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APPEARANCES:  
  
Parties Counsel/Agent* 
  
15 Market Street Corp (Applicant) J. Galajda 
  
Town of Saugeen Shores M. Paoli 
  
County of Bruce J. Van Dorp 

 
 
MEMORANDUM OF ORAL DECISION DELIVERED BY J. INNIS ON JUNE 17, 2026 
AND ORDER OF THE TRIBUNAL 

 

INTRODUCTION 

 

[1] This appeal arises from applications by 15 Market Street Corp. (“Applicant”) for a 

County of Bruce Official Plan Amendment, Town of Saugeen Shores Official Plan 

Amendment, Zoning By-law Amendment, and Draft Plan of Subdivision approval to 

facilitate the development of a residential subdivision on lands located on Market Street 

in the Town of Saugeen Shores (“Town”). The Subject Property is legally described as 

Market Street PLAN 296 PARK PT LOT 13 & 15; RP 3R2897 PART 1 RP 3R4879; 

PART 1 RP3R7116 PT1,2,3 (“Subject Property”). 

 

[2] The applications propose the development of a 4.2-hectare residential 

subdivision consisting of 141 residential units. The proposal included 12 single 

detached dwelling lots and two apartment blocks containing three four-storey apartment 

buildings with a total of 129 apartment units. 

 

[3] The apartment units were proposed in a mix of one-bedroom, two-bedroom and 

three-bedroom configurations. Of the proposed apartment units, 90 were intended to be 

developed as condominium units and 39 as rental units. The proposal also 

contemplated the provision of accessible housing, with approximately 50 percent of the 

apartment units intended to be designed as accessible. 
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[4] The proposed development included an open space block to be conveyed to the 

Town. The open space area was intended to retain the majority of existing vegetation 

and preserve an existing walking trail, subject to minor modifications to accommodate 

the proposed built form. Further, no new municipal roads were proposed, with access to 

the development to be provided from existing public streets. 

 

[5] The proposal also incorporated measures to preserve existing vegetation on the 

site, with approximately 46 percent of the existing tree cover to be retained. 

 

PROCEDURAL HISTORY 

 

[6] This development proposal is substantially similar to a proposal that was the 

subject of earlier Planning Act applications and related appeals before the Tribunal. 

 

[7] The earlier applications sought approval for a residential subdivision on the 

Subject Property and included requests to amend the Official Plan and Zoning By-law. 

During the course of that proceeding, it was determined that additional relief from a 

Bruce County Official Plan policy respecting watercourse setbacks was required. As 

that relief was not included in the applications before the Tribunal, the requested 

approvals could not be granted. 

 

[8] Following the earlier proceeding, the Applicant submitted revised applications 

seeking approval of substantially the same development together with an amendment to 

the Bruce County Official Plan addressing the watercourse setback policy. The present 

appeals arise from those applications. 

 

[9] The Tribunal heard evidence that Bruce County is currently undertaking a review 

of its Official Plan and that the requested Bruce County Official Plan Amendment may 

not be required under the emerging policy framework. However, the applications before 
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the Tribunal must be considered based on the planning policy framework currently in 

force. 

 

SETTLEMENT PROPOSAL 

 

[10] Disposition of the matter has come before the Tribunal as a settlement for the 

Tribunal’s consideration. The proposed development remains substantially unchanged 

from the proposal considered in the earlier proceeding. It consists of 141 residential 

units, including 12 single detached dwelling lots and 129 apartment units within three 

apartment buildings located on two apartment blocks. An open space block is also 

proposed. The apartment buildings are proposed to contain a mix of unit types and 

include both condominium and rental housing. 

 

[11] As such, the evidence before the Tribunal indicates that the proposed settlement 

does not materially alter the overall development concept, density, or housing mix. 

Rather, the settlement is primarily directed toward revisions to the proposed planning 

instruments, zoning provisions, and conditions of draft approval in order to address 

matters relating to the watercourse traversing the site, identified natural heritage 

features, and the implementation of recommendations arising from the Environmental 

Impact Study and its addenda. 

 

[12] The revised planning instruments include site-specific policies respecting fish 

habitat, significant woodlands, tree retention, and environmental protection measures. 

Additional protections are also proposed through the zoning framework and the 

conditions of draft approval. The planning witnesses agreed that the revised instruments 

and conditions appropriately address the issues identified through the review process 

and form the basis of the settlement now before the Tribunal. 

 

[13] The Tribunal confirms that it has received, reviewed, and considered the 

following materials and submissions: 

 



5 OLT-25-000770 
 
 

i. the uncontested opinion evidence of Mr. Ron Davidson, a Registered 

Professional Planner and full member of the Canadian Institute of 

Planners, contained in his comprehensive affidavit sworn May 4, 2026 

(marked as Exhibit 2); 

 

ii. the uncontested opinion evidence of Ms. Coreena Smith, a Registered 

Professional Planner and full member of the Canadian Institute of 

Planners, and Certified Environmental Professional, contained in her 

comprehensive affidavit sworn May 5, 2026 (marked as Exhibit 1); 

 

iii. the Appellant’s Planning Justification Report, dated December 27, 2024 

(marked as Exhibit 3); 

 

iv. Participant Statements filed with the Tribunal in the names of: 

 

• Patricia Surman; 

• Andrew Sutherland 

• Frank Vanderzwet; and 

• Keith Robertson 

 

v. the Parties’ oral/written submissions in support of the settlement; and 

 

vi. the minutes of settlement between 15 Market Street Corp and the 

Corporation of the Town of Saugeen Shores and the County of Bruce, 

dated June 16, 2026.  

 

[14] The Tribunal understands that the aforementioned sworn affidavit evidence of 

both Mr. Davidson and Ms. Smith reflects revisions to the applications before the 

Tribunal that were reached through the cooperative efforts of the Parties. 
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ANALYSIS AND FINDINGS 

 

[15] The evidence demonstrates that the proposal conforms with the Bruce County 

Official Plan and the Town Official Plan. The Subject Property is located within a 

settlement area intended to accommodate residential growth and the proposal provides 

a range and mix of housing forms, including single detached dwellings, apartment units, 

rental housing, condominium housing, and additional residential units. The Tribunal 

finds that the development supports the efficient use of land and existing municipal 

infrastructure while contributing to the housing objectives of both Official Plans. 

 

[16] The Tribunal is also satisfied that the revised planning instruments appropriately 

address the environmental and natural heritage matters identified through the review 

process. The revised Bruce County Official Plan Amendment before the Tribunal 

establishes a framework requiring future development and site alteration affecting fish 

habitat or adjacent lands to such habitat to occur in accordance with applicable 

provincial and federal requirements. Also, the revised Town Official Plan Amendment 

incorporates the recommendations of the Environmental Impact Study and its addenda 

and establishes site-specific policies respecting the Significant Woodland on the Subject 

Property. 

 

[17] The evidence further demonstrates that the revised planning framework 

incorporates measures to protect the watercourse, seeps, woodland areas, and 

associated environmental features through site-specific Official Plan policies, 

Environmental Protection zoning, holding provisions, tree retention requirements, and 

conditions of draft approval. The Tribunal accepts the planning evidence that these 

measures appropriately address the environmental issues identified during the review of 

the applications and provide for the long-term protection of the identified natural 

heritage features. 

 

[18] The Tribunal is satisfied that the proposed development is consistent with the 

Provincial Planning Statement, 2024. The proposal contributes to housing supply within 
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a settlement area and is supported by technical studies addressing matters including 

natural heritage features, servicing, transportation, archaeology, and environmental 

constraints. The Tribunal concurs with the evidence provided that the proposed 

development has regard to the matters of provincial interest set out in s. 2 of the 

Planning Act. 

 

[19] The Tribunal is further satisfied that the proposed Zoning By-law Amendment 

and Draft Plan of Subdivision provide an appropriate framework for the development of 

the Subject Property. The zoning provisions implement the proposed land uses while 

incorporating measures to address environmental constraints and ensure that required 

studies, consultation, and mitigation measures are completed prior to development. The 

Conditions of Draft Approval reflect agency requirements, implement recommendations 

arising from the supporting technical studies, and address matters relating to servicing, 

stormwater management, infrastructure, environmental protection, and future approvals. 

 

[20] The Tribunal further notes that Indigenous consultation was undertaken during 

the review of the applications, including additional archaeological investigation as 

requested by Saugeen Ojibway Nation. The Tribunal acknowledges that those matters 

were considered through the review process and reflected in the materials before the 

Tribunal. 

 

[21] Lastly, the Tribunal has considered the Participant Statements submitted in 

relation to the proposed development. The concerns raised related primarily to 

environmental impacts, drainage, the watercourse traversing the site, the loss of 

greenspace, and neighbourhood character. The Tribunal is satisfied that these matters 

were considered through the planning review process and informed the revisions 

incorporated into the settlement. The evidence demonstrates that the environmental 

issues raised were examined through the supporting technical studies and addressed 

through the proposed Official Plan Amendments, Zoning By-law Amendment, and 

Conditions of Draft Approval. 
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[22] The Tribunal accepts the opinion evidence of both Mr. Davidson and Ms. Smith 

as presented in their affidavits and similarly finds that the subject applications, as 

revised, have regard to those applicable matters of provincial interest found in s. 2 of 

the Planning Act, are consistent with the Provincial Planning Statement, 2024, conforms 

to Bruce County Official Plan and the Town Official Plan, and otherwise reflects 

principles of good land use planning. 

 

ORDER 

 

[23] THE TRIBUNAL ORDERS THAT: 

 

1. The appeal of 15 Market Street Corp. is allowed, in part. 

 

2. The Official Plan for the Town of Saugeen Shores is amended in the form 

set out in Attachment 1 to this Order. 

 

3. By-law No. 75-2006 of the Town of Saugeen Shores is amended in the 

form set out in Attachment 2 to this Order. The Tribunal authorizes the 

municipal Clerk of the Town of Saugeen Shores to assign a number to this 

by-law for record keeping purposes.  

 

4. The Official Plan for the County of Bruce is amended in the form set out in 

Attachment 3 to this Order. 

 

5. The Draft Plan of Subdivision is approved in the form set out in 

Attachment 4, subject to the Conditions of Draft Approval set out in 

Attachment 5 to this Order. And that, pursuant to subsection 51(56.1) of 

the Planning Act, the Town of Saugeen Shores shall have the authority to 

clear the Conditions of Draft Approval and to administer final approval of 

the Plan of Subdivision for the purposes of subsection 51(58) of the 

Planning Act. 
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[24] AND FURTHER, THE TRIBUNAL FURTHER ORDERS THAT the Tribunal may 

be spoken to should any difficulties arise in connection with the implementation of this 

Order. 

 
 
 

“J. Innis” 
 
 
 

J. INNIS 
MEMBER 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ontario Land Tribunal 
 

Website: olt.gov.on.ca   Telephone: 416-212-6349   Toll Free: 1-866-448-2248 
 

The Conservation Review Board, the Environmental Review Tribunal, the Local Planning 
Appeal Tribunal and the Mining and Lands Tribunal are amalgamated and continued as 
the Ontario Land Tribunal (“Tribunal”). Any reference to the preceding tribunals or the 
former Ontario Municipal Board is deemed to be a reference to the Tribunal.  

http://www.olt.gov.on.ca/
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ATTACHMENT 1 
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ATTACHMENT 2 
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ATTACHMENT 3 
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ATTACHMENT 4 
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ATTACHMENT 5 
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