5 (5) identifies a minimum residential development density of 25 IPS There are two different density calculations:
units per net hectare. Please ensure that density calculations are provided for For the whole site, including the undeveloped areas, the density is 14
the proposed development. units/hectare
For just the developable area of the site, the density is 106
units/hectare
Section 4.1 — Housing Policy — identifies that a variety of housing types are IPS Noted. The proposed project provides a housing typology that is

required to satisfy the present and future social, health, safety, and well-
being requirements of residents. The County’s Age Friendly Community
Strategy builds upon this to consider an age-friendly approach to

currently missing from the Dundalk community. The project will
provide both for-sale and for-rent attainably-priced apartment/condo
units which will allow seniors to age in place within the Dundalk
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development. Housing choices, such as smaller rental apartments, allow
people to live independently for as long as possible and remain part of their
communities as they age.

community. Further analysis is provided in the Planning Justification
Report.

There is a well-recognised and significant need for affordable and accessible
housing throughout the County. Staff would be supportive of any opportunity
to provide units for which the rent is at or below the average market rent in
the area. Further, purpose built rental housing may qualify for a deferral and
conditional exemption of County Development Charges. Should the applicant
wish to discuss the inclusion of affordable units and/or a possible relief from
County development charges, please contact staff.

IPS

The project includes a rental component. Incentives for this
component can be discussed after application submission.

The County in partnership with the Grey Bruce Health Unit has created a
Healthy Development Checklist, which highlights how to create healthy built
environments. For example, including a variety of housing options,
prioritizing those available for low-income households. The Healthy
Community & Residential Subdivision Guidelines provides more in-depth
considerations. Staff suggest that the applicant review and consider these
resource documents as part of the application process.

IPS

See the Planning Justification Report for an analysis of the Healthy
Development Checklist and features included in this project.

From an Age-Friendly Community perspective, staff would encourage the
applicant to consider the following:

- Increasing the tree canopy as well as the provision of shade on site,
either natural or constructed, to provide protection from sun exposure

- The inclusion of waste and recycling storage inside of the building

- The inclusion accessible ground floor units with private outdoor space

- Minimizing pedestrian and vehicular crossings on site as much as
possible and using enhanced pavement markings where those
pedestrian crossings are proposed through the parking area

- Exploring opportunities within the proposed common courtyard
area that supports healthy, age-friendly communities (i.e. children’s
play structure, seating, shaded areas, etc.)

- Exploring opportunities for the proposed development to increase
pedestrian connectivity with the village of Dundalk and neighbouring

Adesso
S&C Architects

1. The project has been designed with generous amounts of
landscaping, including tree cover.

2. Waste storage is in the garage.

3. Ground floor accessible units are included and all units have
private outdoor space.

4. Sidewalks and walkways are provided throughout the site.

5. Children’s play areas, seating, and shading are all proposed in
the amenity area.

6. The project is designed with pedestrian connections
throughout the site to facilitate connections to existing and
proposed pedestrian networks in the wider area.



https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FHealthy%20Development%20Checklist%20%2D%20Final%20Version%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FHealthy%20Development%20Checklist%20%2D%20Final%20Version%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FHealthy%20Development%20Checklist%20%2D%20Final%20Version%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FGrey%20County%20Subdivision%20Guidelines%5Ffinal%5F04%2D20%2D20%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FGrey%20County%20Subdivision%20Guidelines%5Ffinal%5F04%2D20%2D20%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FGrey%20County%20Subdivision%20Guidelines%5Ffinal%5F04%2D20%2D20%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1
https://countyofgrey.sharepoint.com/sites/Grey_County_Site/Corporate%20Communications/Forms/AllItems.aspx?id=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs%2FGrey%20County%20Subdivision%20Guidelines%5Ffinal%5F04%2D20%2D20%5FWEB%2Epdf&parent=%2Fsites%2FGrey%5FCounty%5FSite%2FCorporate%20Communications%2FWeb%20Content%2F2024%20Public%20PDFs&p=true&ga=1

amenities, such as the elementary school that abuts the subject
lands, the nearby Eco Park, and County Rail Trail.

Per Appendix A of the County’s Official Plan, the subject lands fall within
Wellhead Protection Area B, C and D. It is recommended that further
comments be provided from the local Risk Management Official to determine
if any mitigation measures and/or restrictions on site would be warranted to
protect local groundwater supplies.

IPS

The project materials will be circulated after the first formal
submission.

County Ecology staff have reviewed the proposal and offer the following
comments:

N/A

N/A

Ideally, development would be restricted to the front of the parcel, west of the
wetland/hazard/stream area with appropriate setback. Please ensure that a
site plan is included with any future submission that delineates the hazard
lands and shows the setback of the proposed development to this feature.

S&C Architects

The development is concentrated along Ida Street and includes
preservation of the majority of the property.

Natural Heritage - The property contains and/or is adjacent to provincially
significant wetland, significant woodlands, significant wildlife habitat,
potential habitat for threatened and/or endangered species, other wetlands,
and fish habitat. It is Grey County staffs understanding that the proposed
development will be located within and/or adjacent to the features. As such,
it is Grey County Staffs opinion that the potential impact to natural heritage
needs to be assessed through a scoped Environmental Impact Assessment
(EIS). We recommend the consultant contact this office to determine a
Terms of Reference for the study.

Birks

An EIS is included with the submission.

Stormwater Management - It is Grey County Staffs understanding stormwater
management infrastructure is needed for the proposal. As such, a stormwater
management report and plan must be prepared which demonstrates an
acceptable level of outlet water quality. A sediment and erosion control plan
will be required, at minimum. We recommend the consultant contact this
office to determine a Terms of Reference for the report.

Valdor

This is included with this submission.

Source Water Protection - It is Grey County Staffs understanding that the
property contains wellhead protection areas that are subject to policies of the

Valdor

The project materials will be circulated after the first formal
submission.




Source Water Protection Act. As such, the Risk Management Official of
Drinking Water Source Protection should be tagged for comments on this
application. The property also lies within an area designated as a Significant
Groundwater Recharge Area, as such, low-impact development and
infrastructure is strongly recommended.

County Transportation Services have reviewed the proposal and have no
concerns.

Paradigm

Noted.

10

Tree removal in advance of any approvals of development shall only be done
in accordance with the_ County’s Forest Management By-law, and any
applicable by-laws or regulations at the Township and/or Conservation
Authority.

Briarwood
Homes

Noted.

Township of Southgate Official Plan

11

Schedule ‘A’ of the Township Official Plan designates the subject lands as
Future Development and Hazard Lands. Future use of these lands has not
been determined and the designation continues to apply to these lands until
such time as the need for additional land within the proposed new
designation has been demonstrated and where municipal services can be
made available to service the development. A Township Official Plan
Amendment is required to change the land use designation. It is the goal of
the Township to ensure that residential growth can be accommodated for a
minimum of fifteen years through residential intensification, including
development vacant or underutilized lots, as included in Subsections 3.4.1
and 3.4.2 of the Official Plan.

IPS

A request for an Official Plan Amendment is included with this
application. See the Planning Justification Report for further details.

12

Compliance with provincial legislation such as the Planning Act and 2024
PPS should be demonstrated regarding housing affordability. To further
encourage affordability, see Development Charges Act Section 4.1 regarding
the definition of affordable and attainable housing. As defined by Subsection
3.4.3 of the Township Official Plan, “affordable housing” is defined as:
a) In the case of home ownership, is the least expensive of the
following:

IPS

Briarwood
Homes

The affordability levels of the project are still being discussed and
considered. The goal is to provide attainably-priced units at a size and
price point not currently available in the community.
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i. ~ Housing where the purchase price is at least 10 percent
below the average purchase price of a resale unit in Grey
County or,

ii.  Annual housing expenses do not exceed 30% of gross
household income for low and moderate incomes (i.e., before
tax household income).

b) In the case of rental housing, is the least expensive of the following:

i.  Atorbelow the average market rent in Grey County or,

ii.  Rent prices do not exceed 30% of gross household income
for low and moderate incomes.

13

To encourage affordable housing, the Township may consider a request for
a grant in lieu of development charges, planning fees and building permit
fees in return for a commitment by the developer to meet specified
affordability targets. Consideration can be given to reduced lot areas,
frontages, and reduced yard requirements and increased lot coverage, in
order to facilitate affordable and attainable housing. In some instances, it
may be appropriate to reduce the onsite parking requirements for the Zoning
By-law to facilitate more affordable housing.

IPS

Briarwood
Homes

Noted.

14

Subsection 3.7.2 of the Township Official Plan identifies the requirement of a
Stormwater Management Report prepared by a qualified expert to determine
the effect of increase runoff due to development of the site and identify
stormwater management measures as necessary to control any increases in
flow. This must be fulfilled to the satisfaction of the Township and
Conservation Authority. Please reach out to Staff to determine the applicable
fees and timelines of this application, including the optional pre-consultation
process.

Valdor

This is included with this submission.

15

A Traffic Impact Study is required to examine the impact of traffic generated
along Ida Street, which is slated as a Potential Planned County Collector
Road. Per Section 3.8, the road pattern designed in the proposed
subdivision should be designed using a grid road pattern while avoiding

Paradigm

A Traffic Impact Study is included with this application submission.
The project is not a subdivision and does not have a road network,
only driveways. The developable area of the site is relatively small




curvilinear streets and cul-de-sacs. The potential for a new Township road
allowance exiting the rear of the subject lands and connecting to Gold Street
and Hagan Street West to the north. This is proposed by Township Staff as a
20-metre right-of-way corridor to benefit vehicular and pedestrian traffic flow
within the proposed subdivision and adjacent areas. This road allowance is
typically created through the Plan of Subdivision process and constructed at
the expense of the developer.

and there are not currently any connections proposed to neighbouring
properties.

16

The proposed development is located within 700 metres of Dundalk’s
Wastewater Treatment Facility, shown on Schedule ‘E’ of the Official Plan. To
ensure compatibility with the proposed development and the Wastewater
Treatment Facility, the proposed shall be in compliance with the
recommended buffer separation guidelines of the Ministry of Environment,
Conservation and Parks D-2 Guideline. Township Staff are in agreeance with
the County’s recommended for further compliance to D-4 and D-6 Guidelines
due to the site’s proximity to the Eco Park employment lands and the
Township’s historical landfill site

Sonair

D-2, D-4, and D-6 studies are included with this submission.

Township of Southgate Zoning By-law

17

The subject lands are zoned Restricted Agricultural (A2) and Environmental
Protection. The proposed use of the property is not permitted per By-law 19-
2002 and requires a Zoning By-law Amendment. This can be submitted and
processed in-tandem with the required Township Official Plan Amendment,
as outlined above. The Planning Justification Report should be submitted
and include reasoning and evidence as to why the rezoning of the subject
lands would not cause loss of productive agricultural lands

IPS

A request for a Zoning By-law Amendment is included with this
application. See the Planning Justification Report for further details.




18

Environmental Protection area is identified following 2 watercourses that run
across the subject lands. The proposed development has been directed
away from these sensitive areas, but evidence is still required to support that
minimal impacts are expected to this area pending proper site design.
Township Staff are in agreeance with the County’s recommendation to
submit an Environmental Impact Study to determine environmental impacts
on-site.

Birks

An EIS is included with the submission.

General Planning Comments

The proposed housing development provides alternative housing options for
new homeowners and helps to achieve density within the Township.
Township Staff have met internally to further discuss the proposal and offer
the following comments to continue fostering meaningful planning within the
Township.

Four main areas of concern have been identified that Township Staff
require further clarification and improvement on:

IPS

N/A

Community Connectivity & Road Access

19

The development is located over 500 metres away from Downtown Dundalk
and lacks connection to public amenities and the pedestrian network. The
applicant will be required to connect the site into the pedestrian network to
demonstrate that the site design improves quality of life and community
integration.

S&C Architects
Paradigm

The project is designed with internal walkways that connect to the
front of the site and could connect to a future public sidewalk.

20

The site lacks road access connectivity to the rest of the surrounding lands.
The Township is open to further discussion regarding a municipal road
access over a 20 metre road right of way corridor to incorporate a sanitary
sewer and provide future road connectivity through the site to the Dundalk
urban area to the northeast. Safety concerns regarding speeding hazards
should be addressed in appropriate traffic studies.

Paradigm
Valdor

Briarwood
Homes

The developable area of the site is relatively small and there are not
currently any connections proposed to neighbouring properties. The
applicant is open to discussions with the municipality about municipal
road access on the property.




Environmental Impacts & Zoning Concerns

21

A large portion of the subject lands to the north of the proposed development
are designated Hazard Lands and zoned Environmental Protection. The
presence of watercourses, wetlands, and a high-water table on-site require
further studies to ensure environmental protection and address significant
environmental impacts. This may impact on the cost and viability of the
underground parking concept in the proposal. A high percentage of
hardscaping is proposed. Alternative designs should address environmental
and land use sensitivities to lessen impacts of impermeable surfaces.

Valdor

Soil Engineers
Inc.

Studies are provided with this submission including an Environmental
Impact Study (EIS), Hydrogeological Report, and Functional
Servicing/Stormwater Management Report. Infiltration and the design
of the underground parking are discussed in these reports.

22

The proposed site is located within 200 metres to the northwest and directly
adjacent to the west of major industrial areas, including the Township’s
industrial Eco Park lands. Please clarify how the proposed design will
comply with Sections 1.2.6 and 1.3 of the 2020 PPS and Sections 2.8 and
3.5 of the 2024 PPS to mitigate the impacts of the continued use and future
expansion of these industrial lands and their associative sensitive uses.
Appropriate studies to demonstrate will be required. Proximity to a sensitive
use such as an historic landfill site, municipal wastewater treatment facility,
and industrial land use sites require studies including a D-4, D-2, and D-6 to
determine the affects of land use suitability.

IPS
Sonair

See the Planning Justification Report and included D-2, D-4, and D-6
studies.

Infras

tructure Availability

23

Determine the availability and capacity of water and sewer services and
show the location of sewer and water connections and allocations for the
proposed 376 units. Please review the Southgate Servicing Strategy 2024
which includes maps of existing sanitary and water services.

Valdor

See the Functional Servicing Report included with this submission.

24

Any proposed watermain layout should include a looped configuration through
the development to existing infrastructure to ensure system redundancy and
maintain sufficient fire flow capacity.

Valdor

See the Functional Servicing Report included with this submission.

25

The need for effective Stormwater Management and further studies are
required for the proposed units and parking spaces. The high percentage of

Valdor

See the Stormwater Management Report included with this
submission.



https://pub-southgate.escribemeetings.com/filestream.ashx?DocumentId=28362
https://pub-southgate.escribemeetings.com/filestream.ashx?DocumentId=28362
https://pub-southgate.escribemeetings.com/filestream.ashx?DocumentId=28362

impermeable surfaces proposed including 406 parking spaces at-grade
require effective Stormwater Management strategies. The proposed 280
parking spaces underground are not feasible due to the Township’s high-
water table. Applicant to assess the local water table and soil conditions to
determine viability.

26

The development is located in Wellhead Protection Areas B, C, and D,
requiring careful consideration of water resource protection and comments are
required from the Township’s Risk Management Official regarding Wellhead
Protection Areas.

IPS

The project will be circulated after the first formal submission.

Housing Affordability & Market Fit

27

The dedication of affordable housing units is encouraged by the Township.
The decreased availability of apartment units to 94 units raises questions
about whether the proposal adequately addresses affordability. Further
expansion of how the proposal addresses affordability, identifies housing
needs, and market position for the units should be addressed in the Planning
Justification Report and other applicable studies

IPS

See the Planning Justification Report.

28

The potential for industrial workers from the nearby Eco Park businesses to
live and work within 15 minutes could be an opportunity. The lack of
connectivity to the surrounding community and other amenities diminishes
this potential and should be addressed in the site design to include
connection in all forms of movement such as vehicle, pedestrian, and cycling
access

S&C Architects
Paradigm

The project includes vehicle and pedestrian connections to Ida Street.
Due to the watercourses on the property, there are no vehicle
connections proposed in the rear of the property.

Staff appreciate the submission of the proposed development, as it can help
the Township achieve density, access to affordable units, and ensure a
variety of housing types. Considerable concerns have been raised regarding
the proposed development’s impact on surrounding land use including:
industrial, environmental, and Municipally owned sites. The Township is
open to alternative design to the site including rear road access to provide
connectivity. Township Staff advise further discussion regarding proper
access to the subject lands to connect to Gold Street and Hagan Street

S&C Architects
Paradigm

The applicant is open to discussing any further connection options
proposed by the municipality.




West. We look forward to further discussing the proposed development and
reviewing the above requested information to provide a detailed technical
review.

The County and Township reserve the right to request further information All Consultants | Noted.
based on public or agency comments or detailed technical review after the
applications have been submitted.

Grand River Conservation Authority
Email September 5, 2024

This concept appears to extend into a roughly 10 hectare wetland. Valdor The project involves the realignment of a watercourse and of the
Development in the wetland would not be permitted. Birks regional floodline. See the Floodplain Analysis provided with this
submission. Cut and fill will take place entirely within this property.
Some hydraulic analysis would be required to ensure the development is not Valdor See project materials included with this submission.
impacted by or impacting floodwaters Soils
Engineering
Ltd.




