3120 Rutherford Road, Suite 353
Vaughan, Ontario L4K 0A4
Telephone: 905.532.9651
www.meridian-vaughan.ca

MEMORANDUM
To:

Brian Tocheri, CAO - Town of Hanover

From:

Nick McDonald, RPP

Date:

May 3, 2021

Re:

Charting a Path for the next 25 to 50 Years

INTRODUCTION
Meridian Planning Consultants was retained as part of a larger study team to provide advice to the
Town on growth management in 2019. A key element in that first phase of the work plan was a review
of the historical trends respecting growth in the Town and the County and the considerable history
that existed with respect to expanding Hanover's boundaries.
As one of the two primary growth centres in the County of Grey, there have long been local
expectations of significant growth in Hanover and a number of Town-developed studies by a variety
of consultants have supported this view. However for a variety of reasons, the County appeared to
have continually under-estimated the amount of potential growth that could occur in Hanover.
This resulted in the Town's appeal of County Official Plan Amendment 80 and the resulting settlement
which led to the establishment of a future secondary plan area in the municipality of West Grey, with
the size of that future Secondary Plan area being large enough to consider a variety of growth options
when the time was right. Flowing from that decision was the adoption of a further amendment to the

County Official Plan that resulted in the inclusion of 23 hectares of land within the urban designation
even though the lands were in West Grey and not serviced. These lands were later designated and
zoned by West Grey Council for primarily highway commercial uses.
In my opinion, both of these decisions acknowledge that the land supply in the Town has long been
limited and that there was a need to look beyond the Town's borders for a solution. However, while
these decisions were made over more than 10 years ago, no development has occurred in this area
and the development of the highway commercial lands in particular has not occurred because of lack
of servicing, lack of landowner interest and lack of frontage on County Road 4, which is the main eastwest road in the area.
However, the purpose of this memorandum is not to go backwards. Instead, the purpose is to go
forward and to begin establishing a solid growth plan for future growth that in my opinion benefits
not only the Town of Hanover but the adjacent municipalities in the Counties of Grey and Bruce.
2021 TO 2046 FORECASTS AND LAND NEEDS
I am pleased to report that the County of Grey has finally recognized the Town of Hanover's potential
for significant population growth in their most recent growth management exercise. In accordance
with this recent work, the 2046 population forecast for the Town of Hanover is 12,200 (the Town's
2021 population is estimated to be 8,430). This equates to a steady annual population growth rate of
1.5% over the 2021 to 2046 planning horizon (and this is almost double the annual growth rate
expected for the County). In addition, Grey County forecasts an average of 67 new households
annually to the Town of Hanover between 2021 and 2046 and this translates into approximately 1,700
new households over the next 25 years.
Of the 1,700 new households, 15% of these units (255 units) are intended to be developed through
intensification in the existing built-up area, which means that 1,445 units are expected to be needed
in new development areas. Based on a net density of 25 units per net hectare, this means that about
58 net hectares of residential land is required. The current land supply based on a 2021 analysis
completed on behalf of the Town is about 51 hectares which is reduced by the loss of 8 hectares of
land in Special Policy Area 3 that is now proposed to be designated for light industrial purposes. The
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result is that the true residential land
TABLE 1 - SUMMARY OF LAND NEEDS - 2021 TO 2046
supply is 43 hectares, meaning that there
Residential Land Needs
is a shortfall of 15 net hectares and 20 Total housing demand (2021 to 2046) - note 1
1,700
Intensification
rate
15%
gross hectares as shown on Table 1.
With respect to employment lands,
Watson & Associates noted in 2020 that
the Town of Hanover serves as a regional
centre of economic activity within Grey
County and that as a consequence, an
additional 1,070 jobs should be planned
for on existing and potentially new
employment lands.
However, the Grey County 2021 growth
management
strategy
update
understates the long-term employment
growth potential for the Town of Hanover
with respect to both industrial jobs and
population related employment and, as a
consequence, comments have been
made to the County on this point.
With
respect
to
planning
for
employment, it is my opinion that there is
no down-side in planning for robust job
growth if the Town's population is
expected to increase as proposed. On
this basis, it is my opinion that reliance
should be placed more on the
employment forecasts established by
Watson & Associates through their work
in 2020.
As noted above, Watson & Associates
recommended that the Town plan for an

Units in intensfication areas
255
Units in new development areas
1,445
Net density (units per net ha.)
25
Net hectares required
58
Residential land supply (2020)
51
Minus lands in SPA 3 (ha.) - note 2
8
Residential land supply (2020)
43
Deficit (net hectares)
15
Deficit (gross hectares)
20
Employment Land Needs
Number of new jobs (2021 to 2046) - note 3
1,070
Employment density (jobs per net ha.)
12
Net hectares required
89
Employment land supply (2020)
64
Additional land supply in SPA 3 - note 4
8
Total land supply
72
Vacancy factor (15%)
11
Land supply adjusted for vacancy (ha.)
53
Deficit (net ha.)
17
Deficit (gross ha.)
23
Commercial Land Needs
Commercial Land Needs (ha.) - note 5
73
Supply in Hanover (ha.)
12
Supply in West Grey (ha.)
23
Total supply (ha.)
35
Deficit (ha.)
38
Deficit with West Grey Lands excluded (ha.)
61
Total
Total deficit (gross hectares)
104
Notes:
1 - From Hemson 2021 GMS for County
2 - 8 hectares from SPA 3 previously counted by Watson &
Associates in January 2021 Addendum report - will now be
Light Industrial
3 - From Watson & Associates 2020 for Town
4 - Lands in SPA 3 that will be designated Light Industrial
comprise 8 hectares net of floodplain
5 - From MGP 2015 for Town
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additional 1,070 jobs on employment lands, and based on unemployment density of 12 jobs per net
hectare, this means that about 89 hectares of industrial land is required. At the present time there is
about 64 hectares of industrial land, with most of this land being north of the Saugeen River on lands
that have yet to be fully serviced.
In addition to the 64 hectares, it is proposed to add about 8 hectares into the supply by designating
lands for light industrial purposes in Special Policy Area 3 through the Official Plan Amendment 3
process. After applying a 15% vacancy factor, the employment land supply is 53 hectares which means
that there will be a shortfall of 17 net hectares (or 23 gross hectares), as shown on Table 1.
With respect to the commercial land needs, reliance has been placed on an analysis completed for the
Town in 2015 which indicated that about 73 hectares of commercial land was required (this figure has
been extrapolated to 2046). If these numbers were accepted, there would be a shortage of 38
hectares of commercial land. If the lands within West Grey that are designated for highway
commercial purposes (23 hectares) were discounted, the shortfall then increases to 61 hectares.
On the basis of all of the above, the total deficit is about 104 hectares to meet population and
employment growth expectations in the 2021 to 2046 time period. It is likely that this amount may
be reduced through a further review of commercial land needs; however, the conclusions are clear in
terms of there being a shortfall. The above analysis is summarized on Table 1.
PROVINCIAL POLICY
The Provincial Policy Statement (PPS) was recently updated and Section 1.0 states in part the
following: "Ontario's long-term prosperity, environmental health and social well-being depend on
wisely managing change and promoting efficient land use and development patterns. Efficient land
use and development patterns support sustainability by promoting strong, liveable, healthy and
resilient communities, protecting the environment and public health and safety, and facilitating
economic growth."
There are a number of policies in the PPS that support the above objective and they include Section
1.1.1 b), which states the following: "Healthy, liveable and safe communities are sustained by:
Accommodating an appropriate affordable and market-based range and mix of residential types
(including single-detached, additional residential units, multi-unit housing, affordable housing and
housing for older persons), employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park and open space, and other
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uses to meet long-term needs."
One of the ways in which long-term needs are met is by ensuring that there is an adequate land supply
and in this regard, Section 1.1.2 states the following: "Sufficient land shall be made available to
accommodate an appropriate range and mix of land uses to meet projected needs for a time horizon
of up to 25 years, informed by provincial guidelines". Section 1.1.2 further states: "Within settlement
areas, sufficient land shall be made available through intensification and redevelopment and, if
necessary, designated growth areas."
This means that while there is a focus on intensification as there should be in all communities,
municipalities are required to ensure that sufficient lands are available in both built-up areas and new
development areas. It is noted that the current PPS increased the planning horizon from 20 to 25
years, and continues to permit municipalities to plan beyond 25 years for infrastructure public service
facilities and employment areas beyond the 25 year planning horizon.
Section 1.1.3 of the PPS states in part the following: "The vitality and regeneration of settlement areas
is critical to the long-term economic prosperity of our communities" and then Section 1.1.3.1 states
the following: "Settlement areas shall be the focus of growth and development." This is recognition of
the clear Provincial direction to accommodate the majority of new growth and development in
settlement areas.
With respect to employment areas, Section 1.3.1 a), b) and c) states the following:
"Planning authorities shall promote economic development and competitiveness by:
a)
Providing for an appropriate mix and range of employment, institutional, and broader mixed uses
to meet long-term needs;
b)
Providing opportunities for a diversified economic base, including maintaining a range and choice
of suitable sites for employment uses which support a wide range of economic activities and
ancillary uses, and take into account the needs of existing and future businesses;
c)
Facilitating the conditions for economic investment by identifying strategic sites for investment,
monitoring the availability and suitability of employment sites, including market-ready sites, and
seeking to address potential barriers to investment;"
Section 1.3.1 indicates that planning authorities 'shall' promote economic development and
competitiveness by doing certain enumerated things set out in sub-sections a) to e). The use of the
word 'shall' means that the policy is mandatory and is to be met to the greatest extent possible by
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every planning authority, including the Town of Hanover. This also means that there has to be an
adequate supply of serviced employment lands for future growth.
With respect to housing, Section 1.4.1 of the PPS states the following: "To provide for an appropriate
range and mix of housing options and densities required to meet projected requirements of current
and future residents of the regional market area, planning authorities shall:
a)

b)

maintain at all times the ability to accommodate residential growth for a minimum of 15 years
through residential intensification and redevelopment and, if necessary, lands which are
designated and available for residential development; and
maintain at all times where new development is to occur, land with servicing capacity sufficient
to provide at least a three-year supply of residential units available through lands suitably zoned
to facilitate residential intensification and redevelopment, and land in draft approved and
registered plans."

Lastly, Section 1.7.1 of the PPS indicates that long-term economic prosperity should be supported in a
broad sense by planning authorities and others by a) promoting opportunities for economic
development and community investment-readiness; b) encouraging residential uses to respond to
dynamic market-based needs and provide necessary housing supply and range of housing options for
a diverse workforce; and c) optimizing the long-term availability and use of land, resources,
infrastructure and public service facilities.
On the basis of the above, the PPS requires municipalities such as Hanover to ensure that it has
sufficient lands to accommodate growth for 25 years for all types of urban land uses in an effort to
support economic prosperity, job creation, an increased supply of housing and greater housing choice.
In my opinion, the PPS requires municipalities to be proactive in ensuring that this is the case.
WHERE TO GROW
On the basis of the above analysis, there is not enough land within the current Town boundaries to
accommodate growth to 2046. This means that lands outside of the current boundaries need to be
considered.
In looking to the future it is my opinion that it would be in the public interest to ensure that there was
a large enough area of land added into the urban area to allow for longer term infrastructure planning
to take place (which is permitted to extend beyond the 25-year planning period), allow for the
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consideration of a range of locational and land use options when carrying out the detailed planning
later and to signal to the Town and the development community where growth is to be directed in the
longer term.
There is a local precedent for this approach in the form of the settlement of the Town of Hanover
appeal of County Official Plan Amendment 80.
Future Secondary Plan area in West Grey (striped area)

In this regard, there was agreement
that a Future Secondary Plan area be
established to the east of the Town of
Hanover, in the Municipality of West
Grey.
In the OMB decision that implemented
the settlement, the following was
indicated: "It was the evidence of Mr.
Scherzer that the proposed Future
Secondary Plan area would not allow for
any new development 'as-of-right', a
secondary plan would first be required
prior to any land being re- designated to
permit development."
The following was then indicated as well: "It was Mr. Scherzer's professional opinion that the proposed
modifications to OPA 80 as outlined in the minutes of settlement are consistent with the provincial
policy statement and represent good land-use planning". The OMB in their decision concluded the
following: "The Board adopts and relies on the expert opinion evidence of Mr. Scherzer to find that OPA
80, as modified, protect the public interests and represents sound land-use planning."
OPA 80 resulted in the inclusion of Section 2.6.3 (10) into the Official Plan and in this regard it was
indicated in this section that prior to the adoption of a secondary plan covering any or all of the lands
within the Future Secondary Plan area, it shall be demonstrated that the land designated for new
development by land-use type shall not exceed the growth requirements of the Town of Hanover for
a 20 year planning horizon. As a consequence there was recognition through this process that
establishing a larger area of land for future planning purposes is appropriate subject to there later
being a more detailed planning exercise that identifies exactly what component parts of the larger
Potential Growth Areas outside of the current Hanover Boundary

7

area are needed to accommodate development in the shorter term. It is noted that the amount of
land included within the Future Secondary Plan area was approximately 140 hectares. This approach
to including more land within the urban area than needed to meet short term growth needs was also
adopted through the Barrie Innisfil Boundary Adjustment Act in 2009 that result in 2,300 hectares of
land being added into the City of Barrie, with this amount of land satisfying Barrie's growth needs for
at least 50 years.
GROWTH OPTIONS
With the above in mind, large enough areas of land were reviewed to the north, northwest and east
of the Town of Hanover.
The areas selected for consideration extend into West Grey to the north and east and into the
Municipality of Brockton to the northwest and southwest. Areas 1, 2 and 3 have land areas of 277,
209 and 150 hectares, respectively, as shown on the map on the next page.
Area 1 is located in West Grey and includes as a component the Future Secondary Plan area
established by OPA 80. However, to ensure that an appropriately sized area was identified, the
southern boundary was extended to Concession Road 2 SDR.
The western boundary corresponds with the current Town of Hanover boundary and the east
boundary is an extension of the Town's eastern boundary on the north side of County Road 4. Also
included within Area 1 are the lands included within the Hanover urban area by OPA 122. The northern
portion of Area 1 is in agricultural use with a number of other uses present. Much of the southern
portion of Area 1 is the side of a large environmental area that comprises about 92 hectares. As a
result the net land area available for development is about 185 hectares.
Area 2 is located to the north of County Road 28 and between Grey Road 10 and Sideroad 5. The
northern boundary of Area 2 is the midpoint between Grey Road 28 and Concession Road 4. Most of
the land within Area 2 is in agricultural use. Two environmental areas are located in Area 2 with a
combined area of about 40 hectares. A north-south hydro corridor with an area of about 11 hectares
is also present in Area 2. The net land area available for development in Area 2 is approximately 158
hectares.
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Location of Potential Growth Areas
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Area 3 extends into the Municipality of Brockton and includes lands on both sides of Bruce County
Road 22. These lands are predominately in agricultural use with the southern portion directly to the
north of the Walkerton-Hanover landfill site. A significant area of environmental land associated with
the Saugeen River is included within Area 3 and it has an approximate land area of 29 hectares. When
the 3 hectares that are the site of the hydro line are included, Area 3 has a net land area of
approximately 118 hectares.
Area 4 is located to the south and west of Hanover and directly to the south of the Hanover & District
Hospital. Both 2nd Avenue and 5th Avenue end at the northern boundary of Area 4. The western
boundary of Area 4 is the Hanover Community Trail. A significant portion of Area 4 is within a
floodplain and only the tableland portion is potentially available for development. The net land area
potentially available for development is about 13 hectares. The net land area in Area 4, as is the case
in all other areas, would have to be confirmed through future study.
The potential development yields in these four expansion areas have been determined and they are
shown on Table 2 on the next page. This table firstly identifies how much land is within each of the
areas and how much net land is available for development. It is then assumed that 40% of the lands
in Areas 1, 2 and 3 would be reserved for industrial commercial and institutional uses. Given the small
size and location of Area 4, it is assumed that it would be used for residential purposes only. The
remaining areas in Areas 1, 2 and 3 and all of the land area in Area 4 are then set aside for residential
uses.
The land area set aside for industrial, commercial and institutional uses is reduced by 30% to account
for roads and other public infrastructure and then an approximate floor area that could be developed
on these lands is established, with that floor area being 30% of the net land area. The amount of net
residential land is reduced by 35% again for public roads and stormwater management primarily, and
then based on a density of 25 units per hectare the number of units is derived.
The amount of development that can occur in Areas 1 and 2 exceeds what is needed in the next 25
years, while the amount of development that could occur in Area 3 is close to what is required. The
development potential in Area 4 is minor in comparison. If Areas 1, 2 or 3 were selected, it is expected
that a comprehensive review as required by the PPS would be completed to determine the actual
extent of the land area required, just as would be required by OPA 80 for the Future Secondary Plan
Area.
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TABLE 2 - HANOVER EXPANSION AREAS
Area 1
Area 2
Area 3
Area 4
East into
North into
Northwest
Southwest
West Grey West Grey into Brockton into Brockton
Total land area
277
209
150
68
Hydro lands
0
11
3
0
EP lands
92
40
29
55
Net land area (ha.)
185
158
118
13
ICI %
ICI land area (ha.)
Residential %
Residential land area (ha.)
Total (ha.)

40%
74
60%
111
185

40%
63.2
60%
94.8
158

40%
47.2
60%
70.8
118

0%
0
100%
13
13

Net ICI (reduce by 30%) - ha.
ICI floor area (30% of net) - m2
Net Residential (reduce by 35%) - ha.
Dwellings at 25 upha
Population (avg 3 per unit)

51.8
36,260
72.15
1,804
5,411

44.24
30,968
61.62
1,541
4,622

33.04
23,128
46.02
1,151
3,452

0
0
8.45
211
634

SERVICING ANALYSIS
GM BluePlan was retained by the Town and is a sub-consultant to Meridian Planning Consultants and
one of their roles was to complete a municipal servicing needs assessment for potential expansion
areas. It is noted that their role was to determine what was required based on the full build-out of
each of the areas identified, so that appropriate comparisons between the 4 areas can be made.
In their report dated April 2021, GM BluePlan reviews the:
•

Available capacity of the Town’s water supply and treatment facility to service the potential
expansion areas;

•

Available storage within the Town’s elevated tanks as well as requirements for additional
storage;

•

Capacity of the existing and planned water distribution system to accommodate the potential
expansion areas and any network expansion requirements;
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•

Available capacity of the Town’s wastewater treatment plant to service the potential expansion
areas;

•

Requirements for new wastewater pumping facilities;

•

Available capacity of existing sanitary collection system and expansion requirements; and,

•

Required local and collector roads and potential expansion to existing collector and arterial
roads

Their report dated April 2021 contains a detailed assessment of the 4 potential growth areas.
ANALYSIS
The consideration of what direction the Town should grow should be based on an analysis of a number
of factors, including:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

The degree to which the growth area is contiguous to the existing municipal boundary;
The degree to which the growth area is contiguous to existing developed areas;
The degree to which the growth area is a logical expansion of Hanover;
The ability of the growth area to attract and support a full range of land uses, including
commercial, industrial and residential;
The impacts of identifying the growth area on prime agricultural land;
The impacts of existing livestock facilities on development within the growth area (as a result
of complying with Minimum Distance Separation setbacks);
The degree to which the growth area can be serviced by the existing road network;
The feasibility and cost effectiveness of extending water and wastewater services into the
growth area;
The degree to which the growth area will support the servicing of un-serviced areas within the
Town's boundaries; and
The degree to which landowners in the growth area are supportive or not supportive of
development.

Table 3 below summarizes my thoughts on the above factors for the three largest potential growth
areas (Areas 1, 2 and 3). Area 4 has not been included within the analysis because of its small size
(approximately 8.5 hectares) and because it would be a very logical addition to the Hanover urban
area, regardless of which of the other growth areas were further considered. It is noted as well that
the owner of the largest parcel of land in Area 4 is supportive of development on their lands.
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Table 3
Factor
Contiguous to
existing
municipal
boundary

Area 1
Most contiguous growth area abuts
Hanover boundary on
two sides (north and
west)

Area 2
Less contiguous than
Area 1 since growth area
borders existing Hanover
boundary on one side
(south)

Area 3
Least contiguous because
of limited interface with
Hanover boundary

2.

Contiguous to
existing
developed area

Most contiguous growth area abuts
developed areas on two
sides (north and west)

Least contiguous because
urban development has
not extended northwards
to GR 28 (current Town
boundary)

3.

Logical expansion Most logical because
of Hanover
urban development has
already reached
Hanover boundary and
because of the location
of the main commercial
node in Hanover
focused on GR 4/10th
Street

Less logical than Area 1
because of the sizable
area of undeveloped
lands north of the
Saugeen River between
the developed area and
the growth area

Less contiguous than Area
1 since some urban
development on full
services has already
extended into growth
area along Bruce Road 10
in Brockton
Least logical because it
extends Hanover in a
northwesterly direction however, would be more
logical if Area 2 was in
Hanover

4.

Ability of growth
area to support
full range of land
uses

Most able to
accommodate full range
of uses because of
presence of main
commercial node and
the need for additional
commercial uses to
support population
growth

While this growth area
can easily accommodate
new residential and
industrial uses, new
commercial uses are less
likely to be attracted to
this growth area in the
short to medium terms
since focus of
commercial development
has historically been on
the GR 4/10th Street
Corridor

While this growth area
can easily accommodate
new residential and
industrial uses, new
commercial uses are less
likely to be attracted to
this growth area in the
short to medium terms
since focus of commercial
development has
historically been on the
GR 4/10th Street Corridor

5.

Impacts on prime
agricultural land

Least impactful since
about 40% of growth
area is not prime
agricultural land
according to Grey
County OP

More impactful than
Area 1 since all of growth
area is a prime
agricultural area
according to Grey County
OP

More impactful than Area
1 since all of growth area
is a prime agricultural
area according to Bruce
County OP

1.
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Table 3
Factor
Impacts of
existing livestock
facilities on new
development in
growth area

Area 1
Existing farm on
Hanover's eastern
boundary may have
impacts on
development in
northwest portion of
Area 1. May also be
limited impacts from
facility on south side of
Concession Rd 2 SDR
(impacts TBD - but are
expected to be minor)

Area 2
Two existing facilities on
east side of Side Road 5
(to the east of Area 2)
may have impacts on
eastern portion of
growth area (impacts
TBD - but are expected to
be minor)

Area 3
One existing facility to the
north of growth area may
have impacts on northern
portion of growth area
(impacts TBD - but are
expected to be minor)

7.

Ability of growth
area to be
serviced by
existing road
network

Can be serviced by GR 4
and 28 - however,
extension of 2nd Street
eastwards would be
required to provide
greater connectivity to
existing and new
development areas

Growth area well
serviced by GR 28 and GR
10 and no new major
roads would be required
- upgrades to bridges
over the Saugeen River
(7th Ave and 24th Ave)
would be required over
the longer term

Growth area well serviced
by Bruce County Roads 10
and 22 and no new major
roads would be required upgrades to bridge over
the Saugeen River (7th
Ave) would be required
over the longer term

8.

Extending water
and sewer
services into
growth area

Growth in this area can
be accommodated with
water and sewer
services through the
extension of services
southwards from Grey
Road 4 and eastwards
from an extended 2nd
Street.

Growth in this area can
be accommodated with
water and sewer services
through the extension of
services north and east of
current service area
boundaries

Growth in this area can be
accommodated with
water and sewer services
through the extension of
services north and west of
current service area
boundaries

9.

Impact of
selecting growth
area on the
servicing of
unserviced areas
in the Town

Not a factor since
developed lands along
west and north
boundaries of growth
area are already
serviced

Selecting this growth
area will provide
additional opportunities
for development triggers
for infrastructure that is
already required to
service planned
development within the
north Special Policy Area
lands; and help to unlock
development potential in

While selecting this
growth area will facilitate
the extension of services
northwards, it will have
less of a positive impact
on the extension of
services eastwards along
GR 28 to the Town's
eastern boundary

6.
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Table 3
Factor

10. Views of
landowners in
growth area

Area 1

Area 2
smaller areas where upfront infrastructure costs
may otherwise be
prohibitive

The largest private
No views in support or
landowner in this
against have been
growth area owns about provided
130 hectares of land in
this growth area (about
70% of the net
developable area) - they
have been consistently
opposed to
development

Area 3

No views in support or
against have been
provided

It would appear based on the servicing analysis that all of the growth areas can be serviced. However,
a factor to consider in my opinion is the impact of the choice of growth areas on the servicing of
remaining un-serviced areas in the Town. In this regard, most of the industrial and residential lands
north of the Saugeen River are currently not serviced and the economies of scale in terms of the
amount of development required to extend services into the whole of this area does not appear to
exist at the present time.
Selecting Area 2 in particular would, by the additional land use permissions granted as a result, support
the development of a feasible servicing solution for this area and have the effect of unlocking
development potential in this area. In addition, the development of a future elevated water storage
facility in this area would provide security of supply for all development areas north of the Saugeen
River. As a result, there are benefits going north into Area 2 instead of east into Area 1 for this reason.
The lack of interest on the part of a major landowner in Area 1 is a factor to consider in selecting a
growth area. The areas shown in blue on the map on the next page identify the lands owned by this
landowner and as noted previously, this landowner owns about 130 hectares, or about 70% of the net
developable area. This landowner has indicated an interest in continuing with his farming activities.
It is recognized that historically the focus of the Town has been to go east into the Municipality of
West Grey and this appears to primarily be as a result of concerns about the lack of commercial land.
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To a very large extent there continue to be
compelling reasons to go east from an urban
structure perspective and particularly
because County Road 4/10th Street is where
most of the commercial development in the
Town has historically developed.

Lands Owned by Largest Private Landowner in Area 1

However, it is noted that about 11 hectares of
vacant and underdeveloped commercial lands
remain in this area (most notably between the
Canadian Tire and the Walmart and to the
east of the Walmart) and it is expected that
over time, and when market conditions are
right, these lands will transition into
commercial use.
NEXT STEPS
All of the above analysis, along with the input
received from the public and other
stakeholders will be further considered after
the May 25, 2021 public meeting.
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