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REPORT #: DES 2022 31

DATE: 31 May 2022

TO: Mayor and Members of Council

SUBJECT: Public Information Meeting
Application for Official Plan Amendment
Owner: ICG Golf Inc., Bayview-Wellington (Highlands) Inc. &
2523951 Ontario Inc.
Agent: Malone Given Parsons Ltd., c/o Don Given
Municipal Address(es): 23 Brownlee Drive, 2820 Line 5 and
2848 Line 5
Planning File No.: D09-17-01

PREPARED BY: Alan Wiebe, Manager of Community Planning

1. RECOMMENDATIONS:

That Report DES 2022 31 regarding "Public Information Meeting - Application for Official Plan
Amendment for lands municipally addressed as 23 Brownlee Drive, 2820 Line 5 and 2848
Line 5 and legally described as Part of Block 36, Plan 51M-221; Being Parts 1, 2, 3, 4, 5 and
6, Part of Lot 13, Concession 5 and South Part of Lot 13, Concession 5, geographic Township
of West Gwillimbury (File No. D09-17-01)", be received and,

That the comments received in writing and/or made at the Public Meeting be received, and
that the Office of Community Planning consider the matters raised and address same in its
recommendation report.

2. PREAMBLE:

The Office of Community Planning is in receipt of application for Official Plan Amendment
affecting 23 Brownlee Drive, 2820 Line 5 and 2848 Line 5. The application was submitted by
Don Given of Malone Given Parsons Limited, on behalf of property owner(s), ICG Golf Inc.,
Bayview-Wellington (Highlands) Inc. and 2523951 Ontario Limited. The applicant is seeking to
amend the Town’s Official Plan to incorporate approximately 60 hectares (approximately 148
acres) of land into the boundary of the “Bradford Urban Area”, and to redesignate the lands
from "Rural" to "Residential".

The application was submitted in 2017 for two (2) of the three (3) properties subject to request
for Official Plan Amendment, being the lands known as 23 Brownlee Drive and 2820 Line 5,
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and the application was deemed incomplete at that time in accordance with the Planning Act.
In March and April of 2022, additional or updated materials were filed with the Town with
modifications to reflect the inclusion of lands known as 2848 Line 5, and the application was
deemed to be complete as of April 22, 2022. The effect of the proposed Official Plan
Amendment would be to facilitate the development of a residential subdivision.

The purpose of this report is to provide an overview of the applicant’s proposed Official Plan
Amendment Application, to provide a summary of the comments received to date, and to
welcome comments by members of the public and from Council in regards to the proposed
Official Plan Amendment.

3. BASIC DATA PERTAINING TO THE MATTER:

3.1 Site Details

The subject properties are irregular in shape and extend between Line 5 (to the south) and
Line 6 (to the north). The properties have frontages along Line 6, Brownlee Drive, and Line 5,
respectively. Cumulatively, the lots have a frontage of 377 metres and a total area of
approximately 60 hectares (approximately 148 acres). The property municipally known as 23
Brownlee Drive has been developed and used a golf course, while 2820 and 2848 Line 5
feature detached dwellings. The lands are surrounded by other residential and agricultural
uses.

3.2 Surroundings

For reference, an aerial location map accompanies this report as Attachment 5.1.
Surrounding Land uses include:

North: To the north of the subject site, is primarily residential uses consisting of single
detached dwellings.

South: To the south of the subject site, is primarily agricultural uses consisting of agricultural
lands within the Holland Marsh.

East: To the east of the subject site are additional residential uses consisting of single
detached dwellings.

West: To the west of the subject site, is primarily agricultural uses consisting of agricultural
lands.

In addition to the above, it is noted that the subject properties also surround existing
residential uses, as established along Brownlee Drive.
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3.3 Description of Proposal

The applicants are proposing to incorporate the subject lands into the ‘Bradford Urban Area”
and to redesignate the lands from “Rural” to “Residential” by way of Official Plan Amendment
to accommodate a future residential subdivision. The conceptual plan included in the
application materials would consist of approximately 950 residential units comprised of single
and semi-detached homes, as well as a variety of townhouses. The proposal includes
associated uses such as park space, storm water management, environmentally protected
lands as well as, a proposed collector road network that connects to the existing residential
subdivision and Line 5 and Line 6. As conceptually illustrated, access to the residential
development is envisioned from Line 6, Brownlee Drive, Line 5 and Inverness Way to the
east. Water and wastewater/sanitary servicing is proposed through connection to existing
municipal services.

For reference, the following materials are appended to this report, as the noted attachment:

e Attachment 5.2 - conceptual development plan prepared by the proponent

e Attachment 5.3 - the proponent's conceptual development plan, overlaid on 2018
aerial imagery (from maps.simcoe.ca)

o Attachment 5.4 - the proponent's proposed draft Official Plan Amendment

e Attachment 5.5 - the proponent's Planning Opinion Report

3.4 Existing Official Plan Designation

In the Town’s 2002 Official Plan, the lands are located outside of the Bradford Urban Area,
and are designated “Rural”. Use permissions within the Rural designation include agricultural
uses and a single detached residential dwelling. Additional uses permitted may include golf
courses. In the Council-adopted 2021 Official Plan, the lands remain outside of the Bradford
Urban Area and remain designated as “Rural”, with a portion located in the “Greenbelt Natural
Heritage System”. Permitted uses include: agricultural uses, agricultural related uses and on
farm diversified uses. Limited residential uses are permitted in the “Rural” designation.

3.5 Existing Zoning

In Zoning By-law 2010-050, the Town’s consolidated zoning by-law, the lands have portions
zoned as Open Space Recreation “OSR,” Agricultural “A”, Marsh Agricultural “AM” and
Natural Heritage System Two “NHS2”.

Within the Agricultural and Marsh Agricultural zones, primarily agricultural uses are permitted,

and in the Open Space Recreation designation, parks, a golf course, and accessory retail
stores/restaurants are permitted.
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3.6 Public Consultation

The application for Official Plan Amendment was deemed complete on April 22, 2022. Notice
of a "Complete Application and Public Meeting" was given in accordance with the regulations
of the Planning Act, by way of publication in the newspaper, mailing of notices to owners of
lands within 120 metres, and posting signage on or adjacent to the properties by the applicant.
Specifically, notice was published in the May 5th and 12th editions of the newspaper, notice
was mailed to owners of land within the prescribed 120-metre radius on May 5th and 10th, and
a total of seven (7) signs were posted on or adjacent to the properties on May 11th.

At the time of writing this report, Planning Staff has received twenty (20) email messages and
seven (7) voicemail messages from members of the public, expressing varying interests in the
proposal. The majority of these individuals have requested access to the materials filed in
support of the application. Some individuals have provided comments for consideration in
response to the application, and some individuals have expressed concern over not having yet
received notice by mail. Of those submissions received with comments for consideration, staff
offer the following summaries thereof:

e By voicemail message:

o An individual who resides along Inverness Way expressed concern over the
prospect of construction traffic associated with the proposed development utilizing
roads within the existing Bradford Capital subdivision, for reasons relating to
pedestrian traffic therein from existing occupants (e.g., children).

e By email messages:

o Elve Sepa expressed that "it should be a priority to preserve this green space",
noting that they "firmly oppose ... plans to designate this parcel of land".

o Sundeep and Sydney Nagra expressed concern over the possible loss of trees
along the southern portion of the lands, which function as a "natural wind barrier"
to their lands to the south, which they note "is crucial for reducing the impact of
soil erosion for the farms in the Holland Marsh." They have also expressed
concern over the anticipated increase in traffic and congestion if the lands were
developed, and the prospect of increased traffic on the south side of the canal,
and the impact of farm vehicle on that traffic and vice versa.

o Jim Craig, on behalf of Bearsfield Developments Inc., expressed opposition to the
application for reasons including:

» the "message over the past many years is there is no need to expand the
boundary in advance of a comprehensive review by the County ... [and]
There has been no indication to the development community (BILD) that
this position by the Town has changed.";

» "itis offensive to historical planning decisions, commencing with the Town’s
2002 Official Plan OMB hearing";
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= "if the Town was going to consider a boundary expansion in advance of the
County’s MCR and the update of its Official Plan it should have extended
the invitation to apply to other lands such as Bearsfield’s";

» "Bearsfield upsized all infrastructure to the north. Bearsfield has access to
pre-paid 789 wastewater and 806 wastewater collection units for this
project."; and

» "The Simcoe County District School Board expressed a desire to construct
a new high school on the Bearsfield property and pursued the idea at the
OLT Hearing for OPA 25/26. The site had immediate access to servicing
and a planned arterial road network referred to as SWAR."

o David Basilij requested that any approval of the proposed development include a
clause requiring that construction traffic access the lands from Line 6, and not via
Inverness Way.

o Jeff Rice expressed concern over the proposed development for reasons
including:

= potential soil contamination within the lands due to historical use of

herbicides and pesticides;

the accuracy of the environmental impact study;

increased traffic along Brownlee Drive, and lack of sidewalks;

decrease in property values for existing properties on Brownlee Drive;

proposed construction of "non estate homes beside estate homes";

allowing "development and removal of the only golf course in Bradford";
loss of agricultural lands.

If any further comments are received in advance of the scheduled Public Meeting on May 31st,
2022, they will be brought to Council’s attention at that time.

3.7 Agency and Departmental Consultation

The submission was circulated to internal departments and external agencies for review and
comment. Based on departmental and agency review, the following is a summary of
correspondence received as of May 18, 2022.

Departments and agencies that have advised of no concerns or objections to the application:

- Alectra Utilities
-MTO

Southlake Regional Health Centre did not object to the proposed development, but did express

concerns that provincial growth policies do not provide capital investment to expand hospital
infrastructure and meet needs of new residents.
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Following the public meeting on May 31, 2022, staff will continue to evaluate the merits of the
proposal and expect to report to Council at a later date with a recommendation, once the
overall analysis has been completed and all comments received have been addressed.

4. EFFECT ON TOWN FINANCES:

The holding of a Public Meeting for consideration of the applications does not affect the
Town’s finances.

5. ATTACHMENTS:

5.1 - Aerial Location Map

5.2 - Conceptual Development Plan (by applicant)

5.3 - Conceptual Development Plan (by applicant) with 2018 Aerial Image Underlay (by staff)
5.4 - Draft Official Plan Amendment (by applicant)

5.5 - Planning Opinion Report (by applicant)

6. APPROVALS:

Peter Loukes, Director of Engineering and Development Services Approved - 24 May 2022
lan Goodfellow, Director of Finance/Treasurer Approved - 24 May 2022
Geoff McKnight, Chief Administrative Officer Approved - 24 May 2022
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Attachment 5.1
Lands Subject to Application D09.17.01

This map, either in whole or in part, may not be reproduced without the written authority from 1 . 1 5 2 1 3
The Corporation of the County of Simcoe. . )

This map is intended for personal use, has been produced using data from a variety of sources B['adford
and may not be current or accurate.
Produced (in part) under license from:

i WeS
© b Wity the Guesn i Rgh o Canad, Department of NaturlResources 0.65 Gwillimbury

© Queens Printer, Ontario Ministry of Natural Resources:
© Teranet Enterprises Inc. and its suppliers: May 1 9, 2022 ”—
© Members of the Ontario Geospatial Data Exchange.

All rights reserved. THIS IS NOT A PLAN OF SURVEY.
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Attachment 5.2

Figure 1.2: Proposed Concept Plan

CONCEPTUAL DEVELOPMENT
PLAN

Part of Block 36, Plan S1M-221 and
Part of Lot 13,
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