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September 9, 2024 GWD File: 21.2942.00
Caledon OP Review
Ministry of Municipal Affairs and Housing
777 Bay Street, 16" Floor
City of Toronto, Ontario
M7A 2J3

Attention: Mr. Marc Mitanis
Municipal Services Office — Central Ontario

Subject: FORMAL PUBLIC INPUT
Future Caledon Official Plan (March 2024)
20836 Kennedy Road
Part Lot 28, Concession 1, E.H.S.
Town of Caledon, Ontario
Ward 1

Dear Marc:
Gagnon Walker Domes Ltd. (“GWD”) acts as Planning Consultant to Mr. John Attrell and

Mrs. Kimberley Attrell; the Registered Owners of the property known municipally as 20836
Kennedy Road in the Town of Caledon, hereinafter referred to as the “Subject Site”.

We write to express our Client’'s continued concerns regarding the Council adopted
version of new Caledon Official Plan as it applies to the Subject Site. Formal public input
was previously submitted on March 14, 2024 (attached) requesting that prior to finalizing
the Official Plan that:

1. Schedules B1, B4, D1, D3 and Figures D9, D11 be amended to remove the extent of
the NHS feature mapping that do not apply to the Subject Site; and

2. Section 17.10 Rural Lands Designation, Section 17.10.2 d) Lot Creation be amended
to ensure it permits flexibility already allowed in Town Zoning By-law 2006-50.

We have had an opportunity to review the Official Plan which was adopted by the Town’s
municipal council of March 26, 2024 and regret to advise that the requested revisions
were not been implemented.

Managed Plantation, Environmental Impact Study

As noted in our March 2024 submission, our Client has commissioned the preparation of
a formal Environmental Impact Study (EIS) to assess the Subject Site’s natural features.
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Over the course of the last 12+ months R.J. Burnside & Associates (Burnside) has
remained in regular communication and dialogue with the Town Environmental Planning
Staff and Credit Valley Conservation (CVC).

In May 2024 a ‘draft’ version of the EIS was submitted to the Town for initial review and
comment. Supplementary documentation was filed in July in response to requests for
additional information.

It was reported in August that Staff have accepted the documentation provided and are
in agreement that the plantation has been continuously managed and therefore is not
significant woodland. Accordingly, those portions of the site that comprise of the
plantation should be permitted to be used for rural land use.

Final Remarks and Recommendation

The Attrell family wishes to express is general support for the new Town Official Plan as
a whole, however, they have serious reservations regarding the designations/overlays
applicable to their property. If approved as adopted by Council, the family’s use of their
property could be impaired. To rely on desktop mapping combined with the rigidity of
policies may necessitate burdensome amendments to correct errors. It is hoped that the
modifications recommended herein can be accommodated by the Ministry.

Yours truly,

e Nardis, B.U.R.PI., M.C.I.P., R.P.P.
Planning Associate

mdenardis@gwdplanners.com

C.c. J. Attrell and K. Attrell
R.J. Burnside and Associates Limited
Williams & Associates Forestry Consulting Ltd.
M. Gagnon, Gagnon Walker Domes Ltd.
M. Harris, Gagnon Walker Domes Ltd.
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Principals
- G W D Michael Gagnon
Lena Gagnon
March 14, 2024 GWD File: 21.2942.00
Caledon OP Review
The Corporation of the Town of Caledon
6311 Old Church Road
Caledon, Ontario
L7C 1J6

Attention: Bailey Loverock, Senior Policy Planner, Official Plan Review Lead
Lesley Gill Woods, Senior Policy Planner, Secondary Plans Lead

Subject: FORMAL PUBLIC INPUT
Future Caledon Official Plan (February 2024 Draft)
20836 Kennedy Road
Part Lot 28, Concession 1, E.H.S.
Town of Caledon, Ontario
Ward 1

Dear Bailey and Lesley:
Gagnon Walker Domes Ltd. (GWD) acts as Planning Consultant to Mr. John Attrell and

Mrs. Kimberley Attrell; the Registered Owners of the property known municipally as 20836
Kennedy Road in the Town of Caledon, hereinafter referred to as the “subject site”.

The subject site is located on the west side of Kennedy Road, approximately 1km south
of Highway 9. Itis known legally as Part of Lot 28, Concession 1, E.H.S., as in R0622493,
Town of Caledon, Regional Municipality of Peel. It has an area of approximately 41.21
hectares (101.85 acres), a lot frontage of 605 metres (1,985 feet), and a lot depth of 680
metres (2,230 feet).

It is occupied by a mid-19™ century cut stone farmhouse, a vinyl clad detached garage,
and an accessory storage shed. Primary vehicular access is provided by a gravel
driveway located at the southeastern limits of the subject site. A second vehicular
driveway provides access to an open clearing located north of the dwelling.

Aerial photography indicates that the subject site is comprised primarily of agricultural
fields, cultural meadows, conifer plantations, and wetlands. Its topography varies with
the highest elevations situated in the northern limits.

The surrounding area consists of a mix of land uses including: detached residential
dwellings, agricultural lands under active cultivation, a wellness resort, a craft brewery,
and a golf course. Lands located within the Town of Orangeville, on the north and south
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sides of Highway 9, east of Highway 10 include a mix of residential, commercial, and
institutional uses.

Appendix 1 includes aerial photography of the subject site and area context.

Managed Plantation

In 1946, the then Owners of the subject site prepared a “Farm Plan” in support of a Red
Pine and White Spruce Plantation on the northern limits of the property. Planted between
1946 and 1955, the plantation was actively logged in 1990, 1999 and 2006 and has an
up-to-date Managed Forest Plan (MFP).
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Figure 1 — Managed Forest Compartment Map, Williams & Associates Forestry Consulting (2022)

Appendix 2 includes a copy of the historic Canadian Tree Farm Certification dated
October 17, 1959 and excerpts from the 2022 MFP.

Proposal Overview

The Owners are in the process of pursuing planning approvals to create two (2) smaller
parcels intended to be developed with single-detached residential dwellings.

Gagnon Walker Domes Ltd.
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On October 14, 2022 a Preliminary (PARC) Meeting Request was filed with the Town of
Caledon Planning Department (Town File: PRE 2022-0201). The meeting took place on
November 16, 2022 where Town Staff provided preliminary comments on the proposal.

On November 9, 2023 CVC and Town Planning Staff attended a site visit with
representatives from GWD and R.J. Burnside & Associates (Burnside) to assess natural
features on site. Burnside has since then engaged in further dialogue with the Town
Environmental Planning Staff and is in the process of finalizing its formal Environmental
Impact Study (EIS).

Future Caledon Official Plan (February 2024)

Our office has been monitoring the Town’s Official Plan Review process closely. We have
been asked to review and provide comments, observations, and recommendations on the
Draft Future Caledon Official Plan (February 2024). The following is an overview of the
designations and overlays that apply to the subject site within latest Draft:

Schedule A1 — Provincial Plan Areas
e ‘Greenbelt Boundary’ and ‘Protected Countryside’

Schedule B1 — Town Strcuture
e ‘Agricultural Area and Rural Lands’
e ‘Natural Features and Areas’

Schedule B3A — Land Use Designations Greenbelt Plan, Growth Plan for GTA
e ‘Greenbelt Plan Area’

e ‘Protected Countryside of the Greenbelt Plan’

e ‘Natural Heritage System (component of the Protected Countryside)’

Schedule B4 — Land Use Designations
e ‘Rural Lands’
e ‘Natural Features and Areas’

Schedule D1 — Natural Environment System
e ‘Natural Features and Areas’

Schedule D3 — Natural and Supporting Features and Areas
‘Significant Woodland’

‘Savannah or Alvar’

‘Wetlands (evaluated)

‘Valley and Stream Corridors’

Schedule E1 — Rural System
e ‘Rural Lands’

Figure D9 — Greenbelt Plan Natural Heritage System
e ‘Key Natural Heritage Features’

Gagnon Walker Domes Ltd.
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e ‘Key Natural Heritage and Key Hydrologic Features’
e ‘Significant Wildlife Habitat and Vegetation Zone’

The full assessment of the subject site’s features will be completed during the processing
of the site specific planning applications. Our comments herein specifically relate to the
delineation of the natural features and areas on the above noted Schedules and Figures.
We are concerned that the designation limits of the ‘Natural Features and Areas’,
‘Significant Woodland’, ‘Savannah or Alvar’, and ‘Significant Wildlife Habitat and
Vegetation Zone’ are extended beyond where they exist and should be scaled back to
more accurately reflect features on site.

For Staff's consideration, we note that that Burnside EIS has concluded the following:

e A portion of the Orangeville Wetlands PSW Complex is located on the subject site,
the wetlands consist of meadow marsh and swamp and are located concurrently with
the streams present on site.

e No mapped Significant Valleylands are present on site.
¢ No ANSIs are mapped on or within 120 metres of the site.

e Based on a history of continuous management and the intention for complete removal
at harvest, the plantation meets exemptions found in the current 1978 Town OP, 2022
Region of Peel OP, and 2012 MNRF Greenbelt Technical Paper 1 and should not be
considered a Woodland nor a Significant Woodland.

We respectfully request that prior to the finalizing the OP for adoption that the Schedules
B1, B4, D1, D3 and Figures D9, D11 be amended to remove the extent of the NHS feature
mapping that do not apply to the subject site. To assist Staff, Appendix 3 includes
relevant Figures from the EIS which reflect “on the ground” site conditions.

Section 17.10 Rural Lands Designation, Section 17.10.2 d) Lot Creation i)

“In the rural lands, the maximum number of consents for any use permitted within the
designation will not be more than 3 per each 40 hectare (100 acre) half township lot. A
severance granted within the rural lands designation will be limited in lot area to a
minimum required to provide sufficient room for adequate servicing for permitted uses
identified in the Zoning By-law; must comply with applicable minimum distance separation
formulae requirements; is not impacted by poor drainage, topography or other hazards
and maintains a reasonable buffer from other land uses; will abut an existing residential
lot where possible or will be created at the limits of the existing parcel; and, must be
rezoned as a condition of consent to a residential use that complies with all other policies
of this Plan and Zoning By-law.”

We interpret the underlined section in the above policy as being overly restrictive and
unnecessary. We direct Staff to Section 10.4.1 of Town Zoning By-law 2006-50 which
regulates that where a lot within the A1, A2, A3, A1-ORM, A2-ORM or A3-ORM Zone fails
to comply with either one or both of the minimum lot area and/or lot frontage standards of
the applicable zone, such lot may be used as follows:

Gagnon Walker Domes Ltd.
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e Residential uses are subject to the Residential standards that apply to the RR column
of Table 6.1 and the provisions of Section 6, as well as Sections 4.2.2, 4.41 and 5.2.19.

e Non-residential uses listed in the applicable A1, A2, A3, A1-ORM, A2-ORM or A3-
ORM Zone identified in Table 10.1 are subject to all of the applicable standards and
provisions of Section 10, including the minimum lot area and lot frontage standards.

o Where a residential use and non-residential use are proposed on the same lot in the
applicable A1, A2, A3, A1-ORM, A2-ORM or A3-ORM Zone identified in Table 10.1,
the uses are subject to all applicable standards and provisions of Section 10, including
the minimum lot area and minimum lot frontage standards.

We strongly recommend that Staff revisit this policy prior to finalizing the OP for adoption
to ensure it permits flexibility already allowed in the Town Zoning By-law.

Closing Remarks

The latest “track changed” version of the Draft OP was released on February 14" for
public review. While our office has been monitoring the Future Caledon OP process, the
March 7" deadline to submit public input, a mere two (2) days after the March 5™ Public
Meeting, is inadequate given the magnitude and broadness of the planning exercise as it
pertains not only our Client, but also all other landowners and stakeholders in the Town
of Caledon.

We understand that Town Planning Staff intend to table a Recommendation Report
inclusive of the Final OP at the March 19" Planning and Development Committee. In the
spirit of meaningful and appropriate consultation, we believe that Town Planning Staff
should extend the commenting period until May 2024 and defer the consideration of a
Recommendation Report subsequent thereto.

Thank you for the opportunity to provide public input. While our Client wishes to express
its general support they do have reservations and may provide further comment as
necessary prior to Council’s adoption and the Region of Peel’s final approval.

Yours truly,

Marc De Nardis, B.U.R.PI., M.C.I.P., R.P.P.
Planning Associate

mdenardis@gwdplanners.com

C.c. J. Attrell and K. Attrell
R.J. Burnside and Associates Limited
Williams & Associates Forestry Consulting Ltd.
M. Gagnon, Gagnon Walker Domes Ltd.
M. Harris, Gagnon Walker Domes Ltd.
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APPENDIX 1
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Uanadizm Tree Foarms

COORDINATED BY THE
CANADIAN FORESTRY ASSOCIATION

A Federation of Provincial Forestry Associations

This Certifies
that the forest lands of

UR Qe Es G R A H__A T_-.i_TE JOY

PHEL COUNTY. , consisting of B /REON | acres, are being adequately

protected from forest fires and are being managed in a manner which will assure
continuous production of commercial timber crops in accordance with forestry practices
approved by the Tree Farm Committees of the Forestry Associations. In recognition
thereof, the lands described on the back of this certificate, are hereby designated a

“Tree Farm” to remain as long as the owner, his heirs, and assigns comply with the

said approved standards of Tree Farm practice.

.........................................................................................................

.................................................................. President,
Tree Farm Committee.




Tree Farm No._ 0-267

In compliance with good Tree Farm practices, the holder of this certificate agrees :
1. To maintain the land described below, for growing continuous wood crops.

2. To cooperate with public agencies in protecting this Tree Farm from damage
by fire, insects, disease and grazing.

3. To practice cutting operations which will ensute good present and future Tree
Farm crops.

4. To allow accredited foresters of the Committee to inspect, and report on, his
Tree Farm progress.

Description of Tree Farm No....... 0"267, for which the certificate is issued :

This certificate and all certified Tree Farm signs are the property of the Canadian
Tree Farm Committee and may be reclaimed at any time by a duly authorized
representative of said Committee when, in the opinion of the coordinating body,
the holder ceases to comply with the requited qualifications,




Management Plan for the

Attrell - Orangeville

Prepared for:

The Managed Forest Tax Incentive Program
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4.2

Section 4: Property Location Map

Williams & Associates

4.1 Property Location Map
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Section 6: Managed Forest Compartments
6.1

Managed Forest Compartment Map “ ¢ 2
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6.2 Summary of Managed Forest Compartments

Compartment Total Non MFTIP
Area MFTIP Area
No. Name Seed ELC (Acres) Area 4
Year code (Acres)
1 Pine and Spruce Plantation 1960 CUP3-1 27.10 0.00 27.10
2 Red Pine Plantation 1960 CUP3-1 14.20 0.00 14.20
3 Cedar Swamp/Floodplain 1975 FOM?7-2 8.74 0.00 8.74
4 Spruce Plantation 1960 CUP3-8 5.36 0.00 5.36
5 Spruce and Ash Plantation 1960 CUP3-8 4.20 0.00 4.20
6 Meadow 1970 CUMI-1 4.00 0.00 4.00
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