
 

 

Township of South-West Oxford 
Council Minutes 

July 12, 2022 
 

Members Present: 
Mayor: 
Councillors: 

David Mayberry 
Paul Buchner (Ward 1), Peter 
Ypma (Ward 2), Valerie Durston 
(Ward 3), George Way (Ward 4), 
Jim Pickard (Ward 5), Craig Gillis 
(Ward 6) 

 
Members Absent: None  
 

Staff Present: 
Adam Prouse, Works Superintendent 
Howard Leaver, Chief Building Official 
Julie Middleton, Clerk 

 
Call Meeting to Order 
 
The meeting was called to order at 6:00 p.m. by Mayor David Mayberry and a 
quorum was present. 
 
Motion to Accept Agenda 
 
Resolution No.  Moved by Peter Ypma  

Seconded by Valerie Durston 
 
RESOLVED that the regular meeting agenda for the 
July 12th, 2022 meeting of council be approved, as 
amended, to add a Court of Revision for the Zeldenrijk 
Municipal Drain 2022. 
 
DISPOSITION: Motion Carried 

 
Declaration of Pecuniary Interest.  
 
There were no declarations of pecuniary interest.  
 
Minutes 
 
June 21st, 2022 Regular Council Meeting Minutes 
  
Resolution No.  Moved by Jim Pickard  

Seconded by George Way 
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RESOLVED that the regular minutes of the June 21st, 
2022 council meeting be approved, as amended. 
 
DISPOSITION: Motion Carried 

 
Court of Revision Appointment 
 
Resolution No.  Moved by Jim Pickard  

Seconded by Valerie Durston 
 
RESOLVED that Councillor Way, Councillor Buchner 
and Councillor Gillis be appointed to the Court of 
Revision for the Zeldenrijk Municipal Drain 2022;  
 
AND FURTHER THAT Councillor Way be appointed 
as the Chair of the Court of Revision.  
 
DISPOSITION: Motion Carried 

 
Staff Reports 
 
DR 02-2022: Confirmation of Drainage Tender for Zeldenrijk Drain 2022 
 
Drainage Superintendent Henri Bennemeer and Daniel Leduc provided 
Council with a report to present the results of the tenders that were received 
for the construction of the Zeldenrijk Municipal Drain 2022. The call for 
tenders closed on July 5th, 2022. Mr. Leduc advised Council that Spriet 
Associates Engineers & Architects have worked with New Day Excavation in 
the past and recommended them for this project. 
 
Resolution No.  Moved by Peter Ypma 

Seconded by Valerie Durston 
 
RESOLVED that the Council of the Township of 
South-West Oxford receive report DR 02-2022: 
Confirmation of Drainage Tender for the Zeldenrijk 
Drain for information;  
 
AND FURTHER THAT the tender submitted by New 
Day Excavation Inc. in the amount of $218,412.00 
plus HST ($247,935.56 including HST) for the 
construction of the Zeldenrijk Drain be approved.  
 
DISPOSITION: Motion Carried 
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DR 03-2022: Strik Municipal Drain Update 
 
Drainage Superintendent Henri Bennemeer provided Council with a report to 
provide them with an update on the Strik Municipal Drain petition, the 
progress to date, and the recent concerns raised by the County as it relates to 
the Thornton Wellfield, City of Woodstock water supply. In response to an 
inquiry from Councillor Ypma, Mr. Bennemeer advised that the first on-site 
meeting took place in late 2019. He believes that the County has given a 
realistic timeframe to proceed at this point. Councillor Pickard commented on 
concerns to the nearby roadside ditch and the need for drainage within the 
area. He questioned if there is an alternative solution to address these 
existing concerns.  
 
Mayor Mayberry commented on the Township’s requirements and obligations 
under the Drainage Act. He questioned if the Township may press to process, 
in light of the County’s concerns. Mr. Bennemeer stressed that there are 
potential impacts to nearby water supply that must be addressed in 
partnership with the County of Oxford. He advised that the County and 
Township staff will meet within the next couple of weeks.   
 
Resolution No.  Moved by George Way 

Seconded by Craig Gillis 
 
RESOLVED that the Council of the Township of 
South-West Oxford receive Drainage Report 03-2022: 
Strik Municipal Drain Update as information;  
 
AND FURTHER THAT staff be directed to continue to 
work with the County of Oxford and the watershed 
property owners to resolve/mitigate the concerns 
raised in the letter from the County dated June 15th, 
2022. 
 
DISPOSITION: Motion Carried 

 
Business Arising from the Minutes 
 
CL 31-2022: Business Arising from the June 21st, 2022 Minutes 
 
Clerk Julie Middleton provided Council with a report to provide them with an 
overview of the staff actions arising from the minutes of the last Council 
meeting. 
 
Resolution No.  Moved by George Way 

Seconded by Craig Gillis 
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RESOLVED that the Council of the Township of 
South-West Oxford receive report CL 31-2022 
Summary of Staff Actions Related to Business Arising 
from the Minutes of June 21, 2022 as information. 
 
DISPOSITION: Motion Carried 

  
Appointments 
 
Resolution No.  Moved by Peter Ypma  

Seconded by Valerie Durston 
 
RESOLVED that the Council of the Township of 
South-West Oxford move into a Public Meeting to 
consider Applications for Official Plan Amendment, 
Draft Plan of Subdivision, and Zone Change (OP 21-
16-4; SB 21-11-4; and ZN 4-21-06) Mount Elgin 
Developments, Phase 6, at 6:17 p.m.  
 
DISPOSITION: Motion Carried 

 
6:05 p.m. - Development Planner Eric Gilbert - Public Meeting: Applications 
for Official Plan Amendment, Draft Plan of Subdivision, and Zone Change 
(OP 21-16-4; SB 21-11-4; and ZN 4-21-06) Mount Elgin Developments, 
Phase 6 
 
Development Planner Eric Gilbert explained that applications for Official Plan 
Amendment, Draft Plan of Subdivision, and Zone Change have been 
submitted to the County of Oxford and Township of South-West Oxford to 
facilitate the development of a residential plan of subdivision consisting of 175 
lots for single detached dwellings, 7 blocks for 69 street fronting townhouses 
dwellings, 1 open space block, one park block, 2 blocks for pedestrian 
walkways, a block for a railway berm, and two blocks to be dedicated to the 
Township, served by six new local streets, connecting to Mount Elgin Road to 
the north and Peggy Avenue to the east. A number of supporting studies were 
prepared by the Applicant in support of the Applications; including a Planning 
Justification Report, a Geotechnical Investigation Report, a Functional 
Servicing Report, a Noise and Vibration Study, a Transportation Study, and 
an Archaeological Investigation Report.  
 
The proposed Applications were considered by Township Council at their May 
17, 2022 regular meeting and the Applications were deferred to give the 
Applicant an opportunity to liaise with Oxford County Community Planning 
and Oxford County Public Works Department with respect to the available 
wastewater treatment capacity in the Mount Elgin system, and to determine 
appropriate subdivision phasing to reflect the available municipal servicing. 
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The subject lands are described as Part Lots 11 & 12, Concession 5 
(Dereham), Township of South-West Oxford, and are located on the south 
side of Mount Elgin Road, west of Plank Line, and are municipally known as 
324032 & 324056 Mount Elgin Road, in the Village of Mount Elgin. The 
subject lands comprise approximately 23.74 hectares (58.7 acres), and are 
generally vacant with woodlands in the southeast corner of the property. 
Surrounding land uses include existing low density residential development to 
the east, northeast, and southeast within the Village of Mount Elgin, industrial 
uses to the north (fronting on the north side of Mount Elgin Road), and a 
Canadian Pacific Railway right-of-way and spur line (operated by the Ontario 
Southland Railway) to the west. Agricultural uses are located west of the 
railway right-of-way. 
 
The purpose of the Official Plan Amendment is to facilitate the expansion of 
the Settlement Boundary of the Village of Mount Elgin, designate the lands for 
Serviced Village purposes, and to further re-designate the subject lands from 
‘Agricultural Reserve’ to ‘Settlement’ and ‘Low Density Residential’, to enable 
the development of the Plan of Subdivision. The proposed Zone Change 
Application would rezone the subject lands from ‘General Agricultural Zone 
(A2)’ and ‘Special General Agricultural Zone (A2-26)’ to ‘Special Residential 
Type 1 Holding Zone (R1-sp(H))’, ‘Special Residential Type 3 Zone (R3-
sp(H))’, and ‘Open Space Zone (OS)’ to facilitate the proposed draft Plan of 
Subdivision.  
 
Notice of Complete Application was provided to surrounding neighbours on 
November 1, 2021. Notice of Public Meeting was issued to public agencies 
and surrounding neighbours on April 27, 2022 for the May 17, 2022 Public 
Meeting, and a subsequent notice of Public Meeting was issued on June 24, 
2022. Staff have received a number comments and concerns with respect to 
the proposed expansion of the village; including impacts related to additional 
traffic, density, concerns with respect to water and wastewater servicing, and 
concerns about the loss of agricultural land. Written comments received as of 
the time that this report was completed have been included as attachments to 
this report. 
 
An email has been received from the industrial operation known as The Straw 
Boss that fronts on the north side of Mount Elgin Road, opposite the proposed 
open space block. The email outlines concerns that the expanded residential 
subdivision may have on their operation, including the increased potential for 
complaints and conflicts with the rail siding on the south side of Mount Elgin 
Road that is used for loading, unloading, and shipping.  
 
Comments were also received from the Oxford County Federation of 
Agriculture, expressing concerns with the loss of farmland for residential 
development. A petition has also been created; expressing concerns with the 
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proposed density of the subdivision, the expansion of the village, traffic, 
erosion, and environmental impacts of the proposed development. 
 
Planning staff recommend that the proposed Official Plan Amendment be 
supported as the Phase 1 Comprehensive Review indicated there was a 
demonstrated land need for additional residential lands within the Township of 
South-West Oxford. Planning staff recommend that the proposed draft Plan of 
Subdivision be approved at this time, with appropriate conditions of approval 
included to ensure that each phase only proceed once confirmation of 
sufficient wastewater treatment capacity is provided by Oxford County Public 
Works. It was noted that Oxford County planning staff do not anticipate any 
delays to the expansion of the existing wastewater treatment plant and that 
no further ministry of environment approvals are required.  
 
Questions from Council 
 
In response to an inquiry from Councillor Ypma, it was noted that only 
building for public use may be permitted within an open space (i.e., public 
washrooms). It was also noted that should the field beds in the existing 
wastewater treatment area become saturated, they may be excavated and 
rebuilt. There is no concern that the field beds will become unusable in the 
future.  
 
Councillor Pickard questioned if there has been a response or any comments 
received from the Upper Thames River Conversation Authority (UTRCA) 
regarding concerns raised by members of the public in relation to the 
Reynolds Creek Watershed. Mr. Gilbert advised that UTRCA provided 
comments via email this afternoon. Their comments state that the report card 
provides information on the local environmental conditions for the entire 
Reynolds Creek watershed, for which Mount Elgin is a part of. Many of the 
comments/questions in the public submission attempt to apply the conditions 
outlined in the watershed scale report card to the site-specific subdivision 
proposal, which isn't appropriate. For example, reference is made to 26% of 
soils being highly erodible. Again, that percentage is for the entire Reynolds 
Creek watershed, meaning that 74% of the soils in this watershed are not 
highly erodible. It should be noted that none of the lands for the proposed 
subdivision have been identified as an erosion hazard.  Their correspondence 
further states that there are no watercourses that flow through the proposed 
subdivision area. In fact, there are no natural hazards located within the 
proposed subdivision area at all. There is an unevaluated wetland adjacent to 
the proposed subdivision area (on the other side of the CN rail line) that is 
located entirely within the watershed boundary of the Long Point Region 
Conservation Authority. There is a portion of Conservation Authority regulated 
land within the subdivision area associated with the area of interference of 
that wetland.  
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Comments from the Applicant: Chris Pidgeon and Brian Graydon 
 
Chris Pidgeon, principal Planner with GSP Group, spoke on behalf of the 
Applicant, Brian Graydon, of Mount Elgin Developments. He advised that, 
further to Council’s deferral of the application on May 17th, they have met with 
County of Oxford Planning staff to determine an appropriate phasing plan to 
ensure capacity for the development. County Public Works have confirmed 
that the detailed design of the expansion for wastewater treatment is 
underway and that funding is allocated for these works. It is anticipated that 
this will be operational in 2024. Upon completion of this expansion, there will 
be an abundance of capacity in Mount Elgin.  
 
Mr. Pidgeon advised that Phase 1 of the development has been planned so 
as to limit disruption to existing and neighbouring residents – lots abutting 
existing residents are to be constructed first. He noted that the local 
conservation authorities have not identified any sensitive natural watersheds, 
significant wildlife habitat, significant wetlands, woodlands, or valley courses 
in their review of the proposed development. The storm water management 
design includes best management practices for low impact development.  
 
Mr. Pidgeon noted that some questions have come up regarding the 
archeological assessment that has been completed. This was completed by 
licensed archeologists in consultation with Oneida Nation of the Thames. The 
findings in the assessment are in accordance with the Province of Ontario’s 
standards – it has been determined that a stage 4 assessment is not required 
for the site. He noted one error in the report, and advised that one location 
has been deemed not to retain any cultural heritage value.  
 
The Township’s Fire Chief has been working with Mr. Graydon to install two 
100,000-litre water storage tanks for fire suppression purposes. One has 
been ordered for the home in the existing development and one will be 
ordered for the new homes as well. It was noted that the Planning Act 
requires municipalities to maintain a 20-year supply of land designated for 
growth. This land must ensure a mix of residential types and densities. The 
most recent comprehensive review of the County of Oxford Official Plan 
identified the need for more land within South-West Oxford.  
 
Councillor Pickard questioned whether or not Ontario Hydro has provided any 
comments regarding the proposed development. Mr. Gilbert advised that they 
don’t generally comment at the draft plan stage. They will provide a comment 
once engineering plans are received. This is a condition of final draft plan 
approval. Mayor Mayberry advised that he contact ERTH last week with a 
request for more information regarding hydro outages and duration within 
Mount Elgin.  
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Parkland dedication requirements were discussed. It was noted that a park 
block is designated at the southeast portion of the draft plan, a walking trail 
along the railway is provided and a park block is also designated along Mount 
Elgin Road within the draft plan.  
 
Councillor Buchner commented that several members of the public have 
expressed concern about trespassing onto private land surrounding the 
proposed development. It was suggested that a fence may be more 
appropriate than a berm along the railway. Mr. Pidgeon commented that he 
expects that a chain link fence to also be constructed along the railway. 
 
Comments from Members of the Public 
  
Heather Thomas, Proposed Phase 6 - Mount Elgin Developments 
 
Heather Thomas presented written comments to Council and spoke to her 
concerns in relation to the proposed Phase 6 development. She provided a 
follow-up presentation for members of Council. Her comments and concerns 
are summarized as follows: 
 

• The proposed development is on top of the Reynold’s Creek 
Watershed. Housing development is considered high-impact 
development. The UTRCA report card suggests low-impact 
development only to improve surface and groundwater. The report 
card also provides suggested actions for improvement. Ms. Thomas 
suggested that the report card from the Conservation Authority is being 
ignored.  

• Ms. Thomas proposed a negative impact on forest cover.  

• Impact to wildlife at risk including; the snapping turtle, the American 
badger, the eastern milk snake, the barn swallow, and the least bittern. 
Habitat destruction plays a role in the decline of these and other 
species. 

• Ms. Thomas outlined the location of a snapping turtle habitat within the 
subject lands. The nest has been covered up and protected. Species 
of concern are within the community. 56 different species of birds have 
been observed on the subject lands. She stated her concern that we 
may lose many birds that currently enjoy and live in the fields and 
forest where Phase 6 is planned.  

• Ms. Thomas shared water quality protection concerns.   

• The findings of the Indigenous Land Survey are contradictory. One 
archaeological location was identified at the west end of the study 
area. 18 artifacts were recovered from test excavation. Neighbours 
surveyed do not recall this investigation taking place. It was questioned 
if a stage 4 assessment will take place.  

• There are few amenities currently within Mount Elgin available for 
residents. 
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• Ms. Thomas shared water and wastewater capacity concerns and 
limitations.  

• An increased number of vehicles and existing traffic are safety 
concerns.  

• Ms. Thomas expressed concern regarding the removal of prime 
agricultural lands. Established cities and towns need to infill and grow 
up, and not expand onto rural lands.  

• There are over 520 homes for sale in Oxford County, currently. There 
is no evidence to show a housing shortage within the County. The 
smallest home in Phase 5 is $962,000. This is not affordable.  

• There is a local medical service shortage (doctors and nurses) and this 
will worsen with new families here. They will have to travel back to 
communities that they used to live in to access these services.  

• Other amenities are still missing; no schools, no grocery stores, etc.  

• Ms. Thomas believes that development should not occur in Mount 
Elgin, and should occur in Tillsonburg, Ingersoll, or Woodstock since 
those communities have proper amenities and infrastructure.  

• Most septic beds have a lifespan of approximately 30-35 years. What 
happens in another 15 years when they begin to fail? She questioned 
the County’s commitment to upgrading the infrastructure. What is the 
anticipated lifespan of the wastewater treatment system in Mount 
Elgin? She questioned the last time that septic tanks within Mount 
Elgin were pumped.  

• Drainage is already a concern within Mount Elgin.  

• Mount Elgin will see increased traffic. Most people will need two cars to 
live in a community with limited amenities. This will make it even more 
difficult to exit the subdivision onto Highway 19. Ms. Thomas 
expressed concern for the safety of children and other park users.  

• Heyhoe Homes has identified surface water problems in Mount Elgin.  

• Swales to ensure drainage require an easement to the Township. 
Residents are not permitted to plant trees or place garden sheds in 
these locations.  

• She questioned what each member of Council’s position is, and what 
their thoughts are, in relation to the proposed Phase 6 development.  

 
Mayor Mayberry advised that he spoke with County Public Works staff and 
has been advised that the wastewater treatment system in Mount Elgin may 
last 100 years. The County is responsible for pumping the septic tanks and he 
will follow up with them regarding the last time this has been done. He stated 
that he hasn’t received complaints about hydro service in Mount Elgin. He 
encouraged members of the public to contact members of Council to advise 
of issues like this. He also commented on taxes increasing. He stated that 
this is directly in relation to inflation and the cost of doing business, and not 
due to development. The costs associated with servicing a new development 
are paid for by the Developer. 
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Mayor Mayberry stated that the Township’s Housing Opportunities Committee 
has spent the last several months looking at all communities within the 
Township to consider possible infill opportunities for housing. There are less 
than 20 lots in all of the Township that may have development potential. 
Mount Elgin is the only fully serviced village in the Township and the 
Provincial Policy Statement states that, for communities to expand with mixed 
density, this needs to take place within a serviced village.  
 
Barb Crossley, Mount Elgin Resident 
 
Barb Crossley addressed Council with her concerns regarding the proposed 
Phase 6 development. She stated that they can’t plant trees or build on the 
rear portion of their property for privacy, due to a drainage easement 
registered on title. She questioned why they are responsible for this drainage 
and asked that this be addressed. Current residents would like the ability to 
plant trees to provide privacy and shade in their yard. With smaller lots, this 
means that there will be more properties that back onto their existing lot, 
which will also impact privacy in their yard. She suggested that more space 
be provided between the new development and the existing development for 
drainage and privacy.  
 
She also expressed concerns in relation to the availability of public transit, or 
other services like Uber, within Mount Elgin.  
 
Brian Graydon stated that they may consider a row of cedar trees to provide a 
buffer between the new and previous development. It was noted that the 
Developer has made many changes to the proposed draft plan as a result of 
circulation and comment.  
 
Keith Kindree, Mount Elgin Resident 
 
Keith Kindree expressed concerns regarding the proposed park along Mount 
Elgin Road. He commented on the potential for increased traffic and existing 
speeding concerns along Mount Elgin Road. He invited members of Council 
to come to his home to observe the traffic and speed of vehicles travelling 
through Mount Elgin. He asked that this information be provided to the 
Ontario Provincial Police.  
 
It was noted that Township staff are currently considering options to slow 
vehicles down within Township settlement areas and that a report will be 
coming forward to Council for their consideration on this. Members of Council 
encouraged all residents to think about how we drive within our communities, 
and pay attention to posted speed limits. It was also noted that photo radar is 
only permitted within community safety zones.  
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Gerry Belore, Mount Elgin Resident 
 
Gerry Belore expressed concerns to members of Council regarding the 
proposed Phase 6 development and proposed land swap to relocate the 
Mount Elgin Park to the west side of the village on the south side of Mount 
Elgin Road. He stated that he does not think that this is an appropriate 
location for a park, and suggested that a park should be located within the 
development instead of off the highway. He expressed further concerns 
regarding drainage within Mount Elgin, hydro servicing, and traffic at the 
corner of Plank Line and Mount Elgin Road. He does not think that more 
homes should be built until the traffic concerns in Mount Elgin are addressed. 
The Phase 5 development has resulted in another stop sign for residents of 
the community to turn left onto Plank Line; this is a dangerous situation.  
 
Mayor Mayberry noted that a traffic study has been completed which does not 
show that traffic is a concern to the Ministry of Transportation standards along 
Plank Line. The study shows that the intersection is within reasonable limits 
for comparable roads.  
 
Paula Beckett, Mount Elgin Road 
 
Paul Beckett stated that many existing residents in Mount Elgin paid a large 
premium for their lot to ensure that they had privacy/space behind them. She 
requested that concessions be made by the Developer to provide more of a 
buffer between the new and old phases of the development. She suggested 
that the proposed trail could run between the development rather than along 
the railway. She commented on existing drainage and other water-related 
issues in the existing development.  
 
Ms. Beckett stated that residents in Mount Elgin do not want to see the ball 
diamond relocated. There is frustration that residents will need to fundraise 
for a new ball diamond when they have already done this for the existing one. 
Residents have many concerns regarding traffic, the loss of farmland, the lack 
of amenities in the community (including schools). She stated that residents 
want to be consulted about the development and see concessions being 
made in response to the concerns that residents have brought forward.  
 
Lynn-Anne Moffat, Mount Elgin Resident 
 
Lynn-Anne Moffat stated that fewer amenities would be in the village of Mount 
Elgin if it were not for the Mount Elgin Development subdivision which began 
many years ago. Without this development, there may not be a gas station in 
the community. 
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Saverio Paparo, Mount Elgin Resident 
 
Saverio Paparo stated that residents that paid premiums for their homes will 
now have properties right behind them, which will bring the value of their land 
down. He stated that members of Council represent the people of the 
community and it seems that they are not listening to what the community is 
saying. He stated that members of Council do not live within Mount Elgin and, 
therefore, are not impacted by the proposed development. 
  
Mayor Mayberry commented that many people within Mount Elgin moved 
here from somewhere else. He questioned the resistance towards new 
residents moving to the community and why that is not an option anymore. He 
also advised members of the public that a few members of County Council, 
including himself, are working together to provide recommendations to 
County Council regarding how the County can encourage building up rather 
than building out.  
  
Debbie Kasman - Written Comments - Proposed Phase 6, Mount Elgin 
Developments 
 
Clerk Julie Middleton read written comments submitted by Debbie Kasman 
regarding the proposed development. Ms. Kasman’s concerns include that 
Mount Elgin is within the Reynolds Creek Watershed area and that the 
development has the potential to negatively impact wetland cover, forest 
cover, wellhead protection areas, and species at risk.  
 
Ms. Kasman brought forward several questions for members of Council in 
relation to the potential negative impacts that development may have on the 
Reynolds Creek Watershed Area, drainage concerns, the need for infill 
development, traffic, and declining census data. She advised that the petition 
previously presented to Council in May of 2022 now has 228 signatures.  
 
Development Planner Eric Gilbert responded to Ms. Kasman’s comments and 
questions. He referred to the email received directly from the Upper Thames 
River Conservation Authority in relation to the Reynold Creek Watershed 
report. Mayor Mayberry commented that members of County Council are 
working with County planning staff to encourage the County to build up rather 
than out. He noted that the decision in relation to proposed Phase 6 is an 
emotional one – this is neither good nor bad. This affects people personally. It 
was also noted that census data showing a declining population in South-
West Oxford is in relation to recent boundary adjustments between the 
Township and the Town of Ingersoll and the City of Woodstock.  
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Dawne Fewster, Written Comments 
 
Clerk Julie Middleton provided written comments to members of Council 
received from Mount Elgin resident Dawne Fewster in relation to the 
Application for Official Plan Amendment, draft Plan of Subdivision, and Zone 
Change within the Township of South-West Oxford. She commented on 
existing and ongoing concerns with residents in Mount Elgin trespassing onto 
surrounding properties. She requested that, should the proposed plan of 
subdivision for Phase 6 be approved, the south and southwest perimeter of 
the development be enclosed by a wooden fence.  
 
The Straw Boss, Written Comments 
 
Clerk Julie Middleton presented written comments submitted on behalf of The 
Straw Boss which expressed concerns in relation to the amount of traffic that 
new homes within Mount Eglin will create, hydro servicing issues within the 
village, residents complaining about daily operations, and safety concerns in 
relation to a proposed park in close proximity to their existing facility.  
 
Development Planner Eric Gilbert highlighted several of the conditions 
outlined within the staff report as they relate to the development of a berm, 
fencing, the construction of roads, servicing, drainage, and electrical 
distribution systems.  
 
Trevor Martin, Mount Elgin Resident  
 
Trevor Martin noted that there are a lot of conditions of approval contained 
within Planning staff report. He questioned how, in the previous three phases 
of the development, approximately 100 homes were constructed with an 
incorrect front yard setback. Mayor Mayberry acknowledged the error and 
agreed that this should not have happened. This has since been resolved by 
staff to ensure that all existing homes have front yard setback that is in 
compliance with the requirements of the Township’s Zoning By-Law.  
 
Resolution No.  Moved by Craig Gillis 

Seconded by Valerie Durston 
 
RESOLVED that the Council of the Township of 
South-West Oxford reconvene in regular session at 
8:57 p.m. 
 
DISPOSITION: Motion Carried 

 
Members of Council provided their comments in relation the proposed 
development.  
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Councillor Ypma explained his perspective on the proposal. He commented 
that he appreciates the comments from the community and has researched 
and given consideration to what may be done to address some of these 
concerns during the review and commenting phase. Until this evening, he 
stated that he has not heard that there is anything acceptable about the 
development from members of the public. Professional planning staff suggest 
that the proposal is a good idea and should move forward.  
 
Councillor Pickard stated that he is impressed with the presentations made to 
Council and noted that the topic is an emotional one. This is one of the 
toughest decisions that Council has had to face this term, in his opinion. He 
stated that he thinks that the proposed development on the subject lands is 
the right one. Professional Planning staff have recommended approval and 
he is in support.  
 
Councillor Way stated that presentations made to Council have been very 
well done. He noted that, in 1996, Mount Elgin was designated as the growth 
area of the Township and members of Council likely thought hard about that 
decision at the time. He acknowledged concerns expressed by members of 
the public in relation to the sewage treatment facility and traffic. He would like 
to see the traffic concerns at the Mount Elgin Road and Plank Line 
intersection addressed by the Ministry of Transportation. He noted that 
speeding is a concern in all the Township villages. He stated that he is 
learning towards approval of the Application.  
 
Councillor Buchner noted that a lot of time has been spent reading all the 
reports and concerns from members of the public. Many changes have been 
made to the proposed draft plan with some issues settled. He understands 
that there is a lot of angst over the proposed development and that residents 
would like there to be a buffer between the new and previous development. 
He thanked members of the public for their comments. He stated that he 
thinks that it is best to move ahead with the plan while looking at a few more 
of the issues raised.  
 
Councillor Durston thanked members of the public for their comments. She 
shared the concerns regarding traffic and speeding in Mount Elgin. She noted 
that this is a not an easy decision for members of Council. She is leaning 
towards support of the Application.  
 
Councillor Gillis thanked members of the public for sharing their concerns. He 
noted that Mount Elgin has been designated as the growth area of the 
Township and is the only serviced village. There is capacity for more 
development in Mount Elgin, and there are few other locations within the 
Township available for this.  
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Mayor Mayberry stated that he is the only member of Council that was on 
Township Council at the time when Mount Elgin was decided as the growth 
area for the Township. This is the only serviced village within the Township. 
He noted that annual water and wastewater reports from the County are 
usually excellent – County staff do a very good job. He will find out when the 
septic tanks were pumped last. He noted that serviced villages provide more 
housing opportunities, and that five to six times more houses will fit per acre 
in a serviced village than an un-serviced one, which results in less farmland 
lost to development. He noted that this is a difficult decision for Council.  
 
Resolution No.  Moved by Valerie Durston 

Seconded by Craig Gillis  
 
RESOLVED that the Council of the Township of 
South-West Oxford supports the application for Official 
Plan Amendment, File No. OP 21-16-4, , submitted by 
GSP Group on behalf of the owner Mount Elgin 
Developments Inc. (dated April 14, 2022), as 
amended, for lands described as Part Lots 11 & 12, 
Concession 5 (Dereham), Township of South-West 
Oxford, to expand the settlement boundary of the 
Village of Mount Elgin and re-designate the subject 
lands from ‘Agricultural Reserve’ to ‘Serviced Village’, 
‘Settlement’, and ‘Low Density Residential’ to expand 
the settlement boundary of the Village of Mount Elgin 
and to facilitate a residential draft Plan of Subdivision;  
 
AND FURTHER THAT the Council of the Township of 
South-West Oxford approves in principle the Zone 
Change Application, File No. ZN 4-21-06, submitted 
by GSP Group on behalf of the owner Mount Elgin 
Developments Inc., for lands described as Part Lots 
11 & 12, Concession 5 (Dereham), Township of 
South-West Oxford, to rezone the subject lands from 
‘General Agricultural Zone (A2)’ & ‘Special General 
Agricultural Zone (A2-26)’ to ‘Special Residential Type 
1 Holding Zone (R1-sp(H))’, ‘Special Residential Type 
3 Holding Zone (R3-sp(H))’, and ‘Open Space Zone 
(OS)’ to facilitate a draft Plan of Subdivision;  
 
AND FURTHER THAT the Council of the Township of 
South-West Oxford supports the Application for Draft 
Plan of Subdivision, File No. SB 21-11-4, as submitted 
by GSP Group on behalf of the owner Mount Elgin 
Developments Inc. (dated May 2, 2022), as amended, 
for lands described as Part Lots 11 & 12, Concession 
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5 (Dereham), Township of South-West Oxford, 
consisting of 175 lots for single detached dwellings, 7 
blocks for 69 street fronting townhouses dwellings, 1 
open space block, one park block, 3 blocks for 
pedestrian walkways, a block for a railway berm, and 
two blocks to be dedicated to the Township, served by 
six new local streets, subject to the following 
conditions of draft approval:  
 
1. This approval applies to the Draft Plan of 
Subdivision, (File No. SB 21-11-4), as submitted by 
GSP Group on behalf of the owner Mount Elgin 
Developments Inc. (dated June 1, 2022), as amended, 
for lands described as Part Lots 11 & 12, Concession 
5 (Dereham), Township of South-West Oxford, 
consisting of 175 lots for single detached dwellings, 7 
blocks for 69 street fronting townhouse dwellings, 1 
open space block, one park block, 3 blocks for 
pedestrian walkways, a block for a railway berm, and 
two blocks to be dedicated to the Township, served by 
six new local streets.  
 
2. The Owner shall enter into a Subdivision 
Agreement with the Township of South-West Oxford 
and County of Oxford.  
 
3. The Owner agrees, in writing, to install fencing as 
may be required by the Township to the satisfaction of 
the Township of South-West Oxford.  
 
4. The Owner agrees, in writing, to satisfy all 
requirements, financial and otherwise, of the Township 
regarding construction of roads, installation of services 
including water; sewer; electrical distribution systems; 
sidewalks; street lights; and drainage facilities and 
other matters pertaining to the development of the 
subdivision in accordance with the standards of the 
Township to the satisfaction of the Township of South-
West Oxford.  
 
5. The road allowances included in the draft Plan of 
Subdivision shall be dedicated as public highways to 
the satisfaction of the Township of South-West Oxford.  
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6. The streets included in the draft Plan of Subdivision 
shall be named to the satisfaction of the Township of 
South-West Oxford.  
 
7. That fiber internet service to each premise within 
the draft Plan of Subdivision be installed to the 
satisfaction of the Township of South-West Oxford.  
 
8. The Subdivision Agreement shall contain provisions 
indicating that, prior to grading and issuance of 
building permits, a grading plan; servicing plan; hydro 
and street lighting plan; and erosion and siltation 
control plan, along with reports as required, be 
reviewed and approved by the Township and further, 
the Subdivision Agreement shall include provisions for 
the owners to carry out or cause to be carried out any 
necessary works, in accordance with the approved 
plans and reports, to the satisfaction of the Township 
of South-West Oxford.  
 
9. The Subdivision Agreement shall contain provisions 
requiring the Owner to provide a permanent male and 
female washroom within the Open Space Block, 
connected to the municipal water and sanitary sewer 
system, to the satisfaction of the Township of South-
West Oxford.  
 
10. Prior to the approval of the final plan by the 
County, all lots/blocks shall conform to the zoning 
requirements of the Township’s Zoning By-Law. 
Certification of lot areas, frontages, and depths shall 
be provided to the Township by an Ontario Land 
Surveyor, retained by the Owner, to the satisfaction of 
the Township of South-West Oxford.  
 
11. The Owner agrees, in writing, to implement the 
noise mitigation measures and recommendations that 
were identified in the Noise and Vibration Feasibility 
Study prepared by HGC Engineering, dated August 
2021, and the Land Use Compatibility Study (Noise) 
prepared by HGC Engineering, dated May 2022, to 
the satisfaction of the Township of South-West Oxford 
and the County of Oxford.  
 
12. The Owner agrees, in writing, to implement the 
land use compatibility measures and 
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recommendations that were identified in the Land Use 
Compatibility Study - Air Quality prepared by BCX 
Environmental Consulting, dated May 2022, to the 
satisfaction of the Township of South-West Oxford and 
the County of Oxford.  
 
13. Prior to the approval of the final plan by the 
County, the Owner shall agree, in writing, to provide 
cisterns within the Village of Mount Elgin for the supply 
of water for firefighting purposes to the satisfaction of 
the Township of South-West Oxford and the County of 
Oxford.  
 
14. Prior to the approval of the final plan by the 
County, the Owner shall agree, in writing, that all 
phasing of the plan of subdivision will be to the 
satisfaction of the Township of South-West Oxford and 
County of Oxford.  
 
15. Prior to the approval of the final plan by the 
County, such easements as may be required for utility 
and drainage purposes shall be granted to the 
appropriate authority to the satisfaction of the 
Township of South-West Oxford and County of Oxford 
Public Works.  
 
16. The Owner agrees, in writing, to satisfy all the 
requirements, financial and otherwise, including 
payment of applicable Development Charges of the 
County of Oxford regarding the installation of the 
water distribution system, the installation of the 
sanitary sewer system, and other matters pertaining to 
the development of the subdivision to the satisfaction 
of County of Oxford Public Works.  
 
17. The Subdivision Agreement shall make provisions 
for the assumption and operation of the water and 
sewage system within the draft Plan of Subdivision by 
the County of Oxford to the satisfaction of County of 
Oxford Public Works.  
 
18. The Owner agrees, in writing, to prepare and 
submit for approval from County of Oxford Public 
Works detailed servicing plans designed in 
accordance with the County Design Guidelines to the 
satisfaction of County of Oxford Public Works.  
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19. Prior to the approval of the final plan by the 
County, the Owners shall receive confirmation from 
County of Oxford Public Works that there is sufficient 
capacity in the Mount Elgin water and sanitary sewer 
systems to service the plan of subdivision to the 
satisfaction of County of Oxford Public Works.  
 
20. Prior to the signing of the final plan by the County 
of Oxford, the owner shall submit an archaeological 
assessment of the subject property and mitigate, 
through preservation or resource removal and 
documentation, adverse impacts to any significant 
archaeological resources found. No grading or other 
soil disturbances shall take place on the subject 
property prior to the issuance of a Clearance Letter by 
the Ministry of Culture confirming that all 
archaeological resource concerns have met licensing 
and resource conservation requirements.  
 
21. The Subdivision Agreement shall contain a 
provision directing the owner and all future owners of 
properties within the draft plan to include the following 
environmental warning clause in all purchase and sale 
agreements:  
 
“Purchasers are advised that dust, odour, noise, and 
other emissions from normal agricultural activities 
conducted in the periphery of the subject lands may 
be of concern and may interfere with some residential 
activities”. 
 
22. Prior to the approval of the final plan by the 
County, the Owner shall agree, in writing, to satisfy the 
requirements of Canada Post Corporation with respect 
to advising prospective purchasers of the method of 
mail delivery; the location of temporary Centralized 
Mail Box locations during construction; and the 
provision of public information regarding the proposed 
locations of permanent Centralized Mail Box locations 
to the satisfaction of Canada Post.  
 
23. Prior to the approval of the final plan by the 
County, the Owner shall agree, in writing, to satisfy the 
requirements of Enbridge Gas that the 
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Owner/Developer provide Enbridge Gas with the 
necessary easements and/or Enbridge Gas.  
 
24. Prior to the approval of the final plan by the 
County, the Owner shall secure clearance from the 
Long Point Region Conservation Authority (LPRCA) 
and Upper Thames Region Conservation Authority 
(UTRCA), indicating that final lot grading plans, soil 
conservation plan, and stormwater management plans 
have been completed to their satisfaction.  
 
25. Prior to the approval of the final plan by the 
County, the County of Oxford shall be advised by the 
Township of South-West Oxford that Conditions 2 to 
15 (inclusive), have been met to the satisfaction of the 
Township. The Clearance Letter shall include a brief 
statement for each condition detailing how each has 
been satisfied.  
 
26. Prior to the approval of the final plan by the 
County, the Owners shall secure clearance from the 
County of Oxford Public Works Department that 
Conditions 13 to 19 (inclusive), have been met to the 
satisfaction of County Public Works. The Clearance 
Letter shall include a brief statement for each 
condition detailing how each has been satisfied.  
 
27. The Subdivision Agreement shall contain a 
provision directing the owner and all future owners to 
include the below disclosure in all purchase and sale 
agreements:  
 
“The Owner shall inform all Purchasers of residential 
lots by including a condition in all Purchase and Sale 
and/or Lease Agreements stating that the construction 
of additional public school accommodation is 
dependent upon funding approval from the Ontario 
Ministry of Education. Therefore, the subject 
community may be designated as a "Holding Zone" by 
the Thames Valley District School Board and pupils 
may be assigned to existing schools as deemed 
necessary by the Board.”  
 
28. Prior to the approval of the final plan by the 
County, the County of Oxford shall be advised by 
Canada Post Corporation that Condition 22 has been 
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met to the satisfaction of Canada Post. The Clearance 
Letter shall include a brief statement detailing how this 
condition has been satisfied.  
 
29. Prior to the approval of the final plan by the 
County, the County of Oxford shall be advised by 
Enbridge Gas that Condition 23 has been met to the 
satisfaction of Enbridge Gas. The Clearance Letter 
shall include a brief statement detailing how this 
condition has been satisfied.  
 
30. Prior to the approval of the final plan by the 
County, the County of Oxford shall be advised by 
LPRCA and UTRCA that Condition 24 has been met 
to the satisfaction of LPRCA and UTRCA. The 
Clearance Letter shall include a brief statement 
detailing how this condition has been satisfied.  
 
31. Prior to the approval of the final plan by the 
County, the Owners shall provide a list of all 
conditions of draft approval with a brief statement 
detailing how each condition has been satisfied, 
including required supporting documentation from the 
relevant authority, to the satisfaction of the County of 
Oxford.  
 
32. This Plan of Subdivision shall be registered by 
August 12, 2025 after which time this draft approval 
shall lapse unless an extension is authorized by the 
County of Oxford.  
 
DISPOSITION: Motion Carried 

 
Resolution No.  Moved by Valerie Durston  

Seconded by Craig Gillis 
 
RESOLVED that the Council of the Township of 
South-West Oxford move into Committee of 
Adjustment to consider an Application for Minor 
Variance submitted by Harmeet Singh for a property 
located at 383923 Salford Road at 9:29 p.m.  
 
DISPOSITION: Motion Carried 

  
7:00 p.m. Committee of Adjustment - Development Planner Spencer 
McDonald 

https://southwestoxford.civicweb.net/filepro/documents/65425/?preview=68743
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Application for Minor Variance A07-2021 - Harmeet Singh, 383923 Salford 
Road 
 
Resolution No.  Moved by Craig Gillis  

Seconded by Paul Buchner  
 
RESOLVED that the Council of the Township of 
South-West Oxford reconvene at 9:39p.m.  
 
DISPOSITION: Motion Carried 

 
*Council took a five-minute break at 9:40 p.m.  
  
Staff Reports 
 
CL 32-2022: Municipal Enforcement Unit Update 
 
Clerk Julie Middleton provided Council with a report to provide them with 
information regarding a change in By-Law Enforcement services within the 
Township effective immediately.  
 
Resolution No.  Moved by Jim Pickard  

Seconded by Paul Buchner  
 
RESOLVED that the Council of the Township of 
South-West Oxford receive report CL 31-2022: 
Municipal Enforcement Unit Update as information. 
 
DISPOSITION: Motion Carried 

 
CL 33-2022: Noise By-Law Exemption Request: Jeff Allison - 50th Birthday 
Party 
 
Clerk Julie Middleton provided Council with a report to present them with a 
request received from Jeff Allison for an exemption to the Township’s Noise 
By-Law to permit the amplification of sound for a birthday party to be held on 
July 16th, 2022 at his home.  
 
Resolution No.  Moved by Jim Pickard  

Seconded by Valerie Durston 
 
RESOLVED that the Council of the Township of 
South-West Oxford receive report CL 33-2022 Noise 
By-Law Exemption Request (Jeff Allison - 50th 
Birthday Party) for information;  
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AND FURTHER THAT Council authorize an 
exemption to Section 3.3 of the Township’s Noise By-
Law No. 49-2021 for an outdoor 50th birthday party to 
be held on Saturday, July 16th, 2022 at 12 Robin 
Street, Sweaburg from 6:00 p.m. to 1:00 a.m. (July 
17th, 2022);  
 
AND FURTHER THAT Council provide direction to 
staff to notify residents within 60 metres, enforcement 
staff, and the OPP of the event to be held on July 
16th, 2022 and of the Noise By-Law Exemption 
granted by Council.  
 
DISPOSITION: Motion Carried 

  
CL 34-2022: Sale of Pigram Road Allowance - Thames Talbot Land Trust 
 
Clerk Julie Middleton provided Council with a report to seek their final 
consideration of the sale of part of the Pigram Line road allowance to Thames 
Talbot Land Trust. 
 
Resolution No.  Moved by Craig Gillis  

Seconded by George Way 
 
RESOLVED that the Council of the Township of 
South-West Oxford receive report CL 34-2022: Sale of 
Pigram Road Allowance - Thames Talbot Land Trust 
as information;  
 
AND FURTHER THAT Council authorize the sale of 
the subject lands as described in report CL 34-2022 to 
Thames Talbot Land Trust for a purchase price of 
$4,100 plus all applicable surveying and legal costs. 
 
DISPOSITION: Motion Carried 

 
Agenda Items & Correspondence  
 
#89 - Oxford County Council Report June 2022 
 
#90 - County Council Report PW 2022-30 re: 2018 - 2020 Transportation 
Network Service Delivery Review - Outcomes and Recommendations 
  
#91 - County Council Report PW 2022-33 re: 2021 Curbside Waste Audit and 
Organics Resource Recovery Technology Review 
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#92 - Oxford County Council Resolution re: Supporting those affected by the 
Ukrainian crisis 
  
#93 - Alexandra Hospital Ingersoll Tillsonburg District Memorial Hospital 
Media Release re: Hospital Human Resource Pressures Expected to 
Continue throughout Summer Months  
 
Resolution No.  Moved by George Way   

Seconded by Valerie Durston 
 
RESOLVED that the Council of the Township of 
South-West Oxford receive agenda and 
correspondence items #89 to #93 inclusive as 
information and that they be noted and filed.  
 
DISPOSITION: Motion Carried 

  
Accounts Payable Report 
 
July 12th, 2022 - Accounts Payable Report 
  
Resolution No.  Moved by Jim Pickard   

Seconded by Valerie Durston 
 
RESOLVED that the following Accounts be approved 
for payment: 
 
Accounts Payable for 
June 17, 2022 to July 8, 
2022 

$1,984,527.41 

Bi-Weekly Payroll #12 $41,923.53 
Bi-Weekly Payroll #13 $44,472.46 
  
Total:  $2,070,923.40 

 
DISPOSITION: Motion Carried 

 
Information Items & Correspondence 
 
#94 - Ontario Federation of Agriculture - Summer 2022 Newsletter 
 
#95 - Ontario Energy Board Notice re: Dispose of the balances of certain 
deferral and variance accounts 
 
#96 - Municipality of Shuniah Letter of Support re: Federal and Provincial 
Documents Related to the Former Mohawk Institute Residential School 
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#97 - West Lincoln Letter of Support re: Implications of Provincial Bill 109: 
More Homes for Everyone Act, 2022 
  
#98 - Municipality of Brighton Resolution re: Draven Alert  
  
#99 - Township of Greater Madawaska Resolution re: Annual Emergency 
Exercise Exemption  
 
Resolution No.  Moved by Valerie Durston    

Seconded by Peter Ypma  
 
RESOLVED that the Council of the Township of 
South-West Oxford receive information and 
correspondence items #94 to #99 inclusive and that 
they be noted and filed.  
 
DISPOSITION: Motion Carried 

  
By-laws and Agreements 
 

• By-Law No. 44-2022 - To authorize the execution of an Agreement of 
Purchase and Sale between the Township of South-West Oxford and 
Thames Talbot Land Trust (Pigram Road Allowance). 

• By-law No. 45-2022 - To stop up and close part of the road allowance 
between the Municipality of Thames Centre and the Township of 
South-West Oxford (Pigram Road).  

• By-Law No. 46-2022 - To authorize the execution of an Agreement of 
Purchase and Sale between the Township of South-West Oxford and 
Michael and Timothy Watson (Harris Line).  

• By-Law No. 47-2022 - To authorize the execution of an Agreement of 
Purchase and Sale between the Township of South-West Oxford and 
Teunis Vandendool (Harris Line). 
 

Resolution No.  Moved by Craig Gillis   
Seconded by Valerie Durston 
 
RESOLVED that the following By-Laws be introduced 
and that they be read a first and second time:  

• By-Law No. 44-2022 being a By-Law to 
authorize the execution of an Agreement of 
Purchase and Sale between the Township of 
South-West Oxford and Thames Talbot Land 
Trust (Pigram Road Allowance). 



Council Minutes - July 12, 2022 

Page 26 of 27 
 

• By-Law No. 45-2022 being a By-Law to stop up 
and close part of the road allowance between 
the Municipality of Thames Centre and the 
Township of South-West Oxford (Pigram 
Road). 

• By-Law No. 46-2022 being a By-Law to 
authorize the execution of an Agreement of 
Purchase and Sale between the Township of 
South-West Oxford and Michael and Timothy 
Watson (Harris Line).  

• By-Law No. 47-2022 being a By-Law to 
authorize the execution of an Agreement of 
Purchase and Sale between the Township of 
South-West Oxford and Teunis Vandendool 
(Harris Line).  

 
DISPOSITION: Motion Carried 

 
Resolution No.  Moved by George Way  

Seconded by Paul Buchner  
 
RESOLVED that By-Laws 44-2022 to 47-2022 inclusive 
be read a third time and finally passed, and that the 
Mayor and Clerk be authorized to sign the By-Laws and 
affix the corporate seal. 
 
DISPOSITION: Motion Carried 

 
Council Round Table 
Council members shared updates from their respective Wards and 
community involvement. Family Fun Day in Brownsville is scheduled to take 
place on Saturday, July 16th, from 10:00 a.m. to 2:00 p.m. Mount Elgin Hall 
Board is hosting a Family Fun Day on August 1st. The Engage and Inform 
Committee is planning an outdoor movie night in partnership with the 
Beachville District Museum on Friday, August 26th.  
  
Confirmatory By-law  

• By-Law No. 48-2022 - To confirm all actions and proceedings of 
Council (July 12th, 2022). 

  
Resolution No.  Moved by Valerie Durston  

Seconded by Peter Ypma  
 
RESOLVED that By-Law 48-2022 being a By-Law to 
confirm the proceedings of Council held Tuesday, July 
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12th, 2022 be read a first, second, and third time this 
12th day of July, 2022.  
 
AND FURTHER THAT the Mayor and Clerk are 
hereby authorized to sign the By-Law and affix the 
corporate seal.  
 
DISPOSITION: Motion Carried 

 
Adjournment 
 
Resolution No.  Moved by Paul Buchner  

Seconded by Craig Gillis  
 
RESOLVED that there being no further business, the 
Council meeting be adjourned at 10:11 p.m. to meet 
again on Tuesday, August 9th, 2022 at 9:00 a.m. 
 
DISPOSITION: Motion Carried 

 
 

CLERK: Julie Middleton MAYOR: David Mayberry 
 

This document is available in alternate formats upon request. 


