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EXECUTIVE SUMMARY 

Malone Given Parsons Ltd (“MGP”) represents the applicant GCSJ Hillsdale 

Development Inc. (“GCSJ”), for the property located at the east side of 

Penetanguishene Road (Hwy 93) in the Township of Springwater (“Sarjeant 

Lands”).  

The purpose of this report is to provide a planning opinion on the proposed Official 

Plan and Zoning By-law Amendments and Draft Plan of Subdivision applications 

to permit development of the property for 114 single detached homes. It is my 

opinion that the proposed development is consistent with or conforms, as the case 

may be, to the policies of the Growth Plan for the Greater Golden Horseshoe 

(consolidated June 2013), the Provincial Policy Statement (2014), the County of 

Simcoe Official Plan, the Township of Springwater Official Plan as proposed to be 

amended, adopted Township Official Plan Amendment No. 37 (2008) and the 

Township of Springwater Comprehensive Zoning By-law 5000 (January 2015 

Consolidation) as proposed to be amended. The proposed Draft Plan of Subdivision 

has appropriate regard to the requirements of Section 51(24) of the Planning Act. 

The proposed official plan and zoning bylaw amendments and draft plan of 

subdivision implements good planning and is in the public interest.  

In assessing the development of the Sarjeant lands, consideration was given to 

potential co-ordination and integration with the development of the Heritage 

Village lands immediately to the south (which are proposed to be developed for 232 

units, reduced from the initial draft approval for 493 units), taking into 

consideration the planning context, surrounding lands, market considerations, co-

ordination of soft and hard services and subdivision layout. In my opinion, co-

ordination of the two developments is appropriate and in keeping with the policy 

regime applicable to the land. The proposed development of the Sarjeant lands 

together with the proposed revisions to the Heritage Village subdivision was 

formulated taking into account all these factors.  

The proposed plan delivers residential development as a logical completion of the 

northern part of the community and is appropriately designated and developed 

under the planned Urban Residential designation (which reflects the Township’s 

adopted Official Plan Amendment No. 37, awaiting approval by the OMB 

(Hillsdale Secondary Plan)). The Draft Plan of Subdivision provides for an 

appropriate form of housing in the Hillsdale settlement area, providing co-

ordination with the adjacent subdivision to the south. For example, its approval will 

result in a logical and efficient road pattern given the configuration of the property. 
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The development of the Sarjeant lands, having regard for the changes to the 

adjacent Heritage Village lands, will result in the following: 

- A reduction in the overall extent of residential development from 493 units 

to 346 units, 30% reduction in unit yield; and 

- A 7.1 ha reduction in the land area for residential uses.  

A total of 346 single family residential units are now proposed for the two 

properties:  232 units on the Heritage Village lands and 114 units on the Sarjeant 

lands, together with parkland and servicing infrastructure. The combined properties 

can be approved within the Springwater forecast in Schedule 7 of the Growth Plan. 
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1.0  
PLANNING CONTEXT 

GCSJ Hillsdale Development Inc. is proposing an Official Plan 

Amendment, Zoning By-law Amendment, and Draft Plan of 

Subdivision which will permit the development of 114 single 

detached homes. This section describes the purpose of the 

report and summarizes the property description.  

1.1 Purpose 
Malone Given Parsons Ltd (“MGP”) represents the applicant, GCSJ Hillsdale 
Development Inc. (“GCSJ”), for the property located at the east side of Highway 
93 (Penatanguishene Road) in the Township of Springwater.  

The purpose of this report is to provide a planning opinion on the proposed Official 
Plan and Zoning By-law Amendments and Draft Plan of Subdivision applications 
to permit development of the property for 114 single detached homes. This report 
renders a planning opinion with regard to the proposed development following an 
analysis of the land use and planning context and provincial, regional, and 
municipal planning policy regime. In rendering this opinion, the report relies on 
and summarizes the supporting studies prepared by other expert consultants in 
accordance with the requirements set out at the Pre-Consultation meeting with 
Township and County staff on March 8, 2017.  

1.2 Property Description and Prior Development 
Applications 

The property is located in the Community of Hillsdale, in the Township of 
Springwater, County of Simcoe. The property is legally described as Part of the 
North Half of Lot 57, Concession 1, former Township of Medonte, now in the 
Township of Springwater, County of Simcoe. The Community of Hillsdale lies 
halfway between Lake Simcoe and Georgian Bay in the northeast section of the 
Township of Springwater, straddling Highway 93 (Penetanguishene Road), just 
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north of Highway 400. Mill Street is the main street running east to west through 
the Community, and Orr Lake is approximately 4km north on Highway 93. 

The property is located on the east side of Highway 93 (Penatanguishene Road) at 
the northern limit of the Hillsdale Settlement Area, north of and adjacent to lands 
with an approved draft plan of subdivision for residential lots and existing 
residential development on Albert Street and the Hillsdale Elementary School.  

It consists of one parcel measuring approximately 30.89 hectares (76.33 acres) in 
area and is municipally known as 206 Scarlett Line (“Property”). It is noted that 
although the property has a Scarlett Line address it does not have access onto 
Scarlett Line.  Approximately half of the site is within the Settlement Area. 

Table 1.1 provides the legal description and Appendix A is a context map of the 
property. Currently the property is vacant. 

Table 1.1: Legal Description of Property 

Owner Municipal 
Address 

Legal Description of 
Property 

Size 

The 

Sarjeant 

Company 

Limited 

206 Scarlett 

Line 

Part of the North 

Half of Lot 57, 

Concession 1 

(Geographic 

Township of 

Medonte) 

• Total Property: 
30.89 ha (76.33 ac) 

• Within Draft Plan of Subdivision:  

14.49 ha (35.8 acres) 

• Other Lands owned by applicant: 

16.4 ha (40.53 acres) 

 

The following summarizes the surrounding uses: 

To the North: 

• Rural Residential 

• Vacant/Open Space 

To the South: 

• Single-detached residential development 
(proposed through the approved Heritage 
Village Draft Plan of Subdivision) 

• Crop farming (current) 

To the East: 

• Rural Residential 

• Vacant 

To the West: 

• Penetanguishene Road (Hwy 93) 

• Single Detached Dwellings 
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Adjacent and south of the property is the 53.11 ha (131.2 acres) Heritage Village 
property.  A Draft Plan of Subdivision is approved for the Heritage Village lands 
permitting development of 473 single family and townhome units and a multi-
residential block with an estimated yield of 20 units.  Total dwellings on the 
approved Heritage Village draft plan is 493 units. The Heritage Village Draft Plan 
of Subdivision was revised and submitted to the Township and County in 
November 2016.  The revised plan yields 232 units and consists of a mix of 50’ and 
60’ lots.  

In assessing the development of the Sarjeant lands, consideration was given to 
potential co-ordination and integration with the development of the Heritage 
Village lands, taking into consideration the planning context, surrounding lands, 
market considerations, co-ordination of soft and hard services and subdivision 
layout. In my opinion, co-ordination of the two developments is appropriate and in 
keeping with the policy regime applicable to the land. The proposed development 
of the Sarjeant Lands together with the revision to the Heritage Village subdivision 
was formulated on that basis.  In reviewing these factors, it was determined that the 
eastern part of the two properties is ideally suited for parkland and servicing 
infrastructure uses. While the properties can be serviced individually, there is an 
opportunity to provide for more efficiency through a connected system over both 
properties. This would facilitate the completion of this portion of the community as 
planned. There are also opportunities for co-ordinated road access with the Sarjeant 
lands taking road access from the revised Heritage Village subdivision, thereby 
avoiding the need for a new access on Highway 93 and thus achieving an efficiency 
in infrastructure encouraged by provincial policy. Further details of the basis for 
the proposed development are described later in this report.  

1.3 Historical Development Pattern 
Hillsdale’s existing residential development is comprised predominantly of large 
lot single-detached homes. This is largely a reflection of past development 
proceeding on private individual septic systems and the size requirements for lots 
serviced in that manner.   

The proposed development, in concert with the planned Heritage Village 
subdivision adjacent and to the south, would complete the northern portion of the 
community. 

In April 2005 (updated June 2007) Hillsdale Land Corp. prepared a Community 
Planning Study in support of the planned Heritage Village subdivision immediately 
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south of the property. We have reviewed this Study and the proposal takes into 
account the community character and context for development.  

The proposed lot sizes, while representing higher densities than the existing built 
homes in Hillsdale, are compatible with existing residential development. The 
Hillsdale Elementary School and a future park and parkette as part of the Heritage 
Village Subdivision are located immediately south of the property and will be 
within walking distance of all future residents of the proposed development.  
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2.0  
DEVELOPMENT 

CONSIDERATIONS 

This section summarizes the supporting studies for the 

development applications.  

2.1 Environmental Impact Study 

Beacon Environmental completed an Environmental Impact Study (EIS) for the 

property in March 2017. The purpose of the study is to identify whether there are 

any natural heritage constraints within the study area and if so, to assess how future 

development of the site can be achieved with proper protection of these features.  

The EIS has determined that the lands proposed to be designated Environmental 

Protection Category 2 by the adopted Hillsdale Secondary Plan (which is under 

appeal at the Ontario Municipal Board (OMB)) are not significant natural heritage 

features in the Official Plan lists as those requiring protection. The EIS concluded 

these lands are regenerating agricultural lands in the form of a cultural plantation. 

This plantation is a culturally-modified monoculture, dominated by a non-native 

tree species and supports few species in the understory. No species of flora or fauna 

were found that are provincially or nationally threatened or endangered. As such, 

there will be no negative impacts on the ecological features or functions defined in 

the plan by the development of this property as proposed. 

The central plantation in the study area does include a portion of Stratum 2 

(Supporting) Deer Habitat, which means that deer use these lands temporarily and 

opportunistically for feeding purposes. However, Stratum 2 deer habitat is not 

considered significant wildlife habitat under the Provincial Policy Statement, 2014 

(PPS). The Stratum 1 deer wintering habitat to the north will not be impacted by 

the proposed development. 
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While the County of Simcoe’s GIS mapping identifies an unevaluated wetland in 

the western portion of the property, ground-truthing through the field investigation 

conducted by Beacon determined that there was no wetland.  

The proposed Draft Plan can accommodate development in a manner that is 

consistent with the PPS, 2014, the County of Simcoe Official Plan and the 

Endangered Species Act.  The EIS supports the development as proposed. 

2.2 Environmental Site Assessment 

Golder Associates Ltd. completed a Phase I Environmental Site Assessment (ESA) 

for the property, dated March 2017. The report includes a review of current and 

historic information on the property and surrounding properties including a site 

walkover, interviews, and evaluation of information obtained from other sources. 

Furthermore, the property is not considered an enhanced investigation property as 

defined by O.Reg. 153/04.  

Based on the findings obtained and reviewed as part of the Phase I ESA, no 

Potentially Contaminating Activities (PCAs) or Areas of Potential Environmental 

Concern (APECs) were identified. As a result, a Phase II ESA is not required. 

2.3  Geotechnical Investigation 

Golder Associates Ltd. completed a Geotechnical Investigation for the property. 

The results of their investigations are set out in their report dated March 2017. The 

field work was carried out between April 20, 2016 and April 22, 2016, and eight 

(8) boreholes were drilled using a buggy-mounted drill rig to depths of 

approximately 0.75 to 1.5 metres below grade with standard penetration testing. 

The results of the preliminary investigation conclude that single family homes can 

be founded on conventional shallow spread and/or continuous strip footings bearing 

in the native, undisturbed soils.  

In general, the subsurface conditions contain underlying topsoil, and deposits for 

sand and silty sand, and the native subsoil conditions predominantly consist of silty 

clay, clayey silt, sandy silt and silty till. Groundwater was encountered during 

drilling in several boreholes at depths ranging from 1.26m to 6.01m below the 

existing grade. At the completion of drilling, water was present in the boreholes at 

depths ranging from 2.3m to 5.3m below ground surface. The groundwater 

condition was observed during the time of the field investigation and seasonal 

fluctuations should be anticipated.  
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In summary, based on the results of these investigations, light residential, i.e., single 

family homes with basements, may be founded on conventional shallow spread 

and/or continuous strip footings bearing in the native, undisturbed soils below the 

loose to very loose surficial deposits. For foundations in engineered fill, if required 

to raise the grade, a fill thickness of at least 2 metres is required. As is standard 

practice, additional review is recommended at the detailed design stage once final 

design and specifications of the structures are determined.  

2.4 Hydrogeological Study and Site Development 

Assessment 

Golder Associates Ltd. completed a Hydrogeological Study and Site Development 

Assessment for the property, dated April 2017. The report characterizes the site-

specific subsurface conditions as follows: 

Water Balance Assessment 

• Provide a pre- and post-development water budget to assess the potential 

impacts of the proposed development. 

Water Supply/Demand 

• The Scarlett Line wells currently provide potable water servicing for the 

Hillsdale community; 

• The Regional A3 Aquifer has been identified on Cassell Drive. This well 

site is the subject of a report (Golder Associates Ltd, 2008) describing the 

successful construction and testing of two wells, which together will 

provide 25.2 L/sec; 

• The future operation of the Hillsdale Municipal Water Supply System from 

both the Scarlett Line and Cassell Drive wells will provide maximum day 

water requirements for the existing Community of Hillsdale, the revised 

Heritage Village subdivision and the proposed Sarjeant developments; 

• Water quality for both the Scarlett Line wells and Cassell Drive wells meets 

the Ontario Drinking Water Standards for all parameters tested; 

• As is standard practice, an application for a PTTW will be prepared in 

conjunction with the municipal approval process; 
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Water Resources Impact Assessment 

Disposal beds of treated effluent will be located more than 700m from the nearest 

groundwater discharge point to the Sturgeon River, which is adequate for 

attenuation of phosphorus. 

2.5 Functional Servicing and Stormwater 

Management Report 

SCS Consulting Group completed a Functional Servicing and Stormwater 

Management Report (FSSR) for the property, dated March 2017. The report notes 

that existing development in Hillsdale is serviced by private septic systems and a 

communal water-well system.  

Servicing for the Sarjeant lands is proposed through an internal watermain system 

that will connect to the existing municipal water system (with external upgrades as 

detailed in the FSSR) and a new communal septic system.  

Stormwater will be conveyed through a combination of Low Impact Development 

approaches including grassed swales, increased topsoil depth, sump pumping 

foundation drains to grassed surfaces and roof leaders to grassed areas to a 

stormwater management pond.  

A detailed erosion and sediment control plan will be prepared for review and 

approval by the Township and Nottawasaga Valley Conservation Authority 

(NVCA) prior to any site grading being undertaken. This is normally undertaken as 

a condition of draft plan approval at the detailed design stage in accordance with 

the Township and NVCA Erosion and Sediment Control guidelines. 

The servicing proposal for the Draft Plan of Subdivision achieves all required 

elements for the provision of sanitary service, water supply, and stormwater quality 

and quantity controls. As such, the Draft Plan of Subdivision can be developed and 

adequately serviced in accordance with Township standards. 

2.6 Traffic Assessment 

BA Group completed a Traffic Assessment for the proposed development 

on April 2017. BA Group also completed a transportation assessment for the 

adjacent revised Heritage Village subdivision, dated November 18, 2016.  
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Direct access to Highway 93 (Penatanguishene Road) is not contemplated for the 

Sarjeant property in accordance with Township and MTO policies which encourage 

the utilization of existing access points to Penatanguishene Road and the use of 

internal connections to the arterial road network.  

In its Traffic Assessment Letter, BA Group notes a 49% increase in traffic volumes 

utilizing the Street A / Highway 93 intersection due to traffic generated by the 

development of the Sarjeant lands, over and above the traffic generated by the 

revised Heritage Village development. Based on their analysis, BA Group 

concludes that the intersection will function at an appropriate level in serving both 

the Sarjeant and Heritage Village developments.  

2.7 Environmental Noise Report 

Jade Acoustics completed an Environmental Noise Report for the property in 

March 2017. The noise sources investigated included road traffic from Highway 93 

(Penatanguishene Road), new internal roads, and the proposed pumping station. 

The report concluded that with appropriate mitigative measures, all residential lots 

in the development will meet the noise guidelines.  

Recommended mitigative measures include: 

• Mandatory central air conditioning/forced air heating systems sized to

accommodate central air conditioning for all lots in the vicinity of Highway

93; and,

• Acoustic barriers up to 4.2m in height for all lots in the vicinity of Highway

93.

Based on the preliminary analysis, standard window and exterior wall construction 

would be adequate to ensure all lots achieve the appropriate indoor sound level 

criteria. Based on the expected location of the sanitary pumping station, the 

intervening residential dwellings located at the proposed Heritage Village 

subdivision and the setback distance to the proposed residential dwellings, the 

future sanitary pumping station is expected to be acoustically insignificant at the 

proposed site and was not analyzed further. As such, based on the acoustics 

analysis, the noise mitigation measures proposed for the Draft Plan of Subdivision 

will achieve the required environmental noise criteria. 
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2.8 Archaeology Background Study 

AMICK Consultants Limited completed a Stage 1 Archaeological 

Background Study for the property, dated March 2017. The report reviewed the 

property’s geography, history, previous archaeological fieldwork and current 

land condition to evaluate in detail any archaeological potential. 

Based on the data from Stage 1, it was concluded that further examination was 

required for potential archaeological resources on the property. As is standard 

practice, the report will be submitted to the Ontario Ministry of Tourism, Culture 

and Sport with the recommendation that a Stage 2 archaeological assessment be 

conducted, prior to development and as a condition of draft plan approval. 

2.9 Conclusion 

All technical studies support the development as proposed. 
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3.0  
PROPOSED DEVELOPMENT 

This section summarizes the proposed development of 114 

single detached units and its relationship to the adjacent 

proposed development. 

3.1 Overview 
The Draft Plan of Subdivision (see Appendix B) proposes to divide the property to 
facilitate development on 14.5 ha of land within the settlement area boundary of 
Hillsdale, while the remaining 16.4 ha of Open Space is outside the settlement area 
boundary (see Appendix A – Context Map).  

The proposed development consists of 114 single detached residential units 
comprised of 86 units with a minimum frontage of 15.24m, and 28 units with a 
minimum size of 18.3m. The lots are accessed from three 20m wide local streets. 
Provincial Highway 93 (Penetanguishene Road) is operated by the Province as a 
controlled access highway. It is proposed to take road access from two points on 
the Heritage Village lands adjacent to the south rather than from Highway 93 
consistent with Township and MTO policies. In association with the Highway, 
buffer and noise buffer blocks are proposed in order to satisfy the Provincial 
Corridor protection requirements and provide sufficient distance for noise 
mitigation from the highway to the rear yards of the lots backing onto it.  

A stormwater management block is proposed at the lowest lying area of the 
property adjacent to the communal septic area at the eastern limit of the 
development. Together, these blocks and the servicing blocks proposed north of 
Street B facilitate the collection of stormwater and septic flows in the optimal 
locations in the plan area. The siting of the communal septic area allows for 
connection of this area to the Heritage Village septic area, maximizing the potential 
efficiency of the servicing system.   
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3.2 Connectivity and Transportation to Neighbouring 
Lands 

A composite plan showing both the subject Draft Plan of Subdivision and Heritage 
Village subdivision is presented in Appendix C. The entry points to the Sarjeant 
neighbourhood is through Street ‘A’ and Street ‘C’ of the proposed Heritage Village 
subdivision to the south. No direct access is proposed from Highway 93. The main 
east-west street is labelled as Street ‘B’. The street terminates in a cul-de-sac on the 
eastern side of the proposed development. Access from Highway 93 is provided 
through the main east west street in the Heritage Village subdivision, labelled as 
Street ‘A’, which is located in the south portion of the subdivision.  The internal 
local street network is a grid pattern similar to the layout of the proposed Heritage 
Village subdivision. This addition to the existing grid will provide physical and 
visual connections to different areas of the Sarjeant neighbourhood; to adjacent 
areas including the proposed future development to the south and to the open space 
systems. This system of connections will provide the community with an adequate 
and appropriate transportation structure that coordinates and compliments the 
existing street network.  

3.3 Neighbourhood Structure and Urban Design 
The Sarjeant lands are bounded by Highway 93 on the west, a Ministry of 
Transportation stormwater management channel and the Heritage Village 
subdivision on the south, and the limit of the settlement area boundary and 
naturalizing open space lands to the east and north.   

The grid street system forms small blocks that are 10-11 lots in length internal to 
the subdivision. The periphery of the neighbourhood is comprised of lotting that is 
interrupted at regular intervals by street corners and intersections and servicing 
blocks. This will result in a streetscape that has variety and is pedestrian friendly. 
The short length of the housing blocks will foster a strong sense of immediate 
connection with nearby neighbourhoods, while providing connectivity and easy 
walkability throughout the entire neighbourhood, and to the adjacent Heritage 
Village neighbourhood to the south. 



SARJEANT LANDS – OFFICIAL PLAN & ZONING BYLAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 
PLANNING OPINION APRIL 2017 
 

  

 MALONE GIVEN PARSONS LTD. 15 
 

The small block pattern is a built-in traffic calming measure that will help 
mitigate against speeding automobiles and results in the streets in the 
neighbourhood being walkable and suitable for accommodating active modes of 
transportation. A similar pattern of streets and streetscape continues on the 
Heritage Village subdivision and will allow residents from both properties to 
easily access Hillsdale Elementary school, the proposed parkette, and the park on 
the eastern portion of the Heritage Village subdivision.  

The relatively small scale of development means that the subdivision will likely 
be developed in one phase – allowing the construction period to be minimized. 
The construction of the homes will be governed by architectural controls that will 
address such matters as architectural style, building materials and architectural 
features, building siting and relationship to the street. The requirement for housing 
construction under architectural control will ensure a high quality of building and 
streetscape façade in the neighbourhood.  
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4.0  
PLANNING POLICY AND 
REGULATORY CONTEXT 
ANALYSIS 

This section of the report reviews the existing Provincial, County, 

and Municipal policies applicable to the proposed redevelopment, 

particularly those related to growth management, environment, 

appropriate range and mix of land uses and compatibility with the 

surrounding uses. 

4.1 Major Planning Policy Considerations 
This section consists of a discussion of the following planning matters and the 
related policies in the evaluation of the proposed development. These planning 
matters include intensification and growth management, appropriate range and mix 
of land uses, compatibility with surrounding uses, parkland dedication, and 
environmental considerations under the Planning Act.  

4.1.1 Intensification and Growth Management 
The Hillsdale settlement area is an un-delineated built-up area within the Township. 
It is my opinion that the proposed development is in keeping with and meets the 
intensification and growth management policies as described below. The proposed 
development is in keeping with the character of the community and therefore 
conforms to the intent of section 2.2.3 of the Growth Plan and policy 3.5.29 of the 
County Official Plan by providing for an appropriate type and scale of 
intensification. The Provincial Growth Plan’s minimum greenfield density targets 
are not applicable and development does not impact the Township or County’s 
Greenfield density calculations. 
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4.1.1.1 Reduction in Lands Designated for Urban Uses 
The property is proposed for urban uses in accordance with the Hillsdale Secondary 
Plan adopted by the Township, which is under appeal for non-decision. Despite the 
Township’s stated intention that these lands be urbanized, a decision has not yet 
been made on OPA 37 and therefore the lands continue to be designated Rural and 
Agricultural by the Township of Springwater Official Plan.  Thus, under the Growth 
Plan, the property does not consist of “lands designated for urban uses”.  However, 
this is not the case for the draft plan approved Heritage Village lands, where the 
majority of the subdivision lands are designated as lands for urban uses in 
accordance with the Growth Plan.  

With the revised plan for the Heritage Village lands submitted in November 2016, 
the area now proposed for residential use on the Heritage Village lands is reduced 
by 18.1 ha.  The area proposed for residential use on the Sarjeant lands is 11.0 ha.  
Considered together, this will result in 7.1 ha less area being designated (and 
developed) for urban residential uses than was the case on the original (draft 
approved) Heritage Village plan. A Composite Plan of Heritage Village and 
Sarjeant lands is illustrated in Appendix C.  

The joint development of the lands will have the effect of reducing the amount of 
land designated for residential urban uses in the Township.  

4.1.1.2 Growth Plan Provisions & Approvals in Excess of Schedule 7 
The Places to Grow Act, its regulations and the Provincial Growth Plan, as amended 
(collectively, the “Growth Plan”) provide for the approval of official plan 
amendments designating land for urban uses within the forecasts set out in Schedule 
7. In addition to approvals within the Schedule 7 forecasts, provisions of the Growth 
Plan, including transition provisions, permit the designation of urban land and 
subsequent development approvals in excess of the forecasts in Schedule 7 for lands 
meeting certain criteria.  For example, Policy 6.3.2.1 permits the redesignation for 
urban uses, those lands within a Settlement Area that were designated something 
other than rural or agricultural (e.g. rural residential) even if the resulting 
designation would result in a population which exceeds the Schedule 7 forecasts. 
Other transition rules permitted the approval of urban uses for lands within the 
Midhurst Secondary Plan (OPA 38). Lands in Midhurst were approved under OPA 
38 outside of/in excess of the Schedule 7 forecasts.  

In my opinion, in considering the availability of population within the Schedule 7 
forecasts for purposes of land budgeting and development approvals, it is 
inappropriate and improper to include lands and associated population that were 
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approved outside of the Schedule 7 forecasts in accordance with provincial policy 
and law. Based on those policies, these lands were approved outside of Schedule 7 
and should not form part of the base population included within Schedule 7. This 
includes all approvals under Policies 6.3.2.1, 6.3.2.2 and the transition regulations, 
including the lands approved within the Midhurst Secondary Plan. 

These approvals should be afforded a comparable consideration for the land budget 
work being conducted by the Township and County, as they were clearly approved 
outside of Schedule 7. The policy basis is clear, where section 6.3.2 of the Growth 
Plan states that “development may be approved in settlement areas in excess of 
what is needed to accommodate the forecasts in Schedule 7” (emphasis added). 

On this basis, lands approved in accordance with these policies and transition 
regulations, including the Midhurst approvals, should be excluded from 
calculations by the Township and County with regards to determining whether 
other lands and residential unit supply can be approved within the Schedule 7 
forecasts for the Township of Springwater to 2031. These lands should be excluded 
from the assessment of supply vis-a-vis Schedule 7 of the Growth Plan.  

MGP prepared a unit supply analysis for the Township of Springwater, the mapping 
and tables for which are attached as Appendix D. For the analysis, MGP utilized 
Springwater’s Planning and Development Status Report (updated December 8, 
2015) and Simcoe’s Springwater Land Budget work (December 2013, the most 
current available) to determine the units that were Registered or Draft Approved. 
Lands that have a status of “draft approved” or “registered but not built” form the 
portion of land and unit supply that is advanced through the planning process to 
such an extent that they logically form the first parts of supply that can be achieved 
by 2031.  

The Committed and Vacant Greenfield lands graphic in Appendix D does not 
capture the location of unbuilt units in older registered plans that were accounted 
for in the Springwater Land Budget, however, these lands and the units and 
population accorded to them were included in the analysis table.  

By combining the 2011 Census population, population from completed units, and 
the proposed population from Registered or Draft Approved units, the current 
projected population can be reasonably determined. As demonstrated in these 
tables, the proposed 346 units (on the scaled-back Heritage Village development 
and the proposed development on the Sarjeant lands) would be within the 2031 
population forecast of 24,000 people for the Township set out in Schedule 7 of the 
Growth Plan and Table 1 of the County Official Plan.  Thus, the proposed Sarjeant 
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development can be approved in accordance with the growth management policies 
of the Growth Plan. The numbers set out in the second table of Appendix D may be 
conservative as there may be other lands that have been approved under the Growth 
Plan policies permitting approvals in excess of the Schedule 7 forecasts. 

4.1.1.3 It Is Appropriate and Good Planning to consider 
development of the Sarjeant Lands as a priority  

It is appropriate to proceed with the planning approvals process on the Sarjeant 
lands on a priority basis when implementing the Provincial Growth Plan in 
Springwater. Hillsdale is a recognized Settlement Area in the County’s Official 
Plan and such areas are to accommodate growth to 2031. Moreover, the Hillsdale 
settlement area has been approved for some time with limited development 
occurring in the past 20 years.  It is desirable to proceed with development in the 
community in a manner that delivers complete neighbourhoods and significant 
community amenities in the process.   

While the two properties can be serviced individually, there is an opportunity to 
provide for more efficiency through a connected system over both properties. This 
would facilitate the completion of this portion of the community. There are also 
opportunities for co-ordinated road access with the Sarjeant lands taking road 
access from the revised Heritage Village Plan, thus achieving an efficiency in 
infrastructure encouraged by provincial policy. The combined proposal in essence 
involves a redistribution of some of the growth from the already approved Draft 
Plan of Subdivision on the Heritage Village lands to the Sarjeant lands to facilitate 
this outcome under the growth management framework of the County.  

The concurrent approval of development for both properties is good planning and 
desirable to achieve the completion of the northern portion of the Hillsdale 
settlement area in a timely manner. Planning for both properties together allows the 
integration of roads, servicing and housing patterns, and also delivers housing to 
achieve a complete neighborhood in a timely manner. This is desirable from a 
community building perspective (new residents integrating as soon as possible with 
the least disruption from construction and ongoing development) and in delivering 
substantive new park space for the benefit of new and existing residents.  
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4.1.1.4 Summary 
The development of the Sarjeant lands, having regard for the changes to the 
adjacent Heritage Village lands will result in the following: 

- A reduction in the overall extent of residential development from 493 units 
to 346 units, 30% reduction in unit yield; and 

- A 7.1 ha reduction in the land area for urban residential uses.  

A total of 346 single family residential units are now proposed for the two 
properties:  232 units on the Heritage Village lands and 114 units on the Sarjeant 
lands, together with parkland and servicing infrastructure.  

4.1.2 Appropriate Range and Mix of Land Uses 
The proposed minimum lot size is similar but smaller in area than what exists today. 
The proposed development will provide higher housing density than the net density 
of the nearby existing community, in accordance with Growth Plan goals for higher 
densities. The proposed plan delivers residential development as a logical 
completion of the northern part of the community, and is appropriately designated 
and developed under the planned Urban Residential designation set out in the 
adopted Official Plan Amendment No. 37, awaiting approval by the OMB 
(Hillsdale Secondary Plan). The smaller single detached lots in the proposed plan 
will introduce a smaller lot alternative to the large estate lots that predominate in 
the community today, thereby adding to the range of housing options available and 
delivering a more compact form of development.   

4.1.3 Compatibility with Surrounding Uses 
The street pattern has been designed to connect to the Heritage Village subdivision 
to the south. The lots are of a similar size and general arrangement, providing a 
consistent development pattern and density. The proposed housing has no direct 
adjacency to existing housing but is of the same type (single-detached) and is 
therefore compatible with the rest of the community.  

4.1.4 Parkland Dedication Requirements 
A 0.53 ha parkette and an 11.25 ha park is proposed on the Heritage Village 
subdivision to the south, a total of 11.78 ha of park area. Future residents in the 
Sarjeant development and in the existing community are within a 10-minute walk 
of the proposed park, which will provide extensive opportunities for recreation and 
facilities programming as determined by the Township. When considered together, 
the Sarjeant and Heritage Village subdivisions would be required to provide 2.96 
ha of parkland calculated as 5% of the total developable area of 59.25 ha. The 11.78 
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ha parkland provided on Heritage Village is well in excess of, and satisfies the 
demand for parkland required under the Planning Act for both the Sarjeant and 
Heritage Village sites and is of sufficient size to provide for community-serving 
active programming of the park to the benefit of both future and existing residents.  

4.1.5 Environmental Considerations 
There are policies in the PPS, County and Township Official Plans and the adopted 
OPA 37 that require protection of natural heritage features and their function. The 
planning vision contained in the adopted Hillsdale Secondary Plan (OPA 37) 
provides that the Sarjeant lands can be developed for residential uses subject to 
confirmation that there are no significant natural heritage features requiring 
protection through an environmental impact study.  An Environmental Impact 
Study was completed and confirmed there are no significant natural heritage 
features in the area proposed for development. The proposed development 
conforms to the policies related to environmental protection in the above noted 
documents. Policy Analysis 

4.1.6 Provincial Policy Statement, 2014 
In 2014, a new Provincial Policy Statement was released by the Province (PPS 
2014).  This new PPS replaces the former 2005 PPS in its entirety and became 
effective on April 30, 2014.  The PPS 2014 provides policy direction on matters of 
provincial interest related to land use planning and development. In particular, the 
PPS provides long-term guidance for the development of healthy, liveable and safe 
communities, a clean and healthy environment, and a strong economy. To achieve 
this, the PPS provides direction for focusing development in existing settlement 
areas and away from sensitive environments and natural or human-made hazards. 
Planning decisions must be consistent with the policies of the PPS. 

Section 1 provides policy direction on Building Strong Healthy Communities. 
Settlement Areas like Hillsdale are to be a focus of growth and development, and 
the proposed development is consistent with policy 1.1.3.1 in this regard. Moreover, 
policy 1.1.3.3 directs planning authorities to identify appropriate opportunities and 
promote opportunities for intensification in existing areas, and the suitability of 
existing or planned infrastructure and planned services facilities.  The proposed 
development is a form of intensification as it occurs within an undelineated built-
up area identified by the Province. The development of the property realizes an 
opportunity for intensification at a density that is appropriate. The proposed 
development would rely on full municipal services with the assumption by the 
municipality of the communal septic system (as permitted by policy 1.6.6.1) and 
municipal water is available from the local supply system. The proposed 
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development protects Provincial Highway 93 in accordance with Provincial 
corridor protection requirements active transportation is encouraged through the 
subdivision with the provision of short streets and sidewalks and a development 
pattern that is pedestrian-friendly with a grid pattern street system, which is 
coordinated with the neighbouring Heritage Village subdivision to the south.  

Section 2 provides policy direction on the Wise Use and Management of Resources. 
As discussed in Beacon’s EIS, the proposed development is outside of the limits of 
natural heritage features and areas, and can proceed with no negative impacts to the 
features or their functions, and therefore the proposed development is consistent 
with sections 2.1 and 2.2 of the PPS.  

4.1.7 Growth Plan for the Greater Golden Horseshoe 
As addressed in Section 4.1.1. of this report, the Hillsdale Settlement Area is 
identified by the Province as an undelineated Built-up Area, and therefore any 
development in this area, by definition, is considered intensification. Both the PPS 
and Growth Plan prioritize the realization of opportunities for intensification ahead 
of growth in designated greenfield areas or by way of settlement boundary 
expansion. Development of the property will facilitate the achievement of the 
Township’s and County’s intensification targets under the Growth Plan in a manner 
that has a positive impact on the land budgets for Simcoe and Springwater. The 
Growth Plan density targets for Greenfields are not applicable to these lands. 

In conjunction with a scaled-back Heritage Village subdivision plan, and as 
supported by the residential supply analysis included with this development 
proposal in Appendix D, development of the Sarjeant property will yield population 
that is within Springwater’s 2031 growth forecast. As such, the proposed 
development can be approved under Section 6.2.1 of the Growth Plan. Furthermore, 
the development achieves the intent of the Growth Plan to direct growth to a 
settlement area.  

4.1.8 County of Simcoe Official Plan 
The County of Simcoe Official Plan was adopted on November 25, 2008 and was 
appealed to the OMB by numerous parties for lack of decision. Since then the OMB 
has granted partial approvals of the Plan, most recently on December 29, 2016 
resulting in the approval of most of the Plan. The Simcoe Official Plan designates 
the property as Settlements (see Appendix E).  

The proposed development conforms to the goals and objectives of the County 
Plan. The proposed plan of subdivision conserves and protects natural heritage as 
demonstrated in the EIS submitted with this report and addresses the requirements 
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of sections 3.3.15 through 3.3.17 of the County Plan which respectively prohibit 
development that would have a negative impact on significant natural heritage 
features, and provides for an EIS or local municipal alternative implementation 
measures to ensure the integrity of the environmental features and buffers.  

As previously discussed in this report, the proposed development implements 
growth management objectives to achieve lifestyle quality and efficient and cost-
effective municipal servicing as addressed in the supporting engineering reports, 
which also address sections 3.3.19 and 3.3.20 of the Plan.  

The analysis of residential unit supply provided with this report addresses the 
policies of 3.2, particularly 3.2.16 with regard to inventorying the amount of growth 
that is draft approved or further advanced through the planning approvals process 
in Springwater, which is an important component of the land budget requirement 
in this section. This analysis provides the basis for the designation of the property 
for urban uses in accordance with sections 3.5.7 and 3.5.8 of the Plan.  

The density of the proposed combined development is approximately 17 residents 
and jobs per ha (346 units @ 2.91 persons per unit (single-detached units, Simcoe 
Land Budget - 2015 Springwater)). For the Sarjeant lands alone the proposed draft 
plan is approximately 25 residents and jobs per ha (114 units @ 2.91 persons per 
unit).  

4.1.9 Township of Springwater Official Plan  
The Township of Springwater Official Plan was approved by the OMB in 1998. 
This report relies on the October 2015 office consolidation of the Official Plan. The 
portion of the property proposed for development within the boundaries of the 
Hillsdale Settlement Area is currently designated Rural and Agricultural (see 
Appendix F).  

The Hillsdale Secondary Plan was adopted by the Township as Official Plan 
Amendment No. 37 (“OPA 37”) to the Official Plan in October 2008 and primarily 
designates the property within the settlement area for urban residential uses.  It was 
appealed to the OMB by the Township for lack of decision and thus the existing 
designations in the 1998 OP remain in force.  While OPA 37 remains before the 
OMB and is not in force and in effect, it does reflect the Township’s planned vision 
for the community. Therefore, the proposed development has regard for the planned 
uses set out in the Hillsdale Secondary Plan.  
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OPA 37 designates the Sarjeant property Urban Residential and Natural Heritage 
Environmental Protection Category 2 (EP2) (see Appendix G).  In instances where 
an EIS determines there are no significant natural heritage features present, the 
policies of the EP2 category allow for the adjacent residential designation to apply.  

As discussed in section 2.1 of this report, the supporting EIS concludes that the 
Natural Heritage Environmental Protection Category 2 does not contain significant 
environmental features that should be conserved.  

The proposed Official Plan Amendment implementing the proposed development 
seeks to amend the Official Plan consistent with the Township’s planned vision as 
reflected in OPA 37 on a site-specific basis. That is, the lands are proposed to be 
designated for urban uses, and in particular redesignated for Urban Residential uses. 

This proposed designation has regard for the updated and more detailed natural 
heritage investigations, and therefore the identification of an EP2 designation is no 
longer necessary given the confirmed lack of natural heritage features requiring 
protection, consistent with the policies of OPA 37. 

A draft Official Plan Amendment is attached as Appendix H to this report. 

4.2 Development Regulation 

4.2.1 Township of Springwater Zoning Bylaw 5000 
The property is currently zoned Agricultural (A) in the Township of Springwater 
Zoning By-law 5000. To implement the proposed development, the proposed 
zoning by-law amendment zones the property Residential (R4) and Open Space 
(OS) as shown in Appendix I. The proposed zoning respects and adopts the zone 
categories and provisions approved on the lands permitting single-detached homes 
on the Heritage Village property to the south. The table below summarizes the 
proposed zoning standards for the single-detached dwellings. 
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Table 4.1: Residential (R4) Zoning Provisions 

Zoning Standards R4 

Minimum Lot Area 450 m2  

Minimum Lot Frontage 15.24m 

Minimum Front Yard Depth to Main Building Wall 
Excluding Garage Face 

5.0m 

Minimum Front Yard Depth to Building Wall Containing 
Garage Face 

6.0m 

Minimum Front Yard Depth to Porch or Veranda on a 
Foundation 

3.75m 

Minimum Interior Side Yard Depth 1.2m 

Minimum Rear Yard Depth 7.5m 

Minimum Exterior Side Yard Depth to Main Building Wall 
Excluding Garage Face 

3.75m 

Minimum Exterior Side Yard Depth to Building Wall 
Containing Garage Face 

6.0m 

Minimum Exterior Side Yard Depth to Porch or Veranda 
on a Foundation 

3.75m 

Maximum Building Height 11m 

Maximum Dwelling Units per Lot 1 
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5.0  
PLANNING OPINION 

Through the planning analysis detailed in the previous section, it is 

my opinion that the proposed development is good planning that is 

consistent with, conforms to and complies with all applicable 

Provincial, County and Municipal planning documents.  

5.1 Statement of Conformity with Policy Documents 
As discussed in this opinion, the Growth Plan for the Greater Golden Horseshoe 
(consolidated June 2013), the Provincial Policy Statement (2014) the County of 
Simcoe Official Plan, The Township of Springwater Official Plan, Adopted 
Township Official Plan Amendment No. 37, (2008) and the Township of 
Springwater Comprehensive Zoning By-law 5000 (January 2015 Consolidation) 
have been reviewed in assessing the appropriateness of the proposed development. 
It is my opinion that the proposed development is consistent with or conforms to, 
as the case may be, the policies of these documents, as proposed to be amended, 
and implements good planning in the public interest.  

5.2 Planning Act – Section 51(24) 
The Draft Plan of Subdivision represents good planning as it provides for a compact 
built form with an appropriate form of housing. Its approval will result in a logical 
and efficient street pattern given the configuration of the property. The development 
implements the policies of the County of Simcoe Official Plan and Springwater 
Official Plan, as proposed to be amended. Section 51(24) of the Planning Act sets 
criteria that planning authorities shall have regard to when considering a Draft Plan 
of Subdivision. Our responses to the criteria are provided below: 
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Table 5.1 Conformity with Section 51(24) of the Planning Act 

 Criteria Response 

a) The effect of development of the proposed 
subdivision on matters of provincial interest as 
referred to in Section 2 

The Official Plan Amendment, Zoning By-law 
Amendment and Draft Plan of Subdivision are 
consistent with matters of Provincial interest, as 
outlined in the PPS 2014, and conform to all Provincial 
Plans. The Draft Plan of Subdivision ensures conformity 
with growth management, natural heritage, natural 
hazard and water resource objectives, among other 
matters. 

b) Whether the proposed subdivision is premature or 
in the public interest 

The Draft Plan has been thoroughly assessed and is 
appropriately supported by sufficient technical studies. 
The Draft Plan is in the public interest based on the 
policy analysis. It implements the goals of the 
Township, County and Province to accommodate 
intensification in an undelineated built-up area within a 
designated settlement area. 

c) Whether the plan conforms to the Official Plan and 
adjacent plans of subdivision, if any 

As discussed above, the Draft Plan conforms to the 
County Official Plan. It implements the Township 
Vision for the Lands consistent with the Township’s 
adopted OPA 37 which designates the lands for urban 
residential uses (subject in part to the completion of a 
natural heritage study which has now been completed 
and confirms the ability of the lands to be designated for 
residential uses). The Draft Plan is adjacent to an 
approved draft plan of subdivision and it allows for the 
logical continuation of development and maintains the 
integrity and character of the existing community. 

d) The suitability of the land for the purposes for 
which it is to be subdivided 

The proposed development blocks in the Draft Plan 
are located on lands suitable for the proposed uses, as 
supported by the submitted technical studies. 

e) The number, width, location and proposed grades 
and elevations of highways, and the adequacy of 
them, and the highways linking the highways in 

The Draft Plan provides for a local street network that 
connects to adjacent local roads in the Heritage 
Village subdivision, and through this development to 
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 Criteria Response 

the proposed subdivision with the established 
highway system in the vicinity and the adequacy 
of them 

Highway 93. The proposed transportation system and 
right-of-way standards are appropriate as supported by 
the Traffic Assessment and Functional Servicing 
Report. 

f) The dimensions and shapes of the proposed lots All proposed lots are dimensioned, and are of an 
appropriate shape and size, similar to the surrounding 
residential lots, and can conform to the proposed 
zoning standard which is an established zone for 
permitting the proposed single-detached residential 
lots. The shape of lots is similar in nature to nearby 
surrounding development, while still appropriately 
contributing the achievement of the intensification 
targets of the Growth Plan.  

g) The restrictions or proposed restrictions, if any, on 
the land proposed to be subdivided or the 
buildings and structures proposed to be erected on 
it and the restrictions, if any, on adjoining land 

The proposed zoning bylaw provides for the 
appropriate restrictions on the lands proposed to be 
subdivided by limiting their use to those permitted in 
the zoning standards as described in Section 4.3.  

h) Conservation of natural resources and flood 
control 

The proposed development does not contain 
significant natural features or areas, and establishes a 
limit of development that will conserve natural 
features on the eastern portion of the property. The 
eastern portion of the property is outside the settlement 
area boundary and is not proposed for development. 
Furthermore, there are no Species at Risk or 
provincially rare species recorded on site. 

i) The adequacy of utilities and municipal services The Draft Plan can be serviced with adequate utilities 
and municipal services, which are available by 
extension from adjacent lands and through the creation 
of on-site stormwater management and a communal 
septic system. The design of roads in the Draft Plan 
allows for the provision of utilities throughout the 
development area.  



SARJEANT LANDS – OFFICIAL PLAN & ZONING BYLAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 
PLANNING OPINION APRIL 2017 
 

  

 MALONE GIVEN PARSONS LTD. 30 
 

 Criteria Response 

j) The adequacy of school sites The Hillsdale Public School is within a 5-minute walk 
of the majority of the proposed lots. 

k) The area of land, if any, within the proposed 
subdivision that, exclusive of highways, is to be 
conveyed or dedicated for public purposes 

The Draft Plan proposes to convey Blocks 115 thru 118 
for Stormwater Management, Communal Septic 
Servicing, an MTO Highway Corridor Buffer and a 
Noise Buffer associated with the highway respectively. 

l) The extent to which the plan’s design optimizes the 
available supply, means of supplying, efficient use 
and conservation of energy 

The Draft Plan is designed to conserve energy through 
the orientation of buildings, and where possible, uses 
passive solar gains and accounts for prevailing wind 
patterns.  

m) The interrelationship between the design of the 
proposed plan of subdivision and site plan control 
matters relating to any development on the land, if 
the land is also located within a site plan control area 
designated under subsection 41(2) of this Act or 
subsection 114(2) of the City of Toronto Act, 2006. 

1994, c. 23, s. 30; 2001, c. 32, s. 31(2);2006, c. 23, 
s. 22 (3,4) 

The single detached lots do not require site plan control 
prior to development.  

 

In conclusion, as set out above, the proposed Draft Plan of Subdivision meets the 
requirements of Section 51(24) of the Planning Act. 
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6.0  
CONCLUSION 

The proposed development represents good planning in the public interest.  The 

development provides for an appropriate form of housing in the Hillsdale 

Settlement Area, being an area within the Township where provincial policy 

dictates that growth should be directed. Its approval will result in a logical and 

efficient street pattern and an urban form that is more compact and efficient than 

the historical pattern of development in the community. The development 

implements the policies of the Growth Plan, the County of Simcoe Official Plan as 

well as the Springwater Official Plan, as proposed to be amended and is consistent 

with the Provincial Policy Statement, 2014. The proposed Draft Plan of Subdivision 

has appropriate regard to the requirements of Section 51(24) of the Planning Act.  

The development of the Sarjeant lands was co-ordinated and integrated with the 

development of the Heritage Village lands immediately to the south (which are 

proposed to be developed for 232 units, reduced from the initial draft plan approval 

for 493 units), taking into consideration the planning context, surrounding lands, 

market considerations, co-ordination of soft and hard services and subdivision 

layout. In my opinion, co-ordination of the two developments is appropriate and in 

keeping with the policy regime applicable to the land.  

The proposed plan delivers residential development as a logical completion of the 

northern part of the community, and is appropriately designated and developed 

under the planned Urban Residential designation (which reflects the Township’s 

adopted Official Plan Amendment No. 37, awaiting approval by the OMB 

(Hillsdale Secondary Plan). 
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The development of the Sarjeant lands, having regard for the changes to the 

adjacent Heritage Village lands, will result in the following: 

- A reduction in the overall extent of residential development from 493 units 

to 346 units, 30% reduction in unit yield; and 

- A 7.1 ha reduction in the land area for residential uses.  

A total of 346 single family residential units are now proposed for the two 

properties:  232 units on the Heritage Village lands and 114 units on the Sarjeant 

lands, together with parkland and servicing infrastructure. The combined properties 

can be approved within the Springwater forecast in Schedule 7 of the Growth Plan.  
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Context Map 
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APPENDIX B 
Draft Plan of Subdivision 
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APPENDIX C 
Composite Plan 
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APPENDIX D 
Springwater Population Analysis 
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SCENARIO 1 ‐ Existing Hillsdale Approvals SCENARIO 2 ‐ Proposed Hillsdale Approvals
493 units for Heritage Village 232 units for Heritage Village and 114 units for Sarjeant (346 total units)
Existing Existing

People People
2011 Census (1) 18,225 2011 Census (1) 18,225
2.8% Undercount (2) 18,735 2.8% Undercount (2) 18,735

Units PPU (3) People Units PPU (3) People
Completed Units (3) 224 2.89 647 Completed Units (3) 224 2.89 647

2011 Census + Completed Unit Population 19,383 2011 Census + Completed Unit Population 19,383

Proposed (2)(4)(5) Proposed (2)(4)(5)
Registered and Draft Approved Subdivisions Registered and Draft Approved Subdivisions
Unit Type Units PPU (6) People Unit Type Units PPU (6) People
Singles, Semi & Links 1,556 2.91 4,528 Singles, Semi & Links 1,536 2.91 4,470
Townhouses 157 2.14 336 Townhouses 30 2.14 64
Apartments 30 1.96 59 Apartments 30 1.96 59
Total 1,743 4,923 Total 1,596 4,593

A. Existing + Proposed Population 24,305 A. Existing + Proposed Population 23,975

Projected Population Projected Population
B. Schedule 7 (Growth Plan) (7) 24,000 B. Schedule 7 (Growth Plan) (7) 24,000

A‐B (Exceeds Schedule 7) 305 A‐B (Within Schedule 7) ‐25

Updated: April 7, 2017
Notes:
(1) Based on 2011 PCensus
(2) Based on Springwater Land Budget (December 2013)
(3) Springwater Land Budget (December 2013), units completed census day 2011 to December 31, 2013
(4) Based on Springwater's Planning and Development Status Report (updated December 8, 2015) 
(5) Midhurst units under OPA 38 have not been included as they were approved in excess of Schedule 7 forecasts
(6) PPU sourced from Simcoe Land Budget, 2016 Springwater PPUs from Table 3.13
(7) Growth Plan Schedule 7 ‐ Springwater Population ONLY
(8) These numbers may be conservative as there may be other lands (other than Midhurst) that have been approved under Section 6.3.2.1 of the Growth Plan.

SPRINGWATER POPULATION ANALYSIS
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APPENDIX E 
County of Simcoe Schedule 5.1 

Excerpt 
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APPENDIX F 
Springwater Official Plan Schedule A-7 

Excerpt 
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APPENDIX G 
Springwater Official Plan Amendment 

37 Schedule A-7 Excerpt 
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APPENDIX H 
Draft Official Plan Amendment 
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AMENDMENT NO. XX 

TO THE TOWNSHIP OF SPRINGWATER OFFICIAL PLAN 

 

 

 

 

This Amendment applies to: 

 

GCSJ HILLSDALE DEVELOPMENT INC. 

PART OF THE NORTH HALF OF LOT 57, CONCESSION 1 

 

 

 

XXXXX XX, 2017 
 
 
 
 

CONSTITUTIONAL STATEMENT 

 



THE CORPORATION OF THE TOWNSHIP OF SPRINGWATER 

By-law Number XXXX-17 

BEING A BY-LAW to adopt Official 

Plan Amendment No. XXX 

AND WHEREAS authority is given to Council pursuant to the Planning Act, R.S.O. 1900, C. P.13, as 
amended, to pass a by-law amending the Official Plan; 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF 

SPRINGWATER HEREBY ENACTS AS FOLLOWS: 

1. THAT Official Plan Amendment No. XXX attached hereto is hereby adopted. 

2. THAT all other terms, provisions, and existing amendments of the Official Plan remain the same. 

3. THAT By-law Number XXXX-XX be and is hereby repealed. 

4. THAT this By-law shall come into force subject to compliance with the provisions of the Planning 

Act, R.S.O. 1990, c. P.13, as amended, and subject to compliance with such provisions, this By-law 
will take effect from the date of final passage hereof. 

 

READ A FIRST AND SECOND TIME THIS ____ DAY OF ______, 2017.  

READ A THIRD TIME AND FINALLY PASSED THIS ____ DAY OF______, 2017. 

 
_______________________ 

Bill French, Mayor 
 
 

_______________________ 
Renee Chaperon, Clerk 

 
 

 

 

 

 

 

 



 

 

The following Amendment to the Official Plan of the Township of Springwater consists of three 
parts. 

Part A - The Preamble, consisting of the purpose, location and basis of the amendment, does not 
constitute part of this Amendment. 

Part B – The amendment consisting of the noted text constitutes Amendment No. XX to the 
Official Plan for the Township of Springwater. 

Part C - The Appendices, consisting of the technical reports associated with this Amendment, do 
not constitute part of this Amendment 
  



PART A - THE PREAMBLE PURPOSE 

Purpose 

The purpose of this Amendment is to permit the development of single family residential lots in 
Draft Plan of Subdivision 19T-XXXX in the Township of Springwater. 

The Amendment is privately initiated by the Owner and is intended to facilitate the development 
of Draft Plan of Subdivision 19T-XXXX together with a related amendment to the Zoning By-
law. The Amendment is supported by technical studies submitted by the applicant as reviewed by 
the Township which establish that the lots can be developed for residential use 

  



LOCATION 

This Amendment applies to those lands located in Part of the North Half of Lot 57, Concession 1 in 
the Township of Springwater. The Key Map below identifies the location of the lands. 

 

Key Map 

 
  



BASIS 

GCSJ Hillsdale Development Inc. has applied, pursuant to the provisions of the Planning Act, to 
amend the Township of Springwater Official Plan and Township of Springwater Zoning By-law 
5000 to permit the development of a single family residential subdivision. The application 
proposes the development of: 

• 114 single family residential lots. 

The subject lands are approximately 30.89 hectares (76.33 acres) in size.  

Technical studies have been submitted in support of the proposed development, including: 

• Planning Opinion Report by Malone Given Parsons Ltd., 2017; 
• Phase One Environmental Site Assessment by Golder Associates, 2017; 
• Environmental Impact Study by Beacon Environmental, 2017; 
• Geotechnical Investigation by Golder Associates, 2017; 
• Hydrogeological Study and Site Development Assessment by Golder Associates, 2017; 
• Functional Servicing and Stormwater Management Report by SCS Consulting Group, 

2017; 
• Traffic Assessment Letter by BA Group, 2017; 
• Preliminary Environmental Noise Report by Jade Acoustics Inc., 2017; and, 
• Stage 1 Archaeological Background Study by AMICK Consulting Ltd., 2017;  

 

The proposed Amendment is consistent with the Provincial Policy Statement, 
conforms to the Growth Plan for the Greater Golden Horseshoe, and the County of 
Simcoe Official Plan. 

 

  



PART B - THE AMENDMENT 

This part of the document entitled Part B - The Amendment. It consists of the following text which 
constitutes Amendment No. XX to the Official Plan of the Township of Springwater. 

 

DETAILS OF THE AMENDMENT 

The Official Plan of the Township of Springwater is amended as follows: 

1. Schedule ‘A-7’ of the Official Plan is hereby amended by redesignating certain lands 
from the “Rural” and “Agricultural” designation and replacing it with the “Urban 
Residential” designation, as shown in Schedule 1 of this Amendment. 



PART C THE APPENDICES 
 

Other supporting documentation to be included as appropriate following the approval 
of the Amendment. 

 



 

  





SARJEANT LANDS – OFFICIAL PLAN & ZONING BYLAW AMENDMENT AND DRAFT PLAN OF SUBDIVISION 
PLANNING OPINION MARCH 2017 
 

  

 MALONE GIVEN PARSONS LTD.  

 

 

 

 

 

 

 

APPENDIX I 
Draft Zoning By-law Amendment 
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THE CORPORATION OF THE TOWNSHIP OF SPRINGWATER 
 

BY-LAW 5000-XX 
 

A By-law to amend By-law 5000 as amended, with respect to property located in Part of 
the North Half of Lot 57, Concession 1 (Geographic Township of Medonte) Township of 

Springwater, County of Simcoe – ZB-2017-XX (GCSJ Hillsdale Development Inc.) 
 
 
WHEREAS By-law 5000, as amended, is the main Comprehensive Zoning By-Law of the 
Township of Springwater; and 
 
WHEREAS the Council of The Corporation of the Township of Springwater has received a 
request to amend By-law 5000 as amended, and is in general agreement with this request; and 
 
WHEREAS authority is granted under Section 34 of the Planning Act, R.S.O. 1990, c. P .13 as 
amended, to enact such amendments; and 
 
WHEREAS the proposed amendment is in conformity with the Springwater Official Plan, as 
amended; 
 
NOW THEREFORE be it enacted as a By-law of The Corporation of the Township of 
Springwater the following: 
      

1.       THAT By-law 5000, as amended, be further amended by rezoning lands in Part of 
the North Half of Lot 57, Concession 1 (Geographic Township of Medonte) Township of 
Springwater, County of Simcoe and known municipally as 206 Scarlett Line as shown on 
Schedule "A" attached hereto and forming part of this By-law to the Residential (R4) 
Zone. 

 
2.       THAT this By-law shall take effect and come into force pursuant to the provisions of 

and regulations made under the Planning Act, R.S.O. 1990, c.P.13, as amended. 
 
 
READ A FIRST, SECOND AND THIRD TIME AND FINALLY PASSED THIS _____________ 
XX, 2017. 
 
 
 
 Bill French, Mayor 

 

 

  Renee Chaperon, Clerk 
 





 

Schedule “A” 

“ 
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