SPECIAL COUNCIL MEETING AGENDA
Monday January 18, 2021 | 4:00 pm
Virtual Meeting via Zoom

ZOOM MEETING PUBLIC ACCESS WEBSITE

https://us02web.zoom.us/j/84181117047

CHAIRPERSON – Mayor Sue Paterson
1.

CALL TO ORDER

2.

DISCLOSURE OF PECUNIARY INTEREST

3.

REPORTS
3.1.

Meridian Planning, Nick McDonald – Draft Official Plan Amendment (OPA) for
Hanover Special Policy Areas

3.2.

GM Blueplan, Matthew Fisher – Servicing Feasibility in New Residential and Industrial
Areas (verbal)

3.3.

Watson & Associates, Jamie Cook – Impact of OPA on Land Supply and Land Needs
for 25 Year Period

3.4.

Meridian Planning, Nick McDonald – Next Steps for OPA

3.5.

Fournier Consulting Services, Steve Fournier – Results of Restructuring Review

4.

DISCUSSION | QUESTIONS

5.

ADJOURNMENT

VISION STATEMENT
We are a progressive, evolving and inclusive community. We value our heritage, appreciate our small town appeal and
support growth.
CORPORATE VALUES
Progressive – embracing change; promoting collaboration; anticipating and planning for the future and striving for
continuous improvement
Public Service – responding efficiently and effectively with compassion and respect to citizens’ needs
Positive Working Environment – working together as a team in a supportive, interactive environment this is both
personally and professionally rewarding
Accountability – acting on behalf of the community in a fair, transparent and cost effective manner
Responsible – preserving, protecting and enhancing the social and environmental attributes of the community in a
fiscally responsible manner

3.1

CHARTING A
PATH FOR
FUTURE
GROWTH AND
DEVELOPMENT
IN THE TOWN
COUNCIL MEETING –
JANUARY 18, 2021

1

We have Reached a Milestone!
The Town has been working hard for years to find a path
forward – with this path

UPDATED
LAND NEEDS
ANALYSIS
MUNICIPAL
BOUNDARY
REVIEW

OPA 3

GROWTH
STRATEGY

2

DETAILS OF OPA 3
• Four Special Policy Areas were created
after restructuring in 2000
• SP1 – 45% residential, 5% commercial
and 50% industrial
• SP2 – 70% commercial and 30%
industrial (included existing uses)
• SPA 3 – 50% residential and 50%
industrial
• SPA 4 – hydro electric transmission
facilities
• No development can occur on these
lands without doing studies and going
through OPA process
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DETAILS OF OPA 3 (cont’d)
• Given concerns about land supply – it was
recommended that SPA’s 1, 2 and 3 be
looked at in detail – so that they could be
one step closer to development
• First step involved reviewing environmental
constraints – primarily involving location of
significant woodlands, valley features and
other features
• Boundaries of constraint areas adjacent to
Habermehl Creek were refined
• Boundaries of constraint areas east and
south of Hanover cemetery refined
• Boundaries of constraint areas east of 10th
Avenue also refined
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DETAILS OF OPA 3 (cont’d)
• East part of SPA 1
proposed to be
residential – distinct
residential area – 13.6
hectares
• West part of SPA 1
proposed to be
industrial – allows for
development of
contiguous industrial
area
• SPA 4 – to be
designated Electric
Utilities
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DETAILS OF OPA 3 (cont’d)
• Central part of SPA 2
proposed to be
residential – 6.2 hectares
• North and south portions
to be Future
Development to
recognize existing uses
• West portion of SPA 3
proposed to be
residential – 13.2
hectares
• Remainder of SPA 2 and
3 is Hazard
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IMPLICATIONS OF OPA 3
• OPA no longer required since land use has
been established
• Town has planned for the development of
all land within its boundaries
• Next Steps: Circulate OPA 3 to affected
landowners and hold statutory public
meeting
Now that draft OPA 3 prepared:
• Implications on land needs can be refined
based on updated land supply information;
and,
• Servicing strategies can be developed
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3.3

Town of Hanover
Phase 2 – Local Growth Management Strategy
(L.G.M.S.)
Key Findings and Conclusions
January 18, 2021
1

Introduction
• The purpose of this Addendum Report is to summarize the updated
urban land needs assessment (L.N.A.) provided in the November 8,
2019 Town of Hanover Local Growth Management Strategy Scoped Comprehensive Review – Phase 1 Report.
• This Addendum Report updates the Town’s long-term urban land
needs as per proposed Official Amendment No. 3 (O.P.A. 3).
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Official Plan Amendment 3 (O.P.A. 3)

Town of Hanover
Official Plan Amendment 3
Proposed S.P.A. Land Use Designations

• Special Policy Areas based on
proposed designations:
Official Plan Amendment 3,
Land Area (excludes Hazard), Gross ha
Industrial

Commercial

Residential

Total Gross

24

0

33

57

• Net developable land area based on
adjustments for potential local
infrastructure:
Official Plan Amendment 3,
Land Area (excludes Hazard), Net ha
Industrial

Commercial

Residential

Total Net
Developable

18

0

20

38
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Updated Employment Land Needs
Town of Hanover
Employment Land Needs, 2021 to 2046
Employment Land Needs
2021 to 2046
Employment Demand
Employment on Employment Lands
Forecast Employment Density on Employment Lands (Jobs/ Net ha)
Employment Land Demand (Net ha)
Employment Supply
Employment Land Supply (Net ha)
Employment Land Vacancy (Net ha)
1

Total Land Supply Adjusted for Vacancy
Employment Land Needs
Employment Land Surplus/Deficit (Net ha)
Employment Land Surplus/Deficit (Gross ha)

1,070
12
89
64
10
54
-35
-46

1

Land vacancy accounts for sites or portions of sites which are unlikely to develop over the long term due to
odd/small lot sizes and poor configuration, unfavourable site conditions, underutilized industrial sites and site
inactivity/land banking, which may tie up potentially vacant and developable lands.
Note: Demand forecast to 2046 is based on extrapolating the November 2019 Scoped Comprehensive Review
Report forecast. Figures may not add precisely due to rounding.
Source: Watson & Associates Economists Ltd., 2020.

Employment
Land Needs:
46 ha
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Updated Commercial Land Needs
Town of Hanover
Commercial Land Needs, 2021 to 2046
Commercial Demand, gross ha
A) Commercial Demand1

2021 to 2046
73

2

12

C) Commercial Supply - OPA 122

23

D) Total Commercial Supply, D = B + C

35

E) Shortfall, E = D - A

-38

B) Commercial Supply - Hanover

1

Derived from the Town of Hanover, Commercial Policy Review prepared by Malone
Given Parsons Ltd. (MGP), August 19, 2015. Note forecast horizon in the MGP report is
to 2036. Demand forecast to 2046 is based on average annual demand over the 2021 to
2036 period.
2

As of 2020 includes designated commercial lands. Note: Proposed O.P.A. 3 does not
include any additional commercial lands.
Note: Figures do not add precisely due to rounding.

Commercial
Land Needs:
38 ha
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Updated Institutional Land Needs
Town of Hanover
Institutional Land Needs, 2021 to 2046
Land Needs
Institutional Employment on Community Lands
(excludes Employment Lands)

2021-2046
A

335

B

30%

C= AxB

101

D= A-C

235

E

35

F=D/E

6.7

G

3.5

Accommodated on Residential Lands/Intensification

Accommodated on Designated Institutional Lands
Average Employment Density (jobs/ha)
Land Demand, ha
Land Supply, ha
Land Need, gross ha
Source: Watson & Associates Economists Ltd.

H=G-F

-3.2

Institutional
Land Needs:
3 ha
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Updated Residential Land Needs
Town of Hanover
Residential Land Needs, 2021 to 2046
2021 to 2046
Residential Demand
Total Housing Demand
Net Density (units per net ha)
Net Land Requirement (net ha)

1,281
25
51
Residential Supply

Residential Land Supply, 2020

1

Residential Land Needs
Land Area Surplus/Deficit (net ha)
Gross Land Area Surplus/Deficit - 65% Net to Gross Ratio (gross ha)

51
0
0

Source: Watson & Associates Economists Ltd., 2020.
Note: Demand forecast to 2046 is based on extrapolating the 2016 to 2046 forecast.
1
Residential land supply based on inventory in Mid-2019 and has been adjusted based on
building permit activity since 2019.

Residential
Land Needs:
Sufficient
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Updated Land Needs Summary
Revised Total Urban Land Needs, 2021 to 2046 (Gross Hectares)
O.P.A. 3
Land-Use Designation
Residential Lands
Institutional Lands
Commercial Lands
Industrial Lands
Total Urban Land Needs

Gross Hectares
2021 to 2046
0
3
38
46
87

Source: Watson & Associates Economists Ltd., 2020.

Previous Total Urban Land Needs, 2019 to 2044 (Gross Hectares)
Phase 1 G.M.S.
Land-Use Designation
Residential Lands
Institutional Lands
Commercial Lands
Industrial Lands
Total Urban Land Needs

Overall Land
Need:
87 ha

Gross Hectares
2019 to 2044
11
1
29
45
85

Source: Watson & Associates Economists Ltd., 2019. Figures may not add precisely due to rounding.
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Conclusions
• The Town requires at least 87 gross ha of land to accommodate
growth over the next 25 years.
• There is a significant land need to accommodate commercial and
employment lands growth.
• Approximately 40% of the land supply potential for residential lands is
accommodated on S.P.A. lands through O.P.A. 3. Without these
lands, the Town would have a shortfall of designated residential
lands.
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Questions?

10

Supply Notes
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Land Area by S.P.A.
OPA 3, Net Land Area, ha
Industrial

Commercial

Residential

Net Land Area

A

B

C

D= A+ B+ C

S.P.A .1

18

0

8

26

S.P.A .2

0

0

4

4

S.P.A .3

0

0

8

8

S.P.A .4

0

0

0

0

Total

18

0

20

38

Area

Source: Watson & Associates Economists Ltd.
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Updated Residential Land Supply
Town of Hanover
Future Housing Supply Potential within Active Development Applications and on Vacant
Designated Residential Lands (as of July 2020)
Gross Land

Stage of Development

1

Net Land
2

Area , ha

Area , ha

Housing Units Per
Units
Net Ha

Active Residential Development Applications, 2019

A

43.9

30.6

644

21

Deduct, Building Permit Issued, 2019 to Mid-2020

B

2.6

1.8

38

21

C= A-B

41.3

28.8

606

21

O.P.A. 3

D

33.0

19.8

495

25

Residential Intensification Potential

E

2.5

2.5

164

67

F=C+D+E

77

51

1,265

25

Updated Active Residential Development Applications

Total Residential

Source: Watson & Associates Economists Ltd. based on information from the Town of Hanover and vacant parcel as identified as vacant in Grey County parcel
fabric assessment data.
1

Gross excludes environmental features. Approved residential parcels that are already subdivided are included in gross with no gross to net adjustments made.

2.

Based on 65% gross to net ratio for non-subdivided residential parcels.
13

3.5

Stages 1‐3 Summary Report for Circulation to The Ministry of Municipal Affairs
and Housing, Western Municipal Services Office, Minister Bill Walker and
Minister Lisa Thompson
Prepared by Fournier Consulting Services for Meridian Planning Consultants
January 6, 2021

1

Objective:
•Conduct a collaborative and flexible process for engagement with all partners to
address the Town of Hanover’s (the Town’s) long‐term growth planning and land
supply needs in the 20‐25 year and 50‐100 year planning horizon.
Process designed to:
• Identify opportunities and constraints;
• Incorporate ‘best practices’;
• Document each step; and
• Communicate and inform all participants throughout the process.
Four (4) stage work plan:
• Research all local restructuring activities and relevant provincial restructuring
examples;
• Identify all provincial & municipal partners, community leaders and develop
engagement protocols;

2

• Schedule and conduct initial and follow‐up meetings and prepare Stages 1‐3
report with restructuring options for consultation with provincial partners; and
• Incorporate provincial input into the Stage 4 report and schedule Town of
Hanover council meeting(s) to review and make decisions on moving forward.
Work commenced March 2020 and Stage 4 concludes with (a) Council meeting(s) in
January 2021.
The Stages 1‐3 summary report incorporates all relevant documentation, summarizes
the work conducted and outcomes achieved in the first three stages of the
engagement process.
An activity task log was developed for tracking purposes in the Stages 2‐3 Appendix E
to the report.

3

In the local municipal restructuring activity documented in the Stage 1‐Appendix A‐
attached to the report, key findings include:
•The

Town has been actively engaged in long‐term planning and restructuring for
well over 45 years;
•Boundary extensions (three formal annexations) occurred between 1976‐ 2000;
•The Town’s involvement in the 1999 amalgamation process did not result in Hanover
joining neighbouring municipalities for a variety of reasons;
•A presentation to MMAH Minister in June 2010 for a restructuring order to extend
the Town’s boundaries into West Grey was not acted upon; the Town was
encouraged to work on local solutions;
•The Hanover‐West Grey Charter initiated in 2013 has not resulted in a mutual
agreement to service development lands in West Grey;
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•

•

•

•

The farm lands owned by the Magwood family adjacent to the Town’s eastern
boundary have proven to be a major constraint in all efforts to pursue further
annexations since 2000;
The existing footprint of the Magwood land holdings and farm operations in 2015
were recognized together with a limited amount of commercial and open space
uses for development in West Grey through the Grey County’s Official plan;
The Town’s regional market centre role is well documented and efforts to maintain
and enhance this role is a critical factor and driving force in this long‐term
planning‐restructuring & engagement process;
The elimination of non‐resident fees for Town’s parks, recreation and cultural
services in 2016 is a positive step that recognizes the role and the contributions to
the local economy made together by Hanover and its neighbouring
municipalities; and
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•

More informal efforts at the local political level to open up discussions on
restructuring in 2019 re‐affirmed the long‐standing position that annexation was
not an option for West Grey and the Town should look to the Municipality of
Brockton if it wishes to pursue further development beyond its boundaries.

In conclusion:
• It is evident that the Town has actively pursued a variety of paths made significant
investments to meet its long‐term growth needs particularly through the County
of Grey and the Municipality of West Grey;
• This journey is well documented, has its share of successes and disappointments;
and,
• Importantly provides realistic parameters in the development of restructuring
options for the Town.

6

In the relevant provincial restructuring activity and legislative requirements
documented in the Stage 1‐Appendix B attached to the report, key findings include:
•

•

Examples underscore a creative and responsive approach to the restructuring
process;
A lot can be placed on the table for discussions on boundary adjustments:
• Phasing property tax payments over specified periods of time or perpetuity;
• Sharing new revenue;
• Lump sum payment;
• Waste water and water services fees,
• Private and public revenue sources for new capital infrastructure expenses; and
• Adjustments to shared services costs.
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•

While amalgamation focuses on changes to the local governance structures it
remains a viable option to meet long‐term planning and land supply needs of
two or more municipalities.

These tools can produce a win‐win situation‐an approach the Town must –and is
committed to embrace and pursue.
Moving forward the Town must develop a restructuring proposal under the
requirements of Sec. 171‐173 of the Municipal Act that includes:
• Identification of all lands and applicable upper‐tier and local municipalities;
• Develop an engagement process for all provincial, municipal and community
(including indigenous) partners;
• Conduct best efforts to secure ‘willing partners’ by developing a proposal based
on:
• Initial input from all provincial, municipal and community members;
8

• Terms and provisions that incorporate the initial input, meets provincial
restructuring standards and policies governing growth and development;
• Obtain feedback on the draft restructuring proposal from all participants; and
• Prepare a formal restructuring proposal for approval by all municipal partners
and forward all documentation for approval by the Province.
Throughout the this initial process the Town has demonstrated it is both willing
and prepared to comply and work with all legislative requirements.
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The tasks in this stage were carried out from March to December, 2020 and are
documented in Stage 2‐ Appendix C attached to the Stages 1‐3 summary report.
The Town’s municipal restructuring‐engagement process incorporates the following
principles and objectives:
•Develop a plan that addresses the Town of Hanover’s future growth development
and land supply needs beneficial to both the Town and adjacent municipalities;
•Embrace a process that engages all municipal, county and provincial and community
stakeholders and partners in the development of the plan;
•Explore all options ranging from formal restructuring (annexation & amalgamation)
to inter‐municipal service and development agreements to meet the needs in a
manner that is consistent with all municipal and provincial policy directions; and
•Conclude the process with a long‐term solution (20‐25 year and beyond to 50‐100
year planning horizon) to meet the documented long‐term growth needs.
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The following parameters guided and shaped the process:
•Working closely with the County of Grey to ensure roles and mandates of the both
the Town’s & County’s long‐term planning projects are complementary;
•Expanding the Town’s focus to include lands in both Bruce and Grey Counties;
•The need to address the Town’s documented land shortage (Watson & Associates
and MPC) in 2019 in order to:
• Meet needs in the 50‐100 year horizon that allows for hard and soft
infrastructure planning, establishes a basis for growth and development to
occur in phases as the need arises and the market requires;
• Position the Town to unlock economic development opportunities in order to
maintain and enhance its role as a regional centre; and
• Have enough land within its corporate boundary to respond to market demands
for housing and employment and carry out the long‐term planning to make it
happen.
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Once the engagement parameters were established and all of the partners were
identified, a sequential consultation/information process was developed that
recognized the roles and planning approval responsibilities of the various levels of
government:
• Province: including Minister of Municipal Affairs and Housing, Ministry of
Municipal Affairs and Housing‐ Western Municipal Services Office (MSO) London
office‐ Manager and planning staff, MPP, Bruce‐Grey‐Owen Sound; and MPP,
Huron‐Bruce;
• Counties: Chief Administrative Officers (CAO) and Planners for the Counties of
Grey and Bruce;
• Local Municipalities: Mayors and CAOs for the Municipalities of West Grey and
Brockton; and
• Hanover Community: Former and current community leaders were identified,
including previous members of Town Council, Town CAOs and community business
leaders.
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The engagement process was formally initiated with introductory letters from the
Town’s CAO/Clerk emailed to the provincial and municipal partners on June 26 and
30, 2020. Copies all correspondence, including follow‐up letters to the Mayor and
CAO of West Grey are found in Stage 2‐ Appendix C of the report.
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The tasks in this stage were carried out from July to December, 2020 and are
documented in Stage 3‐ Appendix D attached to the Stages 1‐3 summary report,
including:
•Meetings with all participants who responded the the Town’s invitation with one
exception, the Municipality of West Grey did not respond to the invitations;
•The County of Bruce and the Municipality of Brockton expressed initial interest to
continue discussions with the Town. Consultation with a landowner in Brockton
revealed further interest; and MPP Thompson was invited and has participated in
the process;
•The initial consultation with the Manager and staff of the MMAH MSO Western
office provided provincial expectations, guidance and advice, including assistance if
warranted. Two matters surfaced that require assistance and advice:
• What options are available to the Town, given the lack of any response from
West Grey; and
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• Are there any issues or barriers if the the Town and Brockton pursue a
restructuring agreement?
•

•

In consultations with the County of Grey the concerns over the scope of work
and outcomes for both the Town’s process and County’s planning initiatives (e.g.,
HOSTF and 20‐25 year growth management studies) were addressed and in the
end it was concluded the respective work plans and outcomes were both distinct
and complementary;
Contact with community members provided additional background history on the
Town’s restructuring and shared servicing arrangements with both the
Municipalities of Brockton and West Grey, and re‐affirmed the constraints and
opportunities to move forward with boundary changes to the east, west and
north;
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•

•

When contacted a member of the Magwood family confirmed there is no interest
in selling their lands, or participating or discussing the Town’s restructuring‐
engagement process; and
Indigenous communities were identified and will be consulted once the Town
makes a decision on the option(s) to move forward.

The Town of Hanover has, and will continue to exercise its commitment to the
requirement for ‘due diligence’ as this process moves to the next stage.
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The research and consultations in the Town’s engagement process have been
extensive, largely positive and informative; and given the realities of where Hanover
is geographically, the restructuring options for consideration include:
•Annexation of lands to the east of Hanover in West Grey (Magwood lands and
others). Requires facilitation to reach an agreement, ‘leapfrogging ‘ over the
Magwood lands and more expensive servicing ;
•Annexation of lands to the north of Hanover in West Grey. Requires facilitation to
reach an agreement ;
•Amalgamation of Hanover and the Municipality of West Grey. Requires facilitation to
reach an agreement and municipal partners putting aside past history ;
•Amalgamation of Hanover and the Municipality of Brockton. Subject to input from
the Western MSO office;
•Annexation of lands to the northwest and southwest of Hanover in Brockton. Has
the greatest opportunity for success subject to input from the Western MSO office;
and
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•

Do nothing. Is not an option. The need and supporting evidence to expand the
Town’s boundaries is compelling. Over 20 years the Town has invested significant
time, effort and resources to address its long‐term planning needs and must
continue with these efforts.

Alternatives such as inter‐municipal serving and development agreements, as either
a stand alone approach or incorporated into a restructuring agreement also
remain on the table for discussion.
The challenges and opportunities associated with each option are discussed in more
detail in section 3.3 of the Phase 2‐Stages 1‐3 Report.
Responses and comments on the Phase 2‐ Stages 1‐3 Report from Ministers’ Walker
and Thompson and MMAH ‐ MSO Western office staff will be incorporated into
next stage of the process
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